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MINUTES 

PLANNING BOARD 

BOROUGH OF NEW PROVIDENCE 

TUESDAY, OCTOBER 11, 2011 

 

 

A. CALL TO ORDER 8:00 p.m.   

 

B. PUBLIC NOTICE: This is a Public Meeting of the Planning Board of the Borough of   

  New Providence, County of Union, State of New Jersey. Adequate  

  notice of this meeting has been given in accordance with Public  

   Law 1975, Chapter 231, in that an Annual Notice or Revision was  

  made in conformance with Section 13 of the Act. 

 

C. ROLL CALL:  Present: Chairman Lesnewich, Nadine Geoffroy, Mayor     

  Hern, Gary Kapner, John Keane, Robert Sartorius, Philip Treventi  

                                          and Vince Vyzas.  Absent: Dan Henn.  Also present:  Paul Niehoff, 

    Maser Consulting; San Chavan, Birdsall Services Group; William  

   Robertson, Planning Board Attorney; and, Margaret Koontz,           

    Secretary. 

  

D. PLEDGE OF ALLEGIANCE 

 

E. PUBLIC HEARING 

 

New Providence Global Realty, LLC, Block 150, Lots 15 & 16, Central Commercial District, 

1292 & 1294 Springfield Avenue, 8 & 12 South Street – change of commercial usage from a 

hardware store to a Chinese restaurant, yogurt store, a bagel and deli store and a spa. 

 

John Delaney from Lindabury, McCormick, Estabrooke & Cooper, attorney for the applicant, 

New Providence Global Realty, summarized the application before the Board to convert the 

former hardware store on Springfield Avenue and South Street into an expanded Chinese 

restaurant, deli/bagel shop, spa and yogurt shop.   

 

Terri Walter, a licensed architect in New Jersey, who was sworn in and accepted as an expert 

witness on October 4, 2011, presented Tenant Floor Plans and a Demolition Plan consisting 

of five pages:  One demolition plan and four floor plans.  This was marked as Exhibit A-2.     

 

Ms. Walter reviewed the demolition plan (Sheet D-1, Exhibit A-2).  The stairs to the 

basement and wall behind will be removed as well as the part of the hallway that leads to the 

Verizon store and Endless Nails so that China Fan can expand.  The new hallway will lead 

from the parking lot to the back of the deli/bagel store, where there will be a door into the 

deli/bagel store, and then turn to the west to meet the existing hallway. 
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Ms. Walter reviewed the proposed plans for the tenant spaces beginning with the deli/bagel 

shop.  The door will be moved to the corner and the stairs to the cellar will be moved to the 

side.  The double door at the front of the store will be inactive.  At the back of the store 

(coming in from corridor) will be a toilet, kitchen, a wall with a refrigerator and oven and 

then an area with counters for service.  There will be four tables and eight seats in the front of 

the store, a refrigeration unit for cream cheese, etc. and a window into the kitchen.  Sixty-

seven percent of the space is kitchen area and 33% is customer space.   

 

Ms. Walter answered questions from the Board.  Customers will probably access the shop 

from the hallway off the parking lot.  The hallway is glass with surface-mounted lights eight 

feet apart and emergency lighting.  Ms. Walter was not sure if the hallway will have mirrors 

for security purposes at the corner where it turns but stated that there have been no incidents 

in the existing hallway.  The width of the hallway varies but is typically 3 feet 8 inches and is 

designed to be compliant with the American with Disabilities Act (ADA).  It is set up to enter 

flush but does slope.  Ms. Walter will have further details of the slope and what is needed for 

the spa when the survey is done.  A wheelchair can turn around in various places in the 

hallway.  The length of the hallway also complies with ADA.  The inactive door in the front 

of the deli/bagel shop will not have a handle.  Ms. Walter stated that the door can be locked 

and still be compliant with code.  The back door is not activated.   

 

The spa is a pie-shaped space.  The door will be moved from the center to the east side of the 

store front.  There will be a desk in the front with a small waiting room with four seats and a 

corridor that leads to five spa/treatment rooms.  On the west side of the corridor will be 

closets, a laundry sink, laundry equipment and a shower.  Ms. Walter did not have a plan that 

combines the details of the tenant’s plan with the details of the landlord’s plan. 

 

Ms. Walter responded to questions about the shower and toilet.  There is a dressing room (3 

feet x 4 feet) in front of the shower.  The shower is 3 feet x four feet.  The shower is a gray 

area in terms of compliance with ADA.  It is not clear if the shower is required because the 

spa is hard to categorize.  However, the shower is not handicap accessible.  Mr. Niehoff 

stated that he is not sure if the shower is required, and if it is not required, if it has to be 

compliant with ADA.  He will research this and also speak to Mr. Lynch.  The shower is 3 

feet 6 inches from the back door of the spa.  The shower wall is solid and does not have a 

window.   Clients entering from the corridor walk past the shower and spa/treatment rooms to 

get to the front of the store.  The spa/treatment rooms will have hollow wooden doors.  Ms. 

Walter stated that one toilet is adequate since it is a small space with 1,003 square feet of 

lease space and a net space of 912 square feet. 

 

The yogurt store is not part of the old McGrath’s space.  The door remains the same.  The 

store front will be replaced and a window will be added along the side.  The back door to the 

parking lot will not be used by customers.  The front of the store will have self-service yogurt 

machines with a toppings bar on the side.  There will 10 seats in the front and the back area 
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will be used for clean-up and prep work.  The existing toilet will remain:  The door will be 

relocated and is three-feet wide.   Outside the proposed side window there is a small, curbed 

planting strip that will remain.     

 

Ms. Walter stated that she was incorrect in her testimony last week about relocating the 

counter in China Fan.  At one time, moving the counter to expand the kitchen was proposed, 

but the current plan is to leave the kitchen where it is.  The front counter will remain where it 

is; however, there will be no tables in the front just a bench.  The small door at the back 

leading to the existing corridor and stairs will be widened with swinging doors into the new 

space which will close in the event of a fire.  The kitchen will expand into the new space 

providing clean-up and prep space.  A sushi bar will be added in the corner of the new space. 

There will be tables and booths with seating for 111.   

 

The Board questioned Ms. Walter about the seating and access.  Ms. Walter responded that 

the space and number of seats is compliant with the fire code.   Questions about the adequacy 

of parking spaces were deferred to the traffic expert.  The door leading into the hallway is 

mostly a fire exit.  Customers will access the restaurant from the double doors off of the 

parking lot.  They will not be able to access the restaurant from South Street.  There are no 

plans to extend the hallway to South Street.  

 

The anticipated number of employees is five for the deli/bagel shop; two for the spa; 16 for 

China Fan; and, three for the yogurt store. 

 

The two exterior elevations (Sheets A-2a and A-2b) were marked as Exhibits A-3 and A-4, 

respectively.  The existing storefronts on Springfield Avenue will be removed and replaced 

with bronze aluminum and insulated glass.  The fascia, brick sill and gooseneck lamps will 

remain.  Damaged areas of the fascia will be replaced to match the existing fascia. The brick 

work will be patched in the front and back where necessary with similar materials.  The 

facades of the nail salon and Verizon store will remain the same. 

 

The Board asked questions about the consistency of the facades and signage with Endless 

Nails and the Verizon store.  Mr. Engel, the property manager, who was sworn in as a witness 

at the last meeting, stated that he has to approve any signs and that he will work with Mr. 

Lynch to review the signs before he approves them.  While Mr. Engel has control over the 

signs for the new tenants, he does not believe that he can force China Fan, which is an 

existing tenant, to change its sign and new signs are a big expense ranging from $3,000 to 

$5,000.  Mr. Robertson stated that if a sign is being changed, it must comply with the sign 

ordinance:  Existing signs can remain.  Mr. Engel stated that he is not familiar with the 

Design Standards and wouldn’t reject consideration of them but changing the facades for the 

existing businesses so there is consistency with the new storefronts would be tough given the 

cost of the renovation.  Mr. Engel stated that he understands that the southeast quadrant of 

Springfield Avenue and South Street is a focal point of the town and the Board’s concern 

about conformity and consistency of the storefronts and agreed to meet with Borough 
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officials to discuss the uniformity of the facade, signs and lighting.   

 

There were no questions from the public for Ms. Walter. 

 

Ms. Yan Fen Chen (“Nina”), owner of China Fan, was sworn in.  Ms. Chen asked to be called 

Nina.  Nina stated that her customers have been asking her to expand from a take-out 

business to a restaurant.  She proposes to expand the business to a capacity of up to 138 seats 

with 16 employees at dinner on Friday and Saturday night.  China Fan is open from 11:00 

a.m. to 10:30 p.m. Monday through Thursday; from 11:00 a.m. to 11:00 p.m. on Friday and 

Saturday; and, from noon to 10:00 p.m. on Sunday.  Her business complies with health and 

grease requirements.   

 

Nina responded to the Board’s questions.  South Street will be used for deliveries and 

garbage.  The entrance off the parking lot will be for customers.  Deliveries are made around 

11:00 a.m. and take about 15 to 20 minutes.  The delivery trucks park next to the proposed 

yogurt store.  Nina believes that she can tell suppliers when they can make deliveries.  She 

currently has ten employees but will have 16 (additional employees include two sushi chefs, 

two cooks and two servers).  The Board questioned whether six additional employees will be 

sufficient to handle the additional seating.  Nina stated that her employees walk to work and 

do not need parking spaces.  The basement will be used for dry storage.  Plates and linens will 

be stored in racks/shelves by the sushi bar.  Ms. Walter added that the basement does not 

provide much storage room and most items will be stored on the ground floor.  Mr. Robertson 

stated that storage that complies with state and federal requirements could be a condition of 

the resolution.  There is no flooding in the basement. 

 

Nina said that she will have two signs and would be willing to comply with the sign 

ordinance for the signs.  She agreed to work with Mr. Engel and Borough officials on the 

signs and compliance with the sign ordinance. 

 

There were no questions from the public for Ms. Yan Fen Chen. 

 

Mr. Eddie Daham, owner of the deli/bagel shop, was sworn in.  The deli/bagel shop will be 

open Monday through Saturday from 5:00 a.m. to 5:00 p.m. and on Sunday from 6:00 a.m. to 

3:00 p.m.  Mr. Daham will have five employees from 6:00 a.m. to 9:00 a.m., his peak hours, 

and three employees after that.  The onsite manager will need a parking spot in the parking 

lot.  He is not sure about other employee parking needs.  He prefers to hire local employees.  

There will be a weekly flower delivery at 5:00 a.m. that takes 30 minutes.  The rest of the 

deliveries will be made between 9:00 a.m. and 11:00 a.m. taking a maximum of 10 to 15 

minutes.  He can control the time and date of his deliveries.  The flower delivery will be 

made to the front of the store with a larger truck.  The rest of the deliveries will be made to 

the back of the store using smaller trucks.  Mr. Daham will not use the basement for any 

storage except the compressors. He will work with Mr. Engel on the signs. 
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Mr. Daham answered questions from the Board.  He is required to have a grease interceptor 

even though there is no fryer.  This will be in the basement.  Trash will be collected twice a 

day:  After breakfast and after the close of business.  Trash will be discarded in clean plastic 

containers into the dumpster.  There will be a maximum of four tables with eight seats.  There 

will be five employees during the peak hours between 6:00 a.m. to 9:00 a.m., two of which 

will be cashiers.  

 

There were no questions from the public for Mr. Daham. 

 

Mr. Robert Mercadante, owner of the yogurt store, was sworn in.  Mr. Mercadante has one 

store in Maplewood and is opening stores in Morristown, Chester and Ramsey.  The store 

will have self-service frozen yogurt machines with a toppings bar and will have a Beatles 

theme.  There will be a greeter in the front of the store which will have eight seats.  The 

yogurt store will be open every day from 11:00 a.m. to 10:00 p.m. except for Friday and 

Saturday when it will stay open until 11:00 p.m.  The busiest hours will be between 3:00 p.m. 

and 4:00 p.m. and between 6:00 p.m. and 9:00 p.m.  Deliveries will be made twice a week 

with a refrigerator truck (box truck) that could park in the parking lot or on South Street.  Mr. 

Mercadante can control the time of deliveries.  The cups, spoons and other dry goods are 

stored in South Orange and can be delivered by car.  The store manager will need a parking 

place in the parking lot.  The rest of the employees will be high school or college students and 

will most likely be dropped off and won’t need parking spaces.  They will work two shifts:  

3:00 p.m. to 7:00 p.m. and 7:00 p.m. to 10:00 p.m.   

 

Mr. Mercadante responded to the Board’s questions about parking and the side window.  He 

estimated that the maximum number of people in the store at one time will be 20, but they 

will not all be sitting.  The side window is a big plus because it allows people to see inside 

the store as they drive on South Street.  The store will have artwork that can be seen through 

the window.  Mr. Mercadante does not want a bland sign:  He wants a colorful sign to 

differentiate his store from others.  Strawberry Fields has a small registered logo that will be 

on the sign.  He will work with the landlord so that the sign is compliant.  If there is anything 

on the side window, it will be small and transparent.   

 

There were no questions from the public for Mr. Mercadante. 

 

Mr. Yiding Li was sworn in as the translator (Mandarin) for the witness.  Mr. Li stated that he 

is a family friend of the witness and is not a professional translator.  Mr. Chong Rong Wang, 

the owner of the spa, was sworn in.  The spa will offer facial, foot, chair and full-body 

massages and hot stones and will be open seven days a week from 10:00 a.m. to 9:00 p.m.  

There will be two employees to start and five spa/treatment rooms.  Initially two or three 

rooms will be active:  One for facial massages and two for foot massages.  Mr. Wang will 

take customers by appointment and also walk-ins.  He anticipates that most of the customers 

will be walk-ins.  All of the employees are massage therapists certified to practice in New 

Jersey.   
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The Board questioned Mr. Wang.  Mr. Wang is familiar with Skin Deep and his services will 

be similar.  Mr. Wang plans to install a shower for those customers that refer to shower.   

There will be a door to the shower although it is not shown on the drawing.  Mr. Wang is not 

sure if the shower will have a glass door or a curtain.  He knows that he has to comply with 

health codes.  He stated that the shower area is wheelchair accessible:  The shower is open 

not a pre-fabricated unit.  The door to the toilet opens out into the hallway.  The Board 

discussed the configuration of the doors to the spa, toilet and shower and whether these will 

allow wheelchair access.  Ms. Walter stated that the shower area as shown is not ADA 

compliant.  Mr. Delaney stated that the tenant will comply with any construction issues raised 

by the Board.   

 

The spa/treatment rooms are flexible and can be used for different types of massage.  Mr. 

Wang operates two other spas:  One in Freehold and the other in Manhattan.  Mr. Wang 

stated that he does not believe the shower will get much use and believes it will be used 

mostly in the summer.  He estimates that 5 to 10% of the customers would use the shower.  

His other stores do not have showers.  Mr. Wang said that not all spas offer showers but that 

higher-end spas usually have them.  If more than one customer wants to use the shower, he 

will tell the customer that s/he has to wait.  Massages last 30 to 60 minutes, but it depends on 

the customer.  Shoulder massages may only take ten minutes.  He expects 80% of the 

massages will last 30 to 60 minutes.    Mr. Wang may consider hiring a receptionist to 

provide coverage while the massage therapists are working.  Mr. Wang will be in the store in 

addition to two massage therapists so there may be four employees in the spa if he hires a 

receptionist. There will be a waiting room in the front of the store with a sofa, TV, coffee and 

drinks.   

 

Mr. Delaney requested a special meeting of the Board on October 18, 2011, at 8:00 p.m. to 

continue the application hearing.  The Board agreed to a special meeting subject to the 

availability of the meeting space and Board members.  A notice of the meeting will be 

published.  The applicant consented to an extension of time for the Board to act.   

 

F. EXECUTIVE SESSION  

 

Mayor Hern moved and Ms. Geoffroy seconded the motion to go into Executive Session to 

discuss litigation matters.  All voted in favor. 

     

G. ADJOURNMENT 

 

Mr. Vyzas moved and Ms. Geoffroy seconded the motion to adjourn.  The meeting was 

adjourned at 12:20 a.m. 

 

Respectfully submitted, 

Margaret Koontz, Planning Board Secretary 


