
 

MINUTES 

MT. EPHRAIM LAND USE BOARD MEETING 

Borough Hall Court Office  

121 S Black Horse Pike, Mt. Ephraim, NJ 08031 

Wednesday, April 9, 2025, 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, Michael Schiavo, Steve Eggert, 

Tiffany Ferrara, Michael Rossano, Anthony Stagliano, Mike Whitekettle, John 

Saban, Courtney Nahan, Madison Iacometta, present. Commissioner Marrone, 

absent (excused). 

 

4. CALENDAR OF OLD BUSINESS 

 

• March 12th, minutes, motion to approve, Mayor Carney, the motion was 

seconded by Michael Rossano.  

 

ROLL CALL: Mayor Carney, Kim Beebe, Michael Schiavo, Steve Eggert, 

Tiffany Ferrara, Michael Rossano, Anthony Stagliano, Mike Whitekettle, 

John Saban, Courtney Nahan, Madison Iacometta, all voting yes.  

 

• Motion to approve resolution for Brotherly Bud amending the number of 

security guards from two to one, Anthony Stagliano made the motion, the 

motion was seconded by Michael Rossano. 

 

ROLL CALL: Mayor Carney, Kim Beebe, Michael Schiavo, Steve Eggert, 

Tiffany Ferrara, Michael Rossano, Anthony Stagliano, Mike Whitekettle, 

John Saban, Courtney Nahan, Madison Iacometta, all voting yes.  

 

 

5. Calendar of New Business 

 

Hearing on subdivision of a portion of neighbors property located at 66 E. 

Kings Hwy, to be consolidated to property located at 58 E Kings Hwy.  

 

Joe Nardi – explains to the applicant that we have new board members, so it 

would ne a good idea to just go through what he has planned, he then swears 

in the applicant. I see that you did submit everything so just give some 

testimony on what you are doing for the board.  

 



 

Douglas Gush – 58 E Kings Hwy., - so I have purchased a portion of the 

property behind my property which was owned by 66 E. Kings Hwy., and as 

part of the process I want to consolidate to my property and separate from 

their property. 

 

Joe Nardi – everyone has a copy of the application in front of them, correct.  

 

Douglas Gush – if you don’t, I am happy to hand them out to you.  
 

Joe Nardi – I believe it was already being circulated. 

 

Douglas Gush – to go back to the history with this property, this will be the 

third time that I am back in front of the board, there is no change to 

anything that was previously proposed, we are just looking to finally finalize 

everything.  

 

Joe Nardi – you stated that you purchased the property already? 

 

Douglas Gush - correct. 

 

Joe Nardi – so I take it that the Pinter’s no longer own that other piece of 
property.  

 

Douglas Gush – the Pinter’s do not legally own that piece of property behind 
me.  

 

Joe Nardi – no I was meaning do they still leave at the property. 

 

Douglas Gush – yes correct, Mr. Pinter still resides there.  

 

Joe Nardi – so you went through the process once and there were some issues 

with the legal description, you went through it a second time and the deeds 

were not recorded in the time required under the statute. 

 

Douglas Gush – correct, both times everything was approved but the deeds 

were just not recorded in time.  

 

Joe Nardi – so this is why you are here again to be able to perfect what you 

accomplished on two prior occasions, and you just want to get it recorded as 

a matter of public record.  

 

Douglas Gush – that is correct.   

 

Steve Eggert – do I have any questions from the board.  

 



 

Mayor Carney - so if I understand this correctly, and it seems simple, Mr. 

Pinter sold you a piece of property and the intention is just to make your 

property larger, and you don’t plan on doing anything else with the 
property.  

 

Douglas Gush – no, my plan is just to make it one plot of land.  

 

Steve Eggert – any other questions from the board, hearing none do I have 

any questions from the public, hearing none I will now close to the public. Do 

we have a motion.  

 

Mayor Carney made a motion to approve the application; the motion was 

seconded by Anthony Stagliano. 

 

Roll Call: Mayor Carney, Kim Beebe, Michael Schiavo, Steve Eggert, Tiffany 

Ferrara, Michael Rossano, Anthony Stagliano, Mike Whitekettle, John 

Saban, Courtney Nahan, Madison Iacometta, all voting yes.  

 

Steve Eggert – next we have an informal discussion. 

 

Joe Nardi – gentlemen if you would like to step forward.  

 

Niall O’Brien – good evening members, I work with Archer and Griener, I 

am here tonight with something that was already in front of the board 

previously with an informal discussion regarding United Refrigeration, I am 

just going to give you a very brief presentation of what they are proposing to 

do. United Refrigeration is proposing to demo the existing building which is 

located at 219-315 N Black Horse Pike between Sixth Avenue and 

Buckingham Avenue. It is in a commercial zone district and the applicant is 

going to be proposing to replace the building with a new 9,370 square foot 

warehouse and some parking spaces. They will do some landscaping and 

utility infrastructure.  

 

They show the board the rendering of the new proposed building and see 

what some feedback may be from the members, they would then like to move 

forward and present a site plan application and incorporate some of the 

comments from the board.  There are two additional people to speak on 

United Refrigeration, William Pimm and Ryan Veasy.  

 

Joe Nardi – I don’t think it is necessary to get sworn in, but I would like to 

add and we do this every time that the board provides an opportunity for 

applicants to come in for an informal discussion, I believe one of your clients 

was already here a few months ago and I stated the same thing back then, we 

welcome the opportunity to offer some comments but nothing is binding, so 

that if by chance someone comes back in and states that something was said 

there is no binding on anything which will be stated here tonight.  



 

Niall O’Brien – we understand. Bill, can you give the board a quick 

description of United Refrigeration and what they do. 

 

Bill Pimm – I am the Regional Manager for United Refrigeration, I oversee 

17 stores in New Jersey, Pennsylvania and Delaware. United Refrigeration is 

a nationwide company. We have over 400 locations coast to coast, this 

location is one of our wholesale distribution locations. So, what we do is we 

are a wholesale distributor just to contractors in the licensed trade, we are 

not open to the public. The expansion of this building is necessary for my 

business because everyone wants the one stop shop, so to put the store into 

inventory we need this to fulfill a customer’s order. If you see the building 
now it is constricted on the square footage, the building is only a 4,000 square 

foot building, we have employees at this location and that includes a manger 

and a truck driver, we do a lot of deliveries and we have a lot of foot traffic, it 

is all refrigeration guys and AC specialists that come in. So, they will 

basically come in and we have like 3 peak times during the day, they will 

come in and pick up the products. Some days we have deliveries that need to 

go out, so we send out trucks with those deliveries as well.  

 

Niall O’Brien – one more question, what is it that you sell, and they buy.  

 

Bill Pimm – it’s for refrigeration products that can be indoor and outdoor, 
condensers, home refrigeration supplies, roof top units, copper and other bits 

and pieces they may need. 

 

Niall O’Brien – obviously you like it here and want to stay here, so what does 

the new building offer you and what are the changes. 

 

Bill Pimm – the biggest thing is the ability to store more product here and the 

customers to have the one stop shop. As everyone knows what is going on 

with the economic tariff situation, if you bought copper yesterday at a 

cheaper price tomorrow it may be 3 times that amount. So, if we bulk load 

up on product, I would rather have it in inventory especially when everyone 

was affected by the Covid situation now I will always have it on the shelf for 

my customers. 

 

Niall O’Brien – what kind of vehicles will be coming in and out of that 

location.   

 

Bill Pimm – everyday we get a truck coming in there, so they will vary from 

mini vans to like a rack body, and then maybe every now and then get a 

tractor trailer truck to drop off products. Typically, though every day we will 

get like a box truck that deliveries our products. We have a run that comes 

every day from a central warehouse.  

 



 

Niall O’Brien – you also have contractor vehicles that come every day to pick 

up either orders or purchase products along with a couple employees that 

park there daily.  

 

Bill Pimm – correct, so for the employees right now we are at 4 employees, so 

that is 4 vehicles on a daily parked there, we also own a rack body truck, 

which is a 26ft open flat-bed truck with gates on the side, so that would be 

the fifth vehicle that parks there at the facility. With the new facility that the 

truck would be able to be in the new building, we made accommodations to 

be able to back the truck into the building at night.  

 

Niall O’Brien – unless we have any questions for Bill, I could have Ryan 

come up and explain the conceptual plan for the new building, but we believe 

it is close to what it will look like.  

 

Ryan Veasy – right now the plan is to have, with this there are 3 driveways, 

curb cuts that exist already along the pike, there is the residential 

commercial structure that is at the corner, which is the pink building no 

driveway associated with that, the actual existing site just has a large parking 

lot associated with it with the proposed modifications we plan to close and 

only make two locations for coming into the property and then one to exist 

the property, or I should say a full access driveway, mainly in the location of 

the existing building which would then have parking associated with that, 

and where the existing driveway is for the residential structure the plan is to 

utilize that driveway as a one way access to flow around the building for any 

type of truck traffic to come load in where the proposed loading dock is in 

the back of the building, so they can unload and then exist the property and 

go out the front of the site onto the pike. The main thing right now is to 

introduce some green-scape to the front of the building, everything is already 

paved along there and the only thing that is not paved is just the rear 

property line, but we are planning on maintaining it as a buffer back there.  

 

Niall O’Brien - in the rear are there some residents there.  

 

Ryan Veasy – correct, all the structures behind us are residential.  

 

Niall O’Brien – we have some constraints on this site; it’s almost a triangle 
shaped lot and it is difficult to comply with some setback requirements.  

 

Ryan Veasy – correct, so the main thing right now is to match similar to the 

structures along the frontage, for setbacks the current right of way we are 

proposing a 10ft setback, one of the issues with this is the zoning code itself 

doesn’t have a warehouse as a defined use in that district and the way the 
zoning code is set up its either for retail or other type of use and right now we 

have applied the retail standards for the zoning for this property, which 



 

requires a 25ft setback and the proposed layout that we have is a 10ft 

setback. 

 

Niall O’Brien – so we would be asking for a variance from that. 

 

Ryan Veasy – correct.  

 

Niall O’Brien – the lot depth would also need a variance because the shape of 

property is almost triangular. 

 

Ryan Veasy – correct. Just with the property itself, it is very narrow, and we 

are very limited. As though right now this consists of two lots, the existing 

United Refrigeration and the corner building, with this application we would 

be consolidating the properties with the application.  

 

Niall O’Brien – explain the truck turning movement that we are proposing.  

 

Ryan Veasy – one of the things, part of the distribution they do and or part 

of the traffic they have which is coming from Rt. 130 as part of their route, 

we have them coming up from the Black Horse Pike, it comes in off of Sixth 

Avenue, and it will come to a one way driveway at the rear of the site and 

then once it is done it will exit onto the Black Horse Pike towards 295.  

 

Niall O’Brien – we need the separate ingress and egress because clearly there 

is not room for a truck to turn around. 

 

Ryan Veasy – correct, because it is very limited site area.  

 

Niall O’Brien – can you talk a little bit about the stormwater.  

 

Ryan Veasy – presently, after we completed our survey there are numerous 

issues at the rear of these properties with drainage between the residential 

structures and these sites itself where water just ponds and does not go 

anywhere, as part of this we are looking to regrade the site, the whole site 

drains towards Sixth Avenue, there is no stormwater inlets on the pike or 

drains around to inlets at the intersection of Sixth Avenue and Centre 

Avenue and we are looking to tie our drainage into that and potentially 

extend the structure to connect roof drains in and the limit the amount of 

stormwater. The neighbors when we were out surveying the property, their 

yards get ponding in the back, so we just want to do everything we can on or 

side, because right now the majority of the site is asphalt or building so as 

part of this we are trying reduce some coverage and introduce some 

landscaping and lawn area in the front so we will have a reduction in 

impervious coverage.  

 



 

Niall O’Brien – do you have anything else you would like to explain to the 

board.  

 

Ryan Veasy – I believe that covers everything.  

 

Niall O’Brien – so we would be looking at 2 bulk variances, lot depth which 

is existing and then that front yard setback and that is to allow the truck to 

go around the back of the building.  

 

Ryan Veasy – correct.  

 

Niall O’Brien – we also don’t believe we are a permitted use so we would be 
asking for a use variance as well.  

 

Ryan Veasy – correct.  

 

Steve Eggert – do we have any questions from the board. 

 

Mayor Carney – so you said you had 3 peaks times during the day, what are 

those peak times. 

 

Bill Pimm – first thing in the morning, usually 7:30am until 9:30/10:00am, 

then we are looking at 11:00am-1:00pm, and then 3:00pm-4:30pm.  

 

Mayor Carney – what time do you close.  

 

Bill Pimm – 5:00pm. 

 

Mayor Carney – you also mentioned vehicles.  

 

Bill Pimm – we have three personal vehicles. 

 

Mayor Carney – what kind of vehicles in and out of the property, minivans, 

box trucks, tractor trailers, well mini vans don’t need a CDL, but box trucks 
come in many sizes, what kind of tonnage are we talking.  

 

Bill Pimm – our vehicles are under 26,000 pounds. So, we are getting a 

tractor trailer truck and maybe 50,000 pounds, I don’t really know. 
 

Mayor Careny – when you say your vehicles, you also stated that you have 

contractor vehicles coming from other places to pick up, I am just looking at 

the ware an tear on the road, especially if we are proposing Sixth Avenue 

which is a Borough street as opposed to Black Horse Pike which is state 

owned and they get to repair it, so I am wondering how heavy those trucks 

are.  

Bill Pimm – maybe one tractor trailer truck a week, the most 80,000 pounds.  



 

 

 Mayor Carney – so you are saying one tractor trailer a week. 

 

Bill Pimm – that is what I am thinking, and this would be coming from the 

supplier, because what we use is a box truck and that would be maybe 35,000 

pounds.  

 

Anthony Stagliano – single axel. 

 

Bill Pimm – single axel for the box truck.  

 

Anthony Stagliano – so single axel box truck is probably under 26,000 

pounds.  

 

Bill Pimm – what we have is a rack body truck and that is under 26,000 

pounds.  

 

Mayor Carney – so when you were in previously and we raised the concern 

of trucks running constantly and wanting the vehicles to be shut down when 

they are in the parking lot. 

 

Bill Pimm – yes, they will be turned off in parking lot. 

 

Mayor Carney – I just know sometimes they don’t like to shut down their 
trucks, so I just want to bring that up because residents will complain about 

that stuff. 

 

Bill Pimm – I understand. 

 

Mayor Carney – the other thing that I was told was that the setbacks were 20 

something feet and now we are talking about 10ft, that is a significant 

difference, so I just want to know what the reason is. 

 

Ryan Veasy – well I think for us is that we did a complete survey of this 

property. 

 

Greg Fusco – it was a concept last time, mayor and now they have actual 

data. 

 

Mayor Carney – but it was 20 something feet conceptually, but reality it is 

not, so we are still talking a significant difference. I do have concerns and I 

know now it is a reality but again we were left with the impression and us 

stating our concerns about Sixth Avenue, it is a residential street we don’t 
want to make it a commercial street, it’s not the Black Horse Pike and there 
was supposed to be room for turn-around and if you are telling me its only 

one tractor trailer, its seems to me that everyone else can turn around just 



 

fine, again I have a lot of concerns about the ware and tear on the street. I 

love the idea and I was jumping up and down at the last meeting, and listen I 

am happy to get rid of what is there now but again we have to be welcoming 

to businesses but we also have to be very vigilant to how those businesses 

effect our borough liabilities because that impacts our tax revenue as well as 

our residents, so my biggest concern is Sixth Avenue.  

 

Greg Fusco – Ryan can you core around that street that you are going to be 

using. 

 

Ryan Veasy – yes. 

 

Greg Fusco – just let us know the results, when you submit the site plan and 

then just maybe at the intersection as well and then we can give the detail of 

the depth that is needed to address the mayor’s concerns.  
 

Mayor Carney – that is also across from the church, correct. 

 

Ryan Veasy – yes. 

 

Greg Fusco – where they come in off the pike.  

 

Anthony Stagliano – from the Black Horse Pike to the far side of your 

driveway we are approximately what in feet, I don’t see it on the plan, is that 
less than 50ft. 

 

Ryan Veasy – yes, it’s less than 50ft. 

 

Anthony Stagliano – so basically your tractor trailer trucks are making a z 

when they turn.  

 

Ryan Veasy – yes. 

 

Anthony Stagliano – so the depth being affected is minimal of what would 

need to be repaved. 

 

Ryan Veasy – correct.  

 

Greg Fusco – Ryan, have you talked to the DOT. 

 

Ryan Veasy – other than some initial stuff regarding the driveway, we have 

not presented anything else.  

 

Greg Fusco – have you presented that fact that you are going to eliminate 

two curb cuts. 

 



 

Ryan Veasy – no.  

 

Niall O’Brien – that is next up on the list. 

 

Greg Fusco – it has been taking a year, year and half for them to respond, 

that is why I brought it up. 

 

Niall O’Brien – this should be minor. 

 

Greg Fusco – I just mentioned because it has been taking them some time to 

respond, also you will be addressing the stormwater and will you be able to 

keep a tree line in the back.  

 

Ryan Veasy – well right now all it has is bamboo back there, that is part of 

our property, and we are looking to clear it.  

 

Greg Fusco – ok.  

 

Steve Eggert – how much higher is the grade opposed to the residential 

properties. 

 

Ryan Veasy – there is a foot and a half change in the grade.  

 

Steve Eggert – is there a retaining wall back there. 

 

Ryan Veasy – I believe one of the properties has something built there.  

 

Michael Schiavo – I have a question for the Reginal Manager, when this 

building is under construction will the old building still be open.  

 

Bill Pimm – yes, that was the intent.  

 

Michael Schiavo – has anybody taken in the consideration about in ingress 

and egress of what you are proposing, to be able to facilitate the existing 

building. 

 

Ryan Veasy – yes. 

 

Michael Schiavo – what I am saying is that no big trucks are going to be able 

to get in there while this is going on.  

 

Ryan Veasy – correct, they know there can not be any large trucks during 

this time.  

 

Michael Schiavo – I am not only talking about tractor trailer trucks, but I 

am also talking about box trucks the whole nine yards. 



 

Ryan Veasy – we set this up to phase it to get a box truck in there.  

 

Steve Eggert – how many times does a box truck come verses a tractor 

trailer. 

 

Bill Pimm – box trucks come daily, and a tractor trailer comes once a week 

maybe.  

 

Michael Rossano – you said you tried to match the setback, do you know 

what the setback is for the existing building. 

 

Ryan Veasy – the current building is about a foot or two closer.  

 

Michael Rossano – so the setback now is about 8 or 9ft and you are 

proposing 10ft. 

 

Ryan Veasy – correct. 

 

Michael Rossano – so even though you wanted the adjustment, you will still 

be further back than the current building. 

 

Bill Pimm – correct.  

 

Mayor Carney – im sorry but the plans that I originally saw were 20 

something feet for the setback, are we talking about different things was that 

just a proposal verses reality. I just want to make sure I am getting accurate 

numbers. 

 

Ryan Veasy – the actual number is 10ft. 

 

Michael Rossano – so the current building is either 8 or 9 feet right now. 

 

Ryan Veasy – correct. 

 

Michael Rossano – the new building is going to be 10ft. 

 

Ryan Veasy – correct.  

 

Michael Rossano – you need however a variance because it should be 25ft 

setback. 

 

Ryan Veasy – correct.  

 

Mayor Carney – when it comes to setbacks can someone explain, because I 

am not an engineer, is that from the curbside. 

 



 

Ryan Veasy – there is a right of way with the roadway, and right now this is 

66ft wide right of way, right now it’s at the center of the roadway it’s about 
33ft. 

 

Mayor Carney – that is what I am asking is it from the curb from the road.  

 

They show the mayor with the plan the frontage of the property.  

 

Greg Fusco – if I gave you the scale could you tell the mayor how far bac the 

building goes from the curb.  

 

Ryan Veasy – just from looking at this the building may be about 19ft off the 

curbline.  

 

Mike Whitekettle – so you are stating that the trucks will back inside the 

building. 

 

Bill Pimm – our rack body trucks, there will be a roll up door, they will go in 

there at night. During the day that will be an open corridor.  

 

Mike Whitekettle – so right now that is not there. 

 

Bill Pimm – no.  

 

Greg Fusco – the original proposal was 27ft from the curbline and 20ft from 

the right of way, just for the record.  

 

Michael Rossano – did you purchase the building yet. 

 

Niall O’Brien – no they have not purchased the property yet.  

 

Greg Fusco – how many stories, how high will it be 40ft. 

 

Bill Pimm – I thought the building was 25ft high.  

 

Greg Fusco – is the building still going to be a flat roof.  

 

Ryan Veasy – yes it will probably be a rubber roof.  

 

Steve Eggert – you showed us an elevation view of the building before, didn’t 
you.  

 

Greg Fusco – yes back in October. 

 

Steve Eggert – so that will be pretty much the same as now, the elevation and 

what the building will look like.  



 

Niall O’Brien – yes.  

 

Steve Eggert – do we have any other questions from the board.  

 

Greg Fusco – so the parking requirement, you are showing the number of 

parking spaces only from what is required in the ordinance, do you need all 

of them. 

 

Ryan Veasy – we did them based on what the ordinance stated based on the 

retail use, because there was nothing for warehouse use. 

 

Greg Fusco – that number of 29 is that more than enough for what you need.  

 

Ryan Veasy – that is more than enough. 

 

Greg Fusco – I think what I am asking, if you can justify the fact that you 

don’t need all those spaces, is it possible to shift the building to the left and 
back to get a deeper setback.  

 

Ryan Veasy – I think the biggest thing is we are holding a 15ft buffer and we 

have a 15ft drive aisle.  

 

Greg Fusco – I understand that you are dealing with a triangular lot, so if 

you slide the building to the left, you should be able to then push it back a 

little bit, or do you need all that parking. 

 

Ryan Veasy – yes because then we would need to remove that whole aisle of 

parking. 

 

Greg Fusco – ok, I was just asking.  

 

Steve Eggert – do we have any other questions.  

 

Niall O’Brien – thank you everyone, this has been extremely helpful.   

 

6. Motion to approve resolution for Brotherly Bud amending the number of 

security guards from two to one, Anthony Stagliano made the motion, the 

motion was seconded by Michael Rossano  

 

ROLL CALL: Mayor Carney, Kim Beebe, Steve Eggert, Tiffany Ferrara, 

Michael Rossano, Anthony Stagliano, Mike Whitekettle, John Saban, 

Courtney Nahan, Madison Iacometta, all voting yes.  

 

 

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

 


