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Call to Order:  
 
It is 6:30 p.m. on June 2, 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: 
 
Roll call: Present; Ms. Fox, Mr. Helsel, Ms. Kennedy, Mr. Kozak, Mr. Maure, Mr. O’Brien, Mr. 
Wolfe, Mr. Young. Also present; Mr. Campbell, Solicitor, Mr. Pellegrini, Engineer, Mr. Dochney, 
Planner, Ms. Gallagher, Secretary, Ms. Gabbianelli, Transcriber. Excused; Mr. Giacomucci, Mr. 
Laughlin. 
 
Oaths: 
 
Mr. Campbell swears in Pam Pellegrini and Chris Dochney. 
 
Resolutions: 
 
1. PB-18-25 - Thomas Duffy – Preliminary Major Subdivision Approved 
Motion to approve by Ms. Fox, seconded by Mr. Helsel. Roll call votes; Ayes- Ms. Fox, Mr. 
Helsel, Ms. Kennedy, Mr. Kozak, Mr. Young, Mr. Maure, Mr. O’Brien. Abstentions- Mr. Wolfe.  
 
 
Applications:  
 
1.  #551-SP – Joseph Graber – Preliminary & Final Major Site Plan 
 
The applicant is requesting preliminary and final major site plan approval for the construction of 
a 4,000 square foot commercial warehouse with parking to be used as an office and storage for a 
construction business, variances requested include lot area, lot width, lot frontage, front and side 
yard setbacks, and lot coverage; along with any other variances or waivers deemed necessary by 
the Board. The property is located at 1220 Glassboro Road (US 322), also known as Block 14301, 
Lot 48 in the BP Zoning District. 
 
Robert Smith is representing the applicant. Mr. Campbell swears in Joseph Graber, applicant and 
Gregory Simonds, engineer. Mr. Simonds gives an overview of the project for the Board. The  
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1.  #551-SP – Joseph Graber – Preliminary & Final Major Site Plan (continued) 
 
applicant seeks approval to construct a 3,200 square feet commercial warehouse with 8 parking 
spaces to be used as an office and storage for his construction business. Mr. Simonds demonstrates 
the rendering of the site plan to the Board for review. The applicant proposes landscaping, fencing,  
public water, septic, trash enclosure and a turnaround for loading and unloading area. Also, they 
propose two stormwater management trenches. All other areas that are not landscaped shall be 
covered by lawn and grass. Mr. Simonds reviews all the submission waivers the applicant is 
requesting; topography, landscaping, utilities, servicing underground utilities, written instrument, 
expected truck and tractor trailer traffic, admission noise/glare air water pollution, no hazardous 
material store on site. Mr. Campbell reiterates the waiver requested under submission 3.1 and the 
applicant will comply with everything else. Mr. Simonds agrees and will provide testimony. 
Testimony was given already on the expected truck and tractor trailer traffic and admission 
noise/glare issue. Ms. Pellegrini says the applicant is requesting preliminary and final approval. 
Some of the submission items are under final approval. It is up to the Board whether they want to 
consider final tonight. Mr. Campbell discusses open items on Ms. Pellegrini’s report and the 
applicant would have to satisfy the items tonight or come back for final. He reviews this with the 
Board. The county approval of the on-site septic system, confirmation utilities service and 
adequate utilities on-site. Ms. Pellegrini states in terms of submission, these are the only items and 
there are planned items that still need to be reviewed. Ms. Pellegrini has issues with septic 
placement and the applicant’s request for front yard setback. Mr. Campbell says upon a condition 
of approval allow septic as is but if the county requires a septic re-design, the applicant would have 
to come back and amend it. Ms. Pellegrini is comfortable with this. Motion to deem the application 
complete subject to satisfactory subsequent approval by Mr. Helsel, seconded by Mr. Young. 
Voice vote; All Ayes. Nays- Zero. Mr. Wolfe clarifies for the record the application’s address is 
1220 Glassboro Road, Williamstown. 
 
Mr. Simonds reviews the requested bulk variances for the property. They are pre-existing non-
conforming conditions due to the size and shape of the property and serves to be a hardship. Mr. 
Simonds does not believe there will be substantial detriment to the public good and zoning 
ordinances. Mr. Smith asks if the proposed maximum impervious coverage changes with the 
revised plan. The applicant reduced impervious from 38.5% to 32. 6% on the amended plan. Also, 
the applicant reduced the building size and amount of parking spaces from the original plan. Mr. 
Simonds states this resulted in a less intense use. Mr. Smith reviews the size and shape of the lot 
to the Board. Mr. Campbell questions the front yard variance of 35 feet. The applicant does not 
want to shift the building back because it would add more of a driveway, which would extend 
impervious coverage. The variance would increase the buffer in the rear near the residence. Ms. 
Pellegrini informs the Board that on the previous application there is a wooded buffer between the 
building and the residents in the rear. On the current revised plans, the applicant clear gutted the 
entire property to the rear property line. There is no vegetation and they are proposing a privacy 
fence. This would be the only buffer between them and the residence. Mr. Campbell asks why the 
plan changed and the removal of the existing vegetation. Mr. Graber is going to testify to this 
matter. Mr. Campbell questions the side yard variance of 25 feet. If they moved the building then 
it would take away from the parking.  
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1.  #551-SP – Joseph Graber – Preliminary & Final Major Site Plan (continued) 
 
Mr. Simonds goes through the requested design waivers. They are requesting a waiver for the 
sidewalks because there are none in the area. If the Board is agreeable to, they are seeking a waiver 
for a tree removal and compensatory planting plan, as a condition upon approval. Ms. Pellegrini 
asks how they can provide a tree removal plan when the trees have already been removed. Mr. 
Simonds says there are stumps left on the property. Mr. Campbell asks about the buffer waivers. 
Mr. Dochney states just the rear and the west of the property. They agree the waiver would be for 
all three side. Ms. Pellegrini adds there is a design waiver for curbing along the frontage and 
environmental assessment. They are requesting the waiver on the east side in order to provide the 
stormwater management systems in those areas and collect the run off from the parking lot. They 
do not have a lot of room due to the lot width itself. They do propose the stormwater management 
system on west side. The building is set back 25 feet and they are proposing a row of evergreen 
trees. Mr. Wolfe states they are requesting a waiver for the east side (firehouse) and they are good 
on the west side. Mr. Simonds believes half of the west side needs to be landscaped and they are 
just under half. Ms. Pellegrini says they are proposing a design waiver for lighting. They are 
requesting a waiver for stormwater management. She discusses stormwater management with the 
Board and possible future proposals at rear of the site. Mr. Simonds says there are no proposed 
improvements at rear of site, no outside storage proposed. They plan to provide a buffer and the 
lawn/grass at rear of site. They will comply with the buffer on the west side and increase the buffer 
by 3 feet. Ms. Pellegrini reiterates there is no outdoor storage beyond the improvements as shown. 
Mr. Simonds agrees. Ms. Pellegrini suggest a physical barrier in the back such as a spilt rail fence. 
The applicant is proposing chain link fence with slates and Ms. Pellegrini says this would not be 
easy to monitor. She recommends the applicant to revegetate the rear of the property. Ms. 
Pellegrini reviews the aerial photographs in her report. Also, she briefly discusses the general 
comments in her letter. 
 
Mr. Graber discusses his intentions, his business and storage of expensive materials. There will be 
no deliveries, no retail and no customers. Mr. Smith asks about the clearing of the trees. Mr. Graber 
did not know he could not remove the trees and was trying to clean up the property. Also, he states 
there were no stumps removed and a lot of the trees removed were dead. Mr. Graber shares a 
border with the property to the north (rear of property) and this is why he is proposing a privacy 
fence. He will defer to the Board any mandates or recommendations regarding privacy screening 
in the rear. Mr. Smith says there were some comments after submission of architectural plans 
regarding the building. Mr. Graber made modification to the windows and doors on the plans. 
There will be windows facing Glassboro Road. Mr. Graber explains the quality of construction 
and look of building to the Board. It will be a steel building with a lot of landscaping. Mr. Kozak 
asks about the dumpster. It is proposed in the rear and enclosed. They added the turnaround for 
trash truck circulation. Mr. Campbell submits exhibit A-1 colored site plan and A-2 rough sketch 
indicating the windows to the south and access doors to the east. Mr. Wolfe asks where Mr. 
Graber’s business is currently located. It’s on the Black Horse Pike in Williamstown Pavilion. Mr. 
Wolfe would prefer to see a white vinyl fence versus a chain link fence because of neighboring 
properties behind and to the west. Minimal trucks per day on site. Mr. Wolfe asks if they are 
required 322 State approvals for this application. They reply yes. Mr. Wolfe ask if there are any 
EV stalls required and there are none. Mr. Wolfe reviews the surrounding properties.  
 



Monroe Township 
Planning Board Regular Meeting 
  

 June 2, 2025 
6:30 p.m. 

 

4 
 

1.  #551-SP – Joseph Graber – Preliminary & Final Major Site Plan (continued) 
 
Mr. Campbell asks how the water runs on the site. Mr. Simonds says from the north to the south 
(toward 322). This is why the stormwater infiltration trenches and small swells along the trenches 
are to collect the run off from the parking lot and the building. The building is connected to the 
trenches as well. Ms. Pellegrini states the stone trenches are an effort to control the two-year storm.  
 
Mr. Dochney reviews his letter to the Board. He agrees with the variances required along with the 
design waivers. He does not object to the variances and the lot frontages and width are both existing 
conditions. The lot size is an existing condition. Mr. Dochney discusses front yard and side yard. 
The side yard setback is a hardship because of the existing size of the lot and the width. Mr. 
Dochney does not object to the design waivers requested and the applicant agrees to increase the 
buffers to become closer to conformity. Mr. Dochney would like to see the tree removal 
replacement plan and verify the plan. The applicant has addressed most of the landscaping 
comments. Mr. Dochney points out the Japanese Holly proposed is not a native species and the 
code technically requires native species. He would recommend substitute species and the applicant 
is agreeable to this. Mr. Wolfe ask about the tree replacement plan and if the applicant would be 
able to plant them elsewhere in the township. Mr. Dochney states the township code does allow 
for this. Mr. Campbell addresses Mr. Dochney’s report about buffer width and buffer 
compositions, asks if he has any objections to the waivers requested Mr. Dochney states the 
applicant would be addressing them by providing the buffer on the north side as well as expanding 
the buffer on the west side. Asked about the sidewalk waiver, Mr. Dochney states currently there 
are no sidewalks along either side. He does not feel it is needed since it would not be connected to 
anything. Ms. Pellegrini says curbing may keep the water from going out to the front of the 
property but it is a state highway, so this will be regulated by the state. Mr. Campbell would refer 
to the state on this matter. He asks if they are withdrawing their request from the waiver for the 
tree removal. Both Ms. Pellegrini and Mr. Dochney do not support the waiver for tree removal. As 
far as the lighting waiver, Ms. Pellegrini says they propose a light above the door on the building. 
Since there is no sidewalk to the building, she does not object to this waiver. The lightning on the 
site is adequate since there is no retail and customers coming onto the property. Mr. Campbell 
brings up the issue of Phase 1. Ms. Pellegrini feels it should be required and asks if the applicant 
received one when he purchased the property. Mr. Graber does not believe he did. Mr. Graber did 
perform an oil sweep on the property when purchased. Mr. Wolfe asks about the hours of operation 
and Mr. Graber says 9 a.m. to 5 p.m. Ms. Pellegrini ask if the applicant’s engineer would like to 
discuss some of the site plan comments. She asks if the proposed trash enclosure is adequate to 
their use. Mr. Simonds feels it is an adequate size for the use and the applicant has another 
dumpster at another location for construction debris. Mr. Campbell states if the Board were to 
consider the application, a condition would be no outside storage of any material and all trash be 
maintained within the enclosed fenced in trash area. Mr. Wolfe states there will be some tree 
plantings surrounding the enclosure. 
 
Motion passed to close the public portion. Ms. Pellegrini asks if the applicant will comply to the 
general comments in her report. They will comply with the comments. Mr. Campbell summarizes 
the application to the Board and states subject to motion with two exceptions; the applicant will  
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1.  #551-SP – Joseph Graber – Preliminary & Final Major Site Plan (continued) 
 
agree to provide Phase 1 and to withdraw the waiver for tree removal compensatory planting. The 
applicant agrees. Motion to approve subject to conditions by Mr. Helsel, seconded by Mr. Young. 
Roll call vote; Ayes- Mr. Helsel, Mr. Young, Ms. Fox, Ms. Kennedy, Mr. Kozak, Mr. Maure, Mr. 
Wolfe, Mr. O’Brien. Nays- Zero. 
 
Ordinance Amendments for Board Review: 
 
 1.  Ordinance to Amend the HEXA Builders Redevelopments Plan 
 
Ms. Pellegrini provides updates to the redevelopment plan for the Board’s consideration. Mr. 
Campbell summarizes and drafted PB-19-25 for the Board’s consideration. Motion passed to close 
the public portion.  
 

2.  Ordinance to Amend Chapter 175 – 125 Entitled Open Space and Recreation 
 
Mr. Campbell drafted PB-20-25 and Ms. Pellegrini reviews the ordinance to the Board. Motion to 
close the public portion. Motion to approve the both resolutions Pb-19-2025 and PB-20-2025 by 
Mr. Helsel, seconded by Ms. Kennedy. Roll call vote; Ayes- Mr. Helsel, Ms. Kennedy, Ms. Fox, 
Mr. Kozak, Mr. Maure, Mr. Young, Mr. Wolfe, Mr. O’Brien  
 
Public Portion: None 
 
Approval of Minutes:  
 
1.  May 5, 2025 
Motion to approve by voice vote; All Ayes. Nays- Zero. Abstentions- Mr. Wolfe, Ms. Kennedy. 
 
Reports: A Special Meeting date is discussed for June. Reminder the July 10th meeting is on a 
Thursday. 
 
Adjournment:  7:53 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.
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