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MINUTES 

PLANNING BOARD 

BOROUGH OF NEW PROVIDENCE 

TUESDAY, OCTOBER 7, 2014 

 

A. CALL TO ORDER 8:04 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:  Gene Castagna, Matthew Cumiskey, Gary Kapner, John   

    Keane and Robert Lesnewich.  Absent: Dan Henn, Mayor Hern, Al 

    Lowenstein and Robert Sartorius.   Also present:  Philip Morin,    

  Substitute Board Attorney; Susan, Gruel, Borough Planner; Paul     

     Niehoff, Borough Engineer; Keith Lynch, Director of Planning and 

      Development; and, Margaret Koontz, Secretary. 

 

D. PLEDGE OF ALLEGIANCE 

 

E. RESOLUTION 

 

Resolution #2014-11 appointing Steven Warner of Ventura, Miesowitz, Keough & Warner as 

attorney for the Board 

 

Mr. Kapner moved to approve the resolution appointing Steven Warner as attorney for the 

Board.  Mr. Keane seconded the motion.  Members voting in favor:  Mr. Castagna, Mr. 

Cumiskey, Mr. Kapner, Mr. Keane and Chairman Lesnewich.  Those opposed:  None. 

 

Messrs. Kapner, Keane and Lesnewich as well as Mayor Hern and Doug Marvin, Borough 

Administrator, interviewed several candidates for Board attorney and selected Mr. Warner.  

 

F. PUBLIC HEARING 
 

Hair Salon Body & Soul, Inc., 29 South Street, Block 171, LOT 21, Central Commercial 

District for amended site plan approval for change of use of the first floor space from its 

existing use as medical offices to a full service salon 

 

Mr. Kapner recused himself from the hearing. 



2 

 

 

 

Roger Mehner from Lindabury, McCormick, Estabrook and Cooper, P.C., attorney for the 

applicant, introduced the application for change of use from a medical facility to a hair salon 

and amended site plan approval.  The applicants will be tenants in the building occupying 

approximately 3,400 SF on the ground floor.  A dental office and vacant space is located on 

the second floor and the third floor is vacant.  The site has 46 onsite parking spaces.  The 

applicant has two hair salons in Summit and is closing one of them.  The hair salon, owned 

by Heather Hoffman and Maria Veloso, is a permitted use.  The property has sufficient 

parking for all tenants. The applicant originally did not plan any exterior changes and, as a 

tenant, is limited to what changes it can make to the exterior but will make interior changes.  

Hair Salon Body & Soul will be oriented to the back of the property because of the parking, 

but the salon will also be accessible from the front of the building on South Street.  After  

reviewing the planner’s and engineer’s comment letters, the applicant understands that  the 

Board would like to see a differentiation between the first and second floors and has hired an 

architect to be responsible for code review of any changes and is prepared to add awnings to 

the building to dress it up.  

 

Maria Veloso, co-owner of Hair Salon Body & Soul, was sworn in and testified that she is 

licensed by the State Board of Cosmetology and has been in the business for 17 years, 16 of 

them at the salon in Summit which has been in business for 35 years.  The salon in Summit 

will not be renewing its lease when it expires at the end of February 2015.  Ms. Veloso is 

excited about moving to New Providence as the move will allow the salon to expand its 

clientele in New Providence and the facility is in a good location on one floor on the ground 

level with adequate parking.  New Providence also offers a variety of shops which is 

appealing to the applicant.   

 

Hair Salon Body & Soul will offer blow outs, haircuts and coloring, makeup, facials, waxing 

and other spa services such as manicures and pedicures.  The salon will be open on Tuesday 

from 9:00 a.m. to 7:00 p.m.; Wednesday and Thursday from 9:00 a.m. to 9:00 p.m.; Friday 

from 9:00 a.m. to 8:00 p.m.; Saturday from 8:00 a.m. to 6:00 p.m.; and, Sunday from 10:00 

a.m. to 4:00 p.m.  Hair Salon Body & Soul is a high-end salon with very few walk-ins:  Most 

of the customers are referrals and have appointments.  The salon has a steady flow of traffic 

with clients staying onsite for extended periods of time similar to what occurred at the 

medical offices.  The salon has 25 full- and part-time employees but only 15 will be onsite at 

any one time.  The parking is adequate for the staff and clientele and was one of the things 

that attracted the applicant to the site since there is no onsite parking for the salons in 

Summit. 

 

A large version of the floor plan included in the application was marked as Exhibit A-1.  Ms. 

Veloso described access to the salon from the parking lot in the rear which will be the 

primary entrance, but there is a common hallway to the reception desk also accessible from 

the front entrance.  The hair salon area will be on the side of the building adjacent to the 
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Bank of America (north side) with the skin care area for facials and waxing on the south side 

of the building by the shops.  The salon does not offer massages.  Ms. Veloso stated that the 

salon has no intention to wall off the windows on the north side of the building.  The County 

conditionally approved the application with the provision of a stop bar and stop sign on the 

driveway on South Street.  The salon, through the landlord, has agreed to provide the stop bar 

and sign.    

 

Ms. Veloso responded to questions from the Board about the clientele and building.  The 

salon has 15 to 20 customers during its peak times which are usually after 5:00 p.m. on 

weekdays and in the morning on Saturday.  Upstairs is a medical office and Ms. Veloso 

believes the salon’s business is complementary to the medical office’s business.  There is 

only one tenant on the second floor:  The rest of the space is vacant. 

 

Mr. Mehner reviewed the parking calculations.   The salon has the right to use any of the 

parking spaces as there are no tenant-designated spaces.  Mr. Mehner calculated the parking 

requirements at 18 spaces under the old ordinance, but the new ordinance is less burdensome 

requiring 10 spaces or one space per employee, whichever is greater.  The maximum number 

of employees at the salon at one time is 15 requiring 15 parking spaces.  The site has 46 

spaces which is more than enough even if the second floor were fully occupied.  There are no 

plans to designate parking spaces for the salon.  Mr. Mehner addressed the engineer’s 

comment about installing a second Americans with Disabilities Act (ADA)-compliant 

parking space.  The applicant is comfortable making the installation of the second ADA-

compliant parking space a condition of approval.  Mr. Mehner believes it may be possible to 

add the second handicap space without losing one of the regular parking spaces.  Ms. Veloso 

has visited the site at night and the lights on site seem to be sufficient. 

 

The Board had additional questions for Ms. Veloso.  The salon provides facials, waxing, 

manicures and pedicures in one area (the spa area).  The salon’s busiest times are Saturday 

and after 5:00 p.m. on weekdays.  Early morning and mid-afternoon on Saturday are peak 

times.  The salon is also busy during the work week in the morning and mid-afternoon and 

again after 5:00 p.m.  

 

There were no questions of the witness from the audience. 

 

Carolyn Young was sworn in. Ms. Young is a licensed professional architect with her own 

firm in Morristown and has done commercial and residential work.  The Board accepted Ms. 

Young as a licensed professional architect.  Ms. Young will be responsible for code 

compliance at the salon.   

 

Ms. Young addressed questions raised in the planner’s comment letter.  The interior layout 

was done by Salon Interiors.  The windows on the north side of the building will not be 

walled over or blacked out.  The area in the front (South Street) of the building next to the 
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shops has existing medical exam rooms.  Ms. Young believes some of these windows are 

already closed off and the applicant does not plan to change them nor will it change the 

windows along the driveway.  The salon is a personal service rather than retail space and will 

have a limited display area for product it will sell so it doesn’t fit all of the Downtown Design 

Standard requirements which are geared toward retail space.  If the applicant were to put in a 

glass storefront, the reception and waiting area would normally be in the front but the 

practical space for the reception area in this case is in the back because of the parking.  

Clients can enter either from the front or back to get to the reception area.  Ms. Young 

considers the building a mixed use since the second floor is still an office building.  

After reviewing the planner’s comments, Ms. Young looked for things to do that would make 

the space more inviting although the applicant is limited since it is a tenant and not the owner 

of the building.  The applicant proposes to install awnings over the windows in the front and 

along the driveway on the north side of the building to provide a vista when coming down the 

street as well as an awning over the back entrance way.  The awnings will be fastened above 

the pediments over the windows.  No awning is proposed over the South Street entrance as it 

is a substantial Federal-style doorway.  Mr. Lynch noted that the salon cannot put signs on the 

valances of the awnings.  There is a conforming sign by the front door.  Mr. Lynch also noted 

that only one sign is permitted per public entrance:  The salon can put its name on the 

existing sign but if it wants an additional sign, it would have to file another application for 

consideration by the Board.   The salon will not have any signage in the windows.  The 

electronic key pad at the front door on South Street is going to be removed.     

 

Ms. Young testified that the building is larger and broader which is nice.  Landscaping will 

also enhance the building.  The salon could make a beautiful doorway if it were the owner but 

any change to the doorway is an issue for the building owner.  Mr. lynch stated that replacing 

the doorway would be handled by the Building Department and would be subject to the 

Downtown Design Standards. 

 

The building owner would like blinds in the windows along the left side of the building. 

These may, in fact, exist.  The spa rooms will be located where the exam rooms were.   

 

There were no questions from audience for the witness and no comments from the audience.  

The hearing was closed and the Board discussed the application.  The Board agreed that the 

change in use to a hair salon was complementary to the other uses in the building.  The 

proposed awnings and landscaping are an improvement.  Besides the installation of the stop 

bar and sign and the additional handicap parking space, the Board had no other concerns with 

the application.  If the front door on South Street is replaced, it will be subject to the 

Downtown Design Standards.    

 

 

Mr. Keane moved to approve the application with the following conditions:   
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-  The applicant/landlord will provide two ADA-compliant parking spaces,  

 

-  The applicant/landlord will install a stop bar and sign at the driveway on South Street in      

   conformance with letter from the Union County Bureau of Planning and Economic              

   Development (dated September 25, 2014),  

 

-  The applicant will install awnings, subject to the review and approval of the building           

    code official, over the: 1) front windows, 2) windows along the driveway on the north        

    side of the building, and 3) entrance way at the rear of the building, and  

 

-  The windows will not have display signage and the windows will not be blacked out.  

 

Mr. Castagna seconded the motion.  Members voting in favor:  Mr. Castagna, Mr. Cumiskey, 

Mr. Keane and Chairman Lesnewich.  None were opposed. 
 

G.  OTHER BUSINESS 

 

New Providence Global Realty – Façade Improvements 

The façade improvements are substantially complete and were done in accordance with what 

the applicant proposed using EFIS; however, the cap on the roof is an issue and failed 

inspection.  Mr. Lynch would like New Providence Global Realty to hire a roofer to put the 

cap on which needs to be metal.  Technically the work wasn’t finished on time, but it doesn’t 

help to take New Providence Global Realty back to court.  The Building Department expects 

to issue fines for the construction.  Mr. Lynch is meeting with New Providence Global Realty 

at the end of the week.  The Board asked about the $10,000 fine.  Mr. Lynch explained that 

the judge suspended $7,500 of the fine (which goes to the court and not the Borough). 

 

Investors Bank 

The County is requiring the bank to widen the easement to 24’ as the Board discussed.  

Revised plans have not been received. 

 

Riverbend 

Another oil tank was removed today.  The tank still had oil in it but wasn’t leaking.  The tank 

removal does not require an EPA inspection.   

 

Village Shopping Center 

Chipotle Mexican Grill is opening on October 11, 2014.  Jersey Mike’s Subs will open           

shortly after Chipotle opens.  A liquor store has purchased the liquor license from Towne 

Deli and expects to occupy the three spaces between the dry cleaner and the bank.  Sports 

Clips will also be opening in the shopping center.  Mr. Lynch has received preliminary plans 

for a yoga studio.  A new pet store has opened between Investors Bank and the A&P. 
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H. MISCELLANEOUS 

 

No miscellaneous business. 

 

I. MINUTES 

 

Mr. Keane moved to approve the minutes for September 2, 2014, as submitted.  Mr. Castagna 

seconded the motion.  The minutes were approved. 

 

J. ADJOURNMENT  

 

Mr. Cumiskey moved and Mr. Castagna seconded the motion to adjourn.  The meeting was 

adjourned at 9:05 p.m.   

 

Respectfully submitted, 

Margaret Koontz 

Planning Board Secretary 


