
MINUTES 

MT. EPHRAIM LAND USE BOARD MEETING 

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

Wednesday, September 10, 2025, 7:00pm 

 

1. CALL TO ORDER. Tiffany Ferrara 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, Tiffany Ferrara, Courtney Nahan, Michael Rossano, Anthony Stagliano, 
Mike Whitekettle, present. Steve Eggert, Madison Iacometta, absent (excused). 
 

4. CALENDAR OF OLD BUSINESS 

 

July 2025 and August 2025, minutes to approve. 

Mayor Careny made a motion to approve the minutes, 2nd by Anthony Stagliano. 

All voting in favor.  

Resolution Floyd – 320 Lincoln Avenue – variance for an addition where 
rear porch existed to be converted into a 15x17 family room and a second 
story addition over top for a master bedroom. 

 

Anthony Stagliano made a motion to approve; the motion was seconded by 
Mayor Carney.  
 

Roll Call: Mayor Carney, Kim Beebe, Commissioner Marone, Tiffany Ferrara, 
Courtney Nahan, Michael Rossano, Anthony Stagliano, Mike Whitekettle, all 
voting yes. 
 

5.  CALENDAR OF NEW BUSINESS  

 

Hearing on application for Community Cat Club – 115-117 N Black Horse Pike – 
change of use, and a waiver of minor site plan. 

David Carlamere – attorney for the applicant – as we indicated part of our 
application this is a non-profit organization the duly purpose of this organization 
is to find homes for cats. This is not their first location, there have been other 
locations but since they recently moved into Mt. Ephraim, they wanted a 
presence here now and when they give their testimony you will hear that as well. 



I will be passing out photographs and an attachment for everyone to view.  We 
were able to receive a copy of the engineer’s letter, you will hear our testimony 
regarding the letter, and we have no opposition or comments as to what they 
would like to get done. During the testimony you will see a lot of the things in the 
engineer’s letter will be addressed and taken care of. I will have Sara Sharp give 
testimony first; she is a board member for the cat club and there are a lot of other 
members here from the cat club.  

Joesph Nardi – please state you name for the record and your address.  

Sara Sharp – 117 N Black Horse Pike, Mt. Ephraim NJ 08059. 

Lauren - 1320 W Kings Hwy., Haddon Heights NJ 08035. 

Joe Nardi – swears in both the applicants that will be giving testimony.  

David Carlamere – I am sure your members have had time to review the nature 
of our application as well as the professional engineers. We are here for a 
change of use for the application and a waiver for a minor site plan, this is an 
existing structure, if you look at the photos you will see that there is a residential 
structure and then right in front of that is the little store front and that is where the 
cat club will be. The prior use was a law office, and we are changing this use to a 
community cat club facility. The purpose of this facility is to place cats in homes, 
so what they do is move cats to get rehomed and you will hear that testimony 
from Sara. Sara is a Mt. Ephraim resident in a residential part of this property; we 
have prepared to address the issues that were raised by Mr. Fusco in his report, 
where he talked about handicapped parking and we have prepared to say that 
there is parking on the front and there is parking at the back of the property. I will 
now turn it over to Sara so she can go over everything. 

Joe Nardi – Mr. Carlamere, just so we are good, I just have a couple points I 
would like to get in order, the board secretary just left for a few moments, but she 
did confirm for me and the records should reflect that you did serve notices to the 
paper and to the residents that are within 200ft from the location.  

David Carlamere – that is correct.  

Joe Nardi – I did have on point I wanted to look up as I was reviewing the 
application, I noticed and correct me if I am wrong and I don’t want to jump 
ahead of your testimony but just for clarification purposes of the board and 
procedurally so we can have everything in order, the property is located in the 
commercial district in the borough code and it is on the Black Horse Pike a 
permitted use as you have noted in the application is a permitted use as a pet 
shop, the only thing that I wanted to clarify is because based upon the application 



and materials that have been submitted and your opening comments it appears 
that it is not technically a traditional pet shop, is that fair to say, in terms of sale of 
animals. 

David Carlamere - that is correct, is a care facility where animals would be 
maintained because the purpose of the non-profit is to find homes and to move 
animals into homes.   

Joe Nardi - we are both headed in the right direction, but since technically you 
put it under pet shop request for your use variance, the borough code under 
section 94 does provide for pet shops which are defined as established where 
dogs and cats are sold and it also provides on the section 94 two other animal 
care and animal rescue organizations, specifically an animal rescue organization 
is a tax exempt organization under a 501C3 and I know from that application that 
is what your organization is, I would just like to point that out because a pet shop 
while it’s a fair interpretation for purposes of zoning  that you and your clients 
have done and it does indicate in the borough code that the definition shall not 
include an animal care facility or animal rescue organization as defined. I would 
just like to put before the board again for purposes of clarification so you have a 
clean record for your purposes the animal recuse organization and an animal 
care facility and or could be considered for the review here that would be 
considered as a permitted use and would a pet shop and I would assume you 
would have no objection to the board voting on that. 

David Carlamere – no I have no objection to that, and that basically is what will 
be Sara’s testimony.  

Joe Nardi – so members of the board I would like to ask for an amendment if I 
may to the application to include animal rescue organization and animal care 
facility, Tara can we get a motion and roll call. 

Commissioner Marrone made the motion, the motion was seconded by Michael 
Rossano. 

Mayor Carney – I just have a question before we vote, I want to be clear, I know 
their intent is not to be a pet shop and we really don’t want a pet shop for the sale 
of animals, I understand that there are fees involved with an adoption but that is 
different. I just want to make sure when we are doing this, we are not broadening 
the scope to open the door for pet shops to come in. 

Joe Nardi – well for this application and for this site and for this organization. 

Mayor Carney – I just want to make that known for the record.  



Anthony Stagliano – what would be the difference between what’s being 
proposed and what is under the ordinance right now.  

Joe Nardi – well the difference is as the mayor pointed out a traditional pet shop 
would be the buying and selling of animals and this is something a little bit 
different because they are finding homes for them, it’s not a traditional pet shop 
where people are going to go in there and shop for any type of animal.  

Anthony Stagliano – does that then fall under the definition of a kennel. 

Joe Nardi – I don’t think so, no, because we have a specific definition for a non-
profit whose mission and practice is whole and significant part to rescue and 
placement in homes. So, to the extent that the testimony which I anticipate we 
will hear would be consistent with that, we just want to make sure that this is 
acceptable to the board for the purposes of this application. So, a motion has 
been made and seconded, Tara roll call. 

Roll Call – Mayor Careny, Kim Beebe, Commissioner Marrone, Michael Schiavo, 
Tiffany Ferrara, Courtney Nahan, Michael Rossano, Anthony Stagliano, Mike 
Whitekettle, all voting yes. 

David Carlamere – Ms. Sharp can you give an explanation to the board what is 
your current residence.   

Sara Sharp - my current address is 117 N Black Horse Pike, Mt. Ephraim.  

David Carlamere – that is also the current structure what I call the store front, 
where you will maintain the cats, is that correct. 

Sara Sharp – yes, and we live in the house part. 

David Carlamere – you are familiar with the photographs that have been handed 
out and the pictures indicate that the front of the property is where the store front 
is and then behind that is the residence where you reside. 

Sara Sharp – yes.  

David Carlamere – your intention is to remain residing in that property.  

Sara Sharp – yes.  

David Carlamere – the place where the cats are going to be maintained will be in 
the front to the left of the structure. 

Sara Sharp – yes. 

David Carlamere – can you describe to the board what is the structure and what 
is the purpose of the Community Cat Club. 



Sara Sharp – Community Cat Club, just a little background, we have been 
around for 5 years, we have already been doing adoptions we have done about 
500 adoptions a year with cats and kittens obviously, but we currently already 
operate at PETCO adoption center and PETSMART adoption center, we have a 
vet on our board who oversees the care and sign offs on them and makes sure 
that everyone is vaccinated, we spay and neuter prior to adoption and prior to 
them even being around people. So, the space that we are talking about would 
allow people to come in and interact with the cats and kittens that are available 
for adoption, and this will just give us another outlet for people to come in and 
see them, but we would keep the other adoption centers that we use as well. 
This will really help the community I feel and bring some good views to Mt. 
Ephraim, again just to help the community with cats and find their homes of 
course.  

David Carlamere - can you describe the interior where the cats will be. 

Sara Sharp – so as soon as you walk in there is a dual doorway which is really 
good, then we will have counterspace for people to come and check in, sign in 
with the waivers, they will talk to our staff, we will have some shirts for sale and 
then to the left of that we will have little seating areas with some tables and lots 
of “catification” as we would like to say, so like shelves on the walls for the cats to 
hang out, little cubbies for them to hide in and then if you walk past that a little bit 
there is a bathroom to the right and a little closet to the left that we will have out 
litter box enclosures in, we don’t want to have the litter boxes out for the public to 
smell. There is more to the room that can be closed and then at the back we will 
have some cages to isolate some cats that they may need and then beyond that 
is the kitchen where there will just be preparing food for the cats, that is the 
layout for that space. Do you want me to talk about parking?  

David Carlamere – you read the review letter of Mr. Fusco, and we have 
discussed it, and we already identified that, and we will address that.  

Sara Sharp – we will be adding handicap spots there is no designated area yet, 
but there are spots out-front that we will be designating for handicap spots and 
paint them as needed, then we can direct everyone else to the back of the 
building for parking.  

David Carlamere – so as you enter your facility, you plan on having a directional 
sign showing where additional parking is, can you describe the size of the sign 
and where it will be. 

Sara Sharp – we will have little yard signs, and we can also add verbiage onto 
the big sign that we have out front.  



David Carlamere – so the handicap parking, there is no ramp, it’s completely flat 
in the front. 

Sara Sharp – yes, it’s all flat. 

David Carlamere – do you agree that you will work with Mr. Fusco when you 
design the handicap spots.  

Sara Sharp – yes. 

David Carlamere – same thing with the parking signs and the lawn signs you will 
work with him. How many spaces do you have in front of the building. 

Sara Sharp – we have 5 pots out front and then we have 5 spots currently in the 
back, but we can add more in the back if we need too.  

David Carlamere – is there an entrance from the back to the cat facility side. 

Sara Sharp – there is, but that will only be for staff and volunteers.  

David Carlamere – can you let the board know your hours of operation and how 
many employees.  

Sara Sharp – so we currently plan to have between 2-3 volunteers there daily 
and varying times, we plan to start our opening hours Thursday-Friday 4pm-8pm 
to start and then the weekends will probably be 12pm-6pm or so.  

David Carlamere – there was also question regarding lighting. In the front of the 
facility there are flood lights, and they will remain. 

Sara Sharp – yes that is correct.   

David Carlamere – any lighting in the back of the building.  

Sara Sharp – we have some lighting in the back of the building, but we do plan to 
add more back there.  

David Carkamere – I want to address the trash, you already have a section in the 
back for trash, can you please describe that to the board. 

Sara Sharp – we have a little carport back there and we keep our trash back 
there in cans and they also have lids on them; we have about six of them now. 

David Carlamere – you mentioned that there was already an existing sign in the 
front of the building, and you will comply with whatever the zoning requirement is. 

Sara Sharp – yes, we already did that.   



David Carlamere – you’re not putting anymore signage on the front window, 
maybe just some decorative coloring.  

Sara Sharp – we plan on having a window painter and they will just paint little 
cute designs on the window; nothing will be lit up though.  

David Carlamere – that is all I have.   

Shawn Seroka – can you repeat your hours on the weekend. 

Sara Sharp – we plan to be open from 12pm-6pm on weekends. 

Shawn Seroka – thank you.  

David Carlamere – in your experience what would be the number of people 
coming in a day. 

Sara Sharp – it’s hard to say because we have not had something like this before 
but maybe like 10 a day but they would not be all at one time.  

Tiffany Ferrara – does the board have any questions. 

Mayor Carney – you didn’t mention but I think I know, you already work with the 
county and the town TNR people. 

Sara Sharp – yes. 

Mayor Carney – so that is a positive for the town, then ferals that technically can 
be adoptable in your center and that is wonderful.  

Sara Sharp – we just got a mom and kittens from Jefferson Avenue today. 

Mayor Carney – so I already got the tour of your lovely facility probably way 
before you wanted to give one, but if I recall and correct me if I am wrong, where 
the store is which is the smaller side, you have direct access from the house.  

Sara Sharp – no I need to go outside to then go into the front space.  

Mayor Carney – you mentioned the kitchen back doors are for the staff, because 
I know that door goes off to the deck but its for staff only, front door is for patrons 
only, you covered the front window will only have pictures no lit signage because 
you already have that freestanding sign, Commissioner Marrone and they are 
only permitted one sign if I am not mistaken. 

Commissioner Marrone – we have grand-fathered stuff in before. 

Tara Weiss – what they have now is pre-existing.  



Mayor Carney – you mentioned lighting, and I don’t recall seeing it in the 
engineer’s report. 

Anthony Stagliano – there are flood lights on the front of the building.  

Mayor Carney – we just need to be careful that the lights don’t shine into 
people’s houses, they would need to be aimed to shine downwards. I heard you 
mention trash, but did you bring up about an enclosure.  

Sara Sharp – yes. 

Mayor Carney – so there will be an enclosure. 

Sara Sharp – yes.  

Mayor Carney- ok good and then finally, while you said your hours, anticipated 
hours to begin with are Thursday-Friday 4pm-8pm and Saturday-Sunday 12pm-
6pm, we certainly don’t expect you to be locked into those hours, I am sure you 
would like flexibility. 

Sara Sharp – yes, that is correct. 

Mayor Carney – what is the earliest that you would ever open like 9am-9pm. 

Sara Sharp – probably not as early as 9am personally, probably earliest would be 
11am. 

Mayor Carney – well that’s all I have.  

Anthony Stagliano – about how much room do you have for how many cats. 

Sara Sharp – we plan to have no more than 12 cats on site at a time.  

Anthony Stagliano – there will not be crates outside or anything like that, they will 
just be inside. 

Sara Sharp – yes, everything is inside with the cats.  

Mayor Carney – to follow up on Anthony, you do have a lovely deck so at some 
point you could put on the back deck a cat-tio.  

Sara Sharp – we have talked about them but that would not happen for awhile if 
that even did happen.  

Mayor Carney – but no one would have objections to that if it were to happen at 
some point.  

Commissioner Marrone – I am not going to say yes to that right now when I don’t 
even know what that is. 



Mayor Carney – it’s like a screened in porch for cats to sit outside in.  

Commissioner Marrone – so they would be outside but not outside the screened 
in porch. 

Sara Sharp – correct.  

Michael Rossano – so the cats that are in the room do they have, like where do 
they sleep. 

Sara Sharp – yes so, the front area where they will be free roaming, there will be 
ample beds and places for them to hide and sleep and then the back area will be 
caged space for anyone who needs to be isolated.  

Michael Rossano – so they wont be locked up in cages. 

Sara Sharp – no that will only happen if some cats are not vibing with the others.  

Mayor Carney – what about nighttime when the store is closed, will they at least 
be locked to that one area, god forbid if there was a fire, so like the firemen 
would know where to go to get the cats out.  

Sara Sharp – we can review that, we were planning to just have them in that one 
area, we have a full alarm system.  

Shawn Seroka – I would recommend a Knox box as well for the fire department 
and the police. 

Sara Sharp – we can do that.  

Shawn Seroka – so you are familiar with what that is.  

Sara Sharp – like a box out-front with keys in it.  

Shawn Seroka – yes, exactly.  

Mike Whitekettle – does the state allow only a certain amount of cats per square 
footage.  

Sara Sharp – so yes, we will also need the health departments approval, which is 
the next step from here, so they will pretty much determine that which I am pretty 
sure 12 is a good number, but whatever they say we will do.  

Shawn Seroka – I understand you will be operating at night, so lighting would be 
important, and you already stated that you would increase the lighting in the rear, 
that would just be to the minimum standard required by the ordinance. 

Sara Sharp – yes.  



David Carlamere – the lighting that you have planned would that be the same as 
the spot lighting that is in the front.  

Sara Sharp – yes, we would do like what we have out-front. 

Commissioner Marrone – can we just get our engineers to review that before 
they go up and before you purchase them.   

Sara Sharp – yes.  

Joe Nardi – I have a couple questions, Mr. Carlamere the applications indicates 
that the property is being used as a residence which is not a permitted use in that 
area, but I assume your client’s position is that its grand-fathered in, because it’s 
pre-existing. 

David Carlamere – yes.  

Joe Nardi – with regard to the hours, I know that you testimony was that you 
were going to start with certain hours, just for purpose of clarification do you 
anticipate based upon your experience elsewhere that, that could change and if 
so what would be the maximum, the board would need to know that if you are 
going to get an approval. 

Sara Sharp – it just depends on what works for our customers, this is our first 
time opening something like this. So, we just want to see what works for 
everyone. The latest we would be open is 8pm. 

Mayor Carney – 9pm. 

Sara Sharp – ok 9pm. Again, the earliest we would open is 11am.  

Joe Nardi – so you wouldn’t have any objection that if the application is approved 
the board would put those hours in the resolution.  

Sara Sharp – yes that would been fine.  

Joe Nardi – how many days a week would you think you would go up too. 

Sara Sharp – ideally, we hope to get to 7 days a week.  

Shawn Seroka – you already noted that the window sign will be removed, I 
believe you said it was already removed, and you are reusing the existing sign. 
That existing sign is larger than what the ordinance allows for freestanding signs, 
were you aware of that Mr. Carlamere. 

David Carlamere – no I was not aware of that, but it is pre-existing.  



Joe Nardi – Mr. Carlamere you indicated that you read the engineers letter, and 
you and the applicant seem to be fine with it, is it safe to say everything that is in 
the letter can be incorporated to a resolution that you will comply with.  

David Carlamere – that is correct.  

Joe Nardi – I know Ms. Sharp has testified about getting the approval from the 
health department as well and that will be incorporated into the resolution as well. 
There are also references to other community activities, and right now the 
testimony up until this point has been about the adoption process and to 
accommodate people who are looking to adopt, would that be the limit I know 
there was some talk about yoga, private events, parties, etc. It just seems like the 
interior is a little limited not stating that you couldn’t be creative and make it work, 
but it should be presented to the board to state whether you want to do that or 
you’re not going to do it.  

Sara Sharp – so yes, we do plan on hosting events that would be fundraising 
events for the organization, potentially yoga events, or if a child wanted to bring 
friends in for a party, and other small events to help with fundraising.  

Anthony Stagliano – you would need to be cautious about that though because of 
the amount of people that you can legally put in there is limited based on square 
footage. 

Joe Nardi – Anthony I know maybe we can have some input from the Fire 
Department and incorporate that in the resolution. 

Anthony Stagliano – that would be the fire sub-code official. 

Tara Weiss – the Fire Marshall would go out and give that occupancy count.  

Mayor Carney – can I go back on one of your comments, so I know that you keep 
saying 11am for opening, but I just want you to be aware that if you say 11am-
9pm 7 days a week and then that goes into the resolution and then you later 
decide that you want to open earlier you will need to come back before the 
board, so you may want to give yourself some flexibility. 

Sara Sharp – ok so we can say 9am-9pm 7 days a week, just in case. 

Mayor Carney – as far as the fundraising and agreeing with Anthony I don’t see 
an issue with doing that. The only other thing is because Mr. Nardi was talking 
about it with pre-existence, the 115 N Black Horse Pike is the commercial 
property address, and the 117 N Black Horse Pike is the residential property. 

Sara Sharp – yes.  



Joe Nardi – anyone else have any other questions. Let’s open it up to the public.  

6. PUBLIC COMMENT 

Mike Cianchetti – I live on Gloucester Avenue; I just wanted to say that I think this 
is a great endeavor. I believe that there are a lot of animals that are better than a 
lot of people walking this earth. I just wanted to know where the cats have come 
from. 

Sara Sharp – so as we discussed we do a lot of TNR in communities, so we get a 
lot of our cats and kittens that way, just simply finding them outside, we just found 
a mom and kittens at Jefferson Avenue, so the kittens will stay with there mom 
until they are weened, they will then get fixed and go to a foster home until they 
can be adopted, and then the mom will be fixed and returned outside she is very 
feral.  

Mike Cianchetti – so you will work with or intertwine with our TNR program.  

Sara Sharp – yes, we work closely with Mt. Ephraim TNR. 

Mike Cianchetti – thank you, that’s all I have, and good luck.  

Joe Nardi – so we will close the public portion. The motion would be either to 
approve or deny a use variance for the applicants request to operate which has 
been amended an animal rescue organization with the properties identified in the 
application, would also include additional permitted use to hold activities for 
fundraising purposes or community activities such as parties, yoga and other 
similar types of events. The additional use of the property for residential use shall 
continue and considered to be pre-existing non-conforming use, the request for a 
minor site plan waiver since there will be no other changes to the outside other 
than the changes that the applicant has describe in their testimony, including the 
handicap parking spots, lighting and signage as recommended by the engineer 
and to which the applicant has testified that its acceptable to them. 

Anthony Stagliano made a motion to approve; the motion was seconded by 
Michael Schiavo. 

Roll Call – Mayor Careny, Kim Beebe, Commissioner Marrone, Michael Schiavo, 
Tiffany Ferrara, Courtney Nahan, Michael Rossano, Anthony Stagliano, Mike 
Whitekettle, all voting yes. 

7. PROFESSIONAL COMMENTS  
N/A 

 

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



 


