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Call to Order:  
 
It is 6:30 p.m. on July 10, 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. Laughlin, Mr. Maure, Mr. 
O’Brien, Mr. Wolfe, Mr. Young. Also present; Mr. Campbell, Solicitor, Ms. Pellegrini, Engineer, 
Secretary, Ms. Gabbianelli, Transcriber. Excused; Mr. Giacomucci, Ms. Gallagher, Mr. Dochney. 
 
Mr. Kozak excuses himself from the application. 
 
Applications: 
 
 1. WSP-02-25 – ESR Rogatinsky Family, LTD.  
 
The applicant is requesting a site plan waiver to change the use of the existing building to a 50- 
bed inpatient detox and mental health residential treatment facility; along with any other variances 
or waivers deemed necessary by the Board. The proposed facility constitutes an institutional use, 
which is a permitted conditional use per the Township’s Ordinance. The property is located at 
1351 N. Black Horse Pike, also known as Block 701, Lot 15 in the Commercial Zoning District.  
 
Kristopher Berr is representing the applicant and reviews the application to the Board. Mr. 
Campbell swears in Marie Kraemmer. Mr. Berr states the proposed facility will be appropriately 
licensed by state agency and compliant to all regulatory requirements upon condition of approval 
by the Board. No new construction or development is proposed on the property. The existing 
improvements will be converted to facilitate the use. There will be no site changes except interior 
renovations and seeking site plan waiver approval. Ms. Kraemmer reviews her credentials to the 
Board. Mr. Berr submits A-1 survey and A-2 architectural plans. He reviews the submissions to 
the Board. He confirms no exterior changes to the plan and the overall site. Ms. Kraemmer agrees. 
Ms. Kraemmer discusses the operation of the facility for detox and mental health. There will be a 
maximum of 50 patients at one time which will be attended by staff. The staffing will be between 
seven to fourteen personnel on one shift. This will consist of support staff, medical staff and master 
level positions for day to day operations. The facility will operate on three shifts of roughly 35 to 
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1. WSP-02-25 – ESR Rogatinsky Family, LTD. (continued) 
 
50 overall staff members. The treatment process is highly structured. Depending on the patient’s 
treatment, typically they would stay for seven to ten days. Though Ms. Kraemmer recommends 
between 30 to 45 days. She says this is not a maintenance facility, so there is no Methadone and 
no medically assisted treatment. Patients are not free to come and go as they please. There is no 
visitation allowed but family contact through telehealth or phone calls is important with treatment. 
All services are prescheduled and there will be no walk-ins. This is a voluntary facility and there 
is a pre-screening process. Mr. Berr asks if patients are driving themselves to the facility and Ms. 
Kraemmer says no. They are dropped off by family members or there is transportation on-site. 
There will not be a lot of in and out traffic to the site because of scheduled transport times and 
there is more than enough parking on site.  
 
Mr. Berr references the architectural drawings and discusses the floor plan. The lobby for the 
facility will be in the rear, so all activities are in the back. This will help ensure privacy for the 
patients. Ms. Kraemmer feels this facility is appropriate for the use proposed. The public had 
trouble hearing the testimony so Ms. Kraemmer walks them through the day to day operations. 
Mr. Berr states this facility will operate without detrimentally impacting the public good. Ms. 
Kraemmer agrees. The operator on site will require to comply with all regulatory license 
requirements. Ms. Kennedy ask if any security will be on the premise. Ms. Kraemmer states the 
requirement is to have a 24/7 trained support staff in de-escalation.  She is unaware if there will be 
a security guard. Mr. Young asks if there are locks on the exterior doors to prevent patients from 
leaving the facility. Ms. Kraemmer says since this is a voluntary facility you cannot by law lock 
them in. Mr. Wolfe asks about costal service with police, fire, EMS, and if their other facilities 
have issues relying on them. Ms. Kraemmer says not to her knowledge. He asks the protocol in 
their other facilities when a client wants to leave. Ms. Kraemmer states this is usually against 
medical advice and does not happen frequently. Since it is a voluntary facility the patient wants to 
stay. Mr. Wolfe asks the safety measures or instructions the staff take for a patient that wants to 
leave. Typically, the team would sit down with the client, perhaps get family support on the phone 
to try to keep them at the facility. Ms. Kraemmer states the staff has to go through many trainings 
required to work at the facility. Mr. Wolfe asks about alarm on the doors to alert the staff if 
someone walks out. Ms. Kraemmer says most facilities have beeping alarms when the doors are 
opened and security cameras. He asks what the function rooms will be used for. She replies group 
therapy and a place to decompress. Mr. Wolf asks if there will be any outdoor activities and Ms. 
Kraemmer says there may be a recreational area in the back. Ms. Kennedy asks about fencing. Mr. 
Campbell swears in Samuel Rogatinsky, applicant. Mr. Rogatinsky reviews his background to the 
Board. Over the past 10 years he has built four facilities, which he refers to as “boutique hotels.” 
New Jersey is one of the hardest states to get approval and the waitlist for an approved license is 
up to two years. Mr. Rogatinsky explains his interior and future exterior ideas. Mr. Wolfe asks 
about landscaping and Mr. Rogatinsky plans to improve the landscaping. He asks if there will be 
any court mandated for some individual and Mr. Rogatinsky says only court mandated with 
insurance because it will be a private facility. Mr. Wolfe asks if the noise will be at a minimum 
and Mr. Rogatinsky says yes. Mr. Rogatinsky reassures this is not a Methadone clinic and it will 
never be one.  
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1. WSP-02-25 – ESR Rogatinsky Family, LTD. (continued) 
 
Ms. Kennedy asks if the 50-beds have been granted to Mr. Rogatinsky from the state for the use. 
He replies no. His first step was to get Board approval. She asks if patients are referred to the clinic 
through recovery coaches. Mr. Rogatinsky says that is one avenue in addition to many others they 
operate through. They discuss involuntary commitment. Mr. Wolfe asks if the patients are from 
the local community or out of town. Mr. Rogatinsky understands they come from New Jersey and 
their surrounding states. Ms. Fox asks when the patient wants to leave will a family member pick 
them up. Mr. Rogatinsky says yes and they will not be able to just walk out. He is very careful 
about the operations of his facilities because if not the state will shut it down. The facilities have 
shifted where mental health is 80 % and detox is 20 %. Ms. Kennedy asks if this is adult only and 
Mr. Rogatinsky says yes. There is a lot of liability with adolescents. Ms. Fox asks about service 
animals and Mr. Rogatinsky says they are welcomed. Mr. Campbell asks about patient arrival and 
cars on-site. Mr. Rogatinsky states they usually arrive in vans from the airport. They would pull 
up to the back, enter and go through the first level doctor or immediate technician. They would 
remove all personal items. They patient do not drive there by themselves and on the rare occasion 
they do, their keys would be taken. Mr. Campbell states if someone wants to leave against medical 
advice there is a protocol in place where the staff tries to re-direct them to stay. Mr. Rogatinsky 
agrees. Mr. Campbell asks if there are any juveniles and they say no. Out of the 50-beds does that 
include detox beds and they say yes. Is there a protocol in affect for those with medical stress. Ms. 
Kraemmer says depending on client’s detox. They are not a hospital so any medical or psychotic 
emergency has to be sent out. Mr. Campbell reviews the three clinical eight-hour shifts and a fourth 
administrative shift. The estimated employees on the administrative shift is about one-third. The 
shifts do no overlap. Mr. Campbell asks if they are confident the exterior lighting is adequate. Mr. 
Rogatinsky is unfamiliar with the existing on-site lighting. Mr. Campbell asks if there is a protocol 
in place for contraband confiscated. The applicant says yes. Upon approval the applicant will 
accept the condition to work this protocol out with our local police department. They agree. Mr. 
Campbell asks if the facility provides any drugs such as Suboxone and Vivitrol and they do not. 
They will not host community support meetings such as AA or NA. Visitation will be on a pre-
scheduled time. Mr. Campbell asks if they are contracting with any government service or 
agencies, they say no. Ms. Fox asks if family visitations are supervised. Ms. Kraemmer says 
typically there should not be visitation. 
 
Motion to open public portion. Mr. Campbell swears in Laurel Soto, 305 Taylor Lane 
Williamstown. Ms. Soto owns a business one block from the proposed facility. She is concerned 
with her students and the crime the facility imposes in the area. Motion to close the public portion. 
Mr. O’Brien explains to the public the Board’s obligations to each application. Motion to re-open 
the public portion. Mr. Campbell swears in John Ford, 1321 N. Black Horse Pike Williamstown. 
Mr. Ford is concerned about having a detox facility in his neighborhood. Motion to close the public 
portion. Mr. Berr delivers his closing statements. Mr. Campbell would confirm for the Board the 
institutional uses are permitted by conditional use in this zone. Institutional uses have a broad 
definition which includes rehabilitation therapy centers, public health facilities, medical and health 
services. This use falls within the conditional use. Our ordinance requires anytime there is a change 
of use/occupancy an application must asked for a site plan. Our ordinance also permits the 
applicant to waive the site plan. The Board has the discretion whether to grant the waiver.  
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1. WSP-02-25 – ESR Rogatinsky Family, LTD. (continued) 
 
 In Mr. Campbell experience the Board has been inclined to grant waivers when there are no 
changes to: physical structure on site, ingress or egress, impervious coverage, stormwater, the 
building and the use is permitted. Mr. Wolfe asks Mr. Campbell to explain to the public the 
ramifications of the Township denying the application. Since it is a by-right application and 
institutional use which is permitted and waiving the use from a catering hall to institutional use. 
Mr. Campbell discusses the Planning Board’s obligation and repercussions. Mr. Campbell lists the 
conditions upon approval which are the applicant coordinates with local police department 
regarding security protocol, any exterior changes the applicant must come back for an amended 
site plan and any landscaping improvements made must be coordinated with the Board’s planner. 
Mr. Berr accepts the conditions. Motion to approve with conditions by Ms. Kennedy, seconded by 
Ms. Fox. Roll call vote; Ayes- Ms. Kennedy, Ms. Fox, Mr. Laughlin, Mr. Wolfe, Mr. Helsel, Mr. 
O’Brien, Mr. Young. Nays- Zero. Mr. Kozak announces he has returned to the meeting. 
 
 
Proposed Ordinance Amendments for Board Review:  
 
1. Ordinance to amend Chapter 175-163.4 Cannabis  
Mr. Campbell swears in Pam Pellegrini. Ms. Pellegrini summarizes the ordinance for the Board 
and proposed amendment is consistent with the master plan. Mr. Campbell drafted a resolution. 
Motion to approve resolution by Ms. Fox, seconded by Ms. Kennedy. Roll call vote; Ms. Fox, Ms. 
Kennedy, Mr. Kozak, Mr. Laughlin, Mr. Wolfe, Mr. Helsel, Mr. O’Brien, Mr. Young. Nays- Zero. 
 
2. Ordinance to amend Chapter 175-135 Signs 
Ms. Pellegrini summarizes the ordinance for the Board and amendment is consistent with the 
master plan. Mr. Campbell drafted a resolution. Motion to approve resolution by Mr. Helsel, Mr. 
Kozak, Ms. Fox, Ms. Kennedy, Mr. Laughlin, Mr. Wolfe, Mr. O’Brien, Mr. Young. 
 
 
Public Portion: None 
 
Approval of Minutes:  
1.  June 25, 2025 
Motion to approve minutes. 
 
Reports:  
 
Adjournment:  7:52 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




