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MINUTES 

PLANNING BOARD 

BOROUGH OF NEW PROVIDENCE 

TUESDAY, JULY 8, 2014 

 

A. CALL TO ORDER 8:03 p.m. This meeting was not recorded because the recording      

      system was not working.  A court reporter was present. 

 

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, Also present:  Fred Heyer,            

   Borough Planner; Paul Niehoff, Borough Engineer, John Jahr,        

    Borough Traffic Expert; Keith Lynch, Director of Planning &         

     Development; Phil Morin, Substitute Board Attorney; and               

    Margaret Koontz, Secretary. 

 

D. PLEDGE OF ALLEGIANCE 

 

E. PUBLIC HEARING 

 

Investors Bank, 1291 Springfield Avenue, Block 50, Lot 18, Central Commercial District for 

preliminary and final site plan approval to construct a new branch bank facility 

 

Clara Harelik, attorney for the applicant, described the application for preliminary and final 

site plan approval with variances to construct a bank in the Central Commercial District 

(CCD) at the corner of Passaic Street and Springfield Avenue with three drive-through 

windows, 21 parking spaces and other improvements.  The applicant seeks variances for:  1) 

an accessory structure for the paved public area with seating at the corner of Passaic Street 

and Springfield Avenue, 2) the 36’ wide drive-through exit, 3) parking in the front yard; 4) 

lack of a loading area; 5) and, number of monument signs, sign setbacks and height of the 

monument signs from grade.  The size of the building signs (14.25 SF) was reduced to be 

compliant with the sign ordinance.   

 

Karen Luongo of Kapuscinski Luongo Architects was sworn in and accepted by the Board as 

a licensed professional architect.  A colorized version of the site plan was marked as Exhibit 



2 

 

 

A-1.  Ms. Luongo described the site at the intersection of Springfield Avenue and Passaic 

Street which was formerly a gas/service station and car wash.  The bank will be located at the 

corner to provide a nice streetscape with the drive-up windows located on the north side of 

the bank under a canopy.  The site has two ingresses/egresses:  One on Springfield Avenue 

and the other at the north end of the site that is accessed from the common easement at the 

back of the property.  The .667acre site is fully developed with a gas/service station and car 

wash that will be razed.   Investors Bank, currently located in the Village Shopping Center, is 

a long-term member of the business community but does not have a drive-through facility.  

The bank has been looking for a new site and this is the bank’s wish-list site.      
 

A colorized version of Sheet A-1 (Floor Plan) of the architectural plans was marked as 

Exhibit A-2.  The interior space was designed so the public spaces focus on the street and so 

people driving by can look in.  Access to the bank is on Passaic Street and from the parking 

lot on the east side of the building.  Ms. Luongo described the interior of the bank that is 

anchored by a community wall with an image of the town.  The interior has a television, 

coffee station, large lobby, five tellers, four customer services areas, a manager’s office and 

conference room, safety deposit vault, restrooms and employee facilities.  The interior is light 

with 13’ ceiling transom windows and a lighting circuit for a view into the facility after 

hours.  The bank will have five full-time and two part-time employees and will be open from 

8:30 a.m. to 4:30 p.m. Monday through Thursday and until 6:00 p.m. on Friday.  Saturday 

hours are from 9:00 a.m.to 1:00 p.m.  The first drive-through will have an ATM and night-

drop facilities.  The other two drive-through lanes will have teller service during business 

hours.   

 

The following exhibits were marked: 

 

 Exhibit A-3 – A colorized version of Sheet A-2 (Exterior Elevations) of the architectural 

plans 

 Exhibit A-4 – A colorized version of Sheet A-3 (Exterior Elevations) of the architectural 

plans 

 Exhibit A-5 – A color rendering of the exterior of the building 

 

The exterior of the building was designed to reflect the bank’s corporate values.  It is visually 

interesting and addresses many of the core standards in the Design Standards.  The bank has a 

cast stone base up to the sills, brick columns, transom windows, cast stone trim above the 

transom windows that goes around the entire building and a parapet above the trim.  A dome 

is set back from the roof above the entrance doors.  The entrances are raised in height and the 

doors are recessed per the Design Standards.  The building deviates from the Design 

Standards for the minimum storefront (60%) devoted to display with 37% on Passaic Street 

and 14.4% on Springfield Avenue.  Ms. Luongo believes the amount of display windows 

meets the intent of the Design Standards that were intended for retail businesses:  The bank is 

a different use.  The design of the building makes a strong use of height which is 25’ at the 
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dome so the building looks like a one-and-a-half to two-story building.  The building is in 

scale with the downtown and the building to the east.  The same materials are used on all 

facades so there is no back of the building.   

 

The proposed bank is a substantial building on a gateway site so Ms. Luongo paid attention 

when designing it.  It has different heights, uses different materials and the façade elements 

are varied.  It meets the requirements of a focal point appropriate for any angle of approach 

and was oriented to the street.  The parking lot couldn’t be located behind the building but is 

situated where it would be least noticeable.  The drive-through facilities and trash enclosure 

are located to the rear.  The building has prominent pedestrian entries with canopies over the 

entrances and nice windows.  The mini plaza at the corner provides public space and balances 

the plaza across the street at the Presbyterian Church.  All of the colors and materials for the 

bank are approved per the Design Standards and the windows are clear glass. 

 

The Board had several questions for Ms. Luongo.  The canopies over the entrances are about 

4’ from the building.  The drive-through lanes do not have tellers and are operated by 

cameras.  The first lane has an ATM rather than teller service.  The bank does not have a 

walk-up ATM, but there is nothing to stop a customer from walking up to the ATM in the 

drive-through lane; however, most customers don’t walk up to an ATM when the drive-

through lanes are open.  There is ample sight distance for a driver approaching the ATM to 

see a customer standing at the ATM in the drive-through lane.  The bank will not have an 

ATM inside the building.  Investors Bank only installs walk-up ATMs when there are no 

drive-through lanes.  The applicant could install a sidewalk leading to the ATM, but the 

customer would still be standing in the drive-through lane while using the ATM.  Ms. 

Luongo did not know the percentage of non-Investors Bank customers that would use the 

ATM but noted there are several other ATMs in town that a non-bank customer could use.  

The Board agreed that the ATM as proposed is better than what exists at the bank in the 

Village Shopping Center that requires customers to park.  The same cast-stone banding goes 

around the entire building.  

 

Mr. Niehoff asked about the mechanicals and lighting.  The mechanicals are located on the 

roof and will be screened by the parapet.  The building has wall scones on the piers by the 

entrances.  The lights in the drive-through canopies meet the requirements for ATM lighting. 

The restroom has no glazing. 

 

Tom Shedlak, owner of 1283 Springfield Avenue representing TJ&J Realty, asked if the 

applicant considered his building which is adjacent to the site and his driveway off of 

Springfield Avenue when designing the site.  The question was deferred to the engineer. 

 

Robert Freud of Dynamic Engineering was sworn in and presented his credentials as a 

licensed professional engineer and planner.  A color aerial photo of the proposed Investors 

Bank location was marked as Exhibit A-6.  Mr. Freud described the location of the building 
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which neighbors retail stores to the south, the Presbyterian Church to the west and strip mall 

to the east.  The impervious coverage of the property, which has four driveways in and out of 

the gas/service station, is now 100%.   The site slopes southwest to the intersection and has to 

be DEP “clean” for development.  The tanks have been removed and filled.  All the utilities 

are available. 

 

Referring to Exhibit A-1, Mr. Freud testified that the building was moved to the corner and a 

lot of green space has been added.  Parking away from the front of the site would be a 

hardship.  The circulation has been cleaned up by eliminating one driveway on Springfield 

Avenue and one on Passaic Street.  The driveway on Passaic Street is egress only from the 

drive-through lanes.  There is two-way access at the back of the property to the 20’ wide 

easement which could be widened to 21.5’ for better two-way movement.  The property has 

21 parking spaces where 12 are required.  There is pedestrian access from Springfield 

Avenue to the entrance which is the primary entrance.  The public space on the corner is a 

paver platform with a curved low sitting wall to mimic the corner of the Presbyterian Church 

across the street.  The electrical box is on Passaic Street behind the plaza and won’t impede 

pedestrian movement.  The main drive aisle is 24’ wide and is flared at the curb to 35’ and so 

requires a variance for the width.  A sidewalk on the east side of the building provides access 

from the back parking lot.  The sight line from the drive-through lanes touches the elevation 

of the steps but this does not disrupt the sight line.   

 

The impervious surface has been reduced to 67% from 100% significantly decreasing run off. 

 The roof leaders will be tied to the inlet on Passaic Street.  All of the utilities in the right of 

way can be used.  There are no issues with the flood plain that runs through the intersection 

but stops right before the building.  The property has significant landscaping by the public 

plaza, around the foundation of building, in the parking lot and at the common property line 

at the back.  The building has two lights at each entrance and in the canopies in the drive-

through lanes.  The lighting in the parking lot mimics the light on Springfield Avenue and 

Passaic Street.  Some of the lights dip below the specified candle and thus require a technical 

waiver, but there is no negative impact:  The street lights on Passaic Street supplement the 

lights.  

  

The building sign faces Passaic Street.  A similar sign is on the opposite side of the building. 

Both building signs are 14.25 SF and meet the requirement of the sign ordinance.  The bank 

proposes a monument sign on Passaic Street and a second one on Springfield Avenue 

triggering a variance as only one is permitted.  The two monument signs don’t interfere with 

each other and can’t be seen together.  The one on Passaic marks the entrance.  The sign on 

Springfield Avenue is required to identify the site because the building sign can’t be seen 

from Springfield Avenue.  A variance is required to locate it closer to the right of way 

because of the adjacent building; however, the location doesn’t interfere with pedestrian 

traffic.  All of the text on the monument signs is 18” or higher but a variance is required 

because the bottom of the sign is not the required height from the ground.  Only the letters on 
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the building and monument signs are internally illuminated.  The site also has three 

directional signs.  These are not illuminated and meet the size requirement.   

 

A ladder fire truck can enter the back of the site off of Passaic Street and exit on Springfield 

Avenue.  The bank doesn’t really have deliveries and most can be made by a vehicle that 

would pull into one of the parking spaces so the bank seeks a variance for a designated 

loading zone space.  The refuse will be kept in a dumpster at the rear of the property that will 

be wheeled out for pick up. 

 

Mr. Freud stated that the required variances advance land use and improve public safety.  The 

site has a free flow of traffic and presents a desirable visual environment.  The variances 

present no negative impact to the Master Plan or the public good.   

 

Mr. Freud responded to the Board’s questions.  The trend with Investors Bank is to locate the 

ATM in the drive-through lane.  The bank doesn’t want to encourage pedestrians to use the 

ATM in the drive-through lane but will accommodate them and could add a sidewalk to the 

ATM.  The distance from the drive aisle to the ATM is 55’ to 60’ with a clear sight line from 

the drive aisle to the ATM so a pedestrian would be visible if using the machine.  Mr. Freud 

is not aware that the easement area behind the property will be repaved.  A stop bar and sign 

will be installed at the rear exit.  An additional lamp post could be added between the drive-

through lanes and the public plaza.  Left turns onto Springfield Avenue will be restricted and 

signed to indicate such.  The drive-through lanes on Passaic Street will be signed with Do 

Not Enter signs.  The ATM is 30’ from Passaic Street.  One vehicle can queue in front of 

another at the ATM while waiting to exit onto Passaic Street.  Investors Bank has not 

received any comments on the application from the County.  

 

The signs are not illuminated with spotlights.  The following exhibits showing the signs and 

lighting were marked: 

 

Exhibit A-7 – Photograph showing the monument and building signs at another Investors 

Bank 

Exhibit A-8 – Photograph showing the individually illuminated letters on the building sign     

Exhibit A-9 – Photograph of an Investors Bank monument sign 

 

The proposed monument signs are Investor Bank’s standard and are lit the same way as the 

building sign so that the light shines through the sign.  A motorist driving north on South 

Street toward Springfield Avenue will see the building sign not the monument sign.  Mr. 

Henn doesn’t think the monument sign meets the intent of the Design Standards because it 

looks dated (1980s look) and asked if the base could be brick to match the building rather 

than black steel. Ms. Harelik responded that the shrubs around the sign will conceal the base, 

but the bank will change the base to brick if that’s what the Board would like. 
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The site has room for trees and shrubs along the east side of the property.  The tree closest to 

Springfield Avenue is set back and won’t interfere with the sight line of the adjacent property 

on Springfield Avenue.  

 

Mr. Freud responded to Mr. Niehoff’s questions.  The first parking space off of Springfield 

Avenue is 40’ from the curb so there is room to back out.  Mr. Jahr thinks it’s a little tight but 

will probably be okay.  Landscaping is proposed right up to the property line.  The bank can 

modify the grades so the water from the adjacent property, which is higher, can drain onto the 

site.  The sheet flows to Springfield Avenue.  The bank did not consider installing a trench 

drain to channelize the water.  The existing run-off patterns will be maintained with water 

going to the existing inlets on Springfield Avenue and Passaic Street, but the decrease in 

impervious coverage will reduce peak run off.  In addition, the plantings between the parking 

lot and adjacent driveway should help with water.  The curb line and fence at the back of the 

property is on the adjacent property and will not be touched.  Shared parking represents 

liability and insurance issues, but the bank is open to discussion of shared parking and would 

consider shared parking with an individual entity.  The bank will not post signs indicating 

bank parking only.  The Board had no issue with decorative lighting throughout the parking 

lot.  The ATM drive-through lane will accommodate one car at the ATM and two queuing 

behind it.  

 

The Board discussed the easement at the back of the property.  The applicant has not 

considered widening the 24’ right-of-way easement.  Mr. Niehoff is concerned that a truck in 

the easement could impede two-way traffic.  Mr. Lynch asked if the bank, without widening 

the easement, could reduce the green space at the back of the bank’s property to make the 

easement wider to improve the traffic flow.  Mr. Freud believes the 20’ paved area of the 

easement is more than enough to accommodate two-way traffic, but the bank could push the 

curb line back to increase it to 21.5’ and also flare the curb at the end of the roadway onto 

Passaic Street.  Widening the easement is a liability issue.  The bank is the lessee and is not 

in a position to negotiate the easement.  Council can address the easement with the property 

owner.    Mr. Jahr supported Mr. Lynch’s suggestion to leave the easement and remove 2’ of 

the green space at the back of the bank’s property to increase the road way behind the bank 

which would be better for customers entering from Passaic Street.  Mr. Jahr believes the 

easement could be negotiated off-line as long as the bank is willing to talk.  Mr. Jahr also 

noted that the applicant needs to provide the sight triangle for the driveways and the auto-turn 

templates. 

 

Mr. Shedlak, TJ&J Realty owner of 1283 Springfield Avenue, asked about parking, snow 

removal, drainage and the fence between the properties.  The bank will have twice as much 

parking as required so customers will not have any reason to park on his lot.  Thirty percent 

of the lot will be green space so there is room to stockpile snow.  The bank will be built on a 

slab and won’t have a basement that could flood.  The fence at the back of the site is on Mr. 

Shedlak’s property and the bank will not disturb it.  The bank looked at installing a fence 
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along the eastern property line but decided it wasn’t appropriate and will landscape instead. 

 

The back of the property where the car wash is will be re-graded to match the adjacent 

property so a retaining wall will not be necessary.  The Board would like to get rid of the 

fence between the two properties which is there to keep cars from driving through the lots.  

Mr. Lynch recommended a heavy timber guard rail.  The bank is willing to work with the 

adjacent property owner on re-grading the property to the same level. 

 

Justin Taylor from Dynamic Traffic, a division of Dynamic Engineering, was sworn in and 

presented his credentials as a licensed professional engineer and certified professional traffic 

operations engineer.  Dynamic Traffic completed a traffic impact study to assess the traffic 

impact associated with the construction of the bank and the circulation on the site.  Traffic 

counts were taken and a growth rate of 1% was applied to determine traffic in 2015.  Trip 

generation for the bank was added to assess the impact on traffic.  The intersection at 

Springfield Avenue and Passaic Street has negligible impact.  Banks are pass-bys not 

destinations so 50% of the traffic going to the bank is already on the road.  Vehicles can enter 

and exit the site safely.  The queue to exit the northern driveway via the easement onto 

Passaic Street is one to two cars. For Springfield Avenue, the queue is one car but this will be 

eliminated if left turns are prohibited.  The bank represents a 40 to 60% reduction in traffic 

from the previous use as a gas/service station.  The levels of service are sufficient. 

 

The site was designed to conform to the sight triangles and to allow a safe exit.  Online 

banking has reduced volume at drive-through windows.  The average queue for the drive-

through window is five vehicles.  The average queue for the ATM is three vehicles.  If more 

than three vehicles are queued, customers will usually park and go into the bank.  Three 

vehicles can be stacked at each of the three drive-through lanes.  Two driveways have been 

eliminated from the site and the number of vehicles entering and exiting the site drops from 

200 from the gas/service station use to 100 for the bank.  Traffic from the bank will have no 

detrimental impact on the surrounding roads. 

 

Restricting left turns onto Springfield Avenue could be used to control queuing; however, 

Mr. Taylor noted that the professionals want to restrict left turns all the time.  Council will 

have to amend the ordinance to impose this restriction. 

 

Mr. Morin asked about window and banner signs.  Ms. Luongo testified that the bank has 

window signs which are double-sided interior signs with spotlights suspended an inch back 

from the window.  The signs are placed in every other window.  The bank typically does not 

post signs or banners outside.  A photograph showing the exterior view of temporary window 

signs was marked as Exhibit A-11.  An interior view of the window sign was marked as 

Exhibit A-12.   Ms. Luongo is confident the bank can comply with the requirement for 

temporary window signs since it has different size signs. 
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Mr. Morin asked about Title 39 enforcement and the ability to ticket on the site.  Mr. Henn 

responded that the police can only ticket for handicap parking, which goes across all parking 

lots, since the parking lot has no other restrictions.       

 

Ms. Harelik summarized the application and hearing.  The bank’s professionals addressed all 

of the comments from the Borough’s professionals.  The application meets the positive and 

negative criteria.  The application with the variances requested enhances the downtown area 

and was designed to meet the goals of the downtown area and provides a public plaza.  The 

bank improves traffic flow and circulation on the site is not a problem.  The bank building is 

more attractive than the gas/service station.  The applicant will be neighborly and friendly 

and will work with the adjacent property owner to further enhance the property.  Banking has 

changed:  The drive-through ATM is a necessity and is convenient for customers with 

children and older customers and during bad weather.  The bank has adequate parking.  The 

applicant will do whatever is necessary for the Union County Planning Board. 

 

Ms. Harelik restated the variances requested for an accessory structure, driveway width, 

parking in the front, lack of a designated loading zone and number of and setback for the 

monument signs.  The variance for the building signs has been eliminated.  Ms. Luongo 

believes the variances for the height from the ground for the monument signs have been 

eliminated with the change to an 18” high brick base.  The bank also seeks waivers from the 

Design Standards for the height of the storefront and percentage of storefront devoted to 

display windows.     

 

The Board discussed the application with the following conditions:  1) Right-turn restriction 

onto Springfield Avenue subject to adoption of an amended ordinance by Council, 2) 

modification of the engineering drawings to reflect architecturals, 3) pavement of the 

easement, 4) further discussion of widening the easement for the first 35’, 5) additional 

streetscape lighting in the public space on Passaic Street if necessary, and 6) unimpeded 

access to the  easement during construction of the bank.  Mr. Sartorius moved to approve the 

application with variances and the conditions described above.  Mr. Henn seconded the 

motion.  Members voting in favor: Mr. Cumiskey, Mr. Henn, Mr. Kapner, Mr. Keane, Mr. 

Sartorius, Mr. Lowenstein and Chairman Lesnewich.  None were opposed.  A Developer’s 

Agreement is not required.  

 

 

F. OTHER BUSINESS 

 

No other business.   

 

G. MISCELLANEOUS 

 

No miscellaneous business. 
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H. MINUTES  

 

Mr. Keane moved to approve the minutes for July 1, 2014, as amended to correct a typo.  Mr. 

Kapner seconded the motion.  The minutes were approved as amended.     

 

I. ADJOURNMENT  

 

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

 

Respectfully submitted, 

Margaret Koontz 

Planning Board Secretary 

 


