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MINUTES 

PLANNING BOARD 

BOROUGH OF NEW PROVIDENCE 

TUESDAY, JULY 10, 2012 

 

 

A. CALL TO ORDER 8:06 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:  Armand Galluccio, Nadine Geoffroy, Gary Kapner, John  

        Keane, Chairman Lesnewich, Robert Sartorius and Phil Treventi.   

     Absent:  Dan Henn and Mayor Hern. Also present: Keith Lynch,    

    Director of Planning and Development; Sanyogita Chavan,             

    substitute Borough Planner; Paul Niehoff, substitute Borough         

    Engineer; William Robertson, Board Attorney; and Margaret          

   Koontz, Secretary. 

  

D. PLEDGE OF ALLEGIANCE 

 

E. OPEN ISSUES/ORDINANCES 

 

The Board discussed the conditions at Riverbend and the applicant’s failure to clean up the 

site and apply for a demolition permit within the timeframe required in the resolution.  A 

permit was issued for the work trailer but the applicant has not applied for any other work 

permits.  Messrs. Lynch and Robertson will coordinate efforts on this matter. 

 

Discussion of the tree ordinance and preservation, long lots, small cells and parking was 

deferred to a future meeting.   

 

F. PUBLIC HEARING 

 

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

       1288 & 1294 Springfield Avenue, 8 & 12 South Street – change of commercial usage from a 

       hardware store to an Italian restaurant and spa. 

 

Jeffrey Lehrer, of DiFrancesco, Bateman, attorney for the applicant, described the amended 

site application for a change of use from a former hardware store to an Italian restaurant and 
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spa and reviewed the applicant’s previous application in the fall of 2011 for which the Board 

granted preliminary and final site plan approval for a deli/bagel shop, frozen yogurt store and 

expansion of the Chinese restaurant with variances for parking space size, no loading area 

and front setback.  Mr. Lehrer stated that these variances will not be exacerbated by this 

application.  One of the conditions of the resolution required the applicant to come back 

before the Board for additional restaurant use or expansion.  The applicant is proposing an 

Italian restaurant, Galileo’s, and spa, Tru Spiritual Spa.  A second condition required the 

applicant to establish a uniform façade, lighting and signage plan.  The applicant is proposing 

a three-year phasing plan for these improvements.  In addition, the two lots have been 

consolidated per the resolution.  Finally, the resolution required the applicant to continue to 

provide shared access between the parking lot and the adjoining parking lot at the Village 

Shopping Center.  Mr. Lehrer has communicated orally and in writing with the attorney for 

the Village Shopping Center who seems amenable to shared access between the parking lots. 

Mr. Lehrer concluded that the applicant complies with the parking requirement of 57 spaces. 

 

Steven Karl and Galel Galel, of PSG Restaurants, LLC and partners of the proposed 

restaurant were sworn in.  Mr. Galel has been in the restaurant business for over 20 years and 

will be responsible for running the bring-your-own-bottle restaurant and pizzeria.  It will seat 

a maximum of 92 patrons indoors and outdoors and will have a staff of eight – two in the 

kitchen, two in the pizzeria and two wait staff as well as Messrs. Karl and Galel.  Behind the 

restaurant will be a 13’ x 13’ paved patio area that will serve as a hostess station.  The 

outdoor dining area in the back will be illuminated with lamps on the tables in addition to the 

existing lighting on the site.  Smoking and outdoor parties will not be permitted in the 

outdoor dining area.  The applicant has reviewed the outdoor seating ordinance and can 

comply but would like a waiver, if possible, to have music.  The restaurant will be casual but 

upscale. 

 

There will be a hostess station in the back and also in the front at the Springfield Avenue 

entrance.   The restaurant, which will offer take-out and delivery, will be open weekdays 

from 10:00 a.m. to 10:00 p.m. and on Sunday from noon until 9:00 p.m.  Messrs. Karl and 

Galel would like to stay open until 11:00 p.m. on Saturday but will follow any ordinances 

governing hours of operation.   

 

A board with two renderings of the interior of the restaurant was marked as Exhibit A-1.  The 

top rendering shows the stone veneer wall that faces the street on the Springfield Avenue side 

of the restaurant.  The bottom rendering shows the wood floors and booths.  A rendering of 

the exterior as viewed from the parking lot behind the restaurant was marked as Exhibit A-2. 

The 16’ x 32’ dining area will be made of Trex decking rather than concrete as shown on the 

exhibit as concrete is not allowed.  To the right of the seating area is a small garden area.  

There is a knee-high wall set back ten feet from the parking lot and an arbor to enter.  The 

applicants would like to have a painted mural of an Italian village along the dining area if 

permitted. 
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The Board asked about maintenance of the mural, the patio, seating, ventilation and 

deliveries.  The applicant is not sure how long the mural will last if painted but it can always 

re-paint the mural.  The applicant could also use a vinyl-board mural that lasts five years.  

There will be no seating in the 13’ x 13’ patio area.  The outdoor dining area will seat a 

maximum of 32 and another 60 could be seated inside for a maximum of 92 between the two 

spaces.  There will be no odors from the stove and no coal-burning oven for pizza.  The 

restaurant will receive deliveries using small box trucks in the early morning (4:00 a.m. or 

5:00 a.m.), and the applicants has control over delivery times.   A personal car will be used 

for deliveries and the car will never park more than a few minutes in the parking lot.  The 

applicant does not plan to use the sidewalk adjacent to the outdoor dining area for dining or 

sale of product.     

 

The Board asked for clarification on the indoor seating (#9 of the engineer’s report).  Mr. 

Galel clarified that while 92 can be seated inside and 32 outside, the maximum number of 

customers between the indoor and outdoor dining areas is 92.  The applicants do not want to 

use all of the outdoor area for seating because of water and other issues and chose deck 

material because pavers don’t stay flat when patrons move their chairs.  The deck for the 

dining area is as low to the ground as possible and will have a ramp with railings for access.  

There will be two outdoor heaters.  The chairs for outdoor seating do not have to be brought 

in at night as this requirement in the outdoor seating ordinance pertains to temporary 

sidewalk seating.   

 

The restaurant will have a staff of eight and will hire additional staff if necessary.  Two of the 

employees are required to make the pizzas.   The Board is concerned about parking 

requirements for the staff and the vehicle used for deliveries and whether the staff is large 

enough to handle 92 patrons.  Mr. Lehrer stated that there is sufficient parking, but the traffic 

expert will testify to this.  

 

Dong Hong Li, owner of the spa, was sworn in.  Ms. Li is a licensed massage therapist in 

New York and New Jersey and received an associate’s degree in massage therapy in 2008.  A 

copy of her New Jersey state license was marked as Exhibit A-3 and a copy of her New York 

license was marked as Exhibit A-4.   Ms. Li is trained in CPR, has 1,000 hours of clinical 

experience in New York as required to get her license and 500 hours as required in New 

Jersey and worked at Madison Spa on Madison Avenue in Manhattan.  Tru Spiritual Spa will 

offer deep tissue and shiatsu massage and reflexology.  Customers will complete a consent 

form as required by New Jersey law and another form about any health issues such as 

diabetes or high blood pressure.  Minors (under 18 years old) require parental consent for 

treatment.  Initially there will be two employees:  Ms. Li and a manager but she will hire 

more massage therapists later.  All will be licensed massage therapists.  She will be present at 

the spa. 
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The spa will have three treatment rooms, sauna, shower, locker room, waiting area and 

employee room.  All will be handicap accessible.  The shower is for customers only and will 

be used before or after a massage or sauna.  The Board asked about the shower/massage area 

on the floor plan.  This will be a shower area only.  The spa will be open seven days a week 

from 9:00 a.m. to 10:00 p.m.  Customers can make an appointment or walk in.  The Board 

asked about the lockers and the staff.  The lockers are for customers’ valuables, but they can 

also take their belongings with them into the treatment room and change in the treatment 

room.  Ms. Li will be the owner but she will also give massages and will have a manager.  

The staff will have to work shifts, if necessary, to cover the hours of operation.  A massage 

usually lasts one hour.  The shortest amount of time for a massage is 30 minutes.  Customers 

can wait in the waiting area if the massage rooms are full or they can come back later.  The 

Board asked how much of the business will come from insurance referrals.  Ms. Li expects 

referrals and would like to work with an insurance company.  She does not have any 

relationships with doctors in New Jersey now.  Ms. Li currently works for herself at Dhla 

Massage Therapy in Princeton in space rented from a doctor.  She has one room and no 

employees and gives massages by appointment only.  There is a shower in the facility but no 

sauna and she does not have a manager.  Ms. Li lives in New York.  She does not know the 

percentage of customers that will use the shower:  It will depend on the customer.  The sauna 

is only for massage customers.  She will not offer facials.  The spa that Ms. Li worked for in 

New York is similar to the proposed spa.  Ms. Li picked New Providence because she has a 

friend who introduced her to Jeff Katz, the realtor for New Providence Global. 

 

Jeffrey D. Reeves, Dresdner Robin, was sworn in and accepted as a licensed professional 

engineer.  Mr. Reeves prepared the site plan and has been involved with the property since 

2006 working on the addition to McGrath’s hardware and on the first re-fit of McGrath’s to 

multiple tenants.  A colored rendering of SP 2.0 of the site plan was marked as Exhibit A-5.  

A color rendering enlargement of the site plan showing the back yard patio was marked as 

Exhibit A-6. 

 

Mr. Reeves described the existing conditions of the site referencing Exhibit A-5.  There is an 

open back yard behind the building that has a concrete sidewalk, paver bands and gravel.    

The parking lot to the rear has 57 spaces.  There are entrances to the parking lot off of South 

Street and also from the Village Shopping Center to the east.  The building is 14,083 square 

feet:  The site is compliant with the parking requirements of one parking space per 250 

square feet. 

 

Mr. Reeves then described the outdoor dining area as shown on Exhibit A-6.  There is a two-

foot wall separating the dining area from the parking lot.  The deck area will be 10 to 12 

inches above the ground and will have openings to allow drainage to the gravel underneath 

that will replace the existing pavers.  There is no increase in impervious coverage.  The 

existing pavers in the proposed patio area will be removed and replaced.  The dry well is 

functional and will be maintained and pumped out.   
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The Lighting Plan, sheet SP 3.0 of the site plan, was marked as Exhibit A-7 and shows the 

existing light levels and the proposed lighting plan with color highlights of  the footcandles.  

There will be lights on either side of the door in the back and lights on the outdoor tables.  

Mr. Reeves measured the existing light levels at 9:00 p.m. and the light levels fall below the 

required levels so lights in the parking lot are proposed.  The proposed lights are similar to 

the existing lights in the parking lot so that they will be uniform between parking lots. 

 

Mr. Reeves testified that the deed merger has been prepared and then addressed items #10 

through #22 in the engineer’s report.  The grades are shown on Exhibit A-6.   There is a 

railing around the deck which has a step.  Lighting will be added to the building and parking 

lot and there will be table lighting in the outdoor dining area but there will no lights on the 

deck.  There is no increase in impervious coverage or runoff.  The dry well shown on Exhibit 

A-6 services the area and is functional.  The applicant will install traffic control signage as 

required and will work with the Borough professional on the signs.  The architect will testify 

to the proposed signs.  The dumpster is located in the northeast corner of the parking lot with 

parking spaces on either side of it.  The trash is picked up early since the dumpster is not 

accessible if cars are parked in the spaces adjacent to it, and there are access walkways for 

businesses to get to the dumpster.  The Board asked if it will be large enough with four food 

establishments using it.  Mr. Reeves testified that it is fairly big.  Trash is currently picked up 

twice a week and can be picked up more frequently if necessary when the vacant spaces are 

filled.  The Board noted that the odors from Smashburger (and China Fan when the sit-down 

restaurant opens) may be an issue for outdoor diners.  The sidewalk in back is not for outdoor 

dining.  The two-foot high seat wall is concrete with a brick veneer:  It is not a vehicular 

barrier and will not stop a vehicle.  There are adequate sanitary and water services on South 

Street and Springfield Avenue.  The applicant will provide sizing and flow calculations for 

the sanitary and water connections during the design phase or meet with Borough 

professionals to determine them.    

 

Mr. Reeves responded to questions from the Board.  The outdoor seating area will not have a 

roof.  There will be arbor vitae in the outdoor seating area.  He is not aware of benches in the 

patio area.  The herb garden is 5’ x 5.’  Mr. Lynch noted that the adjacent property is mixed 

residential use.  Mr. Reeves said there is a fence and row of shrubs and is not sure who 

maintains the fence but the applicant will do so if it belongs to the applicant. 

 

Kurt Schmitt, The Mylan Architectural Group, was sworn in and accepted as a licensed 

professional architect.  A color rendering of the proposed elevations was marked as Exhibit 

A-8.  Mr. Schmitt described the interior layout of the restaurant as shown on Sheet A-1, 

Preliminary Floor Plan.  The primary entrance will be at the back of the restaurant but there is 

also an entrance on Springfield Avenue.  The restaurant has a mix of counter seating, booths 

and tables with chairs.  Mr. Schmitt then described the layout of the spa clarifying that the 

main entrance is on Springfield Avenue where there is a waiting area.  A short ramp leads to 
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the massage rooms, sauna, shower and toilets because of an elevation change.  A knee wall is 

under the window on Springfield Avenue.  The spa also has a back entrance.  The Board 

believes most customers will use the back entrance and will have to walk to the front of the 

spa and then back to the massage rooms and there will be a lot of walking back and forth 

while people are getting massages.  Mr. Schmitt responded that the plumbing determined the 

design of spa.  The hallway, entrances and shower are ADA compliant. 

 

The proposed façade improvements as shown on Exhibit A-8 are intended to unify the 

elements around the building with matching brick piers between businesses and a large 

cornice that wraps around the building.  A raised section with a larger sign on top is proposed 

at the diagonal corner at Springfield Avenue and South Street to enhance the corner as one 

enters New Providence.   The proposed corner elevation will be under the height requirement; 

however, the sign will require a separate application before the Board for a variance for the 

size which is larger than permitted by the sign ordinance.  The awnings as well as the 

building materials will be uniform.  The façade will comply with the Design Guidelines.  The 

signs will comply with the sign ordinance and will be placed in the same general area and 

will be similar across tenants.  The final layout of the signs will be up to Mr. Engel, the 

property manager, who will work with Mr. Lynch.   

 

Mr. Schmitt reviewed the plan for completing the façade improvements over a three-year 

period as noted on Exhibit A-8.  The first phase would be the Springfield Avenue façade 

(elev. no. 1 on Exhibit A-8) as well as the back side and wall of Galileo’s.  Phase 2 would 

encompass the diagonal corner at South Street and Springfield Avenue and the facades on 

South Street.  The remaining facades on the side and back of the building would be 

completed in Phase 3.     

 

Mr. Schmitt addressed the issues in the planner’s and engineer’s reports regarding the 

awnings and the proposed lighting, respectively.  The awnings will be compliant with the 

Design Guidelines with regard to height, alignment, colors and materials and will project out 

three to five feet.  They will not be back-lit or have any signage.  The gooseneck lamps 

comply with indirect downward lighting requirements.   

 

The Board discussed the length of time for the façade improvements and expressed concern 

that a year for each phase is excessive.  Mr. Schmitt responded that each phase will most 

likely take less than a year.  Each phase may only take two months; however, the 

improvements need to be done in phases over three years because of financial concerns even 

though the applicant does not want to see scaffolding up for long.   The first phase of façade 

improvements will start once Galileo and Tru Spiritual Spa are in.  The applicant does not 

intend to stop work on the facades if any of the tenants move out.  The Board also expressed 

concern that the phases might result in duplicative work, such as temporary signs at China 

Fan, until phase 3 which is several years off.  Mr. Schmitt is not sure of the design for the 

sign at the diagonal corner yet but does not want it to look like a Hollywood sign, and he does 
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not want the raised section to look flat.  The Board would like to see start and end dates for 

the phases of the façade improvements. 

 

Robert J. Engel, property manager of New Providence Global Realty, was sworn in to address 

the Board’s questions about the façade improvements.  Mr. Engel stated that each phase 

would take two to three months and he would like to see them done expeditiously.  He will 

do the work around the tenants’ business hours and days of operation so as not to disrupt 

their businesses.  He delayed improving the back of China Fan because he was waiting on the 

outcome of this hearing.  However, he believes it makes sense to do this work sooner rather 

than wait until phase 3 so that China Fan has a nice back entrance.  Mr. Engel stated that it’s 

a financial question of when the next phase would start after one is finished since the owner 

has already invested $300,000 in construction costs and had a 30% reduction in tenancy when 

McGrath’s moved out.  Mr. Lehrer added that Mr. Kashi, owner of the building, wants to get 

the façade improvements done sooner and will complete them in October 2015 if the tenants 

are in by 2014.  Mr. Engel will contact Mr. Lynch to change China Fan’s signs if the Board 

approves the application so that it won’t have to install two sets of signs.   

 

Mr. Robertson asked about the mechanism for enforcing completion dates for the phases.  

Mr. Lehrer believes the Borough could use the applicant’s bond.  Mr. Lynch is not sure about 

the bonding.   

 

Craig Peregoy, Staigar & Peregoy, presented his credentials as a civil engineer and was 

accepted by the Board as a licensed professional engineer and traffic expert.  Mr. Peregoy 

testified that the two proposed uses are compliant with the parking requirement of one 

parking space for 250 square feet.  Outdoor seating is not included in the calculation for 

parking per the ordinance.  The parking lot is safe and efficient and has been in use for 

several years with effective egress and ingress. 

 

The Board asked Mr. Peregoy about Mr. Staigar’s testimony at the hearing last fall that the 

parking lot is adequate provided there is no additional restaurant use on the site but would be 

stressed with another restaurant.  Mr. Lehrer responded that the parking requirement of one 

space per 250 square feet is not based on seating and the applicant complies with the 

requirement.  

 

Mr. Peregoy testified that although there is no official agreement, there is de facto shared 

parking with parking spaces on site and in the adjacent lots within reasonable walking 

distance.  Mr. Peregoy completed a parking analysis in June 2012 during lunch and dinner 

hours which would be the busiest times for the proposed restaurant.  At lunch time, 29 spaces 

in the parking lot were vacant and 35 spaces were vacant at dinner time.  The parking 

analysis accounts for customers at the frozen yogurt store and the deli.  The lot was only half 

full at the busiest times.  Off-site parking includes spaces in the parking lot for the ski shop 

and M&M Liquors and behind Smashburger in the Village Shopping Center as well as spaces 
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on South Street and Springfield Avenue.  Eighty two spaces were available offsite at lunch 

time and 101 spaces were available at dinner time.  Mr. Peregoy added that even more spaces 

are available if one walks farther.  Mr. Peregoy concluded that based on his vacant parking 

space analysis, the parking needs for the spa and Galileo’s can be accommodated even if 

China Fan is fully occupied (111 seats) and assuming that Galileo’s and China Fan peak at 

the same time.  Mr. Peregoy stated that if one looks at the whole site, the parking needs are 

four parking spaces per 1,000 square feet adding that parking requirements are a balancing 

act of individual uses that peak at different times.  If the entire site were restaurants, the 

parking requirements would be more than four per 1,000 square feet.  Mr. Peregoy stated that 

there is nothing unsafe about not finding a parking space.   

 

The Board pointed out that the previous resolution sent a message that parking would be a 

problem if there were another restaurant.  The Board is concerned about the parking needs of 

the staff as well as customers and is worried that customers will leave if they don’t find a 

parking space.  Mr. Lehrer reiterated that the applicant meets the parking requirements and 

the Board can ask if the parking lot is safe and efficient.  Mr. Peregoy responded that the 

parking lot is safe and efficient.  Mr. Robertson questioned Mr. Peregoy about Mr. Staigar’s 

testimony from the previous application.  Mr. Peregoy responded that he is aware of the 20% 

limitation on restaurant use at the Village Shopping Center.  If the Village Shopping Center 

put up a fence, he believes it would be reasonable to have the applicant come back and ask 

for more shared parking.  He added that the entire area operates as one parking lot with 

customers of the ski shop and the Village Shopping Center using the applicant’s lot and the 

applicant’s customers using the lots at the ski shop and Village Shopping Center.   

 

Mr. Robertson asked about parking spaces using the requirement of one parking space for 

three seats.  Mr. Peregoy responded that the parking requirements for 199 seats (assuming 

full occupancy of Galileo’s and China Fan) using this requirement is 66 spots.  There are 82 

vacant spots at lunch which would accommodate 246 customers and 101 vacant spaces at 

dinner that would accommodate 303 customers.  If all the spaces in the applicant’s lot were 

full, there are plenty of spaces in adjacent lots. From a legal perspective, the applicant 

complies with the parking requirements and practically there are enough spaces with de facto 

shared parking.  Mr. Peregoy stated that he was not able to determine where people were 

going when he did his parking analysis although some were in the dance studio and some 

were at the yogurt store.  If the applicant’s parking lot were the only parking lot and China 

Fan and Galileo’s were fully occupied, it would not meet the parking requirements using the 

calculation of one space for every three seats.  However, Mr. Peregoy believes the 

requirement of one parking space per 250 square feet is a reasonable standard for the 

restaurant and the shopping center.  This is a typical standard for multiple uses.  While China 

Fan is not fully functional yet, Mr. Peregoy would be surprised to see a problem with parking 

and believes there would still be vacancies. 
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The Board asked what steps the applicant would be willing to take to work with the Village 

Shopping Center and other businesses to come to a shared parking agreement.  Mr. Lehrer 

responded that the applicant would work in good faith, but the applicant cannot agree to a 

condition that the restaurant can’t open until there is a shared parking agreement.  Mr. Lehrer 

stated that the attorney from the Village Shopping Center seemed amenable to discussing 

shared parking when contacted about shared access to the parking lot.     

 

The Board asked the applicant to come back to address its concerns about the phasing plan 

for the façade improvements, signs and parking.  The Board briefly discussed use of the 

parking lot across Springfield Avenue.  Ms. Chavan asked about a parking agreement with 

the Presbyterian Church.  Chairman Lesnewich said this is occupied almost every night. 

 

The hearing will be carried to August 7, 2012.  No further notice is required or will be given. 

 

G. OTHER BUSINESS 

 

No other business.  

 

H. MISCELLANEOUS 

 

No miscellaneous business.  

 

I. EXECUTIVE SESSION 

 

No Executive Session. 

 

J. MINUTES 

 

Approval of the minutes of May 8, 2012, was carried to the next meeting.   

 

K. ADJOURNMENT 

 

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

adjourned at 11:35 p.m.   

  

Respectfully submitted, 

Margaret Koontz 

Planning Board Secretary 


