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MINUTES 

PLANNING BOARD 

BOROUGH OF NEW PROVIDENCE 

TUESDAY, JUNE 3, 2014 

 

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:  Gene Castagna, Matt Cumiskey, John Keane, Robert        

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

   Gary Kapner and Al Lowenstein.  Also present:  Fred Heyer,           

     Borough Planner; Keith Lynch, Director of Planning &                    

    Development; William Robertson, Board Attorney; and Margaret   

     Koontz, Secretary. 

 

D. PLEDGE OF ALLEGIANCE 

 

E. PUBLIC HEARING  

 

Berkshire Hathaway – New Jersey Prudential, 1260 Springfield Avenue, Block 150, Lot 

21.01, Central Commercial District.  Minor site plan approval and waiver of site plan 

together with variance relief to replace two banners/signs with two signs. 

 

James Webber of Dempsey, Dempsey & Sheehan, attorney for PNJP, LLC (Prudential New 

Jersey Properties), introduced the application.  PNJP, LLC, originally located in the front of 

the Village Shopping Center along Springfield Avenue, relocated to the interior of the 

shopping center to the former Blockbuster Video space and is now part of Berkshire 

Hathaway.  PNJP, LLC seeks variances for changes to its signage that are part of the 

Berkshire Hathaway branding.   

 

A color rendering of the property showing the proposed sign was marked as Exhibit A-1.  

The applicant proposes a sign on the brick tower at the center of the Village Shopping Center 

and requires a variance for the size of the sign.  The applicant is proposing a sign that is 16% 

of the signable façade area (355 SF) which exceeds the 4% that is permitted.  The sign is not 

inconsistent with the other non-corner signs in the shopping center which are 25 SF.  In 

addition, the applicant also proposes to install a second 20 SF sign on the south side of the 

façade that faces the A&P.  The sign is 1.3 SF over the permitted size and requires a variance 
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as only one sign is permitted per public entrance.  Of the two signs proposed, Mr. Webber 

stated that the tower sign is more important to the applicant.  Color renderings of the existing 

sign on the front façade and the proposed sign and section details for the proposed sign were 

marked as Exhibit A-2.  

 

Christopher A. Brown of PNJP, LLC was sworn in and testified that he has been involved in 

real estate in New Providence originally as part of Brown Fowler which became Prudential 

and is now becoming part of Berkshire Hathaway Home Services.  The new signage is 

required as part of the rebranding to Berkshire Hathaway and to direct traffic to the new 

location in the interior of the shopping center.  The signage will increase the visibility within 

the shopping center.  The tower sign is elegant and understated and fits the tower and is 

consistent with the sign for Braunschweiger Jewelers across the parking lot.  The sign needs 

to be larger since Berkshire Hathaway/PNJP is now located in the interior of the shopping 

center rather than at the front of the shopping center.  Berkshire Hathaway/PNJP is the largest 

realtor in New Providence and wants to keep the good will that it has established over the 

past 40 years.  The tower sign is not visible except from the interior of the shopping center.  

A first impression is critical to Berkshire Hathaway/PNJP’s clients and the sign is part of the 

first impression created.  Mr. Brown is okay with installing gooseneck lights over the sign on 

the south façade as recommended in the planner’s review letter (Heyer, Gruel & Associates 

dated May 21, 2014).  The sign on the south façade is important because the tower sign will 

not be visible from the walkway along the south side of the building. 

 

The Board questioned Mr. Brown about the amount of walk-in business.  The real estate 

business has changed because of the internet but 30 to 40% of the business is still walk-in 

business. New Providence is a desirable town and people drive though looking for real estate. 

Berkshire Hathaway/PNJP is the main realtor in New Providence so visibility is critical.  

Berkshire Hathaway/PNJP does not plan to give up its bricks and mortar offices any time 

soon.   

 

The following exhibits were marked: 

 

 Exhibit A-3 – Details of existing sign and proposed tower sign (sign #1) 

 Exhibit A-4 – South façade sign (sign #2) and section details 

 Exhibit A-5 – Existing and proposed monument sign on Springfield Avenue and   

      sign details 

 Exhibit A-6 – Highlighted version of the site plan included in the application         

      package showing the locations of the three signs and property in question  

 

The Board asked why the sign on the south façade is needed if the Board approves the larger 

tower sign.  Mr. Webber responded that it is located along the walkway from the back 

parking lot to the east of the property and would be an identifier for those accessing the 

shopping center from this parking lot:  The tower sign would not be visible from this access 



3 

 

 

point.  The Board thinks that the south façade sign “floats” without the backer board and 

gooseneck lights.  The Board discussed the gooseneck lights over the empty signs in the 

shopping center but agreed that the location of the gooseneck lights is for a discussion 

separate from this application.  Mr. Webber commented that the gooseneck lights over the 

white façade to the right of the tower could be capped.  The etched window signs comply.  

The Board agreed that the etched window signs are important since the other signage is not 

visible to pedestrians when under the covered walkway.  Questions about the font and color 

of the tower sign were deferred to the next witness. 

 

There were no questions from the public.   

 

Shee Delorme was sworn in.  Ms. Delorme was hired by the sign company to design the signs 

for the Berkshire Hathaway/Prudential rebranding effort.  The font on the tower sign is the 

branding standard for Berkshire Hathaway.  The letters are white and stand off from the brick 

so they are more visible.  The letters are not the same color or font as those on the 

Braunschweiger Jewelers sign which are bronzed and blend into the brick.  The square 

footage of the proposed tower sign is about the same as the Braunschweiger Jewelers sign but 

the letters are smaller because there are more letters.  The sign will be back lit to get a halo 

effect.   The brightness of the back lighting is comparable to the Braunschweiger Jewelers 

sign.  The backer panel behind the lettering is a structural element and provides a base for 

attaching the letters.  Attaching each letter without the structural backer panel requires more 

penetration of the brick façade. 

 

The audience had no questions for Ms. Delorme. 

 

Richard Keller, Casey Keller, was sworn in and presented his credentials as a licensed 

engineer and planner with experience in architecture although he is not a licensed architect.  

Mr. Keller was accepted as a licensed professional planner.  Mr. Keller has done other work 

for Prudential and was retained for the rebranding to Berkshire Hathaway.   

 

A photo board with six photos of the site to illustrate the purpose of signing in the Village 

Shopping Center was marked as Exhibit A-7.  Mr. Keller described the photos: 

 

Photo 1 – Tenant space looking south along the Springfield Avenue entry drive showing the 

brick tower which is an architectural element in the shopping center  

 

Photo 2 – Tenant space looking north along the drive toward Springfield Avenue showing 

other facades in the shopping center.  

 

Photo 3 – Looking north along the entry drive with brick tower at corner and mid buildings.  

Mr. Keller believes the 25 SF sign on the tower for the Martial Arts gets lost on the tower.   
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The backer boards are okay on the white facades in the shopping center but are not as 

effective on the brick façades of the towers.  

 

Photo 4 – Coming from South Street entrance & supermarket.  Looking north toward 

Springfield Avenue.   This photo shows that the sign on the south façade might have the most 

relevance if entering the shopping center from South Street.  When entering from South 

Street, there are some small turns until shoppers get to the north/south entry drive.  A shopper 

gets a glimpse of the tower sign as s/he enters the shopping center but it is then obscured by 

trees. 

 

Photo 5 – View from east parking lot connection walkway looking west.  The tunnel created 

by the covered walkway frames the Braunschweiger Jewelers sign which is effective at night 

but not as effective in the daylight because of the color of the letters. 

 

Photo 6 – Approved 57 SF halo signage on Braunschweiger Jewelers.  The proposed 

Berkshire Hathaway/PNJP signs face the interior of the shopping center and can’t be seen 

from the street. 

 

Mr. Keller testified that the new sign ordinance that allows a sign to be 4% of the signable 

façade of the principal entrance conflicts with the 25 SF sign standard in the shopping center. 

 The 57 SF tower sign represents 16% of the signable façade and is under what the other 

signs are in the shopping center if the sign size were calculated based on signable façade.  

The signable façade on the south side of the property (calculated from the corner to the turn 

in the covered walkway) is 564 SF which would allow a 22 SF sign.  The sign proposed for 

the south façade is 20 SF and conforms for size but is not permitted because there is no 

public entrance on this side of the building. 

 

Mr. Keller presented the positive criteria for the signs.  The signs advance the health, safety 

and public welfare because they allow easier identification of the business especially if one 

enters the shopping center from South Street.  Signs are essential elements in navigating the 

shopping center.  The increased signage contributes to the productive occupancy of the real 

estate office and will allow the business to thrive especially since it gave up a highly visible 

location at the front of the shopping center.  The sign promotes a desirable visual 

environment and is an enhancement of the tower.  The towers demand larger signage as they 

are dominant elements in the shopping center.  The tower sign is balanced to the tower façade 

and complements the sign for Braunschweiger Jewelers.  The white letters are more visible in 

the daylight.   

 

The proposed signs present no substantial detriment.  They are attractive, consistent with the 

other signs in the shopping center and face the interior of the shopping center.  The signs will 

allow for a long-time New Providence business to continue promoting its business.   
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Mr. Keller responded to questions from the Board.  The three gooseneck lights over the white 

façade next to the tower are for lighting and provide a richer look than if a backer board were 

added beneath them.  Mr. Heyer stated that the backer boards aren’t bad, but he sees them as 

showing an empty store front and suggested that the color of the structural backer board for 

the tower sign could be extended under the gooseneck lights so that it looks like one tenant.   

The Board discussed the necessity of second sign on the east façade.  The 57 SF tower sign is 

more visible than a 20 SF sign and the Board doesn’t see the value of it given the larger sign 

on the tower and the monument sign on Springfield Avenue.  The Board also noted that there 

are no shingle or blade signs in the covered walkway to identify the tenants, but this is 

beyond the scope of this application.   The Board reviewed the history of the signs in the 

shopping center and the change in the sign ordinance:  The 25 SF signs with backer boards at 

the shopping center were grandfathered in.  The tower sign does not conform to the other 

signs.  Several Board members expressed concern that this creates a new template and the 

impact this will have on the vacant towers:  Will the other tower tenants buy into this 

template?  The Board also noted that the proposed tower sign fits with Braunschweiger’s 

sign.  

 

Mr. Robertson recapped the proposed signs.  The signable façade for the tower sign is 356 SF 

and the proposed sign is 57 SF or 16% of the signable facade.   The signable façade for the 

sign on the south façade is 467 SF.  The proposed sign is 20 SF or 4.3% of the signable 

façade.  Mr. Keller clarified that the 57 SF for the tower sign represents the greatest width 

and greatest height of the letters and does not include the structural backer.  If the structural 

backer were included in the signage calculation, the sign is 70.8 SF.  The structural backer is 

color matched to the brick and the letters stand off from the structural backer.     

 

The Board had no further questions for Mr. Keller.  There were no public comments and the 

hearing was closed. 

 

The tower sign does not conform but it is aesthetically pleasing.  It introduces a new template 

in the shopping center and results in the loss of consistency of the signs and sets a precedent 

in terms of the size of a tower sign as a percentage of signable façade.  The fact that the 

structural support for the sign matches the brick is good.  The Board discussed creating an 

ordinance for tower signs such as a specific percentage of the signable façade but recognized 

that this is beyond the scope of this application.  The structural backer is only there for 

support and is not signage so it is not included in the calculation of the signage.  Approval of 

the tower sign based on the size of the lettering and not on the size of the backer, which is 

structural and is color-matched to the façade, matches the justification for the prior approval 

of the Braunschweiger Jewelers sign and protects from other applications coming in with 

different colors for backer boards.  The applicant agreed to a condition that the color of the 

structural support for the sign will conform to the brick façade.  Mr. Robertson confirmed 

that the Board could separate the application and vote on the two signs separately. 
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Mr. Keane moved to approve the tower sign with the variance for the size as defined by the 

lettering and not the structural support and the condition that the structural support be color-

matched to the brick façade on the tower.  Mr. Sartorius seconded the motion.  Members 

voting in favor:  Mr. Cumiskey, Mr. Keane, Mr. Sartorius, Mr. Castagna and Chairman 

Lesnewich.   

 

The Board initiated a discussion of the sign on the south façade and its concerns about having 

two signs.  Mr. Webber asked to withdraw the request for the second sign without prejudice.  

Mr. Castagna moved to approve the request to withdraw the application without prejudice.  

Mr. Keane seconded the motion.  Members voting in favor of the request to withdraw the 

application without prejudice:  Mr. Cumiskey, Mr. Keane, Mr. Sartorius, Mr. Castagna and 

Chairman Lesnewich.  

 

F. OTHER BUSINESS 

 

Fan Bistro 

The newspaper in the window on South Street has been removed but the take-out entrance is 

still closed.   

 

Bistro Seven.Three 

Bistro Seven.Three opened in the space previously occupied by Galileo’s. 

 

First Investors Bank 

First Investors Bank will be relocating to the site of the Exxon station at the corner of 

Springfield and Passaic Avenues.  Three other businesses were interested in the site. 

 

Chipotle Mexican Grill 

The plans for Chipotle Mexican Grill have been approved.  The contractor has a schedule but 

Chipotle which will be located in the front of the Village Shopping Center isn’t on the 

contractor’s schedule yet.  The sign on the tower will have gooseneck lights and complies 

with the 25 SF sign standard in the shopping center.  

 

Starbucks Coffee Sign 

One of the Board members asked it the signs were installed as approved by the Board as the 

green color looks different from what was proposed and the area of the backer board seems 

thinner.  Mr. Lynch stated that the signs comply.  Starbuck is the only tenant with a green 

sign.   

 

New Providence Global Realty Façade Improvements 

New Providence Global Realty has until August to finish the façade improvements on South 

Street and Springfield Avenue.  Mr. Lynch had no further update. 
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Farmer’s Market 

The Farmer’s Market in the former A&P store in the shopping center on Central Avenue is 

now open. 

 

G. MISCELLANEOUS 

 

No miscellaneous business. 

 

H. MINUTES  

 

Mr. Keane moved to approve the minutes for May 13, 2014, as submitted.  Mr. Castagna 

seconded the motion.  The minutes were approved.  Messrs. Cumiskey and Lesnewich 

abstained as they were not present at the May 13
th

 meeting. 

 

I. ADJOURNMENT  

 

Chairman Lesnewich thanked Mr. Robertson for his service to the Board over the past 

nineteen years.  

 

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

meeting was adjourned at 9:35 p.m.  

 

Respectfully submitted, 

Margaret Koontz 

Planning Board Secretary 

 


