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MINUTES 

PLANNING BOARD 

BOROUGH OF NEW PROVIDENCE 

TUESDAY, SEPTEMBER 1, 2015 

 

A. CALL TO ORDER 8:03 p.m.       

     

B. PUBLIC NOTICE: This is a Public Meeting of the Planning Board of the Borough of   

  New Providence, County of Union, and 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, William Hoefling, John  

    Keane, Robert Lesnewich, Mayor Al Morgan and Robert Sartorius. 

   Absent:   Dan Henn and Gary Kapner.  Also  present:  Steve  

  Warner, Board Attorney; Amanda, Wolfe, Attorney;  Chris   

  Dochney, Borough Planner: Paul Niehoff, Borough Engineer;  

  Keith Lynch, Director of Planning &  Development; and, Margaret 

Koontz, Secretary. 

 

D. PLEDGE OF ALLEGIANCE 

 

The Board observed a moment of silence for Nancy Cashel, a long-time former Planning 

Board member. 

 

E. PUBLIC  HEARING 

 

New Providence 2008 LLC, 705 Central Avenue, Block 185, Lot 23.01, TBI-2 Zone, for 

amended site plan approval for change of use and parking variance. Bulk variances for front 

yard, impervious coverage and floor area ratio are existing non-conformances with no 

changes proposed.  

 

Vince Kramer, attorney for the applicant, described the application to reconfigure the interior 

space at 705 Central Avenue increasing the space occupied by Indigo Gymnastics Center and 

reducing the space occupied by FRC-Electrical Industries.  The reallocation of interior space 

changes the parking needs and requires a C-2 variance for the number of parking spaces.  The 

applicant would like to keep the existing 180 parking spaces.   Some spaces will be removed 

for the new loading doors but new ones will be created within the existing paved areas for a 

zero net loss.   
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The following exhibits were marked: 

 

 Exhibit A-1 – Schematic Design, SD-100, dated June 26, 2015, prepared by Jarmel 

Kizel, Architects and Engineers Inc.  This was included as part of the application. 

 

 Exhibit A-2 – Marked up copy of Amended Site Plan, C-300, dated June 3, 2015, 

prepared by Jarmel Kizel, Architects and Engineers Inc. 

 

Gerard Gesario, director of civil engineering at Jarmel Kizel Architects and Engineering Inc., 

was sworn in and presented his credentials as a licensed professional engineer and was 

accepted as such by the Board.  Mr. Gesario stated that the application does not require a 

variance for the expansion of a non-conforming use as recreational use is now permitted as a 

result of the re-zoning of the district from Light Industrial to Technology and Business 

Innovation II.  Mr. Gesario described the property which houses the Summit Speech School 

in front, FRC-Electrical Industries and Indigo Gymnastics as well as vacant space in the rear. 

FRC-Electrical Industries proposes to reduce its space from more than 30,000 SF to 

approximately 11,000 SF while Indigo Gymnastics will increase its footprint from 16,000SF 

to 30,000 SF.  With the re-appropriation of tenant space, the site requires 225 spaces (the 

Borough planner calculated the parking requirements as 223 spaces).  The site has no 

additional space for parking nor does Mr. Gesario believe it necessary to add more spaces.  

The property has no off-site parking. 

 

The loading areas on the north side of the building exist but the applicant plans to formalize 

the loading doors.  The loading pad will accommodate a 50’ truck although most deliveries 

are made by small trucks with deliveries by a larger 50’ truck occurring once a year.  

Fourteen parking spaces will be eliminated but 14 spaces will be added with no loss in the 

number of parking spaces (180) on the site.  A large truck can navigate the site.  A new door 

with an American with Disabilities Act (ADA)-compliant ramp and stairs will be added at the 

northwest side of the building and an ADA chairlift will be added at the northeast corner of 

the building by the space occupied by FRC-Electrical Industries (Exhibit A-2).  Six of the 

parking spaces are ADA compliant but an additional ADA space can be created closer to the 

chair lift for a total of seven ADA-compliant spaces.  The ordinance requires that 10% of the 

spaces be 9’ x 20’ but the applicant would prefer not to lengthen the spaces because they 

would encroach on the drive aisles.  The lighting on the property remains the same:  The 

construction plans when submitted will include the lighting over the new door.  The applicant 

is in the process of repairing the potholes on the site.  The site has an entrance on Central 

Avenue and three entrances on Balcom Road.  The traffic circulation will remain the same.   

 

Mr. Gesario reviewed the parking requirements.  The building is approximately 99,000 SF.  

The 8,300 SF of vacant space were included in the parking calculation assuming recreational 

use because it has the highest demand for parking and represents 34 spaces for a total of 153 

spaces for recreational use.  Mr. Dochney confirmed that the applicant’s parking calculations 
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are accurate.   

.     

The applicant had no issue with the comments in the engineer’s review letter except for the 

length of the parking stalls.  As testified, the applicant would like to keep the existing 9’ x 

18’ spaces.  Per the ordinance, 18 spaces are required to be 20’ in length but lengthening the 

spaces would encroach in the drive aisles even if located along the far northern corner of the 

property where the Board suggested they could be extended.  Mr. Niehoff commented that 

there are 32 spaces at the far north corner of the site where vehicles can overhang the parking 

space effectively creating spaces 20’ in length.  Mr. Warner noted that a second variance 

would be required for the length of the parking spaces if the applicant does not want to 

lengthen the stalls.  The applicant will look at the striping on the property and add striping if 

it is not there or is insufficient.  The applicant is not increasing the impervious coverage on 

the site.  The applicant previously agreed to stripe an ADA-compliant space for the chair lift 

at FRC-Electrical Industries.  A trash enclosure shown in red on Exhibit A-2 is located to the 

right of the center entrance on Balcom Road.  The applicant agreed to revise the site plan to 

show the location of the trash enclosure.  No new lights are proposed for the parking area.  

The Board expressed concern about light spillage by the loading pads:  The applicant will 

submit the isobars for the lights by the doors to the Borough Engineer for review and 

approval.  Truck traffic on the site will be reduced with the increase in recreational use and 

decrease in manufacturing use.  The application does not require permits from NJDEP for 

wetlands or soil disturbance or a review by the Union County Planning Board as the property 

is not on a county road.  Mr. Desario testified that there will be no change to the tanks at 

FRC-Electrical Industries. 

 

Mr. Gesario covered most of the comments in the planning review letter in his testimony.  

The variances for front-yard setback, lot coverage and floor area ration are for existing 

conditions.  These conditions will not change with the reallocation of space.  Mr. Gesario 

acknowledged that the application cited the wrong ordinance for parking requirements and 

will correct this on the revised site plan and addressed the planner’s question about the 

number of employees per shift at FRC-Electrical Industries:  FRC-Electrical Industries has 

three to four employees.  The applicant did a turning movement plan for the doors by the 

loading pads and will submit it to show that a 50’ truck can navigate the site.  The applicant 

will grade the sidewalk by the existing driveway along Balcom Road, as shown in the 

photograph on page 8 of Heyer, Gruel & Associates review letter dated August 26, 2015, to 

the curb and repair the driveway.  

 

Donald Young, owner’s representative from Tulfra Realty Company LLC, was sworn in and 

testified that FRC-Electrical Industries, which manufactures electrical devices for defense 

contracts, was a tenant when Tulfra bought the building in 2009.  FRC-Electrical Industries 

has four to six employees onsite from 7:00 a.m. to 3:30 p.m. Monday through Friday.  The 

nitrogen tanks were on the site when Tulfra bought the building and are protected by a fence. 

FRC-Electrical Industries has a small tailgate located at the rear of the building that houses 
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small trucks.  It’s the only tailgate:  Everything else is delivered through the loading pad by 

the proposed chair lift.  There is minimal truck traffic.  Mr. Young has never seen a semi-

tractor trailer on the site.  Most deliveries are made by smaller 20’ to 26’ box trucks or vans.  

The parking lot is always vacant except for three to four cars.  The vacant area in the building 

will be accessible via the new stairs/ADA ramp on the side toward the back of the building.  

The only other exterior work besides the loading pads is the installation of the chair lift for 

FRC-Electrical Industries.  Tulfra Realty owns the vacant space - approximately 8,000 SF – 

which is for sale and is being marketed for recreational use although it could be used as 

industrial space.   

 

Mr. Young responded to questions from the Board.  He is not aware of any complaints about 

the parking.  The high school uses some of the spaces after school hours when there’s an 

event at the school but the parking lot is usually pretty empty.  Mr. Young is not aware of a 

formal agreement between the condo owners or building tenants and the high school.  The 

heaviest use of the parking lot is on the weekend for Indigo Gymnastics which was a tenant 

when Tulfra purchased the building.  FRC-Electrical Industries and Indigo Gymnastics are 

separate units with separate ingresses/egresses so children can’t get from the gym into FRC-

Electrical Industries.  The Summit Speech School leases its space from the Borough.  Tulfra 

retains ownership of the vacant space until it is leased or sold. 

 

There were no questions from the public for Messrs. Gesario or Young. 

 

Cameron and Mandie Saifi, owners of Indigo Gymnastics, were sworn in.  The Saifis own a 

16,000 SF unit within the condominium.  Ms. Saifi was very worried about the possibility of 

more trucks on the site from a new tenant when she learned that FRC-Electrical Industries 

planned to downsize and wants to take the space for additional gymnastic equipment 

including a trampoline.  Indigo Gymnastics provides gymnastics training for children 

including floor exercise and training on uneven bars, vaults, balance beams, rings and 

pummel horses.  The average enrollment is 600 to 800 children per month but they are not all 

on site at one time.  Indigo Gymnastics is open from 10:00 a.m. to 9:00 p.m. on weekdays; 

from 9:00 a.m. to 8:00 p.m. on Saturday; and, from 11:00 a.m. to 6:30 p.m. on Sunday but 

there is minimal use mostly for parties.  Weekday mornings are quiet with ten to 20 children 

but it gets busier after school.  The peak times are 4:00 p.m. to 6:00 p.m. Monday through 

Friday and Saturday mornings between 9:00 a.m. and noon.  

 

Indigo Gymnastics will assume 12,000 SF of additional space and plans to add a balcony 

from which parents can observe their children.  The new space will house bathrooms, a pro 

shop and reception area.  Ms. Saifi testified that coaches are hard to come by so the larger 

space does not mean more children although the Mr. Saifi would like to see a 20% increase in 

students but this will take years.  The Saifis would like to use the new entrance closer to the 

back as the primary entrance and change the existing entrance to exit only.  Indigo 

Gymnastics has 12 coaches all of whom can be at the site during the peak hours on Saturday. 
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There is one coach for eight recreational gymnasts and one coach for ten team gymnasts.  The 

peak hours are on Saturday with 100 children using the facility but they are coming and going 

and are not all on the site at one time.  Most of the children get dropped off although some 

parents stay while their child is there.  The Saifis propose to make some interior 

improvements including a mezzanine with a general office and office for the coaches and 

bathrooms.  A wall will be added to eliminate any common walls with other tenants. 

 

Mr. Saifi stated that traffic and parking on the site are non-issues.  Last year the western side 

entrance was changed to make it one way which helped with the traffic flow and parking has 

never been a problem.  The lot is monitored by closed circuit cameras.   

 

The Saifis responded to questions from the Board.  Approximately 10% of the parents stay to 

watch their children but this depends on the time of year and weather.  More may stay at the 

beginning of a semester or if it’s raining.  Parents of team gymnasts don’t stay.    

 

There were no comments from the public.   

 

Mr. Kramer summarized the application.  Reconfiguring the interior space does not intensify 

use on the site and the truck traffic will be reduced.  The site benefits from recreational rather 

than manufacturing use.  There is no room on the site to add extra parking spaces to meet the 

requirements of the parking ordinance.  It doesn’t look as if there will be a 20% increase in 

traffic with the additional recreational use.  The positives outweigh the negatives and nothing 

in the application impairs the zoning ordinance.   Two variances are required for the number 

of parking spaces and length of the spaces.   

  

The Board discussed the application and the parking.  Mayor Morgan does not see any issues 

with parking on the site since FRC-Electrical Industries’ employees are on the site in the 

morning and early afternoon and peak parking at Indigo Gymnastic is later in the afternoon 

during the week and on Saturday when FRC-Electrical Industries is closed.  Chairman 

Lesnewich agreed that the while the tenants overlap, it’s a good fit because of the different 

peak parking hours for FRC-Electrical Industries and Indigo Gymnastics.  The increase in 

recreational use in the building ensures no increase in parking/traffic that might result with 

another use of the space.  In addition, the trucks at FRC-Electrical Industries are not near 

Indigo Gymnastics.  The increase in recreational use increases the diversity of use for 

athletics in the zone and is a nice usage to get more people into town.  Mr. Cumiskey 

expressed some concern as to what would happen if Indigo Gymnastics changed into a gym 

with fitness equipment and programs because this would impact parking and traffic on the 

site.  Mayor Morgan is not concerned about this because Indigo Gymnastics is very 

specialized in gymnastics.  Mr. Sartorius believes the increased recreational use on the site 

complements the health and racquet club and aquatic center in the zone.   

 

Mr. Cumiskey moved to approve the application for variances for the number of parking 
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spaces and length of the spaces with the following conditions:   

 

 The potholes/curbs/sidewalks on the site will be repaired as testified by the applicant  

 Striping in the parking lot will be re-striped or added if necessary as testified by the 

applicant  

 Lighting for the areas by the loading pads will be included on the construction plans 

and will reviewed and approved by the Borough Engineer to ensure there is no 

spillage of light to the north 

 The applicant will provide a copy of the turning plan and revised plans showing the 

trash enclosure, and  

 All engineering concerns as noted in the engineering review letter dated August 26, 

2015, will be addressed.   

 

Mayor Morgan seconded the motion.  Members voting in favor:  Mr. Cumiskey, Mr. Keane, 

Mayor Morgan, Mr. Sartorius, Mr. Castagna, Mr. Hoefling and Chairman Lesnewich.  The 

application was approved. 

 

F. UPCOMING HEARING    
 

Nickar, LLC doing business as Tide Dry Cleaners, 50 South Street, Block 150,  Lot 2, Central 

Commercial District for site plan approval for demolition of existing one-story building and 

construction of a new one-story building with canopy for a dry cleaning establishment. 

 

The public hearing is scheduled for October 6, 2015. 

 

G. OTHER BUSINESS 

 

Draft Downtown Concept Plan – Next Steps 

 

The Board has held two public meetings in addition to this meeting to discuss the Downtown 

Concept Plan and invited public comments.  The Board shares the concerns expressed at the 

public meetings regarding parking and public safety.  The next step is for the Board to draft a 

response to the plan to Council.  Following that the Board will hold a public hearing of the 

plan before it can be adopted by the Board as an element or addendum to the Master Plan.  

Once the plan has been incorporated into the Master Plan, the zoning ordinances can be 

changed to support the plan.   

 

The Board believes it’s a good plan that is dynamic and can/will be modified as the town 

evolves. The Board’s main concerns are parking, increasing connectivity downtown and 

improving public safety with additional sidewalks and crosswalks.  Mr. Cumiskey asked if 

three stories as proposed should remain in the plan since the Mayor has heard feedback that 

2.5 stories are preferred.  The Board agreed that the downtown area, which was established in 
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the 1940s and 1950s, can’t accommodate residential space and is wary of overdevelopment 

from the number of stories and mixed use and would prefer a limit of 2.5 stories.  Mr. 

Dochney will work on a response to Council.   

 

H. MISCELLANEOUS BUSINESS 

 

The September 8
th

 meeting will be cancelled and appropriately noticed.    

 

I. MINUTES   

 

Mr. Keane moved to approve the minutes as submitted.  Mr. Sartorius seconded the motion 

and the minutes were approved.   

 

J. ADJOURNMENT 

 

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

adjourned at 10:08 p.m.    

 

  

Respectfully submitted, 

Margaret Koontz 

Planning Board Secretary 


