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Call to Order:  
 
It is 6:32 p.m. on September 22, 2025 and this is the regular meeting of the Monroe Township 
Zoning Board of Adjustment. Notice of this meeting was given as required by the Open Public 
Meetings Act and a copy was posted on the 2nd floor bulletin board in Town Hall and on the 
Township’s website.  
 
“Be advised, no new item of business will be started after 10:30 p.m., and the meeting shall 
terminate no later than 11:00 p.m. Please note, audio and video of this meeting is being recorded 
in accordance with Township Ordinance O:56-2024. The meeting is being broadcasted live on 
the Township’s YouTube channel. A copy of this recording will be posted on the Township’s 
website for the public to view at their convenience.” 
 
The Board saluted the flag.  
 
Roll call: 
 
Present; Mr. Carino, Mr. Colavita, Mr. Fooder, Mr. Heffner, Mr. Kozak, Mr. McGeehan. Also 
present; Mr. Fiore, Solicitor, Ms. Pellegrini, Engineer, Mr. Warburton, Planner, Mr. Heverly, Ms. 
Gallagher, Secretary, Ms. Gabbianelli, Clerk Transcriber. Excused: Mr. Cummiskey 
 
Oath: 
 
Mr. Fiore swears in Adam Warburton, Engineer/Planner. 

Resolutions: 

1. #38-2025 – Highland Development Group, LLC – Lot Area Variance & Lot Frontage and 
Lot Width Approved 
2. #39-2025 - J and W Property, LLC – Use Variance & Site Plan Waiver Approved 
3. #40-2025 – Lucia Batista/Jason-Garth Hue – Lot Coverage Variance & Side Yard 
Variances Approved 
Motion to approve by Mr. Heffner, seconded by Mr. McGeehan. Voice votes; All Ayes. Nays- 
Zero. 
 
 
Applications:  
 
1.  #25-26 – Mark & Karen Scarangelli – Side Yard Variance 
 
The applicant is requesting a side yard variance to allow 5 feet where 10 feet is required for an 
existing 16 foot by 20 foot shed; along with any other variances or waivers deemed necessary by 
the Board. The property is located at 1605 North Main Street, also known as Block 14601, Lot 18 
in the R-2 Zoning District. 
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1.  #25-26 – Mark & Karen Scarangelli – Side Yard Variance (continued) 
  
Mr. Scarangelli is seeking a variance for a shed he placed on his property without proper permits. 
Mr. Colavita asks if there is septic on the property. Mr. Scarangelli says yes and to move the shed 
would not affect the septic. There are no problems with water run-off. Mr. Kozak asks why he 
cannot move the shed. He states there is landscaping around it and it would be an inconvenience 
to move. Mr. Fiore swears in Mark and Karen Scarangelli. Mr. Fiore asks if the shed is similar in 
character to other structure in the neighborhood and they reply yes. The applicant agrees upon 
approval they will not operate any type of business out of the shed. Mr. Rice has arrived to the 
meeting. Mr. Fiore summarizes the application to the Board. Motion passed to open the hearing to 
the public. There being none, motion passed to close the public portion. Motion to approve by Mr. 
Carino, seconded by Mr. Fooder. Roll call votes; Ayes- Mr. Carino, Mr. Fooder, Mr. Heffner, Mr. 
McGeehan, Mr. Colavita. Nays- Mr. Kozak. Abstains- Mr. Rice. 
 
 
2. #553-SP & #25-22 – Davis Marine Services LLC c/o Tim Davis 
 
The applicant is requesting preliminary and final major site plan approval to construct a 12,000 
square foot commercial facility for marine repair services. The building will be broken into four 
(4) areas including a 3,000 square foot enclosed storage area, a 6,000 square foot service area, an 
1,800 square foot receiving area, and a 1,200 square foot office. The applicant is also seeking 
multiple d(3) conditional use variances to permit the light industrial conditional use within the RG-
C zoning district; along with any other variances or waivers deemed necessary by the Board. The 
property is located at 2440 South Black Horse Pike, also known as Block 4103, Lot 37 in the RG-
C Zoning District. 
 
Motion to deem the application complete. Mr. Warburton is requesting the applicant address 
through testimony the submission requirements in his letter under 3.1 and 3.2. Mr. Heffner and 
Mr. Kozak express concerns on the number of submission requirements listed. Mr. Warburton 
believes testimony will address those concerns. Motion to deem the application incomplete by Mr. 
Heffner, seconded by Mr. Kozak. Roll call vote; Ayes- Mr. Heffner, Mr. Kozak. Nays- Mr. Carino, 
Mr. Rice, Mr. McGeehan, Mr. Fooder, Mr. Colavita. Motion to deem the application complete by 
Mr. Fooder, seconded by Mr. Rice. Roll call vote; Ayes- Mr. Fooder, Mr. Rice, Mr. Carino, Mr. 
McGeehan, Mr. Colavita. Nays- Mr. Heffner, Mr. Colavita. 
 
Tara Vargo is representing the applicant. Mr. Fiore swears in Tim Davis, applicant and William 
Gilmore, engineer. Mr. Gilmore submits exhibit S-1, a color rendering. He explains the project 
and site to the Board. The applicant is proposing a 12,000 square foot building separated into four 
different compartments. There is one ingress/egress access from the Black Horse Pike. After the 
DOT layout review, access is right in and right out only. They propose 15 parking spaces in the 
front lot and the rest of the fenced off lot is for security proposed. Mr. Gilmore points out where 
the loading will occur and seeking a waiver not to paint this designated area, however they will if 
the Board desires. They do not have a specific area for trash collection but there is ample turning 
radius room for a private waste haul. They have not striped any fire or loading zones yet, but will 
submit it to the Township Fire Marshall for requirements. They received an inconsistent filing 
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2. #553-SP & #25-22 – Davis Marine Services LLC c/o Tim Davis (continued) 
 
from the Pinelands for stormwater. Mr. Gilmore further discusses flow and drainage for 
stormwater management. They are seeking a curbing waiver due to being a major part of the 
stormwater management system for treatment train. The site will be served by a proposed septic 
system designed and approved by Gloucester County Board of Health. They are seeking a waiver 
for traffic study since DOT did not require it. They are proposing lighting on site around the 
building that will not eject glare onto adjacent properties. The DOT does not require sidewalk 
along the frontage and they are seeking a sidewalk waiver. The are requesting a waiver for 
buffering for the sides, 15 feet required and they are seeking 10 feet. And requesting 3 feet in the 
rear where 50 feet is required. Since there is no specific parking requirement for boat repair, they 
compared it to automotive repair (even though they will require a lot less with schedule deliveries). 
They are asking the Board for an interpretation on the parking for 15 spaces. They are asking for 
a preliminary assessment waiver and they will be providing a Phase I Environmental Assessment. 
This project is a low trip generating, no odor, no glare, no noxious fumes and anything offense to 
surrounding neighbors. They propose landscaping for all disturbed areas on site. 
 
Mr. Davis states the hours of operation Monday through Friday from 7 a.m. to 4 p.m. Since this is 
an existing business, Mr. Davis is familiar with the traffic flow in and out, which is mostly 
employees/deliveries and not customers. They work on large fishing boat equipment and boats 
will not be coming on site. There will be one shift with seven employees and only two of those 
employees will man the facility. The technicians use work vehicles and the employees on site will 
have their person vehicles. Ms. Vargo states they are asking for a waiver for number of parking 
spaces in light industrial use. Requirement is 30 spaces and they are asking around 15 spaces. Mr. 
Davis feels 15 parking spaces is sufficient. The typical delivery vehicles would be standard FedEx 
trucks. Mr. Davis has been running his business for 10 years and has not needed an unloading 
dock. They do not generate a lot of trash, just cardboard boxes the office would produce. Mr. Davis 
plans to disguise the dumpster by fencing it in and screening it with slates. The only noise created 
will be from forklifts. Mr. Davis does not have any plans to expand beyond the proposed building. 
Mr. Colavita asks how oil/gas spills will be handled on-site. Mr. Davis has existing contracts with 
two different companies that provide service for waste oil. Mr. Fiore states as a condition upon 
approval if Mr. Davis plans to rent out his space he will come back to the Board for a variance. 
Mr. Davis agrees and has no intentions to rent to other businesses. Mr. Kozak asks if any repair 
work will be done outside the building. Mr. Davis says no and there may be overflow of generators 
store outside temporarily. Mr. Heffner asks about additional Conex boxes or storage shed and Mr. 
Davis says no. There will be no sales of boats or trailers. Mr. Fooder asks about wash down water 
and fencing around the basin. Mr. Gilmore states yes there will be fencing and curb stops. Mr. 
Fooder asks about fire structure and Mr. Fiore says this will be addressed with outside agency 
approvals. Mr. Davis states the proposed height of the structure is 26 feet to the peak. Mr. Heffner 
asks why can’t the applicant meet the buffer requirement in the rear. Mr. Gilmore states the 
building layout becomes tight in certain buffer areas but willing to comply if the Board has 
concerns. 
 
Mr. Warburton refers to his letter marked exhibit MTZB-1. He addresses the use zoning 
requirements under 4.1.1 through 4.1.14. Testimony was given under 4.1.2. Mr. Warburton does  
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2. #553-SP & #25-22 – Davis Marine Services LLC c/o Tim Davis (continued) 
 
not feel there are any issues with public health, safety or welfare with the site and testimony was 
provided. Testimony was provided for 4.1.6. Mr. Warburton would like more testimony to address 
outdoor storage. The plan does not conform to the 50-foot buffer requirement, proposing 3 feet 
minimum buffer to a residential use. A conditional use variance is requested. There was testimony 
about parking and who would occupy the onsite parking spaces. Testimony was provided for 
loading and unloading with forklifts and a designated loading area is not necessary, but do need 
loading space for unloading. The plan does not show a trash enclosure. Testimony was given for 
a trash enclosure with a privacy slate fence. Mr. Warburton would like more testimony provided 
for the proposed 3-foot buffer. Mr. Warburton defines the positive and negative criteria pertaining 
to the conditional use d(3) variance and the applicant should provide more testimony. Mr. Fiore 
states our planner reviewed zoning requirements 4.1.1 to 4.1.14 and theses are all the conditions 
required that the Board has to consider. Ms. Vargo addresses the conditions. Activity is conducted 
off site with some repair of parts on site. For site design, there is a lack of necessity for parking 
due to it is not an automotive repair shop. The applicant is open to any type of planting in creating 
a buffer zone and modifying the buffer to address any concerns. Mr. Davis clarifies outside storage 
and if it is going to be an issue, he will make space inside. He agrees to run the business with no 
outside storage. The engineer gave testimony on landscaping. Ms. Vargo states they will amend 
the buffer area and landscape screen to the Board’s satisfaction. The applicant testified to the 
dedicated “shipping/receiving” area. Mr. Kozak asks if there will be any loading/unloading after 
business hours. Mr. Davis says no and deliveries will be during business hours. For trash enclosure, 
the applicant testified to slates in his fenced in area and screened to the public. If this is not 
satisfactory to the Board, the applicant is willing to provide a separate trash enclosed area. They 
are willing to redesign the buffer zone or landscaping buffering to alleviate any potential negative 
impact. Mr. Warburton asks if the applicant believes the site remains appropriate for the 
conditional use based on the reasons provided. Ms. Vargo states providing the area advances the 
purposes of zoning and provides appropriate place for this kind of activity. It is in a commercial 
zone and the intensity of the use is minimal. It is a large buffered site from adjoining uses and they 
plan to keep surrounding trees. This project does not significantly impair the zoning plan because 
any impact to surrounding uses will not be substantially damaging to the public good.  
 
Mr. Warburton asks the applicant to comply with the Township code pertaining to trash enclosure. 
Mr. Davis will comply and the color of the slates will be esthetically pleasing. Mr. Warburton 
recommends a white privacy fence in the rear and Arborvitaes on the applicant’s side of the 
property. The applicant meets most of the bulk requirements. Ms. Pellegrini discusses the 
applicant’s options: the buffer, fencing, and arborvitaes or to change the drainage basin so it does 
not encroach that close to the residents. Ms. Pellegrini would like additional landscaping provided 
along the side of the basin. The applicant is requesting a curbing waiver. Ms. Pellegrini states 
curbing would impede the concentrative flow. Mr. Fooder has concerns about curbing. Ms. 
Pellegrini states the plan does not conform and an environmental assessment waiver has been 
requested. It is a wooded site that has no prior development on it. They will comply with grading 
and filling by adding a note to the plan. Their engineer will revise lot grading and drainage to 
comply. They will comply with lighting and light shields will be included and noted on the plans. 
They will comply with height of light poles and building façade. The engineer agrees a note will  
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2. #553-SP & #25-22 – Davis Marine Services LLC c/o Tim Davis (continued) 
 
be added to the plan for the lighting to be on a timer or photocell controller. A waiver has been 
requested for existing lighting and the applicant with comply with footcandles. The Board’s 
engineer will defer all comments regarding the drive entrance to the NJDOT. Ms. Pellegrini 
recommends buffer plantings along the property line. There was testimony provided on loading 
spaces and the applicant agrees to dedicated space for trash enclosure. Ms. Pellegrini will defer to 
the Fire Marshal regarding the location of fire zones on site. The applicant provided testimony on 
parking. They are requesting a waiver for sidewalks and a graded area shall be provided. The 
applicant agrees the length of the sight triangle should be shown on the plan. The applicant will 
comply with the ordinance on the sign and details. It will be a pylon sign, back lite and landscaped.  
 
Mr. Warburton asks if the applicant agrees to comply with all of the stormwater management. 
They agree. They are still requesting a waiver for traffic study and Mr. Warburton does not 
anticipate a lot of traffic on site. No boats will be coming on-site. Mr. Kozak re-iterates no outside 
storage, no boats. They agree. Mr. Warburton recommends a survey of the disturbed limits be 
complete and compensatory tree plantings be proposed. The applicant agrees and will provide. 
And they will comply with all of their general comments, fees, contributions, and obligations and 
all outside agency approvals. Mr. Kozak asks if our engineer/planner are satisfied for the 
completeness. They are. Ms. Vargo states the plan does show curbing. Mr. Warburton clarifies 
their buffer suggestions. Both the Board’s engineer and planner do not object to the 15 parking 
spaces. Mr. Fooder asks about the buffers and the stormwater management. Ms. Pellegrini further 
discusses the stormwater and placement of the buffers. Mr. Gilmore states they could 
accommodate the Board and adjust the buffers. Ms. Pellegrini says it would be the Board’s 
discretion on what the minimum buffer would be. Mr. Warburton discusses the design and tree 
compensation.  
 
Motion passed to open the public portion. Mr. Fiore swears in Bill Walker of 2453 Corkery Lane. 
Mr. Walker has concerns with the buffers, retention ponds and water contamination. Mr. Fiore 
swears in Ron Hegeman of 2410 Corkery Lane. Mr. Hegeman asks about the placement of the 
buffer from the property line and the proposed fencing. He would like the applicant to keep some 
of the natural buffer. Mr. Fiore swears in Ed Stuart of 1077 Whitehall Road. Mr. Stuart has 
concerns with outdoor storage. Mr. Colavita assures him there will be no outdoor storage. Motion 
passes to close the public portion. Mr. Fiore summarizes the conditional use variance to the Board. 
Motion to approve by Mr. Rice, seconded by Mr. Fooder. Roll call votes; Ayes- Mr. Rice, Mr. 
Fooder. Nays- Mr. Carino, Mr. Heffner, Mr. Kozak, Mr. McGeehan, Mr. Colavita.  
 
Ms. Vargo states they did agree to the buffer requirement and asks if the Board will reconsider 
based on a misunderstanding. The applicant agrees to the 50-foot in the rear and east side with a 
natural buffer. On the west side they agree to a 25-foot wooded buffer with fencing. Motion to 
approve with reconsideration and comply with all conditions by Mr. Heffner, seconded by Mr. 
Rice. Roll call vote; Ayes- Mr. Heffner, Mr. Rice, Mr. Carino, Mr. Kozak, Mr. McGeehan, Mr. 
Fooder, Mr. Colavita. Nays- Zero. Motion to approve preliminary and final site plan by Mr. Carino, 
seconded by Mr. McGeehan. Roll call vote; Ayes- Mr. Carino, Mr. McGeehan, Mr. Heffner, Mr. 
Kozak, Mr. Rice, Mr. Colavita. Nays- Mr. Fooder. 
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3. #25-27 – Michael Mahalik – Lot Coverage Variance 
 
The applicant is requesting a lot coverage variance to allow 22% where 10% is the maximum 
permitted to construct a 24 foot by 24 foot pole barn, 1.5% instead of 2% for grass swales and pre-
existing non-conforming lot area, lot width and lot frontage; along with any other variances or 
waivers deemed necessary by the Board. The property is located at 206 Nelson Drive, also known 
as Block 12601, Lot 33 in the RD-A Zoning District. 
 
Mr. Fiore swears in Michael Mahalik who is requesting a pole barn accessory structure due to no 
basement or readily accessible added space. His home is 1,710 square feet and the proposed pole 
barn is 576 square feet. Mr. Colavita ask if it will be used for commercial and the applicant says 
no. There will be no plumbing and there currently is no water run-off issues. Mr. Mahalik says 
there is an existing asphalt driveway. The proposed walls will be 8 feet high and peak to A-frame 
will be 12 feet. The pole barn is supposed to be flush with the house and he would move the 
building back if the Board desires. Mr. Fiore swears in Wayne Roorda, engineer and he reviews 
the layout of the plan. Mr. Fooder asks about the side yard setback. Mr. Roorda discusses the pre-
existing non-conforming variances the applicant is requesting. He addresses the request for the 
side yard setback of 10.15 feet where 20 feet is required. They agree the building will be similar 
color to the house. They are requesting a design waiver for the swale and RVE approved the 
grading plan. Mr. Heffner asks about the existing concrete pad/shed and is concerned with 
impervious coverage. Mr. Mahalik states the shed is 8 feet by 10 feet and pad is 16 feet by 10 feet. 
Mr. Roorda says it is not bad impervious surface. There are no drainage issues in the rear of Mr. 
Mahalik’s property. Mr. Colavita neglected to ask for completeness. Ms. Gallagher says the 
application is complete.  Motion passed to deem the application complete. Motion passed to open 
the hearing to the public. There being none, motion passed to close the hearing to the public. Mr. 
Fiore states the conditions upon approval. Motion to approve with conditions by Mr. Carino, 
second by Mr. Fooder. Roll call vote; Ayes- Mr. Carino, Mr. Fooder, Mr. Heffner, Mr. Kozak, Mr. 
McGeehan, Mr. Rice, Mr. Colavita. Nays- Zero. For the record, Mr. Fiore notes one of Mr. 
Mahalik’s certified mailings was returned to sender. 
 
 
4. #25-28 – 3781 Lake LLC – Front Yard Variance 
 
The applicant is requesting a front yard variance to allow 25 feet where 40 feet is required to 
construct a single-family dwelling; along with any other variances or waivers deemed necessary 
by the Board. The property is located at 3781 Lake Avenue, also known as Block 8902, Lot 38-39 
in the RG-MR Zoning District. 
 
Bill Nash is representing the applicant. Mr. Fiore swears in Dave Goldman, applicant. Mr. Nash 
states the positive criteria of the property. The applicant is seeking relief for the 40-foot front yard 
buffer. With respect to the negative criteria, granting the variance will not result in substantial 
detriment to the public good. The applicant reviews their submission booklet. Mr. Goldman 
testifies the front page is an image of the proposed home. On the third page is the existing structure 
on the property. Mr. Goldman states it is a dilapidated, unsafe structure on a pineland property. On 
the last page, one of the conditions of filing is the new structure cannot be closer to the lake than  
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4. #25-28 – 3781 Lake LLC – Front Yard Variance (continued) 
 
the existing structure, which is approximately 40 feet. The proposed structure will not fit with a 
40-foot rear and front yard setback. Mr. Goldman says this is a modern lake front design and would 
fit nicely on the property. Mr. Kozak asks if the frontage in the area is similar. Mr. Goldman says 
it varies. Mr. Fooder asks if the prior structure complied to the setbacks. Mr. Goldman says no and 
he is requesting a variance to build a bigger house. Motion passed to open the hearing to the public. 
There being none, motion passed to close the hearing to the public. Mr. Fiore summarizes the 
application to the Board. Motion to approve by Mr. Carino, seconded by Mr. Heffner. Roll call 
vote; Ayes- Mr. Carino, Mr. Heffner, Mr. Kozak, Mr. Rice, Mr. McGeehan, Mr. Fooder, Mr. 
Colavtia. Nays- Zero. 
 

 
 

 

Public Portion: None 

Approval of Minutes: 

1. September 8, 2025 

Motion passed to approve. 

Reports: None 

Adjournment: 9:33 p.m. 

 
 
 
 
 
 
 
 
 
 
 
These minutes are an extract from the meeting that was held on the above date and are not a 
verbatim account or to be construed as an official transcript of the proceedings. 
Respectfully submitted by: Scottie Gabbianelli, Clerk Transcriber. 


