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MINUTES 

PLANNING BOARD 

BOROUGH OF NEW PROVIDENCE 

TUESDAY, JULY 1, 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:  Matt Cumiskey, Dan Henn, Gary Kapner, John Keane,     

     Robert  Lesnewich, Al Lowenstein and Robert Sartorius.  Absent:   

    Gene Castagna and Mayor Hern, Gary Kapner and Al Lowenstein. 

    Also present:  Fred Heyer, Borough Planner; Keith Lynch,              

   Director of Planning & Development; Craig Bossong, Board           

    Attorney; and Margaret Koontz, Secretary. 

 

D. PLEDGE OF ALLEGIANCE 

 

E. RESOLUTION   

 

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. 

 

The Board reviewed the resolution and two changes requested by the applicant’s attorney.  

Mr. Keane moved to approve the resolution with 1) the addition of a clause that the applicant 

was seeking a site plan waiver in addition to a variance for the sign, and 2) deletion of 

condition #3 that no other signage would be permitted.  Mr. Sartorius seconded the motion.  

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

Lesnewich.  

 

F. PUBLIC HEARING 

 

775 Central Avenue, Block 185, Lots 22.01-22.09, TBI-2 Zone 

Site plan and variance approval for occupancy of vacant space within the existing building 

by a child care service provider 
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Joseph Paparo of Hehl & Hehl, attorney for the applicant, described the application for site 

plan approval with variances for occupancy of 7,456 SF of the multi-tenant building at 755 

Central Avenue in the TBI-2 zone for a child care center.  The child care center is a permitted 

use in the zone but requires a variance for the play area in front and separation of the play 

area from the building. The applicant is also seeking a variance for parking.  The property has 

an existing variance for parking granted to the applicant by the Board of Adjustment in 2012 

to permit the shipping company, Wrist, to occupy space in the building.  Mr. Paparo is not 

sure a variance for parking is required as noted in the planner’s review letter that under New 

Jersey Municipal Land Use Law (MLUL) child care centers licensed by the Department of 

Human Services are exempt from parking requirements and Floor Area Ratio (FAR).  

Therefore, the applicant may withdraw the variance for parking.   

 

Pramila Shaheed was sworn in.  Her daughter has been involved in day care in New 

Providence for several years and in 2012 said she was ready to open her own facility which 

was prompted by New Providence High School’s ranking as the number one high school in 

the state that year.  Focus groups established by the day care center found many two-parent 

families in the area that require specialized day care.  The day care center’s top priority is 

academic excellence and to foster creativity and a passion of learning among its enrollees.  

Ms. Shaheed likes the location because it’s near other child-related businesses including the 

Summit Speech School, Indigo Gym and the recently approved aquatic center and is a good 

fit for the area. 

 

Ms. Shaheed described the day-to-day operations at the proposed day care center which offers 

services to newborns through 12-year olds.  The state has already done a courtesy inspection 

of the site which will be state licensed if approved.  Ms. Shaheed provided the student to 

teacher ratios:  8:3 for infants; 8:2 for toddlers aged 12 to 24 months; 10:2 for toddlers aged 

24 to 36 months; 15:2 for 3 to 4 year-old preschoolers; 15:2 for 4 to5 year-old preschoolers; 

and, 12:1 for kindergarteners.  The facility will also offer after-school care to children from 

the elementary schools; a morning nursery school with 10 children and one part-time teacher; 

unique classes (probably two classes) where parents can drop off children any time during the 

day; and, parent/child classes (probably five hourly classes).  The day care center will not 

have more than 105 children at any one time during the day and will be open from 6:30 a.m. 

to 6:30 p.m.  No food will be prepared onsite.  A food service will be dropping off pre-

ordered, prepared meals.  Use of the kitchenette will be limited to heating/reheating in the 

microwave.   

 

Ms. Shaheed then reviewed the drop-off procedures that will start at 6:30 a.m. with a few 

children arriving sporadically.  By 9:00 a.m. 95% of the children will have been dropped off 

with drop-off completed by 9:15 a.m.  Ms. Shaheed estimates that 68 children will arrive 

between 6:30 a.m. and 9:15 a.m. as follows: 12 between 6:30 a.m. and 7:00 a.m.; 16 between 

7:00 a.m. and 7:30 a.m.; 14 between 7:30 a.m. and 8:00 a.m.; 13 between 8:00 a.m. and 8:30 

a.m.; 10 between 8:30 a.m. and 9:00 a.m.; and 3 between 9:00 a.m. and 9:15 a.m. Arrival of 
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the ten nursery school children will be staggered from 9:00 a.m. and 9:45 a.m. after the peak 

drop-off period.  Parents want curbside drop-off and pick-up service which will also be 

staggered with staff at the curb to escort the children into the facility.  Parents of infants 

usually want to walk into the facility so parking will be required.  Ms. Shaheed estimates that 

two infants will be dropped off curbside which should take two to three minutes.  The older 

children will probably be dropped off so no parking is required.  Fifty percent of parents with 

toddlers will park and go in to the facility.  Children enrolled in the after-care program will be 

dropped off by bus between 3:10 p.m. and 3:20 p.m.  The buses are small and will pull up 

along the curb and a staff member will escort the children inside.   At any time during the day 

there will be 13 to 14 teachers each arriving in his/her own car and parking. 

 

Children of similar ages will be escorted out to the play area.  The infants will be taken to the 

area in strollers.  The younger and older toddlers may be taken to the area together.  The play 

area will have the same child-to-teacher ratio as the classes.  The play area is not a cookie-

cutter playground:  It is intended to be a creativity area with natural objects and will have 

native New Jersey plants that grow naturally and will not require pesticides.  The fenced play 

area will not have a jungle gym or slides. 

 

Parents will have key-fob entry to the facility.  The facility will not use the shared main 

entrance on Central Avenue.  The entrance will be through the side door which will be 

manned.  All of the teachers are screened and must pass a background check. 

 

Ms. Shaheed responded to questions from the Board.  The child care center cannot get its 

license unless the application is approved by the Board.  The state has made a courtesy 

inspection but will look at the entire space and the safety of the space, the visibility into class 

rooms, child-to-teacher ratio, number of children per bathroom, cribs which will be 

evacuation cribs and a number of other items before licensing the facility.   

 

New Providence has half-day kindergarten but Ms. Shaheed does not expect to get children 

coming to the child care center after they’ve finished kindergarten.  Most parents are looking 

for after-school care and she anticipates 18 to 20 children in the after-school care program. 

The day care center will offer full-day kindergarten.  Parents want morning nursery school 

which will be from 9:30 a.m., after the peak drop-off period, to 11:45a.m. – 12:15 p.m. After 

the 68 children arrive by 9:15 a.m., ten more children will arrive for nursery school, but they 

will leave well before the children are dropped off for after-care program.  Departures of 

children will be staggered between 4:00 p.m. and 6:30 p.m.  Parents want curbside pick-up 

for older children.  Parents of infants and some toddlers will probably come in to pick up 

their children. The estimates for when children will be dropped off and picked up are based 

her daughter’s experience working in day care services in New Providence for 20 years where 

the drop-off and pick-up is a steady flow without a mad rush.  
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The front entrance is shared and will be for emergency access only:  There will be no fob-

access entry to the day care center from the front entrance.  Other tenants in the building will 

not be able to access the day care center from the front entrance.     

 

Mr. Paparo is not sure an awning over the entrance to provide shelter from inclement weather 

is permitted but the applicant would consider this.  Each group of children is in a separate 

room.  The only anticipated delivery is food delivery which will be through the entrance on 

the side.  The applicant has asked the landlord for a cross walk with a guard to stop trucks 

from Wrist that are exiting the site.  Wrist is aware of the hearing but there has been no 

communication between the applicant and Wrist.   

 

Cameras will be installed on the exterior by the entrance and play area but not in the interior 

because they are intrusive.  The day care center will have 15 teachers, a director and assistant 

director.  The accounting staff will be off-site.  Ms. Shaheed has not thought about staff 

required to maintain technology at the site.  The day care center will not be buying the buses 

for the after-care program. The buses will pick up the teachers at the day care center and then 

go to the schools to pick up the children and return to the day care center.  Ms. Shaheed 

deferred several questions regarding drop-off and pick-up procedures and security questions 

to the director of the day care center.     

 

Mr. Heyer clarified that the state waiver for parking and FAR applies to child care centers 

licensed by the Department of Human Services.  He is not sure how the statute fits in with 

this application which has a pre-existing parking variance that will have to be altered in some 

way.  Mr. Lynch stated that the parking waiver for day care centers was introduced in MLUL 

by accident and was intended for on-site day care centers where the parents were already on 

the site.  Mr. Paparo will provide a letter from the state to see if it meets the waiver for 

parking.    

  

Mr. Niehoff asked about the overlap between teachers coming in and leaving.  Ms. Shaheed 

responded that two part-time teachers from the morning will leave by 12:15 p.m. and the 

teachers for the after-care program do not come until 2:30 p.m.  Mr. Niehoff believes that the 

estimate of 17 parking spaces required for teachers/staff is conservative.  Ms. Shaheed noted 

that the facility has more teachers than required by the state, but it won’t have more than 20.  

Mr. Niehoff is concerned about parking needs since the applicant does not know how many 

parents will park and walk their child into the facility and asked about timeframes for drop-

offs.  Ms. Shaheed deferred this question to the director who knows the day care center’s 

clients 80% of whom live in New Providence.  The day care center has already accepted 

enrollments.  The Board noted that if there is no room to pick up a child at the curb, parents 

will probably park which could cause a parking problem.   The Board asked about expansion 

plans which could cause additional parking problems if the day care center expands beyond 

the 105 children to the 179 that are allowed.  Mr. Niehoff asked about the truck traffic from 

Wrist in the morning and expressed concern that the day care center’s entrance is close to the 
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drive aisle.  Ms. Shaheed responded that children will go in small, supervised groups to get to 

the parking area. 

 

The hearing was opened to questions from the public. 

 

Barbara Babcock, 65 Coddington Drive, lives behind the building and asked how the truck 

traffic from Wrist that circulates one way around the building from west to east can be 

managed to protect the safety of the children. 

 

Bart Mongiello, 17 Radcliff Drive, lives right behind 755 Central and asked about the safety 

of the children given the trucks from Wrist, the majority of which enter/leave the site 

between 7:00 a.m. and 10:00 a.m. and between 2:00 p.m. and 6:00 p.m.  He added that trucks 

line up so there is already queuing on the site. 

 

Sarah Aronow, director of the day care center, was sworn in.  Ms. Aronow was a teacher in 

New Jersey and the assistant director at Santa Fe Day Care in New Providence from 2004 to 

2012.  Ms. Aronow described the drop-off and pick-up procedures.  Two staff members, or 

more if necessary, will man the drop-off area.  The children arrive on a staggered basis as 

does the staff.  The staff will take the children to their classrooms. Usually two classes will be 

open at 6:30 a.m. so the children may be mixed by age until the classes are fully staffed.  

Parents will call, text or e-mail to alert the day care center that they will be picking up their 

child(ren).  The security procedures for dropping off are less of an issue than picking up a 

child.  Her experience has been that most parents with infants will walk in with them but this 

doesn’t take long.  

   

Parents will pre-order meals online from Simply Gourmet.  These will be delivered around 

11:00 a.m. Ms. Aronow does not know the size of the delivery truck.  Approximately 50% of 

the parents are expected to sign up for the meals.  The caterer is aware of food allergies.  No 

peanut products will be allowed at the day care center.  The day care center will have 

documentation for allergies and procedures for handling allergic reactions.  No other 

deliveries are expected at the site.   

 

The Board expressed concern about how curbside drop-off and pick-up will work on a 

congested site with limited parking by the entrance.  Ms. Aronow said that the teachers 

usually take the least desirable parking spaces.  Some tenants have designated parking spaces 

but the day care center doesn’t.  The day care center will have two to three special events that 

are typically attended by 70 parents but it envisions offering off-site parking with busing for 

these events.  Typical absenteeism is two to eight children per day.  The estimate of children 

onsite at any given time assumes that all children are present which isn’t typical. 

 

The play area will be fenced and latched to keep the children from leaving the area.  Teachers 

will escort the children to and from the play area.  As a police officer, Mr. Henn is concerned 
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about the play area and traffic on Central Avenue specifically a car veering off of Central into 

the play area.  He is also concerned about children being able to let themselves out of the play 

area which is close to the street.      

 

The Board asked additional questions about the pick-up procedure and how the teachers can 

leave their classes if multiple calls come in.  One teacher may walk by several classes to 

gather the children if multiple pick-up calls come in at once.  Ms. Aronow testified that drop-

offs and pick-ups usually follow a consistent pattern.  The Board also asked about an 

evacuation plan.  The day care center has a plan to exit the children from the nearest exit.  

Infants, which have to be on the first floor, will be wheeled out in evacuation cribs with four 

to a crib.  The older children will be walked out.  The children are usually split up and taken 

to different areas.  The day care center has procedures for counting the children and fire drills 

will be conducted regularly.  The Board would like to see a safety/evacuation plan.   

 

The Board would also like to see a concrete plan for the curbside drop-off and pick-up 

procedures given the tight lot, multiple tenants and truck traffic noting that curbside drop-off 

and pick-up is half a traffic issue and half a security/safety issue to ensure the children are 

released to an authorized parent/guardian.  The Board is concerned that the procedures 

described in the testimony are modeled for perfect flow and need to be modeled for a “non-

perfect” flow.       

 

The hearing was opened to questions from the public. 

 

Chris Massineo, 293 Charnwood Road, operates New Jersey Film School which is a tenant in 

the building and asked about queuing for the day care center.  The queue for dropping off and 

picking up children will be along the building by the film school. 

 

Mr. Paparo asked the Board for an adjournment of the hearing so that the applicant can 

address the operational issues and questions raised by the Board.  The Board asked if the 

building owner would be available to testify. 

 

Don Young from Tulfra Realty Company was sworn in.  Mr. Young manages the day-to-day 

issues with tenants at 755 Central Avenue.  Mr. Young testified that Tulfra Realty Company 

will work with all tenants in the building, but it’s premature for him to answer any of the 

Board’s questions without knowing the operational flow of the day care center.  Tulfra is 

already working with Wrist on the trucking issues.  Mr. Young said that plans to modify the 

catch basin in the front and change the child care center drop-off point to the left front of the 

building are under discussion, but it is also premature to discuss them at this point.  

Expanding the parking in the back would require buffering from the neighbors.  Some of the 

back driveway is in a flood plain which limits how much it can be modified.   
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The Board asked about the other tenants and the vacancies.  The New Jersey Film School is 

on the east side of the building to the right of the day care center.  Wrist is in the warehouse 

area at the back of the building.  Bio Repository Resources is on the west side of the building 

and backs up Wrist.  The first and second floors (10,000 SF) in the front of the building to the 

west of the day care center are vacant.  Tulfra has looked at shared parking with 705 Central 

Avenue. 

 

The hearing was opened to questions from the public. 

 

Chris Massineo, New Jersey Film School, stated that Wrist parks its trucks anywhere it wants 

and asked if Tulfra plans to discuss changes at Wrist with other tenants in the building.  Mr. 

Young responded that the changes were communicated with the other condo owners several 

days ago.  Wrist is looking for off-site parking for the trucks.   

 

The hearing will be carried to August 12, 2014.  No further notice is required or will be 

given.  The applicant consented to an extension of time for the Board to act.      

 

G. OTHER BUSINESS 

 

New Providence Global Realty Façade Improvements 

The deadline for completing the first phases is August 1, 2014.  There are no milestones for 

the façade improvement but Mr. Lynch met with the contractor who said the work would be 

finished in six weeks.  The entire façade will be completed at that time rather than waiting to 

do the third phase in 2015.  Board noted that there are only four weeks until August 1, 2014, 

and not six as required by the contractor.  

 

Chipotle Mexican Grill 

Work has started on the inside of Chipotle.   

 

Fan Bistro 

The Health Department is not happy with the reconfiguration to re-open the take-out area on 

South Street because the walk-in cooler is near the take-out area.  Mr. Lynch noted that this is 

the way it was before the South Street entrance was closed.       

 

 Investors Bank 

The Board will hear the application to relocate Investors Bank to the corner of Springfield 

and Passaic Avenues at the July 8, 2014, meeting.   

 

BAC Center of Excellence 

BAC Center of Excellence is close to starting construction on the aquatic center. 
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Riverbend 

The property was bulldozed to level the site and fill in the low spots.  Nothing further has 

happened with the site. 

 

NP Fuel 

Work is starting on the installation of the tanks.  

 

New Cingular Wireless Monopole 

The Board of Adjustment granted an eight-month extension for the temporary monopole at 

Trans World Transmissions for New Cingular Wireless (“AT&T).  The Board requested 

monthly status reports from New Cingular Wireless and has received the first report. 

 

Trans World Transmissions 

The sale of Trans World Transmissions to an auto detailing business is expected to close on 

September 2, 2014.  The Board asked if it can ask the new owner to clean up the lot.  Mr. 

Lynch is not sure if the new owner will have to come to the Board. 

 

Fitness Factory 

The façade on the shopping center will be done shortly, but Fitness Factory is not close to 

being finished.  

 

H. MISCELLANEOUS 

 

No miscellaneous business. 

 

I. MINUTES  

 

Mr. Keane moved to approve the minutes for June 3, 2014, as submitted.  The motion was 

seconded.  The minutes were approved.  Messrs. Henn and Kapner abstained as they were not 

present at the June 3
rd

 meeting.   

 

J. ADJOURNMENT  

 

The meeting was adjourned at 10:31 p.m.   

 

Respectfully submitted, 

Margaret Koontz 

Planning Board Secretary 

 


