
 

MINUTES 

MT. EPHRAIM LAND USE BOARD MEETING 

Borough Hall Court Office  
121 S Black Horse Pike, Mt. Ephraim, NJ 08031 

Wednesday, December 11, 2024, 7:00pm 

 
1. CALL TO ORDER. Steve Eggert called the meeting to order and stated the 

meeting was advertised and notices posted in accordance with the “Open Public 
Records Act.” 

 
2. PLEDGE OF ALLEGIANCE. All persons present, stood for the pledge of 

allegiance.  
 

3. ROLL CALL: Mayor Carney, Kim Beebe, Commissioner Marrone, Michael 
Schiavo, Steve Eggert, Tiffany Ferrara, Anthony Stagliano, Douglas Morgan, 
Michael Rossano, Rocco Vespe, John Saban, present. Thomas Maxwell, Robert 
Carter, absent. 
 
Joe Nardi - Robert Carter who was a member of the board has resigned, other 
obligations which he has have become precedent over what he can do for the 
board, so he thought it was best to resign, he advised the board secretary by email 
and stated this would take effect immediately. So that would open a vacancy on 
the board, but I will note for tonight that we do have our Vice-Chair Steve Eggert 
who will serve in that capacity and then in the reorganization meeting which is 
next month, so as of now there will be no permanent appointment this evening or 
vote before the board, but I have been advised that Rocco Vespe has been selected 
by the mayor as the mayors right to assume the position formerly held by Bob 
Carter and I don’t have in front of me when Bob’s term would expire but to fulfill 
any part of Bob’s term. 
 
Mayor Carney – January 2027. 
 
Joe Nardi – ok so then Rocco can you please step forward.  
Oath of Office – Rocco Vespe – Class IV 
 

4. CALENDAR OF OLD BUSINESS  

 

• November 13th, minutes, motion to approve, Anthony Stagliano, the motion 

was seconded by Rocco Vespe.  

 

Roll Call: Mayor Carney, Kim Beebe, Commissioner Marrone, Michael 

Schiavo, Steve Eggert, Tiffany Ferrara, Anthony Stagliano, Douglas Morgan, 

Michael Rossano, Rocco Vespe, John Saban, all voting yes.  

 

• Application on Brotherly Bud – amendment to the previously approved site 

plan for 2 security guards at his business and now requesting to have 1 

security guard and a variance for two additional signs on his building. 



 

Joe Nardi – Mr. Cappelli, I understand you are here for the application 
presentation. 
 
Michael Schiavo – point of order. 
 
Joe Nardi – oh yes, Michael Schiavo is located within 200ft of the subject 
property so Mike, you can recuse yourself, you can sit with the public and have 
public comments during that portion. Also, Tara, while Mr. Cappelli is getting 
ready you have received proof of publication and proof of mailings. 
 
Tara Weiss – yes.  
 
Joe Nardi – ok, Mr. Cappelli. 
 
Louis Cappelli – thank you members of the board, I am a partner at the law firm 
of Florio Perrucci Steinhardt Cappelli & Tipton, LLC, on behalf of the applicant 
we are here for sign variances and also to amend a previous approval which was 
granted back in June of 2023, regarding the security requirements of my client, 
beginning with the signs, my client made a mistake, it was an honest mistake, this 
is the first time he has owned a property and conducted a business but he painted 
a sign, or what is considered a sign, he did not know that would be considered a 
sign at the time, a mural on the side of his building and that is one of the reasons 
why we are here tonight is to ask for a variance, it does not in any way comply 
with your sign ordinance it would need a lot of variances as set forth in Mr. 
Fusco’s letter, but he also thought while we are here asking for that and 
discussing that sign he wanted to see about getting the Welcome to Mt. Ephraim 
sign on the other side of the building, so you will hear testimony for both signs, 
with regard to the security guard it has become very clear that the second security 
guard that was required by this board for the parking lot is simple not necessary 
for the safety operation of this business, the parking lot itself is not yet complete 
and right now we have permission for temporary parking at the Budget Inn, but 
the parking lot is in the process of being completed as is the handicap parking 
spot and the parallel spot on the corner of the business, so if its ok I would like to 
begin with the security issue because we do have an expert here and I would like 
to have him testify first and then if we have any questions we can him respond. 
 
Joe Nardi – ok, why don’t we do it that way and then, my thought is all though its 
only one application, it really falls into two categories, there is an amendment to a 
previous requirement and then after that it would be essentially a whole new 
application for new signs for variances, would you object to a vote being taken 
after the first matter. 
 
Louis Cappelli – we have no objection.  
 
Joe Nardi – this way we could keep the record clean and clear and then we can 
proceed with the second part.  



 

Mayor Carney – point of order, I believe that is the correct term, 
 
Joe Nardi – yes. 
 
Mayor Carney -  I happen to recognize out in the audience and there is only one 
business matter at hand and only one business here, so I am going to make the 
presumption that they are here about Brotherly Bud, whether it be about the signs, 
or the parking or other issues, so when we go from issue to issue would it be 
possible to make sure that the public is heard before the board votes.  
 
Joe Nardi – yes, we would do it that way. 
 
Mayor Carney – I just wanted to make sure they are going to be put off until the 
end. 
 
Joe Nardi – good point. 
 
Louis Cappelli – our first witness will be Charles Farrell. 
 
Joe Nardi – can you state your name and address for the record. Charles Farrell – 
1532 Chestnut Avenue, Haddon Heights. He gets sworn in. 
 
Louis Cappelli – Mr. Farrell, what is your educational background. 
 
Charles Farrell – I graduated from Audubon Highschool.  
 
Louis Cappelli – what did you do after high school? 
 
Charles Farrell – I enlisted into the United State Marine Corps. 
 
Louis Cappelli – then following that what did you do. 
 
Charles Farrell – I was employed by the Camden County Prosecutors Office.  
 
Louis Cappelli – what was your position in the Camden County Prosecutor’s 
Office. 
 
Charles Farrell – I was a detective until I retired in 2014. 
 
Louis Cappelli – since 2014 have you worked for a security company.  
 
Charles Farrell – I worked for a couple, yes. I worked for American Airlines 
Corporate Security, and I also worked for Allied as a Director of Security in 
Philadelphia. 
 



 

Louis Cappelli – as part of those security responsibilities have you also worked 
security for cannabis facilities in New Jersey.  
 
Charles Farrell – I have yes. 
 
Louis Cappelli – how long have you been doing that.  
 
Charles Farrell – approximately 1 year.  
 
Louis Cappelli – give us a brief background when you worked for, your 
responsibilities in security besides cannabis. 
 
Charles Farrell – going back to before my retirement in the Camden County 
Prosecutor’s Office.  
 
Louis Cappelli – yes. 
 
Charles Farrell – so I worked for American Airlines Corporate Security where we 
dealt with employees, disruptive passengers, undesirable citizens coming back to 
the country, things of that nature and then I left and went to Allied where I was an 
account manager and director of security over in Philadelphia at Brandywine 
properties, got a little tired of the corporate world and went private, since I went 
private I have been with the company I am with now which is Semper Secure, we 
currently have approximately 15 dispensaries in Southern New Jersey, Camden 
County, Burlington County, Gloucester County and I believe Atlantic County as 
well.  
 
Louis Cappelli – would the board accept Mr. Farrell as an expert in security.  
 
Joe Nardi – before you do that, maybe you could give us a brief overview of some 
of the issues that would be relevant to the board in terms of experience with the 
cannabis. 
 
Louis Cappelli – how many cannabis facilities does your company work for at 
this point. 
 
Charles Farrell – approximately 15.  
 
Louis Cappelli – as part of that security detail have you become familiar with 
security issues in the cannabis industry. 
 
Charles Farrell – yes, I have.  
 
Lousi Cappelli – all those facilities are in New Jersey. 
 
Charles Farrell – yes that is correct. 



 

Louis Cappelli – do they all have parking lots.  
 
Charles Farrell – they do, yes.  
 
Louis Cappelli – in those facilities what is your experience regarding providing 
security for a parking lot.  
 
Charles Farrell – typically we have one guard that works in each facility, and 
typically within each dispensaries post orders the guard would typically grove the 
parking lot about every hour or as needed.  
 
Louis Cappelli – you have been working with these kinds of dispensaries for over 
a year.  
 
Charles Farrell – yes.  
 
Joe Nardi – I think that is sufficient, thanks.  
 
Louis Cappelli – over the past year, you have worked in these 15 facilities, have 
you had issues in these parking lots. 
 
Charles Farrell – just to back track I have not worked in our 15 facilities, the 
company has 15 dispensaries, I have worked in two of the locations. 
 
Louis Cappelli – which two. 
 
Charles Farrell – I have worked over in Voltaire, located in Mt. Holly and Indigo 
in Brooklawn. 
 
Louis Cappelli – what is your observation as to customers behavior once they 
make their purchases inside the cannabis facility.  
 
Charles Farrell – typically when someone comes into the cannabis facility, they 
make their purchase and leave, it is not to often that they hang out, we have had 
not issues but we have seen people stand outside before they come in and have 
their cigarette, things of that nature, which it is prohibited and we have asked 
them to stop and explain to them why they can not smoke there.  
 
Louis Cappelli – you have had a chance to see the operation at the Brotherly Bud. 
 
Charles Farrell – yes, I have from a distance. 
 
Louis Cappelli – understood, but you understand that the parking lot is across the 
street. 
 
Charles Farrell – yes, correct. 



 

Louis Cappelli – do you feel as though a security guard is needed specifically for 
the parking lot during the hours of operation. 
 
Charles Farrell – personally no. 
 
Louis Cappelli – why. 
 
Charles Farrell – it’s very quick purchases if you will, people leave their car, they 
walk to the dispensary, they will get their product and they will leave.  
 
Louis Cappelli – have you heard of any issues in the parking lots from any of your 
co-employees with the other cannabis facilities. 
 
Charles Farrell – I have not, as you all probably know Indigo is attached to a 
tattoo parlor and I liquor store we have never had any problems there, I can tell 
you Voltaire, in Mt. Holly is adjacent to the homeless food pantry, also there is a 
glass factory near there with a little 7-Eleven and we have never experienced any 
problems.  
 
Joe Nardi – does anyone have any questions. 
 
Mayor Carney – Hello I am Mayor Sue Carney; I am also a resident of Mount 
Ephraim, and I happen to live on Valley Road. Lou Cappelli has asked you if you 
have heard any concerns by the other stores or cannabis shops that you have 
worked at from those employees, have you heard from any of the store that you 
work in, I mean this shop that we are talking about right now.  
 
Charles Farrell – I have not, no ma’am. 
 
Mayor Carney – well let me share with you and then I will have some questions, 
first of all going back to the minutes and going back to the resolution, the second 
security guard was not put in place merely for just security, that was just one 
reason, the other reason was to monitor parking and there was supposed to be two, 
mentioning the security guard outside monitoring parking, cars loitering, product 
use, the resolution states that they will be monitoring all of that with two security 
guards, it also went on to say, actually Mr. Cappelli asked on another issue that I 
have had with the parking lot is that sometimes drug dealers like to hang out in 
parking lots and try to sell product cheaper, how do you prevent that from 
happening and our shop owner responded with our security guards and cameras. 
Now, the primary reason we had a second security guard in place was because of 
parking issues, along where Brotherly Bud is now and along Valley Road side 
there is a black top section that is not meant for parking and then there was also 
permit parking only, as Mayor unfortunately for these good people I am up and 
down that street 6 times easy a day and it is a very highly traveled street, I think 
our last traffic report that was done showed 1200 cars a day, I am familiar with 
those numbers because of the past Wawa application. So with that said, I can tell 



 

you my phone and I will be happy to pass it along to the board, from the time they 
opened back in June or July until even today on my way here there are constantly 
cars pulling nose in hanging over the apron which serves as a sidewalk, which 
blocks pedestrians from walking and pushes them to walk in the street, it is also in 
my opinion and I am not an attorney nut I believe an ADA violation and also the 
bigger vehicles are actually hanging in the street causing cars to have to go around 
and into the other lane and people that are coming in off the pike from whichever 
direction when they pull up they are stopping maybe one spot in on Valley Road 
waiting while other cars are at the red light and then they are blocking traffic from 
transgressing onto Valley Road, I have actually seen it back up and spill out onto 
the Black Horse Pike, impeding the flow of traffic causing in my opinion hazards 
to our pedestrians and to our motorists. This issue was addressed on numerous 
occasions with the owner, with security guards at least three of them, one told me 
when I was parking in front of the neighbor’s house told me I was not able to park 
there and directed me to park, thinking I was to the shop to park on the side. This 
is ongoing today in a span of 15 minutes there was 6 cars that were all parked 
nose in. so the reason you have a second security guard is not business driven 
based on sales, and it was not ever with the intention for just security it was about 
monitoring the parking on Valley Road and on that site, and I will tell you right 
now with my concerns expressed and the Chief of Police’s concerns expressed 
and he spoke with me personally about going over and speaking with you as the 
owner and speaking with the security guards as well have fallen on deaf ears and 
it is a problem and whether or not we have a parking lot built or not we have 
temporary parking that is supposed to be used, clearly it’s not, but I really don’t 
see that going away with a new parking lot, there will always be an issue, they 
knew when they opened this business there was a requirement to have a second 
security guard for that reason and I have to put the safety of our motorist and our 
pedestrians ahead, listen I want the business to succeed, these are great young 
people that are running this business and we welcome them to town but I can’t put 
profit ahead of the safety and welfare of people going through this town, so that is 
my concern and that is why we had a second security guard in place.  
 
Steve Eggert – any other questions.  
 
Douglas Morgan – yes, so the one security guard sits outside the shop now, and 
when someone parks illegally… 
 
Louis Cappelli – well I am going to have Mr. Sirois testify to what is happening 
now, so I will bring him up next and address everything the mayor has just stated.  
 
Douglas Morgan – ok.  
 
Rocco Vespe – how much time have you really spent observing that operation. 
 
Charles Farell – from a distance, not very much.  
 



 

Rocco Vespe – based on the distance it is your opinion that they don’t need a 
second… 
 
Charles Farrell – no, based on the other dispensaries that we have. 
 
Rocco Vespe – but we are talking about this dispensary.  
 
Charles Farrell – yes, I understand that sir.  
 
Rocco Vespe – you answered my question.  
 
Douglas Morgan – are you talking about two security guards who are not 
necessary, needed for security or for parking purposes because I feel that we are 
talking about two different things. 
 
Charles Farrell – I am just here to let you know that out of the 15 or so 
dispensaries that we have, that we don’t have anyone just employed to attend the 
parking lots, we don’t feel as though it is necessary to have that.  
 
Steve Eggert – are there other dispensaries that have parking situations that we 
have, to where it is further away, I think one of the questions where when the 
applicant first came in was that there would be two people, there was something 
that they had to take care of the parking lot then it wouldn’t leave the dispensary 
with no one in there.  
 
Mayor Carney – if I could, actually there was supposed to be two, one was 
supposed to be inside to make sure they were meeting the requirements under 
state ID requirements and the other was supposed to be positioned outside to 
make sure that the parking situation was being adhered too and that they could 
respectfully request customers without scaring them away to go park somewhere 
else that was not going to cause a hazard and if there were any other illicit acts 
then that would be addressed as well, that was secondary.  
 
Charles Farrell – so one of the questions was never answered, are there any other 
facilities that have parking situations, I can tell you the one that I worked at 
Voltaire, it was a very small parking lot maybe about 10 or 11 spots most of that 
was handled by the employees at the time, it was a fist time shop opening, it was 
one of the first ones in the area a lot of people were always there, there was 
maybe one or two spots open if not they had street parking and they had a public 
municipal lot behind it. 
 
Steve Eggert – any other questions.  
 
Michael Rossano – so from like a safety perspective, the parking lots are safe they 
don’t need a security guard out there, but from the Mayor’s perspective a security 
guard is needed for the parking issues, I am just curious why hasn’t big planters 



 

been put there, I get not putting a bench because you don’t want people to hang 
out and be loitering but several big planters, something to like physically block a 
car and then Valley Road permit parking can be checked on by the police. 
 
Louis Cappelli – we will have the applicant speak on that part.  
 
Anthony Stagliano – what is the time frame for the completion of the parking lot. 
 
Louis Cappelli – the applicant, will speak about that as well and it is all weather 
based right now, but I believe they already started pouring the handicap spot the 
other day. 
 
Steve Eggert – I believe those two parking spots were required based upon the 
amount of parking they needed, that is why we talked about that one parallel spot 
which is included for the parking. 
 
Louis Cappelli – the applicant is going to address that issue.  
 
Rocco Vespe – another question for the expert here, did you issue a report.  
 
Charles Farrell – did I issue a report on what, my opinion. 
 
Rocco Vespe – yes, based on your opinion. 
 
Charles Farrell – no there is no written report. 
 
Rocco Vespe – ok so no written report, so you rode by and came here and told us 
we don’t need it.  
 
Louis Cappelli – let’s just be clear, what he is testifying here tonight is his 
experience as an expert in the industry, not specifically what the specific issues 
that have been going on or raised about the parking that my client is going to 
address, industry wise what he is saying is none of his other 15 locations is it a 
requirement that there is a guard for the parking. 
 
Rocco Vespe – well with all due respect counselor, I don’t care, we are talking 
about our facility, so it’s nice to have that opinion but I am not sure that it applies 
to our situation.  
 
Louis Cappelli – well that is why you are here you are a member of the board.  
 
Rocco Vespe – I’m done.  
 
Steve Eggert – so do we close this and open it to the public. 
 



 

Joe Nardi – yes, unless anyone else has comments or questions and we also have 
another witness.  
 
Louis Cappelli – I would like to bring up the applicant for testimony. Please state 
your name for the record.  
 
William Sirois – 31 Ellis Street, 1st Floor in Haddonfield.  
 
Joe Nardi – swears in the applicant since this is a new application before the 
board.  
 
Louis Cappelli – let’s first get into the status of the parking lot and the rest of the 
parking concerns, where does it stand and when do you anticipate completion of 
this project. 
 
William Sirois – so I am going through Amin and what he tells me because the 
parking lot on his side he is responsible for, he has told me that apparently the 
concrete is being poured tomorrow weather permitting, we have been waiting for 
this to be done as long as you guys have been, hopefully this week the concrete 
gets poured and we then have some completion there and then we are told they 
are going to come over to our side and finish the spot that is parallel to our 
building and then the handicap spot that they have already started digging out.  
 
Louis Cappelli – now once the parking spot is constructed on Valley Road, how 
will folks be forced to park there. 
 
William Sirois – well I think the biggest this is going to be actual paint on the 
concrete to show parallel parking is he way, we have put signs up but I guess the 
natural thing is to just pull in from people, but I believe with the marking on the 
pavement it will show that parallel parking is the only way to park on the side of 
the building.  
 
Louis Cappelli – you have heard the discussion with the mayor, it sounds as 
though there are times where people are not parking parallel. 
 
William Sirois – that is correct, so unfortunately we try and tell our security 
guards what to tell people and we don’t want to inconvenience people because I 
have seen people come in please can you go move your car and then they get in 
there car and drive away, so when I see that it kills me, but we have created an 
SOP for the security guards so when they are sitting behind the counter, there is a 
10 second delay on the camera, so when they do see people by time they get out 
of their cubby and around to the front they are already inside and then another 
person pulls in so then it becomes convoluted in that area and they do there best to 
try and tell them, we put signs up, we put those cones up, I don’t want to prevent 
people from parking all together because we do have a lot of handicap people 
coming into the store and I don’t like seeing them walk from the Budget Inn, so I 



 

don’t want to remove the spots completely, so we do try and direct people and we 
are trying our best. 
 
Louis Cappelli – so once the construction is complete, will that affect people’s 
ability to park at a 90-degree angle.  
 
William Sirios – that should eliminate all people parking, head into the building 
once the lines are on the pavement and the parking lot will be completed.  
 
Louis Cappelli – from a construction standpoint and any other standpoint for 
security, is there any other way to make sure folks parallel park there. 
 
William Sirios – in the fall months we have security guards sit outside with the 
scanner and just monitor but then again sometimes it gets too cold, and they come 
inside and that is the issue sometimes people are all pulling in at once and then 
they are sticking out to the sidewalk a little bit.  
 
Louis Cappelli – how do we address the concerns of the mayor. 
 
William Sirios – which one. 
 
Louis Cappelli – well the fact that people are parking and blocking the sidewalk 
and creating problems. 
 
William Sirios – I think the number one thing is to get the parking lot completed 
and then to get our two spots done and the signage out front of how to park, other 
than that I don’t have a problem sending a bud-tender out there, once the parking 
lot is done I cant see anyone parking head in when the spots are outlined to park 
parallel.  
 
Louis Cappelli – of course your main parking lot is not yet constructed, most of 
the parking is at the Budget Inn, have there been any problems out there.  
 
William Sirios – no, not that we know of it does sometimes get dark early and 
they must walk that way and now with the construction going on they now must 
almost come in the street a little way, so you know I feel bad for them for the 
distance they must walk.  
 
Louis Cappelli – is there a commitment that you can make to this board to make 
sure folks are not parking in a manner that disrupts the traffic and safety, can you 
have your security guard or someone else, every 15 minutes to peek. 
 
William Sirios – yeah, we can have someone frequent the parking spot out front 
more often or we can just shut it down completely but then I worry about 
inconveniences those who are handicapped that do need to park right out front. 
 



 

Louis Cappelli – the handicap spot will be hopefully completed by the end of this 
week, early next week.  
 
William Sirios – I hope so, but it is out of our control right now, but I mean yeah, 
we can block it off all together if that is what they wish, until the parking lot is 
completed.  
 
Steve Eggert – any questions from the board.  
 
Mayor Carney – so you know I am going to be gentle with how I phrase this, I 
think you are sugar coating what has been happening and you know what’s 
actually been happening because I have had conversations with you on what’s 
been happening on numerous times as our chief of police, to whoever had the 
question about the planters, I suggested putting planters along the side, the a 
frame sign that said your hours on it, I suggested that you paint it and put no 
parking on it, temporary parking sorry for the inconvenience and move it to that 
spot without still blocking the part that goes behind. This is all falling on deaf 
ears. You came before this board again and asked for temporary parking and we 
granted it and yet very few people are parking there, your version of a sign is an 8 
½ by 11 piece of paper that says parallel parking with electrical tape that is put up 
on the side, some days its there and some days it is not, I rarely if ever, I think I 
could count on three occasions that I have seen a security guard sitting outside at 
the door, I am up and down that street like I said at least 6 times a day, my chief 
of police has given you cones to put out to prevent parking, those cones were put 
out for an hour, the chief came here and told me they were put out, I went home 
an hour later those cones were moved to one end and the other end allowing full 
pull in, the bottom line Will is we want you to succeed but you can’t keep on and 
it feels like you are just doing what you want to do and it’s not about the people 
with disabilities, I see them parking across the street over in people’s residential 
parking and their driveway for the apartments, I see them now parking at 5 Valley 
Road that used to be the property owners piece of property they used to own but 
he sold it and now a resident named Alice has moved in and they are parking in 
her driveway and preventing her from parking, there are so many things that we 
talked about that you could of done to help abate the issue so this was not a 
frustrating issue or a dangerous issue for our residents that deal with us, so to me 
there is some lacking credibility here and again I can show you when I came in 
and spoke to your security guard and he actually showed me on the camera that he 
was monitoring. 
 
William Sirios – so that security guard is no longer working for us, since he 
wouldn’t follow rules, and that is just one part. As far as across the street goes, we 
know that there is residential parking to the left, Amin owns that property, and we 
have one to two spots that we allow them to utilize. 
 
Mayor Carney – it is for the residential parking for those apartments, it’s not for 
the old hairdressers. 



 

William Sirios – so to the right, so we don’t obstruct them.  
 
Mayor Carney – I have pictures from today Will. If the security guards were 
doing what they were supposed to be doing they would not be there, we want to 
support you, but you need to have credibility when you come up here. 
 
William Sirios – so can I address some of the issues, as far as the neighbor goes as 
soon as we found out that she moved in we moved the cone that said park here as 
well, because that was Amin’s property, and we utilize that property as well. The 
a-frame sign, as soon as you told me to put a no parking, please utilize the Budget 
Inn and put an arrow, I covered the sign up and moved it so people didn’t turn 
down the road already and they could see it and hopefully go straight to the 
parking area.  
 
Mayor Carney – I suggested that you put the parking sign where they were 
parking so no one would park there, sitting it where they can’t see it was not 
helpful and we discussed that, we discussed whiskey barrels with flowers, we 
discussed cones, we discussed a-frame signs in that spot.  
 
William Sirios – so if blocking it off all together is the solution then we block it 
off all together, but again people are disabled, they are elderly. 
 
Mayor Carney – we also just discussed it doesn’t have to be blocked off 
completely. They could still pull in where the one spot is, behind the store and 
you could still have where they could still have that one parallel spot on the side 
of the building, it would just prevent the nose-in parking that has been happening.  
 
William Sirios – there are three signs up, I believe the parallel signs are working, 
sometimes I am out there, and I know you drive by, and I know they are parallel 
parking because I see them, I am not out-front a lot but when I am out there and, 
on the cameras, I have seen them park parallel. 
 
Louis Cappelli – you agree that we must do a better job with parallel parking, 
regardless of what the outcome is, tonight you must do a better job with parking.  
 
William Sirios – I think it all stems from the parking lot getting completed and the 
actual spots upfront being finalized. 
 
Anthony Stagliano – where are the handicap spots going, on the Black Horse Pike 
side or Valley Road. 
 
William Sirios – it’s next to the house on the backside of the building. 
 
Anthony Stagliano – ok.  
 
Douglas Morgan – what percent of your business is repeat.  



 

William Sirios – I would say about 2/3rd right now only.  
 
Steve Eggert – need better signage, for that parking would be better with more 
permanent signs.  
 
Douglas Morgan – so 2/3rd are repeat customers. 
 
William Sirios – so over time they get the idea of where to park.  
 
Douglas Morgan – has it got any better. 
 
Mayor Carney – no and no. 
 
William Sirios – well as per the mayor. 
 
Louis Cappelli – the important part is once the actual parking lot is completed it 
takes a lot more pressure off this spot for parking.  
 
Michael Rossano – for the handicap spot, he shows the drawing to Will to see 
where they are talking about as to where the spots will go at the building.  
 
Mayor Carney – only one spot is handicap, and the other is a regular spot. 
 
Michael Rossano – so the parallel spot they will just be able to pull in and then 
pull right out or do they need to back out.  
 
William Sirios – it’s just a parallel spot so however they wish to get in and out of 
the spot.  
 
Rocco Vespe – it is not our job to help you solve your problem, solve your 
problem then come back and make another presentation, because this is going 
nowhere, ok.  
 
Louis Cappelli – we have not completed our discussion, yet.  
 
Rocco Vespe – well we are not getting anywhere, we have been talking about it 
for 20 minutes, it is not our job or the mayor’s job to solve a problem…. 
 
Commissioner Marrone – that is your opinion Rocco…. 
 
Rocco Vespe – the mayor has articulated, and the problem is going to have to be 
solved by you. 
 
Anthony Stagliano – I would respectfully disagree, our job as members of the 
board is to assist business owners and to work for a solution to support the 
business owner not to just tell them to walk away and go solve your problem.  



 

Rocco Vespe – well I don’t agree.  
 
Anthony Stagliano – I think we show respect to the business owner and try to 
work through this, we know that there is a parking lot being built, unfortunately 
we don’t know the time frame because the owner of that parking lot is not here. 
 
Rocco Vespe – the parking lot is not going to make a difference; people are still 
going to want to park close.  
 
Anthony Stagliano – we can’t assume, our job is too…. 
 
Rocco Vespe – well he is assuming its turning people away.  
 
William Sirios – I saw it firsthand. 
 
Rocco Vespe – that is my opinion, and I don’t want to argue. 
 
Anthony Stagliano – our job, so first off if the property owner says that the 
parking lot will be completed in the middle of January, I am not sure what the 
time frame is, but we are talking about a small window of a problem, if its not 
going to be finished for three more months then it is a bigger problem and needs 
to be addressed. I think again the business occupant is trying to come up with 
solutions to address the mayor’s concerns and the residents’ concerns at the same 
time he is not the one who is putting in the parking lot.  
 
Rocco Vespe – respectfully, respectfully its not the parking lot that is the 
problem, the problem is the parking that is close to that building and it is close to 
the neighbors and its close to the street, that is the problem to be solved, ok, and 
it’s still going to be there even if the parking lot is completed because right now 
there is no way to prevent parking there at all, you just need to have handicap 
parking there by law, but no one else should be allowed to park there, that is the 
purposely and that is the detail that we need from him not from us. We can tell 
him what we want but he must show us how he is going to do it.  
 
Anthony Stagliano – well we do know where the handicap spot is going to be. 
 
Rocco Vespe – well that is my opinion. 
 
Mayor Carney – December 12th is the deadline, and certainly I can’t speak for the 
board, but we want to work with you and we know this is in process, and we 
know it is supposed to be paved sometime this week, but weather got in the way, 
so I don’t believe anyone intends to say December 12th is tomorrow and we will 
be workable in that aspect but to get back to the initial issue and you mentioned 
you don’t want to turn people away, I am not going to throw out the dollars and 
cents but I know how much we got at the borough and I did the backwards math 
for one quarter…. 



 

Steve Eggert – you can’t bring that up. 
 
Back and forth conversations in the audience, someone states that was disgusting 
to even bring up the money aspect. 
 
Joe Nardi – interrupts the multi-conversations and states, there is a lot of 
discussion going on, and let’s remember the request here is to eliminate and 
amend the resolution that requires a second security guard, so we should stay 
focused on that and answer to whether or not the parking lot will solve all the 
problems, clearly have the right to state why the problems exist and address the 
concerns of others, any members of the board or members of the public but the 
issue is a very limited issue should there be a second security guard, so I think 
that they should be given the opportunity to provide information that they think is 
appropriate to respond to the concerns in the short term.  
 
Mayor Carney – my apologies, the only reason why I brought that up is because 
you mentioned that you were saying that people were getting turned off and 
turned away and the assumption was having a negative impact on your business, 
so my apologies, with that said I agree with Mr. Nardi which was going to be my 
second point anyway which is lets get back to the issue at hand as to whether or 
not a second security guard is needed.  
 
Commissioner Marrone – so my question is does it have to be a security guard. 
 
Douglas Morgan – can it be someone who gets paid $15.00 an hour.  
 
Commissioner Marrone – are we able to tell a business that you need a parking 
attendant, are we able to do that.  
 
Mayor Carney – well I am just going by our minutes from before that said… 
 
Commissioner Marrone – I am not disagreeing with you; I am just asking the 
question. 
 
Louis Cappelli – on these applications, we submit what we are required to do 
made with the original application to the board and to the State of New Jersey, is 
to provide official security plan and that is why the person who is going to tend to 
the parking lot we called security, I think what we are saying here tonight is we 
can provide the functions of what we were calling a second security guard in the 
parking lots and in the parking areas without it being an official security detail.  
 
Douglas Morgan – well it’s not a security issue as much as it’s a parking issue.  
 
Louis Cappelli – exactly. 
 



 

Steve Eggert – the parking lot is not even done yet; it is kind of hard for us to 
know what our needs are with the parking lot not being completed at this time.  
 
Louis Cappelli – I understand, in the best of both worlds, it would have been 
completed by now and we would know exactly what we are sitting on, because 
we believe the parking lot is going to solve a lot of these problems.  
 
Mayor Carney – can I make a suggestion, could we, because this parking lot is 
going to be resolved I believe within the next month, weather permitting, fingers 
and toes crossed, could we revisit the security guard issue because by then we will 
have a parking lot but in the interim I would expect we will enforce parking, but 
can we revisit the parking lot issue in like two or three months to see if they are 
actually enforcing the parking or we have continuing and ongoing problems, is 
this something that the body could entertain.  
 
Joe Nardi – sure. 
 
Mayor Carney – ok so the body would maybe entertain with the understanding 
that they must be compliant with the existing resolution as it stands today. 
 
Louis Cappelli – we have no objection to that.  
 
Steve Eggert – would they have to reapply and everything.  
 
Louis Cappelli – no we could just continue the application.  
 
Mayor Carney – well that portion of that, because I am not inclined to say no 
second security guard or parking attendant at this point because you haven’t 
proven that you in compliance at this point, but you are saying that when the 
parking lot does come that you will be compliant. I am not giving anyone a free 
pass here, this is not an extension of a free pass.  
 
Joe Nardi – well lets take a step at a time, any applicant is permitted to amend 
their application while even if its in midstream and while its being considered, it 
is not uncommon, so if and if it’s a matter of continuing request that is certainly 
up to the board and agreed to by an applicant, so everything that has been 
suggested is certainly appropriate and acceptable to the applicant, the question I 
have because I have heard security guard and or parking attendant, I just want to 
make sure that everyone is clear on what is going to be required, the question was 
do we need a security expert, such as Mr. Farrell, do we need someone like him to 
serve as a parking attendant, if we stick with the original resolution and I am only 
asking this question because that is what was in the original resolution and now 
there has been talk about a parking attendant. If that is not to be considered then 
we just do away with it, I just want to make sure that everyone is clear on what 
the obligations are going forward even on a temporary basis.  
 



 

Mayor Carney – well in my opinion I am reading two security guards, so I am 
suggesting but I would still like to hear from the residents because they took the 
time to come out, I am suggesting because I am trying to be agreeable and I may 
not be coming off that way but I do want them to succeed but I don’t want the 
hazard, so there application is to do away with but we don’t know, if they are not 
being compliant in the next month, they haven’t put forth anything different to see 
whether we do or we don’t. 
 
Joe Nardi – no, I understand that its just that the discussion raised the issue of a 
parking attendant to cover this issue and if we are going to provide time, if its 
going to be security guard and we are going to continue to see for a period how 
compliant they will be.  
 
Louis Cappelli – we are perfect with doing this and letting the lot be constructed 
and see what impact is on all the construction to be completed and to see if that 
improves conditions which we believe that it will and, in the meantime, we are 
going to do a better job with the parking on Valley Road. 
 
 
Mayor Carney – that whole section.  
 
Rocco Vespe – you don’t have two security guards working now. 
 
William Sirios – no, we have one.  
 
Mayor Carney – they only ever had one. 
 
William Sirios – the parking lot is not done. 
 
Rocco Vespe – the need for two security guards was not contingent on the parking 
lot being done, it was contingent on being open for business, so there is no reason 
why you should not have two now. I don’t care if this is a small lot, it’s still next 
to our neighbors. 
 
William Sirios – the security obligation in our store is not needed to have more 
than one security guard in the store. 
 
Rocco Vespe – well than you should have said that when it was originally 
approved. 
 
William Sirios – well now I understand this is the first dispensary we have ever 
opened. 
 
Steve Eggert – if we are going to address this again in a couple months, then we 
can discuss this further.  
 



 

Douglas Morgan – roughly how many customers do you have a day.  
 
William Sirios – about 200 if we are lucky.  
 
Douglas Morgan – 200 and 2/3rds of those are repeats. 
 
William Sirios – yes about that.  
 
Douglas Morgan – ok so roughly you have 60 new customers a day. 
 
William Sirios – yes. 
 
Douglas Morgan – so those are the people who need to be educated, you would 
think the others know where to park, so roughly 60 new customers need to 
understand where to park, just want to get a better understanding of where we are 
at, does that make sense. 
 
Steve Eggert – yeah. So, I am going to close it off to the board now and I will 
open it to the public. 
 
Angeliki Kappatos – 22 Valley Road – I have also witnessed everything that 
Mayor Carney has said, also with people parking in front of my house and I did 
call the facility and asked them to remind their customers to not park on Valley 
Road, I have stood outside and watched them walk in and then watched them 
walk out, so parking is a problem, it is an safety issue for the public and the 
residents. 
 
Steve Eggert – anyone else from the public. 
 
Nancy Schiavo – 8 Valley Road – I live right across the street, I can say 100 
percent everything that Mayor Carney has said is true and more that she didn’t 
say, I have witnessed all the parking, they are pulling on vertically, signs went up 
temporarily for horizontal, so you had some parking horizontal some parking 
vertically, you also have been parking diagonally, I have pictures, last night you 
had a van horizontal, we had a car parked vertical, then you have another car that 
is practically out in the street which pulled up behind the handicap spot, there is 
absolutely no control of the parking by your security guards, do you need another 
security guard maybe not but you need a second person controlling traffic. They 
are parking in 5 Valley Road, I got to know the neighbor, I have sent her pictures 
of vehicles in her driveway when she is at work, last week she is home and in her 
driveway a vehicle from Philadelphia because I saw the plates, two black 
gentlemen going up to Brotherly Bud, I call Alice and tell her she says now, I said 
yes and by the time she got to the door they were gone, who is watching the 
parking, nobody. The signs that state permit parking, residential only have helped 
deter but have not eliminated, we are still getting customers parking on Valley 
Road and I can tell you, if neighbors are out there we see them and we say 



 

something, most of them are kind but not all one of the neighbors were called a 
few choice words when she said something and he just went right in, but no one is 
observing the parking and enforcing the parking, my biggest question is when this 
resolution was approved on June 12th, it was approved for one horizontal parking 
and one handicap parking why since the end of May when you had your soft 
opening has parking been allowed next to the wall on Valley Road, they were not 
approved for it and it has been non-stop, it has been creating a traffic hazard, and 
because they see a parking spot or waiting for a parking spot they will just sit 
there and wait which causes a big issue. This issue is impeding pedestrian traffic, 
I saw a man in a wheelchair he had to go out and around a car into the street to get 
into your building because there was not handicap parking and now you are 
waiting 6 months later to put it in, so again why is parking being allowed there 
when it was not approved.  
 
Michael Ierardi – 9 Valley Road – the problem is when cars pull off of the pike 
and they want to the place and then you have cars trying to get out and then they 
kind of stop there and then they go in front of Mike’s house and they just sit there 
and then when they see an opening they do a quick k-turn to get that spot, you 
know. I don’t know, maybe it will be better with the new parking lot but getting in 
and out of there is difficult. 
 
Steve Eggert – I am now going to close it up to the public and open it back up to 
the board.  
 
Nancy Schiavo – I have one more thing, you have mentioned a few times about 
the temporary parking, no one is parking there, I can see it right from our kitchen 
window, you can count on one hand in a month the number of people if any park 
there, when they first opened yes there were some, nobody parks there now, they 
all park along the wall there on the side of the building which is not in compliance 
with the resolution or other places that they shouldn’t be parking at.  
 
Steve Eggert – alright, now I will close it to the public and open it back up to the 
board.  
 
Anthony Stagliano – what is the average transaction purchase, from when the 
customer enters until the customer leaves. 
 
William Sirios – between 5-6 minutes at the most.  
 
Steve Eggert – I think until the parking lot gets done, I think we should hold up on 
this because we really need to see what it will be like when the parking lot is done 
and then we address all these questions and concerns and if there still is a problem 
then we can address it properly, it’s kind of hard now to address because it’s not 
complete, I do think it will be done weather permitting, so will we table this for 
now. 
 



 

Mayor Carney – well when are we going to table it until, I don’t want and open-
ended table. 
 
Steve Eggert – well we must wait until it’s done and give it time to see what is 
going on. 
 
Rocco Vespe – well just put a second person there until then.   
 
Joe Nardi – you are right, there is a question that has been raised, the first step is 
how much time and then the next issue is what happens in the interim, I think the 
board is a little bit surprised to hear that there has only been one person there the 
whole time, that may have alleviated a lot of problems because I would need now 
the board, I don’t know about anybody else but that is the first time I have heard 
this, so maybe that would address in the interim having somebody there and then 
re-visit. 
 
Mayor Carney – could I suggest, this is supposed to be done by the 12th which is 
tomorrow, obviously the weather has been bad and its now supposed to be 
happening by next week, so if we give them until the first week of January for it 
to get done and then a solid full month, that brings us until the full month of 
January and then re-visit this in February. 
 
Steve Eggert – with inspections and all that is not realistic.  
 
Mayor Carney – I just want to know that everything will be enforced like now. 
 
William Sirios – my concern is that I am not there all the time watching the 
cameras.  
 
Mayor Carney – you are responsible for your security.  
 
William Sirios – what we tell them and what they do are two different things, we 
can literally block off the whole thing if that is what you all want. 
 
Mayor Carney – what we want is not to have a dangerous situation. 
 
Rocco Vespe – we want you to be in compliance with the original resolution and 
have two guards there which is what you are entitled to and expected to have 
when you have opened your business, and I think if not you are in violation and 
you have been in violation and that is not the kind of relationship with someone 
we want in our community, is that asking too much Will. 
 
William Sirios – it is expensive, and we are barely breaking even, but if that is 
what the board wants.  
 



 

Rocco Vespe – you think if you were in my seat, you wouldn’t expect that 
because that is what we agreed on.  
 
William Sirios – maybe not a security guard, they are more expensive than a bud-
tender, I can always have an individual outside monitoring. 
 
Rocco Vespe – that is not acceptable, what is acceptable is being in compliance 
with the ordinance, you are supposed to have two security guards, you should go 
get them, because we are not going to bend on this because this is not a good issue 
for your neighbors and it’s a safety issue and you are going to be there for a long 
time and you need to resolve this, that is why I say it is not our job to resolve this, 
it's your job to resolve this.  
 
Mayor Carney – I think what he means, is that you need to be following the 
existing Land Use resolution that you agreed too, this is binding and it’s between 
both parties and this is what you agree too, and we will re-visit this after the 
parking lot is complete. 
 
Steve Eggert – you think 30 days after the park lot is complete.  
 
Mayor Carney – with the understanding that there will be no unnecessary 
dragging of the feet and it’s just because of weather issues.  
 
Rocco Vespe – that timeline only applies to the parking lot, the timeline for 
having another security guard is now. 
 
Steve Eggert – yes that is correct.  
 

 Rocco Vespe – do you understand counselor, are we being too unreasonable. 
 
 Louis Cappelli – we completely understand, I think we are beating a dead horse. 
 

Steve Eggert – let’s just move on for now, without the parking lot complete we 
need to move on, so do we just move onto the sign and how do we word all of 
this, do we vote.  
 
Joe Nardi – there is a motion as I understand it, there is a motion to table this 
portion of the application until 30 days after the first meeting, or close to 30 days 
after the parking lot is complete. 
 
Rocco Vespe – complete and under operation. 
 
Anthony Stagliano – that is the biggest one operational. 
 
Joe Nardi – so permits are issued, it has been inspected.  
 



 

Rocco Vespe – the parking lot must be completed and being used and then you 
can bring us the issue of whether you need two people. 
 
Mayor Carney – that is what he is saying.  
 
Joe Nardi – ok, when it is operational. 
 
Commissioner Marrone – I don’t believe we leave this open ended. 
 
Mayor Carney – we aren’t he stated 30 days. 
 
Commissioner Marrone – 30 days from when, they can complete this 3 months 
from now.  
 
Rocco Vespe – in the meantime they are going to have two people there. 
 
Mayor Carney – December 12th is the deadline, we already have that in stone, and 
we are being flexible because of the weather, but that doesn’t mean we are giving 
them a blank check to go until the end of March to be completed.  
 
Louis Cappelli – you all must understand we wanted this done yesterday.  
 
Mayor Carney – we understand that, but we also know that there has been 
unnecessary dragging of the feet, not by you individually but there has been. The 
resolution and the deadline when you came back for the temporary parking moved 
it to December 12th deadline, we are being agreeable because of weather 
conditions that this is not going to happen by tomorrow, and I know our engineer 
has told me before that everything will need to set, how long do you think that 
will take. 
 
Greg Fusco – I think they are ready to pave, and I think with how cool the 
weather has been I think then it should be ready to use a few days after.  
 
Steve Eggert – so February’s meeting. 
 
Mayor Carney – so February’s meeting will be more than 30 days in operation or 
close to it, we will re-visit it in February. 
 
Rocco Vespe – your existing customers must get used to the fact that they park in 
the new lot, so however long that takes, it takes.  
 
Steve Eggert – better signage along the wall will also help and alleviate some of 
the problems as well, and when the painting of the spot is completed that should 
also help as well.  
 
Mayor Carney – well I just don’t want everything to become a sign.  



 

Steve Eggert – we will address everything again in February and then we will see. 
 
Michael Rossano – is it possible to complete block that area like you said and 
then have just one guard, the second guard which should have been this whole 
time, the main purpose of that would be to block the horizontal parking, if they 
physically block that side no one can horizontally park and then there is no 
danger. 
 
Mayor Carney – they still have a requirement to have a handicap spot  and you 
can’t completely block that and the end of the day and listen they agreed to two 
security guards that is what the Land Use Board Resolution was and we are being 
agreeable and it’s only until February, they haven’t met there burden at this point, 
I don’t think it will hurt to meet it until February.  
 
Steve Eggert – well we are going to address it again in February, so we can end 
this part.  
 
Joe Nardi – so there is a motion to continue this matter or this portion of the 
application until February, who made the motion.  
 
Anthony Stagliano – no one made a motion. 
 
Mayor Carney made a motion to table the discussion of having two security 

guards go down to one at the February meeting, but they must comply with 

the previous resolution that states they have two security guards now, the 

motion was seconded by Rocco Vespe.  

 

Roll Call: Mayor Carney, Kim Beebe, Commissioner Marrone, Steve Eggert, 

Tiffany Ferrara, Anthony Stagliano, Douglas Morgan, Michael Rossano, 

Rocco Vespe, all voting yes. Michael Schiavo recused himself since he is 

within 200ft of the business.  

 

Steve Eggert – so now we will move onto the sign. 
 
Louis Cappelli – regarding the sign that was just a mistake that my applicant will 
give testimony about, he just truly did not know he needed to get approval for, 
since he just thought he was simple just painting on his wall, he did not know it 
was considered a sign, which I will have him testify shortly. I guess my question 
is conceptually these signs that are in front of you or some version in front of you, 
I just want to feel the board out. 
 
Douglas Morgan – I think the sign looks fine to me, or whatever you want to call 
it, but I think it looks better than when nothing was there.  
 
Mayor Carney – which sign are you speaking of.  
 



 

Douglas Morgan – the one on the Black Horse Pike. 
Mayor Carney – well, I don’t know if they want to testify first before my opinion. 
 
Louis Cappelli – listen we can testify all night, it’s a variance, every part of the 
sign violates your existing code. 
 
Mayor Carney – it violates every bone in my body, but that is beside the point, I 
just don’t like it and that is just my opinion. 
 
Joe Nardi – so Mr. Capelli just so we are clear, are you looking for like a straw 
vote at this point. 
 
Louis Cappelli – yes, is there a chance that this sign may be supported then we 
will have further testimony. 
 
Anthony Stagliano – Joe am I allowed to speak.  
 
Joe Nardi – I think what is being requested is, is it worth moving forward or is it a 
futile attempt.  
 
Louis Cappelli – exactly.  
 
Joe Nardi – it’s just an impression and if anyone wants to hear testimony, that is 
what the applicant is asking do you want to hear us to proceed. As a general 
proposition you can say that if you like.  
 
Mayor Carney – are we talking about just the sign on the back that says open. 
 
Joe Nardi – just in general the signs, if it’s going to be open it will be open about 
the signs.  
 
Louis Cappelli – if you want, we can start with first the one that already has been 
painted.  
 
Steve Eggert – whoever painted it has done a very nice job; I will tell you that.  
 
Anthony Stagliano – can I make a statement Joe. 
 
Joe Nardi – I don’t know, I have no idea what you are going to say, maybe you 
can, maybe you can’t. 
 
Anthony Stagliano – one of the things I have noticed, not just this sign and those 
of us that are familiar with the Old City of Philadelphia they had wall art on the 
building, like wall signs on the building this is up and coming, you go through Mt. 
Holly there are two large murals, these are actually great there is no electric to 
these, there is nothing being done except taking a canvas and putting a nice 



 

picture up, nice wall art, just saying hey come visit us. This is happening in other 
towns, and I have seen it, personally I have nothing against it if it is done 
tastefully, maybe calm the colors down a little bit, I don’t know but it is 
something that we are seeing in other towns and I think we are seeing it, maybe 
not so much in Mt. Ephraim but it is in some of our neighboring communities.  
 
Mayor Carney – well since we are talking, the mayor would like to have a say too. 
 
Joe Nardi – well let’s just take it... 
 
Anthony Stagliano – I apologize. 
 
Joe Nardi – what you are stating is something that the board can take into 
consideration to the commissioners evaluate a revision or review of sign 
ordinance based on somethings needing to be updated, that is up to the 
commissioners and the board can certainly recommend that it be reviewed. I 
would suggest at this point giving what appears to be a variety of opinions, I 
would suggest just starting with the testimony.  
 
Lousi Cappelli – Will, why did you paint this wall in the manner that you did. 
 
William Sirios – when I covered up the a-frame sign that said what we were and 
how long we are open I decided that maybe it would be a good idea to put this 
larger so people can see and know what we are and so I left it up to the painter, 
and honest to god thought he was going to do the proper paperwork and get 
everything that we needed, however I learned the hard way and it was an honest 
error and I do apologize for putting it up without permission. However, we are a 
small business there are many dispensaries around us and we get a lot of our 
business from drive buys, with people that are just local to the area, I put it away 
from the residents on Valley Road facing the Wawa so people on the Black Horse 
Pike see it and we actually saw a little bit of an uptick in business after we put it 
up, like I said we are just a small family business and we are just trying to 
compete with all the other dispensaries around us, we are spending a ton of 
money in marketing to get people to come to Mount Ephraim to support 
businesses here and that was just one way we could announce our presence and 
get people to know we exist.  
 
Louis Cappelli – could you also just testify to the other sign that you are 
proposing. 
 
William Sirios – the other one was just to have an homage to Mount Ephraim, I 
thought it was nice but again if it is not something the town is looking for then I 
don’t have to put it up, I just thought it was a nice mural, but I did not go through 
with that mural once I knew I was not allowed to even do the other.  
 



 

Mayor Carney – well I know we are here for a variance based on what was 
previously agreed too and I am going to remind you from the minutes, there is one 
main sign already, it was only going to be one sign, you agreed to that, that a-
frame sign that had the hours on it wasn’t supposed to be advertising, the only 
other sign would be for parking, you were at that meeting, you got a copy of the 
resolution. 
 
Louis Cappelli – if I may, mayor we know this but if…... 
 
Mayor Carney - I understand that you are saying oh we made a mistake, I am 
finding that a hard pill to swallow Mr. Cappelli when he was at this meeting, he 
knew what he agreed to and then he painted it anyway.  
 
Louis Cappelli – he did not know that this was going to be considered a sign that 
would need a signage permit. 
 
Mayor Carney – ok so we are going to be splitting hairs.  
 
Louis Cappelli – so I may be clear if this board says we are not going to support 
this sign, then we are going to cover it and paint over it, that is fine.  
 
Mayor Carney – am I correct in understanding that you did have a billboard sign 
that you purchased down on one of the bridges.  
 
William Sirios – yeah, we did. 
 
Mayor Carney – ok, so you are also aware that there is a billboard across the 
street by Mt. Ephraim Dodge that is available to be purchased.  
 
William Sirios – we can’t purchase billboards in New Jersey. 
 
Mayor Carney – you can’t, ok. Also, in the testimony you also said when we were 
talking about that we recognize cannabis, while cannabis is legal, we didn’t want 
anything that would be normalizing cannabis, dispensary, or anything of that 
nature on the walls for our youth, that is the conversation that we had, it was in 
the minutes and yet it says dispensary. 
 
William Sirios – there is nothing with paraphernalia, like cannabis or things of 
that nature. 
 
Mayor Carney – ok, we are splitting hairs again. Well, I personally from my stand 
point that is not the look I want for our town and I understand that other towns are 
doing it, but we are not Fishtown, we are not Philadelphia, we are just good old 
Village of the Crossroads, Mount Ephraim, small hometown community it’s not 
something, I think it’s a glorified billboard and when we open up this can of 



 

worms for this particular business, we are going to see it potentially happening all 
the way down the pike, so I am definitely not in favor. 
 
Douglas Morgan – I don’t see where other places are going to need to advertise 
on the side of their building, I look at it that it was a white wall for years and was 
unappealing, so I obviously disagree with you there but that is just my opinion, I 
think it looks better what is there now then what was there.  
 
Mayor Carney – it looked pretty good when they just painted it gray.  
 
Rocco Vespe – you mentioned something interesting, when you said that the state 
won’t allow you to do a billboard in New Jersey, counselor if we go ahead and 
approve something that looks like a billboard are we going to get in trouble. 
 
Louis Cappelli – by definition, it is not a billboard.  
 
Rocco Vespe – what do you mean. 
 
Greg Fusco – the ordinance classifies this as a business sign. If you read my 
review the ordinance defines it as a business sign. 
 
Rocco Vespe – ok, and a business sign has parameters that they have to meet, in 
terms of what information is on there and that is not the case. 
 
Greg Fusco – that is correct.  
 
Rocco Vespe – so if it must be removed, so moved then take it down.  
 
Douglas Morgan – well it will need to be voted on.  
 
Mayor Carney – well if it were my way, I would like it to be taken down, because 
it is outside. 
 
Douglas Morgan – but that is what a variance is, its outside. 
 
Mayor Carney – but what I am saying is that they are not in compliance now but 
we are here so we might as well…. 
 
Steve Eggert – well there is a sign painted on the United Refrigeration, that is 
painted on that building. 
 
Mayor Carney – listen I don’t know how they got that; I don’t know whether that 
was grandfathered in, how long they have been there, I know what our ordinance 
says now, and it is well outside of our ordinance, well outside of the Land Use 
Board resolution.  
 



 

Steve Eggert – any other questions. 
 
John Saban – can I just make a comment, I know I can’t vote but I just want to 
say I think they look great, I love the concept of the Mount Ephraim sign, it is in 
Runnemede, it is in Gloucester Township, it is happening, and I think we should 
be on the same page.  
 
Steve Eggert – I am not a fan of the Mt. Ephraim proposed sign unfortunately, 
only because it says Welcome to Mount Ephraim and then in another 1000 yards 
you are out of Mount Ephraim, which is number one. 
 
Douglas Morgan – I was going to say the same thing. 
 
Mayor Carney – I thought we were only going to be talking about the one sign. 
 
Joe Nardi – we are talking about the painted sign, right now. Just to be clear.  
 
John Saban – I was just meaning in general these signs are happening everywhere. 
 
Douglas Morgan – in New Jersey. 
 
John Saban – not town specific.  
 
Steve Eggert – yeah, I don’t think the painted sign that is up looks bad, I kind of 
like it. I am going to close this to the board members and now I will open it up to 
the members of the public.   
 
Nancy Schiavo – now is this for just the existing painted sign or is this for the 
Mount Ephraim sign.  
 
Joe Nardi – the existing. 
 
Steve Eggert – the existing, the one that is facing the Wawa.  
 
Nancy Schiavo – ok. 
 
Steve Eggert – anyone else.  
 
Angeliki Kappatos – I think the one sign is fine on the main road, like the 
business kind of side, but I think when it starts approaching our side with the 
houses, I think it takes away.  
 
Steve Eggert – anyone else.  
 
Michael Schiavo – 8 Valley Road – the Mount Ephraim sign will take away from 
the ambiance of the street itself, since it will be facing Valley Road. 



 

 
Steve Eggert – we are only talking about the sign in the back, the one that is 
already done.  
 
Michael Schiavo – oh I didn’t hear that. 
 
Steve Eggert - do you have any comment on that one.  
 
Michael Schiavo – well it’s in violation of the ordinances which we have set forth 
and they already have one big sign already on the Black Horse Pike, and they 
have the other one painted which is already a violation.  
 
Nancy Schiavo – I just have another question when the parking lot is done, will 
there be a sign with your name on it over there.  
 
William Sirios – yes there should be. 
 
Nancy Schiavo – ok, so there is another sign. 
 
William Sirios – well it will say Brotherly Bud parking.  
 
Nancy Schiavo – still you will have your sign there as well.  
 
William Sirios – yes, for parking. 
 
Nancy Schiavo – so then you will have another sign.  
 
Mayor Carney – I have one more question. 
 
Steve Eggert – hold on one second, it’s still open to the public. Do we have any 
other questions from the public, I am going to close it to the public and re-open to 
the board, Mayor.  
 
Mayor Carney – so I have been on your website, it’s a nice website, do you 
happen to know how much foot traffic you get on there. 
 
William Sirios – no, I do not know.  
 
Mayor Carney – so you don’t know, ok so are you on twitter, and Facebook and 
whatever else the young people are using.  
 
William Sirios – we have a PR team as well, but right now we are primarily on 
Instagram. 
 
Mayor Carney – ok, so you do have other means of avenues. 
 



 

Steve Eggert – do we have any other questions from the board. Hearing none I 
guess we can make a motion.  
 
Joe Nardi – so we are just talking about the one already painted sign. 
 
Louis Cappelli – yes, we are just talking about the one already existing painted 
sign.  
 
Joe Nardi – so the question I then have is because its on there already, so its 
almost as if you are voting to accept it as is with all the variances as pointed out 
by Mr. Fusco, that would be a potential motion, the other one be to deny the 
request based upon everything that is being shown on the side of the building at 
this point, there could be, the size of the sign is what it is, so you may not want to 
alter that because it would almost be that you would have to re-do the sign but I 
am not suggesting that there are certain items on there that are subject to a 
variance such as hours of operation, so we are not talking about necessarily the 
content but we are talking about information that the Borough Ordinance does not 
allow, so there would be, when I say content there is not a message to be changed, 
so my suggestion is I think there are three options, approve as is, deny in its 
entirety, with the third option to be to remove which I think this could be done I 
am just not familiar with it, where it has the hours of operation, if that makes a 
difference to anybody, because that would also need a variance, these are just 
things that are not permitted on the sign ordinance. So those would be the three 
options.  
 
Steve Eggert – plus the size of the sign is an issue too, right. 
 
Joe Nardi – well it is but that is why I am saying I would suggest, and I am not 
speaking for anyone, but they could change it, but they would probably have to do 
some significant work on it, almost repaint it completely.  
 
Steve Eggert – can I have a motion. 
 
Mayor Carney – this is just for that sign. 
 
Steve Eggert – just for that sign as the way it is.  
 
Rocco Vespe – I just have one question for our engineer, what would be an 
acceptable sign there, I know what it says here but just give us an idea of what 
would be a sign that would comply with the language that you have in your letter.  
 
Greg Fusco – there is none, a sign wouldn’t be permitted on that face of the 
building. 
 
Rocco Vespe – at all. 
 



 

Greg Fusco – in accordance with the ordinance requirements, on that side, the 
north side of the building. 
 
Rocco Vespe – what about the other side of the building.  
 
Greg Fusco – that is permitted but there are certain area restrictions to permit that 
and there is certain language, the language must match the functionality of the 
business. 
 
Rocco Vespe - so, then if they wanted to make a sign they would have to submit 
for our approval. 
 
Greg Fusco – that is correct, which they are doing.  
 
Rocco Vespe – well that is a picture, there are no dimensions.  
 
Greg Fusco – I don’t want to put words in the applicant’s mouth, but they are 
asking you to look at it and approve it as is or something else, am I correct Mr. 
Cappelli. 
 
Louis Capelli – yes that is correct.  
 
Steve Eggert – so the motion is to accept the way that it is or deny it completely.  
 
Anthony Stagliano – or could it be altered.  
 
Steve Eggert – they were not willing to alter it.  
 
Greg Fusco – that is the sign for the north face only.  
 
Anthony Stagliano – so the rest of the building is what color. 
 
William Sirios – it’s just gray.   
 
Anthony Stagliano – so if you were to take the lower portion of the building not to 
affect your sign, make that sign smaller and then the bottom half would blend 
more with the building.  
 
William Sirios – so you’re saying change the bottom sign. 
 
Steve Eggert – well the sign is not allowed anyway for that side of the building. 
 
The board passes along the paper with the rendering of the sign that is already 
painted to see if they can make alterations on the sign. 
 



 

Mayor Carney – I still have an issue with the word dispensary, I could live with 
almost the whole sign if it didn’t say dispensary.  
 
Steve Eggert – so if there is a motion… 
 
Anthony Stagliano made a motion to approve the sign that is already painted 

and existing on the northside of the building, the motion was seconded by 

Michael Rossano. 

 

Roll Call: Kimberly Beebe, Commissioner Marrone, Steve Eggert, Tiffany 

Ferrara, Anthony Stagliano, Douglas Morgan, Michael Rossano, all voting 

yes. Mayor Carney, Rocco Vespe, voting no. Michael Schiavo recused himself 

since he is within 200ft of the business.  

 
Joe Nardi – do you want to proceed still with the other sign.  
 
Commissioner Marrone – Mr. Cappelli, can we just vote now on the other sign, I 
don’t believe we need to hear anymore testimony on this matter.  
 
Joe Nardi – it will be a motion based upon the picture to either approve or deny it, 
but let’s open it up to the public, since their hand was raised. 
 
Nancy Schiavo – I like to express my concern for this sign and ask the board not 
to approve it, basically I know the definition of a billboard sign and this is a 
glorified billboard, it is facing a residential street and a residential neighborhood, 
we were told by Will that he would keep the building looking aesthetically, very 
nice where it would fit in to a residential neighborhood, you put something like 
this up facing Valley Road you are taking away from the residential look. That 
building never looked so nice when you first opened and we have lived here for 
47 years, you don’t need something like that and it’s taking away from the 
residential atmosphere. 
 
William Sirios – I don’t have to put it up.  
 
Nancy Schiavo – we don’t want to have to come out of our house and look at this 
all the time. 
 
William Sirios – that is fine, I don’t have to put this up. 
 
Nancy Schiavo – or drive by it. 
 
William Sirios – I just wanted to put something nice but if no one wants it I don’t 
have to put it up.  
 
Louis Cappelli – we can withdraw that entire part of the application, because what 
we might want to do and I will not commit to anything yet, we will still need to 



 

discuss this but like my client said we may have to do some different signage 
there for parking and come back for that.  
 
Greg Fusco – the other thing that you may want to consider, if the board continues 
to allow parking up against that side of the building, your sign that you would be 
spending a lot of money on will need to be covered.  
 
Louis Cappelli – correct, so we are withdrawing this part of the application for the 
Mount Ephraim sign. 
 
Steve Eggert – so we will not need to vote on that. 
 
Joe Nardi – correct, no vote. 

 
5. Board Comments – N/A 

 

6. Professional Comments – N/A 

 
7. Public Comment – N/A 

 

8. MOTION TO ADJOURN THE MEETING, ALL VOTING IN FAVOR. 

 


