Monroe Township December 1, 2025
Planning Board Regular Meeting 6:30 p.m.

Call to Order:

It is 6:42 p.m. on December 1, 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 2" 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 0:56-2024. 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, Ms. Kennedy, Mr. Kozak, Mr. Maure, Mr.
O’Brien, Mr. Wolfe, Mr. Young. Also present; Mr. Campbell, Solicitor, Ms. Pellegrini, Engineer,
Mr. Dochney, Planner, Ms. Gallagher, Secretary, Ms. Gabbianelli, Transcriber. Excused; Mr.
Laughlin.

Oaths:

Mr. Campbell swears in Pam Pellegrini and Chris Dochney.

Memorialization of Resolutions:

1. PB-35-25 — #1723 — Morgan Development Group, LLC — Amended Preliminary &
Final Major Subdivision Approved

Motion to approve by Ms. Fox, seconded by Mr. Helsel. Roll call vote; Mr. Giacomucci, Ms.

Fox, Mr. Kozak, Mr. Helsel, Mr. O’Brien, Mr. Wolfe, Mr. Young, Mr. Maure. Nays- Zero.

2. PB-36-25 - Sahara Sand Inc. — Amended Preliminary & Final Major Site Plan
Approved

Mr. Campbell announces council for the applicant has requested to defer the memorialization

until the next meeting.

Courtesy Presentation:

1. Monroe Township Public Works — Pole Barn

Mr. Campbell swears in Mike Cavello and Jim DeHart. Public Works is proposing to build a new
pole barn for their trash trucks. As a courtesy, Mr. Cavello spoke to the adjacent neighbor who
does not have any issues with the proposal. Mr. DeHart states the building will be parallel to the
property line which is closer to the line than the code allows. This will create a better buffer and
sight barrier for the neighbors. Motion passed to open the hearing to the public. There being
none, motion passed to close the public portion.
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Public Hearing:

1. #555-SP — Suzie’s FiveLeaf Dispensary Inc. — Minor Site Plan

The applicant is seeking Minor Site Plan approval to establish a Class 5 Cannabis dispensary and
Class 6 Cannabis delivery service within an existing multi-tenant commercial building; along
with any other waivers or variances deemed necessary by the Board. The property is located at
1809 N. Black Horse Pike, Unit 11; also known as Block 701, Lot 30 in the Commercial Zoning
District.

Len Schwartz is representing the applicant. Mr. Campbell swears in Jake Detman. Ms. Pellegrini
reviews items for completeness. The applicant indicates the basic survey still represents the
existing conditions and is requesting a waiver. Additional waivers requested are; showing the
existing lighting on site driveways within 100 feet, providing buffer in landscaping and showing
proposed lighting. Ms. Pellegrini request additional testimony on existing utilities and general
overall operations of the use. Motion passed to deem the application complete with the waivers
stated.

Mr. Detman describes the location and confirms he has adequate utilities to operate his business.
Ms. Pellegrini references November 25, 2025 letter and reviews design, performance and
evaluation standards. Mr. Detman explains the delivery service which will be provided in the
front the building. The product will be delivered in the back of the building where security and
an employee will be present to off-load directly into secured storage room. Ms. Pellegrini asks if
the door remains locked at all times and Mr. Detman says yes. He will be using the existing trash
enclosure for general trash and will arrange special pick-ups with a waste management company
for cannabis. He describes the process and states this waste will be stored in a separate area in
the safe room. There will be no outside waste disposal of cannabis. Mr. Maure asks if the
applicant owns any other cannabis dispensary and he does not. He questions the mixing of waste
cannabis with Kitty litter. Mr. Detman spoke with other cannabis owners and this was their
method. Mr. Maure asks if it is safe for the employee to leave the building to meet the delivery
person. He states a security guard will be present. Mr. Kozak states there are regulations and
guidelines by the state on cannabis disposal. Mr. Detman agrees. The applicant should submit a
fire zone plan to the fire marshall for review. The applicant agrees. The applicant has proposed to
re-stripe the front lot so as to provide the 20-foot setback. Ms. Pellegrini reviews the parking
requirements for the applicant. Based on a series of calculations the plan has a total of 53 parking
spaces. They do not recommend the perpendicular stall option in the rear lot and should be
removed from the plan. A waiver is required for the total parking requirement. A waiver is
required for the proposed 8 stalls where 15 is required for cannabis use. The parking table should
be revised. Mr. Detman does not feel there will be any impact with the proposed use. He will
have 8 reserved spots (5 for customers and 3 for employees) and signs installed. This condition
will be added to the plan. Mr. Detman agrees he will update the Waste Control Plan adding the
waste will be stored inside. Mr. Detman gives testimony on how the store will operate. Mr.
Detman will comply with the Township and State when it comes to odor control. The operation
will be open from 10 a.m. to 10 p.m. and they will not have a lounge. The only noise generated
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1. #555-SP - Suzie’s FivelLeaf Dispensary Inc. — Minor Site Plan (continued)

will be from customers coming and going. One licensed armed security guard, unless they are
unloading then there will be two guards. Mr. Detman states they will have an ID scanner to make
sure the customer is 21 years of age or older. The security alarm system installation will comply
with code and grant access to local police department and CRC. Under general comments, Ms.
Pellegrini states ramps, detail grading plans and signs for cannabis are to be added to the plan.
The applicant will comply with all comments under this section. Mr. Campbell asks about the
protocol for their electronic messaging system requirement. Mr. Kozak adds to ensure the
customers are not lined up outside. Mr. Detman will look into adding text messaging to their
system. The security surveillance will be 30-day archived and allows the police department and
CRC to live stream into it.

Mr. Dochney asks about the applicant’s state license. He has received a conditional license. Mr.
Schwartz states upon approval his client has to get his resolution of approval from the town. Mr.
Detman is proposing 3 employees, 1 security guard and himself, so 5 employees in total. Mr.
Dochney states the existing- non-conforming condition for side yard setback and design waivers.
He asks if there is an access easement in the rear of the property and the applicant states there is
common ownership. No new signage is proposed and they are going to rebrand the existing. Mr.
Detman agrees to add a zoning chart to his plans. Mr. Dochney states all the relief required are
for existing conditions, with exception of parking, there are no new variances required for this
application. Mr. Kozak ask if all the parking lot improvements will be completed before the
operation begins. Ms. Pellegrini states yes or bonded for. Mr. Wolfe asks if the applicant is
familiar with security aspect and project labor agreement. Mr. Detman replies yes and will
comply with the ordinance. Mr. Campbell ask if the applicant has provided the safety/security
plan and review by the Township’s Emergency Management Services. Mr. Detman says it has
been provided but not reviewed. Mr. Campbell suggests a condition upon approval is this plan is
to be reviewed and approved by the Chief of Police. The applicant agrees.

Mr. Campbell 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 with all
conditions by Mr. Kozak, seconded by Mr. Helsel. Roll call vote; Ayes- Mr. Kozak, Mr. Helsel,
Ms. Fox, Mr. Giacomucci, Ms. Kennedy, Mr. Wolfe, Mr. Young, Mr. O’Brien, Mr. Maure.
Nays- Zero.

2. #1882 — Joey Clidy and Flip Flopz 1202 LLC — Minor Subdivision

The applicant is proposing to subdivide Block 2402, Lot 12 into two (2) parcels and demolish the
existing single-family dwelling and accessory structures. No development is proposed with this
application. The property is located at 966 Green Avenue, also known as Block 2402, Lot 12 in
the R-2 Zoning District.
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2. #1882 — Joey Clidy and Flip Flopz 1202 LLC — Minor Subdivision (continued)

Mr. Campbell swears in Joey Clidy. Robert Smith is representing the applicant. Mr. Clidy
purchased the property approximately a year ago and there is currently a dilapidated home. His
plans were to demolish it and create two single-family dwellings appropriate to the
neighborhood. There are no proposed architectural but Mr. Clidy would like it to aesthetically fit
in the neighborhood. He describes the characteristics of it as narrow and long. The application
meets all bulk standards and are requesting one variance for lot width. Mr. Smith reviews the
classifications for the property. Ms. Pellegrini discusses all waivers under Submission
Requirements. The applicant complies and will provide on the plan for completeness. Mr. Smith
requests a waiver from modifying the plan to include the properties outside the 200 feet
(opposite side of Dartmoor, Shetland and Welsh Lane). Mr. Campbell clarifies the identity of
those property owners be shown on the plan and not suggesting they did not give notice. Mr.
Smith agrees and states all 200-foot list neighbors were notified. Motion passed to deem the
application complete. Ms. Pellegrini reviews Design, Performance and Evaluation Standards and
suggests shade trees be provided across the frontage. There are several general comments to be
added to the plan and the applicant will agree to all recommendations and requests.

Mr. Dochney states there are technically two variances required since their will be two lots with
insufficient lot width. At least 3 shade trees are required along the frontage and his
recommendation would they plant the shade trees afterward demolition. He points out the zoning
chart is slightly inaccurate and would like it updated. The applicants had a pre-application
conference with the Engineer and discussed different ideas. They concluded the least impactful
development for the neighborhood is to slide the houses forward towards the street. This would
be consistent with majority of the surrounding homes. Mr. Campbell asks the Board’s
Professionals if a flag lot would work in this situation. Mr. Dochney does not know if a flag lot
would be a complete buy right and agrees it would result in greater disturbance of the existing
wooded area. The applicant does not plan to build these houses far away in the back of the
wooded area. Motion passed to open the hearing to the public. Mr. Campbell swears in Frank
Edwards of 732 Welsh Lane, Williamstown. Mr. Edward has concerns with disturbance, run-off
and clear-cutting the wooded area behind his property. Motion passed to closed the public
portion. Mr. Campbell asks if the applicant intends to have public water and sewer. They reply
yes. Mr. Smith states they are open to putting a limitation on disturbance but does not want to do
a deed restriction. Mr. Campbell summarizes the application and states upon Board’s approval
the limitation of disturbance be no more than 300 feet from Green Ave. Motion to approve with
all conditions by Mr. Kozak, seconded by Mr. Giacomucci. Roll call vote; Ayes- Mr. Kozak, Mr.
Giacomucci, Ms. Kennedy, Ms. Fox, Mr. Young, Mr. Maure, Mr. Helsel, Mr. O’Brien. Nays-
Zero. Abstains- Mr. Wolfe.

3. WSP-06-25 — ES Essentials LLC

The applicant is seeking a site plan waiver to allow wholesale distributing of artificial floral from
units within the existing building; along with any other waivers or variances deemed necessary
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3. WSP-06-25 — ES Essentials LLC (continued)

by the board. The property is located at 1041 Glassboro Road, Units C3, C4, & C5; also known
as block 13901, lot 28.02 in the Business Park Zoning District.

Ryan Hoffman is representing the applicant. Mr. Campbell swears in Edward Fraser, applicant.
Motion passed to deem the application complete. Mr. Hoffman explains the business: Monday
through Friday 8 a.m. to 5 p.m., Mr. and Ms. Fraser sole operation and there is no customer
traffic. Mr. Fraser has been in business for approximately 40 years. There are no other
employees. Typical weekly deliveries are 2 to 3 and it is a seasonal business. There is a loading
bay in the back of the business. There is no proposed change to the outside of the building. This
was a fitness area and they may consider future interior construction. The property is serviced by
public water and sewer. Mr. Hoffman states the business is a conditional use in the zone. They
are requesting the change from the fitness center to a wholesale distribution. Mr. Kozak asks if
there will be any outside storage and Mr. Fraser says no. Motion passed to open the hearing to
the public. There being none, motion passed to close the public portion. Mr. Campbell
summarizes the application to the Board. Motion to approve with conditions by Mr. Helsel,
seconded by Mr. Giacomucci. Roll call vote; Ayes- Mr. Helsel, Mr. Giacomucci, Ms. Fox, Ms.
Kennedy, Mr. Kozak, Mr. Wolfe, Mr. Young, Mr. Maure, Mr. O’Brien

Public Portion: None

Approval of Minutes:
1. November 3, 2025
Motion passed to approve the minutes. Voice votes; All Ayes. Nays- Zero.

Reports: None

Adjournment: 8:17 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.



