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Township of Millburn
Minutes of the Zoning Board of Adjustment

November 7, 2016

A regular meeting of the Township of Millburn Zoning Board of Adjustment was held on
Monday, November 7, 2016 at 7:00 PM in Millburn Town Hall.

Chairman Joseph Steinberg opened the meeting by reading Section 5 of the Open Public 
Meetings Act.

A roll-call indicated the following members were present:

Michael Birnberg
Matthew Brett
Ellen Nimaroff Hirsch
Craig Ploetner
Steve Togher
Jessica Glatt, Vice Chairwoman
Joseph Steinberg, Chairman

Also present:

Gail Fraser, Board Attorney
Philip Fishman, Court Reporter

MEMORIALIZATIONS

Cal#3513, Clifford & Gail Schob, 15 Princeton Terrace, Short Hills

A motion to approve the resolution memorializing the granting of variance relief to 
Clifford & Gail Schob to construct an addition on the property located at 15 Princeton Terrace 
was made by Michael Birnberg, seconded by Jessica Glatt, and carried with the following roll-
call vote:

Michael Birnberg – yes
Ellen Nimaroff Hirsch – yes
Craig Ploetner – yes
Jessica Glatt – yes
Joseph Steinberg – yes

APPLICATIONS

CAL#3520, ANISH & MINOO KHANNA, 5 E. HARTSHORN DRIVE, SHORT HILLS

The matter was not heard due to insufficient notice.
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CAL#3519, TAYLOR PARTNERS, LLC, 25 TAYLOR STREET, MILLBURN

The matter was carried to November 21, 2016 with no further notice required.

CAL#3512, PAWAN VERMA, 45 TROY DRIVE, SHORT HILLS

Pawan Verma appeared and remains sworn.  In response to the Board’s comments from 
the previous hearing, he had a landscape plan prepared.  He also revised the style of fence from a
white vinyl board on board fence to a black aluminum estate style fence.

Entered as A-3: landscape plan

Anthony Leone, Landscaper, appeared and was sworn.  His credentials were presented 
and accepted by the Board.  He indicated that he prepared the landscape plan.  The fence will sit 
up high on the hill and a variety of evergreens are proposed along the Athens Road front 
property line.  This will soften the look of the fence from the street.  The fence will be only 
slightly visible to anyone travelling on Athens Road.

Several Board members did not favor the request for a 6 foot fence but felt a 4 foot fence 
would be better suited for the site.  As a result of the Board’s comments, the applicant agreed to 
reduce the height of the fence to 4 feet and install the fence on the inside of the line of evergreen 
trees.  

Upon a motion made by Craig Ploetner, seconded by Michael Birnberg, and with a roll-
call vote as follows:

Michael Birnberg – yes
Ellen Nimaroff Hirsch – yes
Craig Ploetner – yes
Steve Togher – yes
Jessica Glatt – yes
Joseph Steinberg – yes

Cal#3512, Pawan Verma, 45 Troy Drive, was APPROVED, with the condition that the 
landscape plan submitted (A-3) be maintained in perpetuity and a copy of the resolution be filed 
with the Essex County Register and proof of filing be submitted to the Board Secretary.

CAL#3521, JEFF & CONNIE KULIKOWSKI, 836 RIDGEWOOD ROAD, MILLBURN

Connie Kulikowski and Kenneth Abrams, Architect, appeared and were sworn.  The 
applicant would like to construct a 2nd floor addition.  Proposal is in violation of:

606.2e1d – Front yard setback
606.2e1e1b – Side yard setback above 18 feet in height



3

Mr. Abrams’ credentials were presented and accepted by the Board.  He gave a brief 
description of the applicant’s proposal.  The applicant would like to construct a 2nd floor addition
over the existing attached garage.  The property is a corner lot at the intersection of Ridgewood 
Road and Greenwood Drive, with 2 front yards and 2 side yards.  Due to the existing 
nonconforming placement of the existing house on the lot, any addition to the dwelling will 
require variance relief.  The applicant chose to expand by adding over the existing dwelling 
rather than add new impervious coverage to the lot.  The existing attached garage is currently set 
back 13.5 feet from the Greenwood Drive front property line and 6.8 feet from the side property 
line.  The proposed 2nd story addition will maintain the existing setbacks.  As a result, variance 
relief is required to allow deviation from the front yard setback requirement of 40 feet and the 
side yard setback requirement of 9.35 feet.  The proposed construction will allow for the addition
of a master bedroom suite. 

Joseph Steinberg asked what effect this addition would have on the neighbor to the right 
of the subject property.  Mr. Abrams indicated that the neighbor’s dwelling to the right has an 
attached garage closest to the applicant’s property and will not be negatively affected by the 
proposal.  

Overall, Board members felt the proposal was modest and would not negatively affect the
zone plan or the surrounding properties.

Upon a motion made by Matthew Brett, seconded by Craig Ploetner, and with a roll-call 
vote as follows:

Michael Birnberg – yes
Matthew Brett – yes
Ellen Nimaroff Hirsch – yes
Craig Ploetner – yes
Steve Togher – yes
Jessica Glatt – yes
Joseph Steinberg – yes

Cal#3521, Jeff & Connie Kulikowski, 836 Ridgewood Road, was APPROVED.
    

CAL#3524, MATT MANDEL/AIMEE CUMMO, 5 FERNDALE ROAD, SHORT HILLS

Matt Mandel appeared and was sworn.  The applicant would like to re-configure the 
existing patio area.  Proposal is in violation of:

505 – Accessory structure location on a corner lot
606.2e3a – Accessory structure side yard setback
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The applicant indicated that he has an existing patio that is in need of replacement.  They 
would like to re-configure the shape of the patio which requires variance relief due to the corner 
lot status of their lot.  

The ordinance requires the patio to be set back 80 feet from both front property lines and 
12 feet from the side property line.

Entered as A-1: revised patio plan

Mr. Mandel indicated that he revised the plan prior to tonight’s hearing.  The original 
request was to allow a 3 foot side yard setback.  The new plan is requesting a 2 foot 1 inch side 
yard setback.  Mr. Mandel stated that there are existing plantings that will screen the patio from 
street view.

Overall, Board members felt the proposal would have minimal impact on the surrounding
properties.

Upon a motion made by Craig Ploetner, seconded by Matthew Brett, and with a roll-call 
vote as follows:

Michael Birnberg – yes
Matthew Brett – yes
Ellen Nimaroff Hirsch – yes
Craig Ploetner – yes
Steve Togher – yes
Jessica Glatt – yes
Joseph Steinberg – yes

Cal#3524, Matt Mandel/Aimee Cummo, 5 Ferndale Road, was APPROVED.

BUSINESS

There were no members of the public who wished to speak on non-agenda items.

ADJOURNMENT

A motion to adjourn was made by Michael Birnberg, seconded by Steve Togher, and 
carried with a unanimous voice vote.   (8:19 PM)

Eileen Davitt
Board Secretary

Motion: MBi
Second: MBr
Date Adopted: 12/19/16


