
Monroe Township 
Planning Board Regular Meeting 

April 7, 2025 
6:30 p.m. 

 

 
Call to Order:  
 
It is 6:30 p.m. on April 7, 2025 and this is the regular meeting of the Monroe Township Planning 
Board. 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; Ms. Fox, Mr. Giacomucci, Mr. Helsel, Mr. Kozak, Mr. Maure, Mr. O’Brien. Mr. 
Kurz, Mr. Young Also present; Mr. Campbell, Solicitor, Mr. Pellegrini, Engineer, Mr. Dochney, 
Planner, Ms. Gallagher, Secretary. Excused; Ms. Kennedy, Mr. Laughlin, Mr. Wolfe. 
 

Applications: 

1. #548-SP – MNK Properties, LLC – Minor Site Plan 

The applicant is requesting minor site plan approval for the construction of a 2,200 square foot 
expansion to the existing building, multiple variances requested of which some are pre-existing 
include a front yard variance to allow 30 feet where 75 is required, a lot coverage variance to allow 
55% where 25% is the maximum permitted, a side yard variance to allow 22 feet where 50 feet is 
required, multiple design waivers requested of which some are pre-existing include accessory 
structures, buffers, parking, landscaping, trash and sidewalks; along with any other variances or 
waivers deemed necessary by the Board. The property is located at 300 Thomas Avenue, also 
known as Block 14701, Lot 383 in the BP Zoning District. 

Mark Talarico is requesting the applicant. Mr. Campbell swears in Michael Hammond, President 
of MNK Properties, Keith Conroy, Engineer, and Jim Ebersberger, Architect. 

Mr. Talarico summarizes the application to the Board. Mr. Hammond explains this is a light 
manufacturing business for the pharmaceutical industry. He builds industrial equipment for these 
companies. Mr. Campbell asks how much space Mr. Hammond currently occupies. He replies 
5,000 square feet and they are looking to expand 2,200 square feet. Asked if he is going to increase 
employees, Mr. Hammond says no and there are currently 10 employees. Mr. Campbell asks if the 
expansion will increase the amount of deliveries or pick-ups. Mr. Hammond says no. It will not 
change the character or nature of the business. Mr. Young asks which building does Mr. Hammond 
own. He replies building #701.  

Ms. Pellegrini addresses her letter and the completeness of this application. She states testimony 
has been provided and it should be a condition upon approval to provide said information on the 
plan itself and written description. Mr. Campbell suggests a motion to deem the application 
complete based on the conditions and or suggestions that the plans are updated and include 
submission requirements. Motion to deem application complete by Voice vote; Ayes-All Ayes. 
Nays- Zero. 
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1. #548-SP – MNK Properties, LLC – Minor Site Plan (continued) 

Ms. Pellegrini continues to summarize her report. For lighting, the plan should be revised to 
indicate the lighting manufacture, wattage, and Isolux diagram pointed towards the proposed 
building. The applicant agrees. Ms. Pellegrini discusses off-street parking and loading. The existing 
site does not have a buffer to the residential uses and the proposed improvements do not include a 
buffer. The general parking area is remaining but being slightly reworked. Ms. Pellegrini agrees a 
waiver for the buffer is sufficient because it is an existing condition. The plan does not conform to 
the parking size requirements and a waiver is requested. Ms. Pellegrini does not object to this 
waiver because it is existing parking. The existing site has trash pick up locations throughout the 
site that are totally enclosed containers. The containers are generally screened by the various 
buildings. A waiver is required for the existing condition. Mr. Kozak asks Mr. Hammond if there 
have been any past issues with the trash and he says no. They do not anticipate any additional 
disposal or waste. Ms. Pellegrini states the required parking is 15 spaces, whereas 13 spaces are 
proposed. A waiver has been requested and she does not object to this. Mr. Kozak states this should 
not be a problem because there will not be any additional employees. Mr. Talarico says this 
business is not an “in and out” type of traffic industrial site. Ms. Pellegrini states the stormwater 
associated with the addition has been determined to be de-minimis.  

Ms. Pellegrini discusses the general comments in her letter. These comments shall be provided on 
the plans. She asks if the applicant agrees to provide and they agree. The applicant agrees they 
would have to correct the plans if any problems arise. Mr. Campbell asks if the applicant accepts 
and will comply with all the comments in the Collier’s report. The applicant accepts. 

Mr. Dochney states most of his review was covered by the applicant and Ms. Pellegrini’s 
testimony. He states the use is not changing, but there are two new variances required of the 
application for existing conditions. The front yard setback is 75 feet, where 30 feet is provided. Mr. 
Dochney does not object since it is the rear of the property. The lot coverage is 25%, where 55% is 
proposed. This is an existing non-conforming condition and is not triggering any stormwater 
management requiremets. Mr. Dochney does not have any issues with this. Mr. Dochney states 
there are 9 design waivers that are required, but also for existing conditions that are not essentially 
changing. He asks about their parking reconfiguration and Mr. Hammond states there are no 
designated spots. Mr. Dochney suggest parking on the site should be viewed as a whole. Mr. 
Dochney summarizes some of the design waivers for the Board. He asks if there is an additional 
signage proposed and Mr. Hammond replies no. Mr. Campbell asks if this building is in a 
condominium complex and the applicant agrees. He states if the Board is to grant approval this will 
reflect the approval from the condominium association. Ms. Pellegrini asks if Mr. Hammond can 
elaborate to the type of business since it is stated a welding shop on their application. He explains 
they provide full fabrication. Mr. Kozak asks about ADA parking and Mr. Dochney replies they 
propose one spot on their plans. Mr. Kozak asks about the sea boxes mentioned on the property. 
After much discussion Mr. Campbell recommends the Board may approve the site plan with 
acknowledgement of the sea boxes or defer and asks the Zoning Code Officer to evaluate them. 

Motion passed to close the public portion. Mr. Campbell summarizes the application to the Board. 
Motion to approve by Mr. Helsel with conditions to comply and inspection of sea boxes by our 
Zoning Officer, seconded by Mr. Kozak. Roll call vote; Ayes- Mr. Helsel, Mr. Kozak, Ms. Fox, 
Mr. Giacomucci, Mr. Young, Mr. Maure, Mr. O’Brien. Nays- Zero.   
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2. #550-SP – Kine Buds Monroe, LLC – Minor Site Plan 

The applicant is requesting minor site plan approval for a Class 5 Cannabis retail business in an 
existing shopping center, multiple variances requested some of which are pre-existing for side 
yard, rear yard and lot coverage, design waivers requested some of which are pre-existing for 
buffers, landscaping, parking, sidewalks and trash; along with any other variances or waivers 
deemed necessary by the Board. The property is located at 1056 S. Black Horse Pike, also known 
as Block 3601, Lot 6 in the RG-C Zoning District. 

Emanuel Sanfilippo is representing the applicant and submits exhibit packets to the Board. Mr. 
Campbell swears in Dan Patterson, Engineer, Russell Kuchta, Representative, and Erin Robinson, 
Operator. Mr. Sanfilippo summarizes the application to the Board. This is an existing shopping 
center with other commercial uses and the applicant is looking to renovate the interior units 
formerly known as the Mainland Produce Store. There are no exterior site improvements proposed 
except signage, which will conform to Monroe Township Zoning requirements. Mr. Sanfilippo 
reviews brief history of the application for the record. Mr. Campbell reviewed the notice provided 
and states for the record it was perfect.  

Ms. Pellegrini reviews the submission requirements. There are a number of items that were not 
provided and either a waiver of completeness or deferral by the Planning Board to provide 
submission approvals. The existing building height has not been provided. Lighting standards and 
signs and driveways within the tract and within 100 feet of the tract. The driveway access alleyway 
needs to be shown on the plan. Existing and proposed wooded areas, buffers need to be shown on 
the plan. Information pertaining to drainage facilities and sewage and water facilities have not been 
provided. Proposed lighting facilities have not been included on the plan. Utilities service 
connections have not been provided. Will serve letter have not been provided and recommend 
condition of approval. A written description of proposed building operations was not provided. 
Ms. Pellegrini recommends testimony provided and a written summary be made upon condition 
of approval. 

Mr. Sanfilippo states their engineer will revise the plan to provide the building height. The 
applicant is requesting a waiver for the driveway access alleyway. They are seeking a waiver for 
the buffer requirement and drainage facilities. Also, they are requesting a waiver for the lighting 
plan due to the usage of existing site lighting. The applicant agrees to use the existing service 
connections for utilities and upon a condition of approval will serve letter will be sought and 
provided. Mr. Sanfilippo states with regards to the standard operating procedure, the Board will 
hear testimony tonight.  

Motion to deem application complete by Voice vote; Ayes-All Ayes. Nays- Zero. 

Mr. Patterson reviews the site plan and states this is an existing strip mall with existing parking 
and lighting. There are 62 regular parking spaces include 3 ADA accessible spaces. There is a rear 
portion of the building dedicated to loading and unloading. Mr. Patterson says they cannot address 
the landscape buffer because they are surrounded by driveways. Mr. Sanfilippo asks if he agrees 
they are not doing any exterior improvements to the site other than the signage. Mr. Patterson 
agrees. He asks about the existing lighting and Mr. Patterson agrees it is their intent to use it. With 
regards to loading and unloading deliveries, there are currently 3 access drives where only 2 
permitted. This is an existing non-conforming condition and Mr. Patterson agrees. Mr. Sanfilippo 
states since the applicant is only proposing interior renovation they would be able to use the  
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2. #550-SP – Kine Buds Monroe, LLC – Minor Site Plan (continued) 

existing parking to service their operations. Mr. Patterson agrees.  

Mr. Kochta is very familiar with the cannabis industry. He has reviewed the plans/reports with this 
application and believes it is a true and accurate proposal. Mr. Sanfilippo discusses the licenses for 
the project with Mr. Kochta for the Board’s review. Kine Buds have received a municipal resolution 
of support (A-2) and CRC annual license (A-3). They discuss the operations of the business. Hours 
proposed are 10 a.m. to 10 p.m., 3 to 5 employees and one security guard. They walk the Board 
through the floor plan. Mr. Campbell marks the site plan as A-1 and the floor plan as A-4. There is 
a breakroom, bathroom and office for the employees. They discuss the typical in-store customer 
experiences. Mr. Kochta states they will not be any product on the sales floor. Mr. Sanfilippo marks 
the interior renderings A-5 and reviews them to the Board. The applicant discusses the process of 
pick-up orders that are placed online and delivery/cash pick-up. Mr. Kochta explains the deliveries 
are in unmarked sprinter vans and the product comes prepackaged. Mr. Kochta briefly reviews the 
metric or seed to sell system. This is a state system to keep track of the products. Mr. Sanfilippo 
asks if there will be any outdoor storage for cannabis and Mr. Kochta replies no. Asked how often 
cash pick occurs, Mr. Kochta replies twice per week. The timings of deliveries and cash pickups 
are intentionally randomized. The attorney marks the security plan as A-6 and explains it. Mr. 
Kochta will coordinate with the Township Police with regards to cannabis storage, inventory 
through metric and disposal. He explains the disposal process and addresses the noise issues. As far 
as odor, the applicant explains they will be using a carbon filtration system (required by the CRC). 
The signage exhibit is marked A-7. Mr. Sanfilippo explains the identification signage intended is 
permitted by the Monroe Township Zoning ordinance and Mr. Kochta agrees. This identification 
signage will replace the current identification signage. 

 Mr. Helsel asks if the security guard will be present for delivery transaction. The applicant replies 
yes. Mr. Kurz asks what the occupancy of the lobby will be. Mr. Kochta replies it is fairly large and 
states approximately 10 to 20 people. Mr. Kozaks ask if the business will operate 7 days a week 
and the applicant replies yes. Ms. Fox asks about the delivery times and Mr. Kochta states it is 
randomized and will occur during business hours. 

Ms. Pellegrini discusses design, performance and evaluation standards. She addresses the lighting 
be provided on the plan and the applicant is seeking a waiver for the existing lighting. She states 
the applicant provided the overview of their security plan for pick-ups and deliveries. She asks, for 
the record, the security guard will meet the driver at the backdoor and it will be randomized. The 
applicant agrees. Ms. Pellegrini defers any requirements for fire lane or zone be addressed by the 
Fire Marshal since it is an existing site. For parking, Ms. Pellegrini informs the Board the cannabis 
use requires additional parking than what is required. She would like more testimony how it would 
impact the site. Mr. Patterson testifies the problem they encountered was the applicant is not the 
owner of the strip mall and they are not affiliated with the other businesses. Some of the parking 
amounts are based upon seats counts which they do not have the ability to ascertain without entering 
into the business. The applicant is seeking a waiver for the required parking amount. He believes 
this waiver is justified. When performing the site work the applicant notice there was not a lot of 
activities with respect to the parking facility. Mr. Kochta notice many open spaces that would 
service the cannabis facility. Mr. Campbell asks how many spaces are onsite. They reply 62 parking 
spaces. Mr. Dochney states a shopping center like such would assume there are going to be changes 
intendency/periodically. The businesses that are currently operating now may not be there in five 
years. Cannabis requirements are based on number of employees whereas strip shopping centers  
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2. #550-SP – Kine Buds Monroe, LLC – Minor Site Plan (continued) 

are based on the square footage. The shopping center considers 65 parking spaces, but cannabis 
requires 15 parking spaces for business plus one for each employee. Ms. Fox asks if there is any 
available parking in back and Ms. Pellegrini replies no. Ms. Pellegrini states a rough calculation of 
parking spaces required would be between 73-75 spaces. The applicant is proposing 63 and the 
difference is on the record. Mr. Sanfilippo reiterates the applicant is not proposing exterior 
improvements and they are seeking a waiver for the existing parking. They believe such parking is 
sufficient. Mr. Kozak ask about parking regulations and Mr. Dochney adds parking is not regulated 
by the state and its entirely township code. There is more discussion about the parking situation. 
Mr. Helsel asks how much business is online versus in person and the applicant replies 50/50. It 
will be a quick turn around and new customers are the ones that take the most time until they get 
used to the process. The applicant will comply with all ADA regulations. 

 Ms. Pellegrini reviews the cannabis submission and the requirements as part of the site plan 
approval. The applicant’s team provided testimony on hazardous materials inventory and waste 
control plan. They are seeking a waiver for environmental impact since there will be no exterior 
improvement. For a safety/security plan and emergency service access plan, the applicant is 
requesting their testimony to be sufficient. This information is proprietary and would like to keep 
this out of public records. Mr. Campbell states as a condition upon approval these requirements 
would be approved by the emergency management and the applicant happily agrees. Ms. Pellegrini 
is satisfied with the testimony provided for their business operations. Testimony has been provided 
for the odor emissions controls. They are asking for a waiver for providing the physical document 
itself but they will comply with requirement standards. Testimony was provided and the applicant 
will comply with all cannabis business regarding noise. Ms. Pellegrini discusses capacity 
restrictions. The applicant will comply with regulations on exterior loitering and security. They are 
seeking a waiver for the electronic messaging system. The applicant will comply regarding storage 
and a security system with a continuous recording system. Ms. Pellegrini states sufficient testimony 
was provided for the general comments and the applicant agrees. The applicant has no objections 
to fees, contributions and obligations. 

Mr. Dochney states most of his review was covered by the applicant’s team and Ms. Pellegrini’s 
testimony. This use is permitted in the area and there are three existing non-conforming uses 
(technically variances with no changes).  These are the side yard setback, rear yard setback and the 
overall lot coverage. Mr. Dochney reviews the several design waivers for the existing conditions 
which will not be changing with this application. Mr. Dochney asks if they have received their state 
license and they have. They have confirmed no on-site consumption. Mr. Dochney is concerned 
about the narrow driveway in the back of the building and how secure it is. The applicant states 
since that alleyway is not for the public, there should not be anyone in back outside other than 
operators of their respective businesses. Mr. Dochney asks the type of delivery trucks from the other 
businesses in the shopping center and if there are any concerns. Mr. Patterson has not observed any 
issues. Ms. Pellegrini asks if the drive is considered a one-way. Mr. Patterson replies it is not 
delineated with arrows. Mr. Kozak states then applicant’s sprinter van would have to wait if there 
was another business delivery occurring and the applicants agree. Mr. Dochney concludes his 
review by stating there are a number of variances and waivers but they are all existing conditions 
that are part of a previously approved site plan when the original shopping centered was covered. 
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2. #550-SP – Kine Buds Monroe, LLC – Minor Site Plan (continued) 
 
Motion passed to open the public portion. Mr. Campbell swears in Luis Figueiredo co-owner of 
Releaf Cannabis, 1024 South Black Horse Pike, Williamstown. He expresses concerns with the 
placement of this cannabis dispensary.  
 
Motion passed to close public portion. Mr. Campbell summarizes the application to the Board. 
Motion to approve by Mr. Kozak, seconded by Mr. Giacomucci. Roll call vote; Ayes- Mr. Kozak, 
Mr. Giacomucci, Ms. Fox, Mr. Helsel, Mr. Young, Mr. Maure, Mr. O’Brien, Mr. Kurz. Nays- 
Zero.  
 
WSP-01-25 – Anthony Iovino – Site Plan Waiver 
 
The applicant is requesting a site plan waiver to allow the operation of a coffeeshop in an existing 
property that was previously used as a residential dwelling, along with any variances or waivers 
deemed necessary by the Board. The proposed use is permitted in this zone. The property is located 
at 704 S. Main Street, also known as Block 3302, Lot 10 in the RG-C Zoning District. 
 
Mr. Campbell swears in Anthony Iovino, owner and his business partner. Mr. Iovino purchased a 
property in a residential area and is seeking to change the use to commercial for the operations of 
a coffee house. He is proposing to serve coffee and offer off-site baked goods. He received his 
certificate of filing from the Pinelands and is requesting a site plan waiver. Mr. Campbell asks 
what is physically changing on site. Mr. Iovino replies nothing, but is requesting on street parking. 
He is proposing employee parking and an ADA parking spot (with an ADA ramp to the entrance 
of building) in the rear, which is currently an existing driveway. He is proposing one to three 
employees on staff at a time. This use is permitted in the RG-C zone. Mr. Campbell asks about the 
delivery process. Mr. Iovino states deliveries would be in the morning, either front or back of the 
property. Mr. Iovino, himself, would not be handling off-site catering or food prepping on the 
premise. Hours of operations are either 6 a.m.to 6 p.m. or 7 a.m. to 7 p.m., 7 days a week. Mr. 
Campbell asks what the use of the second floor would be. The applicant states there are four current 
bedrooms that would be converted into sitting rooms and a bathroom. This would be utilized as 
recreational space. Mr. Iovino says he would not want another use and wants to keep the building 
for one purpose only. Asked to describe the proposed landscaping, he removed some old trees and 
would do some landscaping around the base of the house and proposed ADA ramp. Along the 
neighboring property, Mr. Iovino is willing to do a line of Arborvitaes to create some type of 
privacy. Mr. Campbell asks if he has spoken to the neighbors on each side. Mr. Iovino says he 
spoke to the priest on the one side whom seemed very excited. He has not spoken directly to the 
other neighbor but has to a mutual friend. Asked where trash will be located, he says when you 
enter the driveway on the right of the property, there is an existing detached one car garage. He is 
proposing trash and employee parking in front of the garage. Mr. Campbell ask if the driveway 
goes completely around. Mr. Iovino explains the former owner and neighbor had connected the 
two driveways in the past but he would not do that. The trash truck would either back in or 
maneuver to turn around and go out how they came in. Mr. Kozak suggest they establish a time 
frame for trash pick-up so it does not disturb the neighbors. Mr. Campbell states as a condition 
upon approval the trash and delivery no earlier than 7 a.m., which is in the ordinance. Asked if 
there will be an additional lighting outside, Mr. Iovino plans to add three lamp posts, flood lights 
on the side that would not affect neighbors, and in the back over employee and ADA parking. The 
signage will be outside closer to Main Street and there will be lighting onto the sign. Mr. Iovino 
will comply with our town’s signage ordinance.  
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WSP-01-25 – Anthony Iovino – Site Plan Waiver (continued) 
 
Ms. Fox observes seating on the porch and the applicant states there is enough space for four 
tables. Mr. Kozak asks if the van would park in the front to deliver their products as oppose to 
backing in the driveway. Mr. Iovino is going to leave this up to the company. The Board would like 
him to discuss the parking. He says it will be on Main Street which other businesses use i.e. The 
Grand, 13th Child, Ash & Oak. He believes most of his clients will come from the church across the 
street and he will work with the township if a crosswalk needs to be added. Mr. Kurz believes this 
may be a problem because during mass the church goers park on Main Street. Mr. Iovino would 
like to have a conversation with St. Mary’s about utilizing their parking lot for his clients. 
 
Motion passed to open the public portion. Mr. Campbell swears in Mike McDonough, 508 S. Main 
Street, Williamstown. Mr. McDonough is a local neighbor and expresses his concerns about parking 
on Main Street, traffic and the applicant utilizing the church’s parking lot. Mr. Campbell swears in 
Mary Barren, 441 Alfred Avenue, Glassboro. Ms. Barren is an employee of the Our Lady of Peace 
Parish. She is very concerned about the parking and safety of the students. Motion passed to close 
the public portion. Mr. Campbell summarizes the application to the Board. 
 
Motion to approve by Mr. Kozak, seconded by Mr. Helsel. Roll call vote; Ayes- Mr. Kozak, Mr. 
Helsel, Ms. Fox, Mr. Giacomucci, Mr. O’Brien, Mr. Young, Mr. Maure, Mr. Kurz. Nays- Young. 
 
Ordinance Amendments for Board Review: 

 
1. Ordinance to amend Chapter 175-163.4 entitled Cannabis 
 
Mr. Campbell discusses the ordinance. Ms. Pellegrini explains more details about the ordinance. 
Mr. Campbell drafted resolution PB 13-25. Motion to adopt the resolution by Mr. Helsel, 
seconded by Mr. Kozak. Roll call vote; Ayes- Mr. Helsel, Mr. Kozak, Mr. Giacomucci, Ms. Fox, 
Mr. Kurz, Mr. O’Brien, Mr. Young, Mr. Maure. Nays- Zero. 

 
2. Ordinance to amend Chapter 175-135 entitled Signs 

 
Ms. Pellegrini reviews the ordinance. Mr. Campbell drafted resolution PB 14-25. Motion to adopt 
the resolution by Mr. Helsel, seconded by Mr. Giacomucci. Roll call vote; Ayes- Mr. Helsel, Mr. 
Giacomucci, Ms. Fox, Mr. Kozak, Mr. Kurz, Mr. O’Brien, Mr. Maure. Nays- Zero.  
Abstentions- Mr. Young 
 
3. Ordinance to amend Chapter 175-125 entitled Open Space and Recreation 

 
Mr. Campbell reviews the ordinance. Ms. Pellegrini would like the opportunity to review this 
ordinance more. With the Board’s permission, Mr. Campbell would like to table this until the 
Board’s professionals has an opportunity to review with Township staff. Motion to table by Helsel, 
seconded by Mr. Kozak. Voice vote; All Ayes. Nays- Zero. 
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Public Portion: None 

 
Approval of Minutes: 

 
1. March 3, 2025 
Motion passed to approve minutes. 

 
Reports: None 

 
Adjournment: 8:35 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 Transcribe
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