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MINUTES 

PLANNING BOARD 

BOROUGH OF NEW PROVIDENCE 

TUESDAY, DECEMBER 2, 2014 

 

A. CALL TO ORDER 8:10 p.m. Vice Chairman Keane chaired the meeting in the absence 

                    of Chairman Lesnewich. 

 

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:  Gary Kapner, Gene Castagna, Matthew Cumiskey, John  

  Keane and Robert Sartorius.  Absent: Dan Henn, Mayor Hern,   

  Robert Lesnewich, and Al Lowenstein.   Also present:  Steven  

  Warner, Board Attorney; Chris Dochney, Borough Planner: and,  

  Margaret Koontz, Secretary. 

 

D. PLEDGE OF ALLEGIANCE 

 

E. PUBLIC HEARING 

 

Mack-Cali, 890 Mountain Avenue, Block 382, Lot 1, TBI-1 for C variance approval and 

minor site plan waiver to modify two existing free-standing signs near the driveway entrances 

 

Alan Trembulak, attorney for the applicant, described the application for minor subdivision 

approval and sign variances for the a 80,000 square foot office building owned by Mack-Cali 

located at the corner of Mountain Avenue and Diamond Hill Road in the TBI-I (Technology 

and Business Innovation-I) zone.  Mack-Cali proposes to replace the two existing 

freestanding signs with two more modern and more attractive signs of the same square 

footage but of different dimensions in the same location as the existing signs near the 

entrances on Mountain Avenue and Diamond Hill Road.  The applicant is not asking for 

additional signs.  The 2011 Sign Ordinance renders some of the conditions of the existing and 

proposed signs non-conforming. 

 

Thomas Golden, Assistant Vice President of Development at Mack-Cali, responsible for 

permits, approvals and entitlements for land owned by Mack-Cali was sworn in.  Mr. Cali has 

worked for Mack-Cali for 17 years and is also a licensed professional planner.  The Board 

accepted Mr. Golden as an expert witness in planning.  Mr. Golden described the existing 3’ 
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x 8’ signs made of dark metal with white lettering set on posts surrounded by low-level 

landscaping.  Mack-Cali proposes to replace these signs with silver metallic 4’ x 6’ signs to 

be set on a small 6.5” base rather than posts with space for 8” nameplates for six tenants.  

Mack-Cali would like to retain the directed lighting on the signs as well as the low-level 

landscaping around the signs.  The building is 30 years old and has a 20% vacancy rate and 

Mack-Cali would like to attract new tenants.  The proposed signs would give more visibility 

to the tenants.  Mack-Cali envisions that it will remain a multi-tenant building so no big 

building sign is expected.  The sign on Diamond Hill signs is located 23’ from the property 

line:  The Mountain Avenue sign is 13” from the property line as indicated on the survey.  

The building is located in a corporate corridor at a main intersection.  The lighting on the 

existing signs bleeds out at the ends of the signs but because the signs are perpendicular to 

the roadway, the houses across the street are not impacted by the light. 

 

Mr. Golden addressed the comments in the planner’s review letter dated November 24, 2014. 

The 6” lettering on the existing signs is readable at the setbacks.  The applicant prefers not to 

have the same lettering on all the nameplates to allow corporate identity, logos and branding 

of the tenants.  The lettering will be higher than it is now and will be visible from the 

setbacks.  The street frontage on Mountain Avenue is 400’ and 350’ on the New Providence 

portion of the property fronting Diamond Hill:  The signs conform to the allowable square 

footage based on the street frontage calculations.  The lighting on the existing sign is non-

conforming.  Mack-Cali would like to retain the existing external directed lighting that is 

focused on the signs:  The lights do not project up and over the signs and there is no light 

seepage as the signs and lights are perpendicular to the residential properties,  It is more 

effective to have tenant names on a vertical rather than horizontal sign. 

 

The Board asked about the size of the lettering on the existing signs.  The lettering for the 

street address on the signs is now 6.”  It will be 5” on the new signs. 

 

Mr. Golden testified that the application requires variance relief for:  1) The number of signs 

as one is permitted and Mack-Cali would like two because of the size of the property and 

corner location, 2) the height of the bottom mounting of the signs which will be mounted on 

on 6.5” pedestals with similar landscaping around then that will be supplemented if 

necessary, and 3) downward exterior lighting of the signs as Mack-Cali would like to retain 

the directed exterior lighting.  Mr. Golden presented the positive and negative criteria stating 

that the signs promote public safety by providing a street address.  In addition, the variances 

reinforce previous municipal actions and will provide better tenant identification which is 

needed for the building to remain a commercial hub and to attract other tenants to the 

building.  The signs are visually attractive, fit well with the existing site and promote a 

desirable visual environment.  Mr. Golden testified that the variances meet the negative 

criteria in that they do not create a nuisance and can be granted without detriment to public 

good.  The signs will not impact the neighbors or motorists.  Two signs are necessary because 



3 

 

 

of the size of the property.  The application has positive benefits and there are no negatives 

associated with the variances requested.    

 

Mr. Castagna expressed concern about the directed lighting on the signs and potential light 

seepage.  Mr. Golden responded that a baffle can be added to the signs if necessary to contain 

seepage.  Mr. Warner added that an approving resolution can contain a condition that would 

require that the lighting be subject to the review and approval of the Borough Engineer.  Mr. 

Warner noted other conditions including subjecting the existing or new landscaping to the  

review and approval of the Borough Engineer or Planner and lettering on the signs of at least 

5” for the street address and lettering no greater than 6” on the tenant nameplates.     

 

There were no questions or comments from the public and the hearing was closed.  The 

Board agreed that the proposed signs are better than the existing signs.  Mr. Castagna moved 

to approve the application with the following conditions: 

 

 The directed lighting on the signs will be subject to the review and approval of the 

Borough  Engineer 

 The landscaping around the signs will be subject to the review and approval of the 

Borough Engineer or Planner, and 

 The lettering for the street address will be at least 5” and for the tenant names will 

be no greater than 6.” 
 

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

Mr. Sartorius, Mr. Castagna and Mr. Keane.   

  
F. OTHER BUSINESS  

 

Mr. Dochney reported that Borough Planner, Heyer, Gruel & Associates, is close to 

completing its work on identifying alternatives to Floor Area Ratio as a way to control 

massing and bulk but is waiting for the Board to map the boundaries of neighborhoods to be 

used in identifying possible new zones.  Mr. Kapner has asked Ms. Gruel to come back to 

explain what she needs from the Board to complete her work so the Board can, in turn, get 

the information on alternatives to FAR to Council.   
 

G. MISCELLANEOUS BUSINESS  

 

Upcoming Applications 

 

The Board asked about upcoming applications.  There are no upcoming applications for the 

Planning Board.  The Board also asked about upcoming Board of Adjustment applications.  

New Cingular Wireless (“AT&T”) intends to submit an application for a height variance for 

the relocation of the cellular equipment on the temporary monopole to the new PSE&G 
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towers.  Erickson Living will be filing a use variance application for the expansion of its 

continuing care retirement center, Redwood-ERC (known as Lantern Hill), on Mountain 

Avenue.   

 

December 9
th

 Meeting 

 

The Board has nothing on the agenda for the December 9, 2014, meeting except the 

memorialization of the Mack-Cali resolution.  The secretary will contact Mack-Cali to see if 

it needs the resolution.  If not, the resolution will be memorialized at the first meeting in 

January 2015, and the meeting on December 9
th

 will be cancelled.   

 

H. MINUTES   

 

Mr. Sartorius moved to approve the minutes for October 14, 2014, as submitted.  The motion 

was seconded and the minutes were approved.   

 

I. ADJOURNMENT 

 

Mr. Sartorius moved and Mr. Kapner seconded the motion to adjourn.  The meeting was 

adjourned at 8:55 p.m.   

 

Respectfully submitted, 

Margaret Koontz 

Planning Board Secretary 


