
OLDMANS TOWNSHIP 
PLANNING BOARD MEETING 

June 16, 2025 
 
 

A meeting of the Oldmans Township Planning Board was held on June 16, 2025 at the Oldmans 
Township Elementary School.  The meeting was called to order by Sandy Collom at 7:00 pm.  This 
meeting was held in compliance with the Sunshine Law.   
 
Members Present:  Sandy Collom, Theresa DeSanto, Earl Ransom, Mike Tuturice, Rae Walzer, Stephen 
Wilson, David Murphy, John Pomponi, Justin Schaller, Pete Talarico and Melinda Taylor. 
 
Professionals:   Louis Cappelli, Solicitor 
    Brian Slaugh, Professional Planner 
    Steve Nardelli, Engineer 
    Joe Raday, Engineer (for Knight Owl Holdings Application)  

 
SWEARING IN:   Pete Talarico 
 
MINUTES:   May 19, 2025  
    Theresa DeSanto made a motion to approve, Earl Ransome  
    seconded and all agreed. 
     
CORRESPONDENCE: New Jersey Planner – March/April edition 
 
SUBCOMMITTEE: 
Economic Development Nothing to report. 
Environmental   Nothing to report. 
Farmland Preservation  Three (3) owners have applied to the SADC for farmland  
    preservation.  The Township Committee has granted their approval 
    for the preservation so the process can continue. 
 
NEW BUSINESS: 
 
Resolution 2025-14  Authorizing the Planning Board Planner to Begin a Study to  
    Determine Whether Certain Property in the Township (Block  
    29.01/Lot 14) is an Area in Need of Redevelopment 
    Resolution was tabled. 
 
M & T Properties LLC 
Block 9/Lot 6.01 
51 W. Mill Street 
Variance – Parking 
 
Michael Napuda, Esquire from Masten & Ray represented the applicant who is requesting a bulk 
variance in order to have an EV parking space in front of the building.  There is a lot of activity behind 
the building with work trucks.  EV is considered to be beneficial to the community.  The parking space is 
easily accessible via a driveway.   



Tom Wysocki, principal of M & T Property LLC was sworn in. 
The parking space has already been installed. 
 
Steve Nardelli stated the parking space is on the edge of the county right of way.  Concerned about sight 
distances.  Would like a letter from the County Planning Board about the distance between parking. 
 
Mr. Wysocki stated he received a grant from Atlantic Electric to put in five EV parking spaces which 
would be available to the community for use. 
 
Sandy Collom questioned whether approval was sought from the county to have a curb cut/road access.  
Mr. Wysocki stated the curb cut was existing; he did not modify the curb cut.  All parking space work 
was done behind the sidewalk. 
 
Steve Wilson asked if there new stone was poured; believes it is awkward to pull into the space. 
 
Melinda Taylor asked if the EV parking spaces had been advertised to the community. Tom Wysocki 
replied  not yet.  Waiting for Atlantic Electric to do so and for the outcome of this Planning Board 
application. 
 
Lou Cappelli asked both curb cuts are existing.  Mr. Wysocki replied yes. 
 
Melinda Taylor asked if there was going to be any additional landscaping.  Mr. Wysocki stated no but he 
would keep the area clean. 
 
Steve Nardelli didn’t think the County realized the scope of the project.  He is concerned about cars 
backing out of the space and the circulation pattern.  Mr.  Napuda stated the applicant is willing to go 
back to the County to request a more detailed letter. 
 
Mr. Capelli stated this application should be considered as a C2 variance. 
 
David Murphy wanted to know the distance from the neighbor’s house.  Curb cut appears to be front of 
the whole property and preexisting. 
 
Earl Ransome stated the other entrance is now shown on the photo.  Concerned about protecting the 
public.  Needs additional markings. 
 
Sandy Collom would like additional information from the County – 2 entrances and 2 exits. 
 
Open to the Public for Comment:  No comment. 
 
Mr. Capelli summarized the positive criteria is the EV charging; the negative is public safety.  Believed if 
approved, would be subject to another review by the County Planning Board. 
 
Sandy Collom made a motion to approve, subject to further review by the County Planning Board, 
Theresa DeSanto seconded.  Roll call vote was held: 
 
 
Sandy Collom  Yes 



Theresa DeSanto Yes 
Earl Ransome  Yes 
Mike Tuturice  Yes 
Rae Walzer  Yes 
Steve Wilson  Yes 
David Murphy  Yes 
Melinda Taylor  No 
   7 aye/1 no 
 
M & T Properties LLC 
Block 8/Lot 59 
26 W. Mill Street 
Variance – Duplex 
 
Michael Napuda, Esquire from Masten & Ray represented the applicant.  Dale Boston, Engineer testified 
on behalf of the applicant.  Property is located in the Village Commercial district.  Many of the lots in the 
area are undersized.  Need space for the septic system as well as two parking spaces for each unit.  The 
lot depth exceeds the minimum requirement by 30 feet but the lot frontage and lot width do not 
conform to the required setbacks. 
 Lot frontage: 84.69’ but need 100’ 
 Lot Width: 84.15’ but need 100’ 
 
Sandy Collom asked if both units were going to be rentals.  Mr. Wysocki stated is daughter and son-in-
law were going to live in one of the units and the other unit would be rental.  The property will be gifted 
to his daughter. 
 
Mr. Boston stated the side yard exceeds the minimum 15’ required.  The garage will be removed. 
Prior use of the building was as a single family dwelling.  The septic design has been approved by the 
Salem County Board of Health.  Even if the house were to be made smaller the frontage and width 
would always be nonconforming. 
 
Mr. Nardelli stated he has no objection to the application.  Both neighbors are also non-conforming. 
 
Pete Talarico asked how many bedrooms.  Mr. Wysocki replied 3 bedrooms with two baths for each 
unit.  The septic system was designed for those numbers. 
 
Theresa DeSanto wanted to know if the units would be sold separately.  Mr. Capelli explained that the 
applicant would have to appear before the Planning Board if sold separately because the application did 
not state condominium.   
 
Public Comment: 
 
Ed Bouvier Objected to the application.  Was a single family home before.  Doesn’t like that the 
  parking lot in front.  Doesn’t believe there is enough space to park and the street is 
  too narrow. 
 
Mr. Capelli stated the application is a C1 variance. 
 



Sandy Collom made a motion to deny; she would prefer a single family dwelling.  No second was given.  
 
Steve Wilson wanted to know if the driveway could be extended for a third car on the side of the house.  
Mr. Boston stated he would work that out with the Planning Board Engineer. 
 
Melinda Taylor made a motion to approve because a duplex is an allowable use in the VC district and 
many of the lots in the area are also non-conforming in size.  Theresa DeSanto seconded and a roll call 
vote was held. 
 
Sandy Collom  No 
Theresa DeSanto Yes 
Earl Ransome  Yes 
Mike Tuturice  Yes 
Rae Walzer  No 
Steve Wilson  Yes 
David Murphy  Yes 
Melinda Taylor  Yes 
John Pomponi  Yes 
   7 aye/2 no 
 
D2 Penny Run LLC (Applicant) 
Bruce Shapiro and Joseph Mikulka (Property Owner) 
Block 29.01/Lot 14 
Straughns Mill Road 
Preliminary Major Subdivision and Preliminary Site Plan Application – Completeness 
 
Steve Nardelli had no objection to deeming the application complete. 
Brian Slaugh had no objection to deeming the application complete. 
 
Knight Owl Holdings V, LLC 
Block 28, Lots 11, 12, 13, 14, 15, 16, 17, 29, 31, 32, 33, 34, 38, 39, 40, 41, 46, 47 and 47.01 
Straughns Mill Road 
Preliminary Major Subdivision and Preliminary Site Plan Application – Completeness 
 
Steve Wilson recused himself.  Joe Raday, Conflict Planning Board Engineer joined. 
Clint Allen, Esquire from Archer & Greiner represented the applicant. 
 
Brian Slaugh stated there was some confusion on the filing of the application.  No subdivision plans 
were included in the on-line application; just received the hard copy today.  Joe Raday reviewed his May 
30, 2025 completeness letter.  The applicant still needs to provide some outside agency information but 
has no objection to the completeness.  No variances or waivers are being requested. 
 
Mr. Allen stated that the project will utilize wells for water.  Once New Jersey American Water is 
available, will switch over to public water.  No public space has been designed except for employee 
amenities such as picnic tables.  Mr. Allen requested an extension to the July 21st meeting to continue 
the completeness hearing in order to finish the subdivision review.  Mr. Raday confirmed with Mr. Allen 
that the progression of the Knight Owl Holdings hearings will be building by building, starting with 



Building A.  Mr. Capelli announced to the audience that the hearing for subdivision and site plan will be 
deferred to the July 21st hearing with no further public notice required. 
 
Planning Board took a temporary recess:  8:10 pm – 8:25 pm. 
 
D2 Penny Run LLC (Applicant) 
Bruce Shapiro and Joseph Mikulka (Property Owner) 
Block 29.01/Lot 14 
Straughns Mill Road 
Preliminary Major Subdivision and Preliminary Site Plan Application 

Clint Allen, Esquire for Applicant, gave a brief synopsis.  Project is known as “Exit 7 Project.”  
The property is located in the Commercial/Industrial (CI) District.  The application is 
conforming.   Potential use could be limited light industrial with a warehouse component.  
Total square footage for all three buildings is 492,900.  Property is 55 acres which will be 
divided into two lots.  Two buildings (Building AB and Building C) will be located on 34 acres 
and 1 building (Building D) will be 18 acres.  There are two proposed driveways off Straughns 
Mill, one for each lot.  Landscaping plans include planting of 785 trees; 1,800 trees will be 
removed.  According to Township Ordinance, only 10% is required to be replanted so the 
Applicant is exceeding the minimum required number of trees for replanting. 
 
Completeness:  Sandy Collom made a motion to declare the application complete, Earl Ransom 
seconded and a roll call vote was taken: 
 
Sandy Collom  Yes 
Theresa DeSanto Yes 
Earl Ransome  Yes 
Mike Tuturice  Yes 
Rae Walzer  Yes 
Steve Wilson  Yes 
David Murphy  Yes 
Melinda Taylor  Yes 
John Pomponi  Yes 
   9 aye/0 no 

 
The following professionals were sworn in: 

• Keith Delaney, Principal of D2 Penny Run LLC 

• Jesse Dougherty, P.E. of Marathon Engineering & Environmental Services Inc. 

• Nathan Mosley, P. E., CME of Shropshire Associates LLC 

• Scot Murdoch, AIA of KSS Architects 

• John Taikina, AICP, PP of All Things Planning & Development 
Presentation by Jesse Dougherty, Professional Engineer 

Property is currently agricultural and wooded.  Both the flood hazard determination (NJ DEP 
2023) and wetland determination (NJ DEP 2022) have been received.  Per the NJ DEP there is a 
50’ riparian buffer. 



 
Exhibit A-3 “Rendered Site Plan and Subdivision Plan with Landscaping: 
 
Building AB is 232,500 sq.ft. with approximately 7,000 sq. ft. office space, 281 parking spaces 
(261 required) which include some EV parking spaces, 2 trash compactors, and 38 loading 
docks with 49 trailer parking spaces. 
 
Building C is 120,900 sq.ft. with approximately 4,500 sq. ft. office space, 140 parking spaces 
which includes ADA and EV charging station, two trash compactors and 22 loading docks with 
29 trailer parking spaces. 
 
All trash compactors will be screened by masonry walls (2 walls around each compactor), 8-12 
feet tall with screens in front.  There will also be a water tank for fire suppression purposes to 
cover AB and C buildings which will be 30’ tall. 
 
All buildings will not exceed the maximum height of 35’. 
 
Building D is 139,500 sq.ft. with approximately 7,620 sq. ft. office space, 172 parking spaces 
(170 required) with ADA parking and EV parking spaces, 21 loading docs and 33 trailer parking 
spaces.  This building will also have a water tank (25’ tall) for fire suppression. 
 
General Site Conditions: 
 
Light poles will be 25’ at 4,000 K CCT which will be photo controlled with climate control.  No 
shields are proposed since the lights will shine down rather than out. 
 
Landscaping – will plant double row of evergreen with vinyl fence.  Wish to provide year round 
density.  Street trees will be planted in the islands within parking lot.  Buildings perimeter will 
be landscaped.   Total of 785 trees will be planted, which includes ten (10) evergreen trees at 5-
6’ height and 2’ diameter shade trees.  Along Straughns Mill will be berms with 4’ evergreens, 
ornamental trees and existing vegetation.  Berms will be irrigated as well as the spine road and 
around each building. 
 
Stormwater – plan is being reviewed by the NJ DEP. 
 
Wetlands approval is pending from the NJ DEP. 
 
Archaeological – the State Historic Preservation Office (SHPO) has requested twenty-seven (27) 
5 x 5 excavation blocks. 
Wildlife – Report dated April 5, 2025 was done as part of the freshwater wetlands review.  One 
siting of bobcat which is considered to be a threatened species.  There is also a great blue 
heron foraging area (considered to be a “concern”). 
 



Traffic Circulation (Exhibit 7A) – Building D will have a cul de sac (360 degree) for truck 
circulation.  Will also have a grass/paver fire lane for emergency vehicles.  Building C will have a 
full motion driveway. 
 
Exhibit 8A – Fire motion will allow a 40’ (length) ladder truck with circulation with grass/paver 
driveway. 
 
Exhibit 8B – Building AB – same as above with 40’ drive aisle. 
 
David Murphy -  Concerned about water tanker which may be longer than a ladder 
   truck. 
Jesse Dougherty - Water tanker could pull to the water tank. 
David Murphy - Wanted to know if applicant had contacted Deepwater and/or  
   Pennsville about the size of their ladder trucks. 
Jesse Dougherty - Trucks will be able to fit. 
David Murphy - How close to the building is the fire zone? 
Jess Dougherty - Ten (10’) feet separate from the building. 
Clint Allen -  Outside agency review by the Fire Marshall will review the pathway, 
   water tank and grass paver location. 
 
Exhibit A12 – Water tank will be 25’ tall with 30’ diameter which will only be used for fire 
protection. 
 
Exhibit 7A – Will be two 40’ driveways with two-way movement.  The County Planning Board 
will be reviewing the application at their meeting tomorrow.  There will be two dedicated left 
turn lanes.  Lighting will be installed along driveways.  If needed, Atlantic Electric will need to 
add poles along Straughns Mill. 
 
Theresa DeSanto - Would like additional landscape buffering along Beaver Creek  
   (Buildings AB & D).  Could additional evergreens be added to that side 
   since there is a residence behind? 
 
Clint Allen -  Can work with Planner to adopt a landscape plan. Applicant is willing 
   to amend the plan. 
Theresa DeSanto - Concerned about environmental impact of the tree removal. 
Clint Allen -  A tree inventory was completed.  Per the Township ordinance, 118 
   trees would be required to be planted but applicant will be planning 
   785 trees. 
Theresa DeSanto - Is the 50’ buffer sufficient for the wildlife? 
Clint Allen -  Still under review by the NJ DEP  for wildlife. 
Theresa DeSanto - Other mammals are listed in the report which will become displace. 
Clint Allen -  Will be reviewed. 
 
Further discussion with Jesse Dougherty will continue at the July meeting. 



 
Brian Slaugh -  Regarding Building D and the SHPO process, it appears that the  
  building pad will cover the top of the cultural resource.  There will be  
  twenty-seven (27) 5 x 5 blocks excavated and 19 strip lots also   
  excavated.  Site will be fill over Benjamin Straughns house    
 foundation. 
Brian Slaugh -  Septic field – remove soil? 
Jesse Dougherty - Have to test soil.  SHPO will be on site. 
Briah Slaugh -  Will there be a second septic field? 
Brian Slaugh -  One septic field per building.  Still need NJ DEP approval for over  
  2,000 gallons/day but less than 20,000/day. 
Earl Ransome - Two entrances off Straughns Mill with one collective road, why 2? 
Jesse Dougherty - Complies with county plan. 
Steve Nardelli - Questioned landscape buffering along s/w – no evergreens of  
   infiltration pond. 
Clint Allen -  Willing to amend landscape plan for in fill  planting for year round  
  vegetation. 
Steve Wilson - Will the lighting be 24/7? 
Clint Allen -  24/7 planned; will be sensor lighting. 
Steve Wilson - Archeological Phase III study shows undisturbed. 
Jesse Dougherty - Wetland buffer area leaving undisturbed.  Additional cataloging will 
   be done by SHPO. 
Steve Wilson - Will there be buffering along the north for homeowner (Scioli)? 
Clint Allen -  Have spoken with neighbor.  No negotiations. 
Sandy Collom - Questioned lighting.  Twenty-five (25) poles up to 7.5% mounting  
  height. 
Brian Slaugh -  Pole separation – more even illumination with more poles (3-5%). 
Jesse Dougherty - Lighting plan will be 110’-125’ apart.  Meets Township requirements. 
Clint Allen -  Will look at effect on residential property. 
Jesse Dougherty - Will be a berm in front.  Lighted on walkways,  
 
Presentation by Scot Murdoch, Architect 
 
Exhibit A6 – Rendering of Campus.  Site could be flexible light industrial, manufacturing with 
some storage.  High windows for natural light.  Will be built using concrete wall panels.  Could 
have 2-3 potential tenants.  Office space will have canopies over entrances.  No truck parking in 
front of the buildings. 
 
Exhibit A-9A – Building AB – two office spaces. 
Exhibit A-9B – Elevation rendering with high windows. 
Exhibit 10A – Building C rendering 
Exhibit 10B – Elevation rendering for Building C 
Exhibit 11A – Building D – up to two tenants.  All loading docs 15 on center.  Shipping will be 
secondary, not primary use. 



Exhibit 11B – Signs will not be illuminated.  Tenant will have to request a variance.  Building 
height will meet 35’ ordinance requirement: Buildings AB & C will be 33’11”  and Building D will 
be 34’9” height. 
Pete Talarico - HVAC on roof? 
Scot Murdoch - HVAC on roof or setback from façade. 
Pete Talarico - No screen wall on roof? 
Scot Murdoch - Will be ADA compliant, ASFR fire protection compliant. Class A  
  facility. 
Brian Slaugh -  Is there a “way-finding” sign package? 
Scot Murdoch - Was not given the task of a sign package.  Will have to complete a  
  sign package in the future. 
Clint Allen -  Signs will part of the final approval. 
Brian Slaugh -  Questioned size of office space – was enough office space   
  calculated? 
Scot Murdoch -  Middle/average office space. 
Brian Slaugh -  Yard master? 
Scot Murdoch -  No tenant yet. 
 
Lou Capelli announced that the application will continue to the July 21st meeting which will be 
held at the elementary school beginning at 7:00 pm.  No further notice (mail or newspaper) will 
be required,  
 
There being no further business, David Murphy made a motion to adjourn, Steve Wilson 
seconded which was agreed to by all to adjourn at 9:50 pm. 
 
 
 
Melinda Taylor 
Secretary 

 


