
































































































100 Main Street Amended Application Meeting summary  

The meeting focused on an amended application for a building previously approved in 2022, with the 

developer seeking to increase the apartment count from 307 to 310 units, primarily on the sixth floor. 

John Saracco explained that the changes included converting a sixth-floor lounge into apartments, 

increasing overall amenity space, and reducing the parking count from 365 to 360 spaces, while still 

remaining over-parked. The team also presented proposed building signage, which included a large 

sign on the Main Street facade and a canopy sign, with some discussion about the need for variance 

relief due to the sign's height. Construction was reported to be proceeding smoothly with no major 

issues. The group discussed potential scheduling for a public hearing, considering September or 

October dates, and Reginald suggested the possibility of administratively approving the unit count 

increase due to its minor impact. The attendees agreed to follow up on the scheduling and 

administrative approval considerations. 

Next steps 

John Saracco 

 Prepare a better 3D graphic of the canopy sign for the public hearing 

Laquana 

 Discuss with John Cahillane and Gerard the possibility of administratively approving the 
increase in apartment count and get back to Reginald next week.  

 Inform Reginald of the confirmed meeting date for the application review (either September 
30th or October 28th)  

Reginald 

 Ask Heather to send the color renderings of the proposed signage to Laquana and circulate 
them to the group  

Summary 

Building Project Amendment Discussion 

The meeting focused on discussing amendments to a building project that received planning board 

approval in 2022. Reginald explained that the developer seeks to increase the apartment count by 3 

(from 307 to 310) on the 6th floor, while also increasing amenity space and adding building signage 

that wasn't previously contemplated. John Saracco reported that construction is progressing well 

with no major issues from the building department or neighbors, and noted that the amendment 

drawings include side-by-side comparisons of approved plans versus proposed changes. 



Building Project Amendments Presentation 

John Saracco presented amendments to a building project, proposing to increase the number of 

units from 307 to 310 and decrease parking spaces from 365 to 360. The team discussed changes 

to the 6th floor, including replacing a lounge with additional apartments and splitting a two-bedroom 

unit into a one-bedroom and studio for better marketing. They also reviewed signage plans, including 

a large but tasteful sign on the Main Street facade and various other building signs. 

Project Signage Renderings Discussion 

The team discussed proposed amendments and signage renderings for a project. There was 

confusion about which visual renderings had been previously circulated, with John Saracco and 

Reginald not having the colored pictures they were expecting. Gerard shared a different rendering 

package during the meeting, which revealed some changes made by ownership to the original 

design. John Saracco committed to preparing a better 3D rendering of the canopy sign for the 

upcoming public hearing. 

Design Changes and Presentations 

The team discussed changes to a design, clarifying that ownership decided to keep the windows and 

place a sign on the canopy rather than eliminate the windows as initially presented. John Saracco 

acknowledged the need for better graphical presentation of the design for board members. The 

group confirmed that no civil engineer involvement was needed at this stage, and there were no 

additional comments from other participants. 

Parking Stall Agreement Discussion 

The group discussed item 13 regarding parking stalls and an agreement about setting aside certain 

stalls for rent on another property. Reginald clarified that the wording "may be used" in the 

agreement was anticipatory and not mandatory. The discussion concluded with Reginald asking 

Gerard about signage requirements, specifically whether any variance relief needed to be mentioned 

in the notice. 

Signage Compliance Height Variance 

The group discussed challenges with signage compliance, specifically focusing on height restrictions 

for signs above awnings. Gerard and John Saracco identified that the main issue likely involves sign 

height variance requirements, similar to problems encountered at another building at 475. The 

discussion concluded with agreement that a bulk variance for signage height would be needed to 

address the compliance issues. The conversation then shifted to scheduling, with Laquana noting 

that September meetings were already full. 

Apartment Modifications Review Planning 



The group discussed scheduling a meeting to review apartment modifications, with John Saracco 

suggesting confidence in moving forward with finishing the additional apartments inside the building. 

Reginald emphasized the need to slow walk the unit count discussions and requested a provisional 

September date, though Laquana noted potential scheduling conflicts with other cases. The group 

agreed to consider administrative approval for the apartment count changes and will follow up next 

week, with October 28th identified as a potential meeting date if September doesn't work. 

 



Exterior Signage



Standalone backlit LED channel letters 
mounted above the front entrance canopy.



3D channel letters mounted on the brick 
wall adjacent to the main entrance.



Backlit 3D channel letters mounted on the 
side wall of the building, visible to traffic 
approaching from Main Street.
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Reginald Jenkins, Jr., Esq. 
rjenkins@tisslaw.com 
973.327.0248 
Reply to Livingston office 

 

 

 

 

July 16, 2026 

 

VIA FEDERAL EXPRESS 

  

Alexandra Gisel Reyes, Board Secretary 

c/o Laquana T. Best, Director of Planning & Economic Development 

City of Orange Township 

Department of Planning & Economic Development 

29 North Day Street, Room 305 

Orange, New Jersey 07050 

 

 Re: BSD 100 Main Urban Renewal LLC 

 100 Main Street 

  Block 3002, Lot 6 

 

Dear Ms. Best: 

 

This office represents BSD 100 Main Urban Renewal LLC (“BSD”).  BSD proposes to 

amend its application with the following revisions:  

 

1. The number of apartments is increased from 307 to 310; 

2. Interior and exterior 6th floor amenity spaces are eliminated; 

3. Exterior walls at the sixth floor setback have been pushed out:  

       a) the wall facing Main Street moved towards the street 5'6"; 

       b) the wall facing Prince Street moved toward the street 3"11"; 

4. The configuration of the 1st floor lobby, management and amenity space has been 

reconfigured to allow for more defined rooms; 

5. The amenities on the 2nd floor have been reconfigured; 

6. The roof top deck has been reconfigured to include a dog run; 

7. The number of parking spaces will be reduced from 365 to 360;  

8. The total amenity space to be increased from 25,103 s.f. to 25,909 s.f.; and 

9. Exterior Signage to be added. 

 

The original site plan was approved on January 26, 2022, Case No. 21-10.  

 

In relation to the foregoing, BSD submits the following documents: 

 



Laquana T. Best 
July 16, 2026 

Page 2 

 

 

1. Certified check in the amount of $700.00 payable to “City of Orange Township” in 

payment of the application fee; 

2. Certified check in the amount of $300.00 payable to “City of Orange Township” in 

payment of the escrow fee; 

3. One (1) original and one (1) copy of completed Application for Development Approval 

& Public Hearing; 

4. Two (2) original signed and sealed sets of architectural drawings (Sheets PB-100, PB-

200-205, PB-300) prepared by John Saracco of John Saracco Architect LC last revised 

May 12, 2026;  

5. Exterior signage renderings (4 pages); 

6. Two (2) copies of the Corporate Formation documents of BSD 100 Main Urban 

Renewal, LLC; 

7. Two (2) copies of the Property Owner’s List provided by the Orange Tax Assessor 

dated June 5, 2026;  

8. Two (2) copies of the Tax Details from the City of Orange Township Tax Collector’s 

website showing taxes and utilities are current; and  

9. One (1) thumb-drive containing a copy of the above documents. 

 

Please let us know if you require anything further. 

 

Very truly yours, 

 

/s/ Reginal Jenkins, Jr. 
 

Reginald Jenkins, Jr. 

 

RJ/hf 

Enclosures 
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