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MINUTES 

PLANNING BOARD 

BOROUGH OF NEW PROVIDENCE 

SPECIAL MEETING 

TUESDAY, JULY 24, 2012 

 

 

A. CALL TO ORDER 8:02 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. 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, thanked the Board for 

granting his request for a special meeting to address issues raised during the July 10, 2012, 

hearing regarding the phasing plan for the façade improvements, coordination of signage, 

corner façade, mural at Galileo’s, parking and spa. 

 

Kurt Schmitt, The Mylan Architectural Group, who was previously sworn in on July 10, 

2012, testified about the phasing plan for the façade improvements and the profile proposed 

for the corner of the building at South Street and Springfield Avenue.  Drawing A-1 with the 

revision date of July 24, 2012, showing the angled corner of the building was marked as 

Exhibit A-9.  Elevation No. 2 on the exhibit shows the angled corner with a stepped parapet.  

The dashed lines on the exhibit show the roof support structure behind the parapet.  Elevation 



2 

 

 

No. 3 is a more head-on view of the parapet.  The top of the parapet is stepped back slightly 

to give the parapet more depth and to make it more wind resistant.   

 

Mr. Schmitt revised the phasing plan, shown in the center of Exhibit A-9, in response to the 

Board’s concern about the possibility of duplicative work at China Fan in the original 

phasing plan.  Phase 1 will now include all of the work on the side of the building on South 

Street and the back of China Fan and Galileo’s.  This work will be started in April 2013 and 

finished 60 days after the start date.  Façade improvements in Phase 2 include the facades 

along Springfield Avenue to the corner of South Street.  This work will be started in April 

2014 and completed 60 days after the start date.  Phase 3 will begin in April 2015 and will be 

completed 60 days later and includes the corner of the building and façade along South 

Street.  All of the phases will be finished within 60 days and all of the façade improvements 

will be finished in July 2015.  The phasing over three years is required because of financial 

constraints.  

 

The Board asked how the sign on the corner of the building fits with the Verizon sign and if 

the façade improvements in Phase 1 will be done concurrently with the work on China Fan 

and Galileo’s.  Mr. Engel, property manager of New Providence Global, LLC, who was 

previously sworn in on July 10, 2012, testified that Verizon has filed an application for a 

variance for a new sign on the corner.  Mr. Schmitt stated that the applicant will leave the 

back of the building as is, but if there is work being done on China Fan, the façade 

improvements would be done in conjunction with that work so that China Fan would not 

have to re-do any work.  Mr. Lynch asked how the entrances to Galileo’s and the spa would 

be handled since the façade improvements for this area are not scheduled until Phase 2 in 

2014.  Mr. Lynch asked if the applicant has done a financial analysis to determine if it is 

saving money by doing the improvements in three phases.  Mr. Schmitt thought the Board 

wanted the phasing to begin sooner rather than waiting to make all of the façade 

improvements at one time.  He believes the storefront will be done as part of Galileo’s initial 

construction and the same will happen for the spa.  Mr. Schmitt agreed with the Board that 

the façade improvements in Phase 1 are part of the construction at China Fan and Galileo’s.    

 

Mr. Engel discussed the coordination of the signage.  The tenants’ signs will be switched 

over as part of the façade improvement phases.  Also, the leases require each tenant to have 

the landlord’s approval for its sign so the signs for any new tenants will comply and if not, 

will be taken down and changed to comply.  China Fan will open with the new back façade 

and a new sign on the front.  This will be taken down during the façade improvements on that 

side of the building and then re-installed.  Several tenants’ leases are coming up for renewal 

and some tenants are in lease negotiations so Mr. Engel has leverage to have the signs 

replaced with conforming signs.  He believes Ferdinand Jewelers’ sign is fairly close to be 

being compliant and the tenant would be willing to replace the sign.  As stated earlier, 

Verizon has applied for a variance for a new sign.  Strawberry Fields’ sign conforms to the 

sign ordinance for size.     
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At the previous meeting, the Board asked for assurance that the façade improvements would 

be completed.  Because of the applicant’s cash constraints, Mr. Lehrer proposed a letter of 

credit or a surety bond whereby the amount of the surety bond would be reduced after the 

completion of each phase.  The bond would be retired when the façade improvements are 

finished.  Mr. Robertson stated that the Board can consider these options during its 

deliberations.  

 

The Board discussed the mural at Galileo’s and does not have an issue with a painted mural 

as long as it is maintained.  A painted mural offers more options than a printed vinyl board 

mural. 

 

Craig Peregoy, Staigar & Peregoy, previously sworn in on July 10, 2012, appeared to address 

the Board’s concerns about restaurant use in the vacant space and reliance on shared parking 

in the Village Shopping Center.  Mr. Peregoy did an analysis of the public parking spaces in 

the area on South Street and Springfield Avenue within 500 feet of Galileo’s during lunch 

and dinner times.  There are 52 on-street parking spaces.  The average number of vacant 

spaces in the applicant’s parking lot and on the street was 58 at lunch time and 72 at dinner 

time.  The parking requirement using one space for three seats assuming peak capacity at 

China Fan and Galileo’s of 199 seats is 66 parking spaces.  Mr. Peregoy consulted the 

Institute of Traffic Engineers’ parking generation manual which provides the percentage of 

peak parking per time of day.  Peak parking for restaurants at lunch time is 50% to 75% and 

100% at dinner time.  The worst-case scenario for lunch-time parking would 50 spaces (75% 

of 66 spaces).  With 58 vacant parking spaces in the lot and on the street, there is sufficient 

parking at lunch time.  The 72 vacant parking spaces in the lot and on the street cover the 

peak parking (100% of 66 spaces) needs at dinner time.  Mr. Peregoy concluded that in the 

worst-case scenarios, there is ample parking between the parking lot and the spaces on South 

Street and Springfield Avenue for employees and customers without relying on private 

parking in the Village Shopping Center.  

 

Mr. Peregoy responded to questions from the Board about the parking needs during different 

times of the year.  July and August are the busiest months for restaurants and the analysis, 

done in July, reflects this.  Mr. Galluccio commented that most of the businesses on South 

Street and Springfield Avenue, except for the restaurants and liquor store, are closed in the 

evening.  Mr. Treventi asked if the Borough has looked at the cross-over traffic between the 

parking lots and if the traffic patterns will change with another restaurant.  Mr. Niehoff 

responded that the Borough looked at this with the previous application and that Mr. Hipolit 

concluded that what was proposed didn’t work and recommended leaving the cross access as 

is.  It is striped now to allow traffic to cross over between lots.   The Board asked about 

repaving and re-striping the parking lot.  Mr. Niehoff responded that the striping will remain 

the same and added that it seems that shared parking is just not happening even though the 
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applicant is interested.  The attorney for the Village Shopping Center did not return Mr. 

Lehrer’s call regarding shared parking so he followed up with a letter. 

 

The Board had additional questions about deliveries and trash pick-up.   Mr. Engel has 

discarded the restricted parking signs that had been taken down but were being used as 

barriers and door stops.  He will look into a 6:00 p.m. delivery recently witnessed.  The leases 

control the delivery times and he will make sure this doesn’t happen again.  Trash pick-up 

has been increased from two to three times a week.  Trash will be picked up more frequently, 

if required, with additional tenants.  The dumpster enclosure has doors that should be closed. 

The square grease barrel to the right of the dumpster belongs to New Providence Global 

Realty. 

    

Dong Hong Li, previously sworn in on July 10, 2012, presented additional testimony about 

her credentials and her proposed spa, Tru Spiritual Spa.  Ms. Li has valid New Jersey and 

New York licenses to practice massage therapy and operates out of space owned by a doctor 

in Princeton.  She had an incident with the police in Princeton in 2010 when the police came 

to her location looking for somebody that the police thought she knew.  She was taken to the 

police station, questioned and released.  She does not know the person that the police thought 

she had a connection to.  There are other spas in the area but she has no connections to them. 

Ms. Li has never been convicted of a crime in New Jersey or New York and she answered as 

such on the application for her license.  The state never questioned her about anything when 

it completed its background check as part of the license application.   

 

Mr. Robertson asked additional questions of Ms. Li.  Ms. Li verified that her business is 

located at 702 Alexander Road in West Windsor not Princeton.  Her business is Dhla 

Massage Therapy LLC and she does not operate under any other names.  She has two rooms, 

works for herself and has no other employees.  Her business is not known as Oriental Moon 

Massage.  Ms. Li has a copy of the search warrant affidavit and testified that the reason for 

the search was that somebody committed a sexual crime, but she does not know what type of 

sexual crime and the police did not tell her why her business was searched.  The police took 

her and two of her students to the police station for questioning.  She does not know if the 

police arrested anybody from other locations.  The two students were deported because they 

were illegal immigrants. 

 

Mr. Lehrer objected to Mr. Robertson’s questions stating that there is no evidence of criminal 

activity and Mr. Robertson has nothing showing that there was a search warrant, arrest or 

deportations.  Mr. Robertson responded that Ms. Li, in answering his questions, 

acknowledged that there was a search warrant, arrests and deportations.  Mr. Robertson asked 

why Ms. Li wants to leave West Windsor.  Ms. Li would like to have her own commercial 

space.  She operates in a residential area and only 25% of the space can be used for massage. 
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Ms. Li responded to questions from the Board.  Ms. Li wants to have a successful business in 

a larger commercial space with another massage therapist to help her.  She currently rents 

space from a doctor.  There are no medical uses in the building where she rents.   

 

Mr. Lehrer requested a short break after which he requested that the line of questioning stop 

stating that Ms. Li wants to open a business and be successful.  She has not been arrested.  

The fact that she wants to close her business in West Windsor and open in New Providence 

are two different things.  Mr. Lehrer asked the Board to bifurcate the hearing so that the 

Board can vote on the restaurant and façade improvements and the applicant can come back 

with further testimony regarding the spa after additional investigation.  Mr. Robertson 

responded that the Board can consider bifurcating the application, but there are complications 

that the Board needs to consider.  Chairman Lesnewich suggested that the Board carry the 

whole application if bifurcating it causes legal issues and then asked if the Board can 

consider the pieces of the application separately.  Mr. Lehrer suggested a third option 

whereby the Board could consider the phasing of the façade improvements, parking and 

restaurant use as if the spa were included but break off the spa. 

 

The Board went back to discussing parking.  Mr. Treventi expressed concern about the 

unknowns with the parking and asked what recourse the Borough would have if it grants 

approval for the restaurant and the conditions subsequently change and the parking is no 

longer adequate.  Mr. Robertson responded that the Borough may need to modify the 

ordinance for parking and calculate the number of parking spaces for restaurants based on the 

number of seats rather than square footage.  Mr. Lehrer believes that the parking analysis 

shows there are enough parking spaces and does not believe the parking will create a 

nightmare situation.  He added that the parking must be considered as a “community” and not 

viewed as an island. While the parking is not perfect, it works.  Mr. Galluccio does not see 

parking as a problem.  The parking issue is going to be the same regardless of the business:  

It’s not the parking lots that are the problem, but the inconsistency of the drivers.  Mr. Kapner 

stated that there are ways to adjust to the parking issue going forward and if parking needs 

really increase, this could possibly force shared parking.  Mr. Robertson noted that the Board 

put a condition in the previous resolution that future restaurant use has to come back to the 

Board for consideration and that this may be a reasonable condition to impose on other types 

of businesses that have high-parking needs.   

 

Mr. Robertson reviewed the Board’s options for considering the application:  1) Adjourn the 

hearing and carry it to a future date, 2) bifurcate the application and vote on the restaurant 

and façade improvements and carry the spa, 3) vote on the application with separate 

determinations for each use, or 4) vote on the application as a whole.  Mr. Lehrer, after a 

break in which he consulted with the applicant, made a formal request to withdraw the spa 

without prejudice and to vote on the restaurant and façade improvements.  This would give 

the applicant the opportunity to come back with a new application for the spa.  Mr. Robertson 
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confirmed that land use law permits the applicant to withdraw without prejudice and the 

Board can consider this request.   

 

Mr. Galluccio moved to withdraw the application for the spa without prejudice.  Mr. 

Sartorius seconded the motion.  Those voting in favor:   Armand Galluccio, Nadine Geoffroy, 

Gary Kapner, John Keane, Robert Sartorius, Phil Treventi and Chairman Lesnewich.  None 

were opposed.  

 

The meeting was opened to comments from the public.  There were no comments from the 

public and the Board proceeded to discuss the application.  The applicant agreed to carry the 

existing conditions from the previous resolution approved last fall to the new resolution.  The 

Board discussed the applicant’s request for a waiver of the cash component of the 

performance bond and guaranteeing the façade improvements with a surety bond or 

irrevocable Letter of Credit (LOC).  Mr. Robertson believes a LOC is the easiest.  Mr. Lehrer 

asked the Board to leave this determination up to the discretion of the applicant.   

 

The Board reviewed the following conditions: 

 

• Completion of the façade improvements will be guaranteed by a surety bond or 

irrevocable LOC from a nationally recognized banking institution.   

• The maximum number of indoor and outdoor seats at Galileo’s will be 92 with a 

maximum of 32 seats in the outdoor dining area. 

• Galileo’s will be open from 10:00 a.m. to 10:00 p.m. Monday through Thursday; 

10:00 a.m. to 11:00 p.m. on Saturday except for the outdoor dining where service will 

end at 10:00 p.m. in compliance with the Outdoor Seating ordinance; and, noon to 

9:00 p.m. on Sunday.    

• The mural in the outdoor seating area at Galileo’s will be painted. 

• The façade improvements will be completed as indicated and within the timeframes 

noted on Exhibit A-9 with the completion guaranteed by a surety bond or LOC. 

• Any other restaurant use will come back to the Board for review. 

 

The Outdoor Seating ordinance prohibits music.  Mr. Robertson believes the applicant’s 

request for music in the outdoor dining area at Galileo’s could be granted with a waiver; 

however, this could cause problems with other locations wanting to have music.   

 

Mr. Galluccio moved to approve the application with the conditions previously described.  

Mr. Sartorius seconded the motion.  Those voting in favor:   Armand Galluccio, Nadine 

Geoffroy, Gary Kapner, John Keane, Robert Sartorius and Chairman Lesnewich.  Those 

opposed:  Mr. Treventi. 
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F. MINUTES 

 

A motion was made and seconded to approve the minutes of May 8, 2012, as submitted.  All 

voted in favor.   

 

Approval of the minutes of July 10, 2012, was carried to the next meeting.   

 

G. ADJOURNMENT 

 

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

adjourned at 10:10 p.m.   

  

Respectfully submitted, 

Margaret Koontz 

Planning Board Secretary 


