
 

MINUTES 

MT. EPHRAIM LAND USE BOARD MEETING 

Borough Hall Court Office  

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

Wednesday, June 11, 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, Commissioner Marrone, Michael 

Schiavo, Steve Eggert, Tiffany Ferrara, Michael Rossano, Anthony Stagliano, 

Mike Whitekettle, John Saban, Courtney Nahan, Madison Iacometta, present.  

 

4. CALENDAR OF OLD BUSINESS 

 

N/A 

 

5. Calendar of New Business 

 

Hearing on Mark Morgan – Waiver of Site Plan and Change of Use 

 

Beth Marlin – who is here on behalf of the application. 

 

Yes, would you like me to stand.  

 

Beth Marlin – yes. Ok, who are you. 

 

I am the owner of the building.  

 

Beth Marlin – so you are Mark Morgan. 

 

Yes, I am Mark Morgan. 

 

Beth Marlin – ok we are taping this, so we need everything on the record. 

Can you please give me your address.  

 

Mark Morgan – 159 S. Black Horse Pike.  

 

Beth Marlin – are you the only one that will be speaking about this 

application. 

 

Mark Morgan – yes.  

 



 

Beth Marlin swears in the applicant. The applicant is asking for a waiver of 

the site plan and wants to convert one of his units in his building to a 

convenience store, the floor is yours.  

 

Mark Morgan – Pat Bocchicchio was the one who rented it to the person that 

wants it, we applied for it, I also got a letter of no interest from the 

Department of Transportation, they really don’t care about the traffic 
coming out of the store to the pike. I have been here so many years and I am 

just trying to put someone in there that will stay there and benefit the town 

and will not cause a problem. 

 

Beth Marlin – I am just going to tell you what the standard is so you know 

the kind of things that you will need to put on the record. So, the board can 

grant a site plan waiver if the applicant can demonstrate that the applicant 

will comply with the intent and purpose and policies of the Master Plan, 

Zoning Code and other Land Use Regulations. The proposed development 

will not have a significant impact on adjoining properties and enforcement of 

the site plan ordinance is impracticable or will cause undo hardships. So that 

is what you want to get information to on the board to answer those 

questions on the record.  

 

Mark Morgan – can you read from the beginning again. 

 

Beth Marlin – so one thing that may be helpful is you can tell the history of 

the building.  

 

Mark Morgan – I am compliant to everything that needs to be complied too. 

I have been there for 50 years, nothing really has changed on the property, 

and I am trying to basically go from retail to retail, I always thought retail to 

retail was allowed.  

 

Beth Marlin – you want to tell the board a little more about the history of the 

property.  

 

Mark Morgan – my father and I came in around 1971, we had a cellphone 

store and then in 2008 we had a computer store that was on the right side of 

the property and I continued to have the cell phone store on the left side, I 

was there for 18 years and then the computer store was there for 11 years 

and then he moved out.  

 

Beth Marlin – will the convenience store take over the whole entire space. 

 

Mark Morgan – no, just that little right-side space. 

 

A board member asked what the square foot of the small right side is.  

 



 

Mark Morgan – about 900 square feet.  

 

Greg Fusco – how many apartments do you have. 

 

Mark Morgan – there are two apartments. 

 

Mayor Careny – what is the other store. 

 

Mark Morgan – it’s I-Mobile it’s another phone store. 
 

Commissioner Marrone – do you know how many parking spots that you 

have there.  

 

Mark Morgan – I have six upfront, one in the middle of the back of building 

and then I have more parking in the rear.  

 

Mayor Careny – how much parking in the rear. 

 

Mark Morgan – about 8 spots, well on my site plan that was submitted it is 

showing 8. I believe there are at least six spots there, it’s on the original site 
plan that came from 2008.  

 

Beth Marlin – we have a survey from 2002; do we have a site plan from 2008. 

 

Tara Weiss – what was turned in is everything I gave to you.  

 

Beth Marlin – the survey from 2002. 

 

Mark Morgan – right.  

 

Beth Marlin – is there a site plan from 2008.  

 

Mark Morgan – I have a site plan from 2008 from when I came to add the 

computer store to my building.  

 

Tara Weiss – I believe he is talking about what we have in front of us.  

 

Beth Marlin – ok.  

 

Mark Morgan – yes, that is from 2008. 

 

Tara Weiss – it’s dated 2002 on the survey.  
 

Mayor Carney – the only question I have is that I am looking on the survey 

with the additional spaces and then having drove passed it today, the front 

seems fine there is room for cars to pull in side by side and when they are 



 

pulling out there is room for them to pull out backing onto the pike. Now the 

back however you have this big thing in the middle of the property back 

there either a garage or a shed. 

 

Mark Morgan – it’s a shed. 
 

Mayor Carney – then what I saw tonight and I am not trying to give you a 

hard time, I saw like four vehicles parked like backed in with their bumper 

in up against that middle shed and it looked like maybe there was a half of 

car length maybe even thirds of a car length maybe in front of them and I am 

just wondering based on this site plan, I was just guessing maybe you have 6 

spots in the back. 

 

Mark Morgan – it could be six.  

 

Mayor Carney – I am just wondering how they are going to get in and out if I 

have 4 across the back which I can see where that would fit but then you 

have 4 across the front and then I am wondering how the people in the back 

are going to get out of the driveway because I don’t believe there is an egress 
there. That one additional space towards the shed in the front by White 

Avenue, there must be an egress somewhere. I am just trying to figure out 

where they are pulling in and out of.  

 

Mark Morgan – well they pull in from the driveway in the back, they can 

pull around those cars.  

 

Mayor Carney – I am trying to know where the driveway is.  

 

Mark Morgan – the driveway is on White Avenue.  

 

Mark Morgan shows Mayor Carney on the survey where the driveway is 

located. 

 

Beth Marlin – ok can you please verbally explain this to everyone. 

 

Mark Morgan – the driveway is on White Avenue; there is a driveway 

between the building and the shed where the tenant parks and then on the 

other side there is another driveway there to get into that back lot.  

 

Beth Marlin – when I am looking at this survey it is showing 8 spots existing 

where is that driveway. 

 

Mark Morgan – the driveway is on White Avenue.  

 

Commissioner Marrone – he would essentially take away one or two of those 

spots.  



 

Mayor Carney – no I believe after he showed me this, let me try and explain 

this, the mayor shows everyone the survey and points out how the cars get in 

and out of the driveway.  

 

Mark Morgan – that parking lot is also for the tenants too. 

 

Commissioner Marrone – honestly, I believe he has enough parking out front 

anyway.  

 

Mayor Carney – correct. 

 

Greg Fusco – there is a fence there. 

 

Mark Morgan – there is a fence to the house next door.  

 

Greg Fusco – correct, according to the information that was given, you have 

a depressed curb pretty much the entire frontage of the property, so pretty 

much people can just drive right in to the parking spots in the front. 

 

Mark Morgan – correct from the pike. 

 

Greg Fusco – no from White Avenue. 

 

Mark Morgan – correct, they can pull off White Avenue in that parking lot. 

 

Greg Fusco – but if those 4 cars park along the front, they can’t pull into the 
driveway.  

 

Mark Morgan – when they did the site plan, they had those 4 spots that way, 

but I have the four spots the other way now.  

 

Greg Fusco – we are just trying to figure out how many spots you have. 

There is 75ft of property that you have, depth off White Avenue, if you divide 

that by 9 you get that you have 8 spots back there. You really don’t though 
you probably have more like 6 spots that you have, because people would 

need to back out and turn to get out. So, you roughly have 6 spots in the back 

and then 5 spots correct in the front based on what I see on google earth. So, 

in total you have about 11 spaces.  

 

Beth Marlin – are the spaces in the front delineated, are they painted. 

 

Mark Morgan – yes. 

 

Beth Marlin – are you planning on delineating the back parking spots.  

 

Mark Morgan – I have bumpers back there; I can if I need to, but it’s stone. 



 

Steve Eggert – that won’t stay on the stone.  
 

Greg Fusco – back on the parking, just to clarify it appears that he can park 

11 possibly 12 cars, if he has about 1000 square feet of retail space according 

to the ordinance he needs, he needs 6 spaces for that and then he needs 3 

spaces for the residential. There are no other uses correct. 

 

Beth Marlin – but one space is vacant are you counting both retail spaces. 

 

Greg Fusco – I am assuming the other retail is gone. 

 

Mark Morgan – there are two retail spaces.  

 

Greg Fusco – I thought that was being eliminated. 

 

Mark Morgan – no its two retail uses. 

 

Greg Fusco – do you know what the square footage of that side is. 

 

Mark Morgan – about 900 square feet.  

 

Greg Fusco – so another 900 square feet, ok give me a minute I need to figure 

this out.   

 

Steve Eggert – there would need to be signage that would direct people to the 

additional parking area.  

 

Anthony Stagliano – so my understanding is you have one business if you are 

looking at the building to the right there is a store front that is 900 square 

feet approximately, you want to put a convenience store on the left side. 

 

Mark Morgan – no I want to put the convenience store on the right side; the 

left side is a phone store.  

 

Anthony Stagliano – as you are looking at the building. 

 

Mark Morgan – yes.  

 

Anthony Stagliano – so you want to have 1800 to 2000 square foot of retail 

space that will share 5 parking spots in the front and 8 parking spots in the 

back.  

 

Mark Morgan – yes.  

 

Anthony Stagliano – plus two apartments. 

 



 

Mark Morgan – yes two apartments. 

 

Mayor Carney – there is also a driveway in the middle.  

 

Anthony Stagliano – it is very hard to comprehend this drawing, it is not to 

scale, this is not giving you an over picture of the retail layout, I just find it 

hard to understand, but I will leave that up to the engineer.  

 

Greg Fusco – I just went and checked the ordinance; he would need for the 2 

retail spaces and the 2 apartments a total of 14 parking spaces. 

 

Mayor Carney – even if we gave him only 6 spaces out front and then 6 

spaces out back which would be a total of 12 spaces and then the one in the 

middle that would be a total of 13 spaces, so we possibly need to only waive 1 

space, is that my understanding. 

 

Beth Marlin – that is with the spots being 9x18.  

 

Greg Fusco – yes, well I don’t know because we don’t have a site plan, it is 
possible he could squeeze another spot in the front if he relined it.  

 

Michael Rossano – I know from experience with just using the phone store, it 

usually is only 1 or 2 cars there at a time, because you go in get your phone 

fixed and leave. I have never seen more cars there at one time. 

 

Mayor Carney – so that takes care of the parking, correct. 

 

Beth Marlin – I believe Greg is still calculating.  

 

Steve Eggert – is there a need for a handicap spot. 

 

Greg Fusco – that is a law. If he violates the law, he will be subject to a 

lawsuit, but he must have barrier free parking and barrier free access.  

 

Steve Eggert – which normally takes up 2 spots.  

 

Greg Fusco – correct. So, there are 7 spaces out front, and we said 8 spaces 

out back.  

 

Beth Marlin – the 8 spaces out back, there is also an aisle that meets the 

requirements.  

 

Greg Fusco – the aisle would be reduced; it would go from 24ft to 20ft. 

 

 Mayor Carney – when you are saying 8 out back. 

 



 

 Greg Fusco – it really is 7 out front and 7 out back. 

 

Mayor Careny – are you also counting the one in the back that is in the 

middle, that spot is in between the buildings.  

 

Greg Fusco – no I didn’t that could be used for one of the apartments.  

 

Michael Rossano – this is just speculation, but I am guessing there will be a 

lot more foot traffic coming from the apartments as opposed to someone 

driving. 

 

Mark Morgan – that makes sense to me.  

 

Mayor Carney – well you are the one who is supposed to be presenting, not 

us and I feel there has not been much presenting from you.  

 

Mark Morgan – I agree there would be more foot traffic, there are always 

people walking down the pike.  

 

Anthony Stagliano – there must be an access for those who have physical 

disabilities, correct. 

 

Steve Eggert – is this building even ADA compliant.  

 

Anthony Stagliano – he must make it compliant, correct. 

 

Greg Fusco – either that or he needs to prove that he can’t do it, but he 
would need a professional for that. I must advise the public and the board 

that there is a barrier free law in this country and it must be abided by, 

whether the applicant does or the board does, that is your choice.  

 

Mayor Carney – what is the front like now, are there steps to get in. 

 

Mark Morgan – there are two steps and railings.  

 

Mayor Carney – is it wide enough that you could easily put a ramp, I don’t 
know what the grading would have to be.  

 

Steve Eggert – well it’s 1 percent, so 2 steps would need to be 18 inches, that 
would have to be a nice size ramp.  

 

Mayor Carney – is it disability accessible at the other store.  

 

Mark Morgan – no.  

 

Michael Rossano – is this something that we would need to decide. 



 

Commissioner Marrone – I think that is where we are at now, is that we as a 

board have to take our engineers recommendations and say ok are we going 

to make the applicant go through all of these things such as an actual site 

plan or are we going to be able to say you already have something there and 

you are just looking to change owners, and then we can waive everything, 

that is what he really is here for, he isn’t here for parking spaces and all that. 
Greg is just telling us what is required and what the ordinance says, and we 

have to say yes, we agree with Greg or no we are going to give him the 

waivers.  

 

Mayor Careny – Tara I don’t have an engineer’s report.  
 

Tara Weiss – there was no engineer’s report.  
 

Greg Fusco – there was no report as there was no site plan submittal.  

 

Mayor Carney – oh ok.  

 

Beth Marlin – so I want to point out there are three different things, you can 

make someone come in for site plan, full site plan where they have the 

landscape plan and the lighting plan, etc. and you normally do that when you 

are building a new building, you can say what is going on at this property is 

so minimal that we are going to waive site plan all together and we don’t 
even need to talk about landscape, lighting or parking. In the middle would 

be to say we want you to come in for site plan approval, minor site plan 

approval and we are willing to waive a lot of the submission requirements, so 

we aren’t looking for that giant plan, but we want more information than 
what we have now. 

 

Mayor Carney – so let me ask this, is there any lighting in the back or in the 

front. 

 

Mark Morgan – no lighting in the back but there is lighting in the front.  

 

Mayor Carney – what are the hours of operation. 

 

Anthony Stagliano – this will be for the new tenant. 

 

Mark Morgan – new tenant, I don’t know the hours yet.   
 

Mayor Carney – ok so we have lighting in the front, some lighting possible 

from street lights in the back, we have enough parking spots, are you looking 

to do any renovations or additions to the outside of the building, or are you 

just looking to take your existing building and instead of selling computers 

you are looking to sell diapers, or whatever else you can get at a convenience 

store.  



 

Mark Morgan – yes, that is correct. 

 

Greg Fusco – how do you see deliveries going. 

 

Mark Morgan – in the back of the building.  

 

Greg Fusco – by a body truck.  

 

Mark Morgan – probably but it would be in that middle spot, and it would 

probably be a small truck. 

 

Mayor Carney – could you limit deliveries to a certain time in the day before 

the hours of operation, so it doesn’t interfere with the parking.  
 

Mark Morgan – I can put that in the lease. 

 

Greg Fusco – how would you handle solid waste and recyclables because 

there will be. 

 

Mark Morgan – if I must put a dumpster back there, I will make things 

work. 

 

Mayor Carney – so let me ask this, where I saw this rather large shed in the 

middle of the back parking lot does that go all the way back or is there an 

opening. 

 

Mark Morgan – it goes back to about 3 or 4ft off the property line. 

 

Mayor Carney - what is behind the property line. 

 

Mark Morgan – its another house.  

 

Mayor Carney – what is in front of where the truck parks. 

 

Mark Morgan – a concrete pad. 

 

Mayor Carney – does that get you into an apartment. 

 

Mark Morgan – it gets you in the back of that store and the back of that 

apartment.  

 

Mayor Carney – I am just trying to picture where you are going to put a 

dumpster, you probably can just use regular trash cans. 

 

Steve Eggert – does commercial trash need to be picked up…. 
 



 

Greg Fusco – to the best of my knowledge he will be responsible to get trash 

pickups, he is a commercial entity. 

 

Steve Eggert – so he will need to hire for trash removal services, since he 

won’t be able to use ours. 
 

Greg Fusco – for solid waste and recyclables, correct.  

 

Steve Eggert – still all these things we are asking for would normally be on 

the print so we would see and the site plan, so it’s hard when we are asking 
all this and you are just saying yes to it all. 

 

Mark Morgan – I will do whatever I need to do to make it easy for me and 

the town.  

 

Greg Fusco – the other thing that I just noticed, the freestanding sign, the 

computer signs on the bottom it does not comply with the ordinance there is 

a site distance issue, the bottom of the sign must be at least 5ft from the 

ground and it’s not. I don’t know how that sign was ever approved but it 
doesn’t comply.  
 

Mark Morgan – that has been there for years. 

 

Greg Fusco – that would definitely need to change and then you would need 

to provide some type of application for signage, because the new place will 

need signage the phone place will need signage and your limited to how many 

façade signs you can have and the freestanding signs, so this is something 

that will need to be figured out.  

 

Mayor Carney – since I have seen the front of the building, you have two big 

glass picture windows, I am not sure exactly what the ordinance states but 

obviously you can have… 

 

Mike Whitekettle – like a neon sign. 

 

Mayor Carney – like a neon sign, or does he have to have a sign or can he 

just take it down. 

 

Mark Morgan – what is there now is an LED sign.  

 

Mayor Carney – you’re talking about the freestanding sign and you’re 
stating that it is too low. 

 

Greg Fusco – there are three signs on the two poles, the ordinance is written 

because if you are backing out you must be able to see traffic and the one 

sign is obstructing that.  



 

Mayor Carney – are you willing to change the height of the sign.  

 

Mark Morgan – yeah of course.  

 

Mayor Carney – what is the height requirement for the sign. 

 

Greg Fusco – again mayor there is a whole section, he would just need to go 

through the ordinance and see the requirements and make an application. 

It’s a sign permit that everyone must submit a sign permit, this is something 
that you can’t waive, he has a new business coming in and they need to get 
this permit.  

 

Mayor Carney – I was just asking.  

 

Mark Morgan – I may just be able to remove that lower portion of the sign 

and just leave the other two.  

 

Commissioner Marrone – even if he did that, he would still need to get a 

permit.  

 

Anthony Stagliano – then you would be subject to how many changes on the 

LED sign, like how many times it can change or scroll.  

 

Mayor Carney – ok so we have parking, we have lighting, we talked about 

the signs, and he is not doing any additions, we know the type of change of 

use he is looking for, is there anything else.  

 

Steve Eggert – if there are no more questions from the board, then I will 

open it up to the public, do we have any more questions from the board. 

 

Mayor Carney – not currently.  

 

Steve Eggert – I will open it up to the public.  

 

Robin Zettlemoyer – 17 White Avenue. 

 

Beth Marlin – one minute I will need to swear you in, she swears the resident 

in.  

 

Robin Zettlemoyer – we just came because we wanted to hear what was 

going on, we are a neighbor, and you always worry about traffic and people, 

and what they are selling, that’s all. Our biggest concern was hearing the 
word waiver, so we just wanted to come to the meeting and see what was 

going on. I also just want to know, and I think Anthony brought it up, 

regarding a handicap spot or whatever, I just didn’t know what the 
requirements were.  



 

Steve Eggert – do we have anyone else from the public.  

 

Bonnie Patrinicola – I am the landlord of the apartment complex located at 2 

White Avenue, Mt. Ephraim.  

 

Beth Marlin swears in the resident. 

 

Bonnie Patrinicola – my only concern was that it would not be a vaping 

place, that was my biggest concern. I have elderly people who reside on this 

property, they get nervous when they see a lot of things going on.  

 

Mayor Carney – are the residents not able to come to the meeting. 

 

Bonnie Patrinicola – some of them are not, some are sick.  

 

Steve Eggert – thank you. I will now close it to the public. 

 

Patrick Bocchicchio – 57 W Kings Hwy., Mt. Ephraim. 

 

Beth Marlin – swears in the resident. 

 

Patrick Bocchicchio – the question I have is being a local realtor and to share 

with other realtors in the town, so when we come up with this type of 

situation where we have a store front on the Black Horse Pike and it’s zoned 
commercial, the 28 years that I have been a realtor we could go to the town 

and apply for a mercantile license they would say yes it was good or no it was 

not without the potential tenant having to spend $7,000.00 to see if they 

qualified, I would just like to see if there would be a different way that we 

will do this in the future. So, let’s just say that this convenience store is 
moving out, will we need to do this again.  

 

Mayor Carney – I would think if there was another change of use, they 

would need to come in again.  

 

Beth Marlin – so there are a couple of things that trigger a site plan, so one is 

if there is a change in use and the way that the board has generally looked at 

it, is that if you were retail and continued to use it as a retail that would not 

be a change, but if you were a doctors office and you went to retail that 

would be something that would trigger a site plan approval, but then it also 

says if your property does not have the proper number of parking spaces 

then you would need to come for site plan approval, so even if it still is in the 

same category and same use the parking issue could make them need to come 

in. It also says and it’s very broad, it states that if the new use affects lighting, 
drainage, parking and internal traffic circulation they can require you to 

come in for a site plan. I will state this there are two different types of site 

plan, we have major and minor so if you can qualify for minor then the cost 



 

are less and the requirements are less, so even if you fit in the category where 

you needed site plan approval you may be able to qualify for a minor or you 

can ask for submission waivers or you can request a full waiver of site plan 

approval.  

 

Patrick Bocchicchio – thank you, I appreciate the explanation.  

 

Steve Eggert – so is this a waiver of everything that we are voting on. 

 

Mayor Carney – well it’s not much that we need to waive. 
 

Steve Eggert – do we even have enough information to even vote on this. 

 

Mayor Carney – I do.  

 

Commissioner Marrone – I think it’s just a vote currently. We vote to see if 

anybody is willing to waive the site plan and go from there.  

 

Mike Whitekettle – it looks like to me that they are asking for a waiver of a 

variance if the property meets the current ordinance, but it doesn’t meet the 
current ordinance.  

 

Mayor Carney – there are certain things that don’t meet the current 
ordinance; however, he is also grandfathered in because he has been there 

for many years and has protection under that.  So, I am willing to make a 

motion. 

 

Mike Whitekettle – my question is does the property meet the current 

ordinance.  

 

Mayor Carney – it doesn’t have to because it’s grandfathered. 
 

Mike Whitekettle – so that is the variance he is asking for. 

 

Mayor Carney – well because we weren’t sure if he had enough parking 

spots which he does, we didn’t know about the lighting as though the lighting 
has been that way since he has been there.  

  

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

seconded by Commissioner Marrone. 

 

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

Schiavo, Steve Eggert, Tiffany Ferrara, Michael Rossano, John Saban, 

Courtney Nahan, Madison Iacometta, all voting yes. Anthony Stagliano, 

Mike Whitekettle, voting no. 

 



 

 

 

6. Professional Comments 

 

N/A 

 

 

7. Board Comments 

 

N/A 

 

 

8. Motion to adjourn the meeting, all voting in favor. 


