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Call to Order:  
 
It is 6:30 p.m. on June 1, 2026 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 exterior doors of the Municipal Building will automatically lock at 7:45 p.m. If you leave the 
building during a meeting, you will be locked out. Please have someone accompany you to allow 
re-entry. 
 
The Board saluted the flag.  
 
Roll call: 
 
Present: Ms. Fox, Mr. Giacomucci, Mr. Helsel, Ms. Kennedy, Mr. Kozak, Mr. Scardino, Mr. 
O’Brien, Mayor Wolfe, Mr. Young. Also present: Mr. Campbell, Solicitor, Ms. Pellegrini, 
Engineer, Mr. Dochney, Planner, Ms. Gallagher, Secretary, Ms. Gabbianelli, Transcriber. 
Excused: Mr. Fratterelli 
 
Oaths: 
 
Mr. Campbell swears in Pam Pellegrini, Engineer, and Chris Dochney, Planner. 
 
Memorialization of Resolutions: 
 

1. PB-22-26 - #564-SP Patriot Depot, LLC – Preliminary & Final Major Site Plan Approved 
2. PB-23-26 – WSP-03-26 Green Leaf Wellness Solutions, LLC – Amended Site Plan 
Waiver Approved 
Motion to approve by Mr. Young, seconded by Mr. Giacomucci. Voice vote: Ayes- Mr. 
Young, Mr. Giacomucci, Ms. Fox, Mr. Kozak, Mr. Helsel, Ms. Kennedy, Mr. Scardino, Mr. 
O’Brien. Nays- Zero. Abstentions- Mayor Wolfe 
3. PB-24-26 – WSP-02-26 Garden State Outdoor, LLC – Site Plan Waiver Approved 
4. PB-25-26 – #1884 Longbridge Farms, LLC – Preliminary Major Subdivision Approved 
5. PB-26-26 - #1875 Bruce Paparone, Inc. – Amended Preliminary & Final Major 
Subdivision Approved 
Motion to approve by Mr. Young, seconded by Mr. Kozak. Voice vote: Ayes- Mr. Young, Mr. 
Kozak, Ms. Fox, Mr. Helsel, Ms. Kennedy, Mr. Scardino, Mr. O’Brien. Nay- Zero. 
Abstentions- Mr. Giacomucci, Mayor Wolfe. 
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Courtesy Presentation: 

1. Police Department Pole Barn 

Jim DeHart gives a brief presentation for the police department pole barn at the public library.  

Public Applications: 
 

1. #544-SP - Chris Wood (aka 3852 SBHP Properties, LLC) – Amended Minor Site Plan 
 
The applicant is seeking an amended minor site plan for the addition of five accessory 
greenhouses; along with any other variances or waivers deemed necessary by the Board. The 
applicant was previously granted a minor site plan approval by resolution PB-22-24. The 
property is located at 3852 South Black Horse Pike, also known as Block 6001, Lot 10 in the 
RD-C Zoning District. 
 
Christopher Mullen is representing the applicant and provides an overview of the application. 
Ms. Pellegrini reviews the requested submission waivers. The applicant provided the height of 
the greenhouses, which will be 9 feet tall. She discusses the makeup of the plan and utilities as 
conditions of approval. Motion passed to deem the application. Mr. Campbell swears in Chris 
Wood. He testifies there will be no change in the hours and number of employees. The operation 
hours are 7 days a week from 7 a.m. to 7 p.m. There will be three employees on site. His prior 
approval for odor mitigation is a carbon filtration system, and the greenhouses will be 
pressurized. There will not be any proposed lighting changes to the driveway or building. He is 
proposing to install solar power and motion-activated lights around the perimeter of the fence 
that encloses the greenhouses. There will be a 24-hour security system including cameras with 
night vision. Mr. Campbell asks if the applicant will comply with all of the recommendations 
contained in the board’s professional review letters. Mr. Wood agrees. Mr. Mullen discusses a 
comment related to the black-coded PVC fencing and requests the option for a regular chain link. 
Mr. Dochney responds that the black PVC-coded is a conditional requirement. The applicant will 
comply with the requirement. 
 
Ms. Pellegrini asks about the proposed lighting. Mr. Wood reiterates there are no proposed 
changes except for the solar-powered motion-activated lights around the perimeter fencing. For 
security purposes, Ms. Pellegrini questions the need for lighting during the nighttime winter 
months. Mr. Wood states there will be a security guard on-site during non-operational hours. The 
motion solar lights would alert if someone was on-site. There will be no nighttime work, so there 
will be no lighting required. The applicant’s previous plan indicated 8 parking spaces and 
testified that the same three employees will manage both the building and greenhouses. The 
applicant respectfully requests a parking waiver to maintain only 8 parking spaces, where 18 is 
required. This will not be a high-traffic facility, and minimal people will be on-site. Ms. Kennedy 
clarifies there will be no customers coming to the site. The applicant agrees. Mr. Campbell states 
there was not a prior waiver request for parking because the proposed warehouse was satisfied 
by the 8 spaces on-site. The five additional greenhouses will not increase the number of 
employees or traffic in and out of the site. Ms. Pellegrini states that stormwater management is  
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1. #544-SP - Chris Wood (aka 3852 SBHP Properties, LLC) – Amended Minor Site Plan 

(continued) 
 
not required. The applicant will comply, as a condition of approval, with all items under 5.4 
Cannabis. All cannabis plans shall be revised to include the additional greenhouse space. The 
applicant will comply with all of the general comments. Under outside agency approvals, the 
applicant will provide the Pinelands letter. 
 
Mr. Dochney discusses the project and property description. The applicant describes the 
greenhouses as standard hoop houses. Mr. Dochney asks him to explain how the greenhouses will 
be pressurized without a vestibule, so that nothing escapes when the doors are opened. Mr. Wood 
states that by having the air flow exiting the building exceed the flow coming into the building. 
This will build up the negative pressure, which will prevent any odors from escaping. He feels he 
can eliminate the odor without two sets of doors. Mr. Kozak asks if he has tested this greenhouse 
effect anywhere else, and he has. Mr. Campbell asks if there needs to be more detail on the structure 
of the greenhouse. Mr. Dochney is familiar with the proposed standard hoop house. Mr. Campbell 
asks if the proposed lighting needs to be shown on the plan. Ms. Pellegrini is satisfied with the 
testimony and doesn’t see a need for that. Mr. Kozak asks about the hoop houses during the 
wintertime. Mr. Wood states they will be disassembled from December through February. Mr. 
Campbell discusses the impervious coverage from the previous application. The applicant 
complied with the board’s engineer, and this is not an open issue. Mr. Campbell summarized the 
application to the board. Motion passed to open the public portion. There being none, motion 
passed to close the public portion. Motion to approve by Mr. Young, seconded by Mr. Giacomucci. 
Roll call vote: Ayes- Mr. Young, Mr. Giacomucci, Ms. Fox, Ms. Kennedy, Mr. Kozak, Mr. 
O’Brien, Mayor Wolfe, Mr. Helsel, Mr. Scardino. Nays- Zero. Abstentions- Zero.  
 
 
 

2. #567-SP – 1424 BHP Properties, LLC – Preliminary & Final Major Site Plan 
 
The applicant is seeking preliminary and final major site plan approval to convert a vacant Rite 
Aid building into a new daycare center, along with removing certain concrete to install an outdoor 
play area. Additionally, the applicant is seeking a variance to allow four façade signs which 
exceed the maximum permitted of two signs; along with any other variances or waivers deemed 
necessary by the Board. The property is located at 1424 South Black Horse Pike, also known as 
Block 3601, Lot 23 in the RG-C Zoning District. 
 
Damien Del Duca is representing the applicant and gives an overview of the application. He 
testifies there are no objections to the comments in the professional’s letter. Mr. Del Duca 
distributed exhibits: A-1, a black and white site plan; A-2, revised site plan; A-3, floor elevations, 
and architectural plans; and A-4, summary of operations. In Exhibit A-2, Mr. Del Duca explains 
they reduced the outdoor play area to avoid Pinelands approval. Ms. Pellegrini discusses the 
following submission waivers needed for completeness. Under preliminary, the waivers 
requested are contours and fire lane approval. Under final, the waivers requested are contours  
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2. #567-SP – 1424 BHP Properties, LLC – Preliminary & Final Major Site Plan (continued) 

 
 and utility letters. Ms. Pellegrini requested correspondence from water and sewer to indicate that 
the proposed use does not require additional service. Motion passed to deem the application 
complete.  
 
Mr. Campbell swears in Gerald Gesario, engineer, and Irwin Kizel, architect and planner. Mr. 
Gesario testifies the changes from the Rite Aid to a day care are very minimal. The gas line under 
the play area will be relocated outside this area. They propose additional landscaping on the island 
and two new shade trees. They propose to remove the drive-through canopy that served the prior 
Rite Aid. The 4, 995 square foot playground will be surrounded by 6-foot-high PVC fencing. It 
will be gated and only operated by the staff. There is no access from outside the fence to get in. 
To enter the play area, you would need to go through the front door of the building, through the 
building, and into the outdoor area. The secured front door entrance is occupied by an employee 
at all times. None of the existing parking will be removed, and 10 spaces on the east side will be 
designated for pick-up and drop-off. There are three existing trash enclosures that the applicant 
will utilize. No other changes are proposed: utilities, lighting, and stormwater. The applicant did 
not submit a traffic study with the application. Mr. Gesario reviewed the ITE trip generation for 
a daycare of this size compared to the Rite Aid. The results were that the change in peak in the 
morning was +37, and for the evening it was +7. The weekend was -99 trips because the daycare 
would not be open.  
 
Mr. Kizel shares his personal knowledge of the Learning Experience operations. There will be 12 
proposed classrooms and an indoor/outdoor play area. There will be other indoor areas that will 
support the classrooms and play areas. They will operate from 6:30 a.m. to 6:30 p.m., Monday 
through Friday. The maximum number of estimated employees working at the busiest time would 
be 22 teachers, 2 admin, and food preparation for a couple of hours per day. Under the statutes, 
it’s designed for 193 children ranging from infants up to 6 years old. Mr. Kizel explains the 
licensing calculation charts, which indicate the number of classrooms for each age group. Mr. 
Kizel walks the board through the process of drop-off and pick-up. The busiest estimated drop-off 
time would be 7:30 a.m. to 9:30 a.m., and pick-up, 4:30 p.m. to 6:30 p.m. Mr. Kizel explains the 
variance requested for the proposed 6 façade signs, where only 2 are permitted. The signs will face 
both the Black Horse Pike and Corkery Lane, which they feel is important to identify the daycare. 
The other variance requested is for the no loading space. The applicant testifies there will be very 
few deliveries on-site. Mr. Kizel does not feel that granting the two requested variances will result 
in a negative impact to the surrounding neighborhood.  Mayor Wolfe expresses his concerns with 
the impact of traffic and discusses perhaps an entrance only on Corkery and an exit on the Black 
Horse Pike. There is a discussion about the intersection and which route would be safer. 
 
Ms. Pellegrini addresses additional waivers requested. First is for the environmental study. Second, 
the lighting plan and testimony for the play area’s lighting need. Mr. Kizel states they will not need 
lighting for the outdoor play area because it will not be operating during the evening hours. The 
applicant provided testimony regarding the nature and volume of solid waste generated by the 
proposed daycare. She states that stormwater management is not required. The applicant has not 
submitted a traffic study for review but has provided some testimony. To make any changes to the 
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2. #567-SP – 1424 BHP Properties, LLC – Preliminary & Final Major Site Plan (continued) 

 
circulation of this complex, as Mayor Wolfe suggested, Ms. Pellegrini would request a full traffic 
study. With the current site, Ms. Pellegrini would accept a traffic assessment from the applicant in 
writing. The applicant agrees to provide all items under general comments in their revisions. She 
adds that if NJDOT requires any other traffic study, then the applicant shall comply. Mr. Young 
requests they change some of their plantings to native species. They will comply and work with 
Mr. Dochney.  
 
Mr. Campbell swears in Rob Helveston of 1405 Cranleigh Lane, Williamstown. He is requesting 
someone to revisit the landscape buffer between his property and the applicant's. Mr. Del Duca 
confirmed with the property owner, who will replenish the buffer. Mr. Campbell swears in 
Bonnie Waters of 1415 Cranleigh Lane. She is concerned about the trash pick-up times. The 
applicant will comply with the township’s noise ordinance and not pick up from 10 pm to 7 am. 
Motion passed to close the public portion. Mr. Campbell summarizes the application to the 
board. Motion to approve by Ms. Kennedy, seconded by Mr. Young. Roll call vote: Ayes- Ms. 
Kennedy, Mr. Young, Mr. Giacomucci, Ms. Fox, Mr. Kozak, Mr. O’Brien, Mayor Wolfe, Mr. 
Scardino, Mr. Helsel. Nays- Zero. Abstentions- Zero.  
 
 
3. WSP-04-26 – 133 Sunny Property LLC – Site Plan Waiver  
 
The applicant is seeking a site plan waiver to allow an auto mechanic shop in an existing 
building; along with any other variances or waivers deemed necessary by the Board. The 
property is located at 1250 North Black Horse Pike, also known as Block 1102, Lot 30 in the 
Commercial Zoning District.  
 
Mr. Campbell announces the applicant has withdrawn the site plan waiver. 
 
 
Resolution for Board Review:  
 
1. R:207-2026 - Resolution from Council authorizing and adopting updated affordable housing 
crediting table in connection with the Township’s Fourth Round Housing Element and Fair 
Share Plan.  
 
Mr. Campbell announces they will defer this resolution until the next board meeting on July 8th. 
 
Ordinance Amendment for Board Action:  
 
1. O:27-2026 – Ordinance from Council to amend Chapter 175-157 General Standards  
 
Mr. Campbell explains the amendment referral for the board’s review. Ms. Pellegrini shares her 
notes. A resolution was drafted: PB-31-26. Motion to approve by Mayor Wolfe, seconded by Ms. 
Fox. Roll call vote: Ayes- Mayor Wolfe, Ms. Fox, Mr. Giacomucci, Ms. Kennedy, Mr. Kozak,  
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Ordinance Amendment for Board Action (continued):  
 
Mr. O’Brien, Mr. Young, Mr. Scardino. Nays- Zero. Abstentions- Zero.  
 
 
Public Portion: None 
 
Minutes:  
1. May 4, 2026  
2. May 12, 2026  
Mr. Campbell announces that these minutes are deferred until the next board meeting on July 8th. 
 
Adjournment: 8:22 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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