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MINUTES  
Hopewell Township Land Use Board  

April 17, 2024 

  

Start Time:  7:00 p.m.  

  

SUNSHINE STATEMENT: “In compliance with the Open Public Meetings Act, this meeting 

was advertised in the South Jersey Times on January 24, 2024 and The Daily Journal on January 

25, 2024.  A notice was placed on the Municipal Bulletin Board as of the same date. This meeting 

is in compliance with Chapter 231 P.L. 1975 (The Sunshine Act) and Chapter 291 P.L. 1975 (The 

Municipal Land Use Law); and will be recorded electronically in accordance with the provisions 

thereof.” 

 

FLAG SALUTE: by Chairman Caggiano 

 

ROLL CALL:  Diane Crispin, Vice Chairman Paul Earnest, Jaime Gaunt (Alt), Kyle Johnson 

(Alt), Jeff Shimp, Ken Strait, Tom Tedesco, Judy Zirkle, Chairman Al Caggiano  

Members Absent: Lee Hepner, Betty Lewis 

Others Present:  Beth White, Esquire, Board Solicitor; Steve Nardelli, Engineer; John Hitchner, 

Township Admin; Ken Mayhew, Fire Chief; Howard Melnicove, Esquire; Joseph Maffei, PE; 

Lizanne Pessolano and Family; Shop Owners from Dragon Village; Mr. and Mrs. Rocco 

Pessolano, Shop Owners; Donna Griebau, Cumberland County 4-H; Serena Parsons, Shop Owner; 

Dorothy James, Shop Owner; Amanda Goins, Shop Owner; Anthony Kukal, Theater Company 

Manager; Matt Ritter, Resident; 

 
MINUTES: The minutes from the March 24, 2024, LUB meeting were submitted for approval. 

Mr. Earnest makes a motion to approve.  Motion is seconded by Mrs. Zirkle and 
approved 9-0. 

APPLICATIONS: 

#1 - Application 2024-02: Application by Purple Dragon Holdings, LLC, (a/k/a 

Dragon Village), Block 74, Lot 22 - Application presented by Howard Melnicove, Esquire 

for Completeness of Major Site Plan approval with Use and Bulk Variances 

Chairman Caggiano, Committeeman Tedesco, and Committeeman Shimp recuse 

themselves.  Vice Chairman Earnest chairs the meeting. 

Mr. Melnicove introduces himself to the Board and describes the nature of the application 

and the property.  He discusses that D-Variances require an enhanced majority vote (5 out of 7) 

and even though there are only six voting members tonight, the applicant is willing to waive their 

right to request a tabling. 

Mr. Melnicove discusses the differences between the original structures and the property 

as it sits today.  He discusses some of the pre-existing nonconforming buildings.  Mr. Melnicove 

informs the Board that the applicant is requesting a waiver for site plan submission and they are 

here to present a variance plan today.  Mr. Melnicove and Engineer Nardelli discuss completeness 

and separating the completeness for the use and bulk variances. 

Mr. Strait makes a motion to deem the application complete for the purpose of the use 

variance only.  Motion is seconded by Mrs. Crispin and approved with a 6-0 roll call vote. 

Mr. Melnicove introduces Mr. Joe Maffei as the applicant’s engineer.  Mr. Melnicove 

describes Mr. Maffei’s experience as an engineer and requests he be accepted by the Board as an 

expert witness.  The Board agrees. 

Mr. Melnicove discusses the variance plan as presented by the applicant.  He submits the 

variance plan as Exhibit A-1.  He requests Mr. Maffei review the plan with the Board.  Mr. Maffei 

reviews the property information, history, and current design.  He then reviews the design changes 

which are being requested.  There is discussion regarding the existing driveway being on the 

adjacent lot which is owned by the County.  Mr. Melnicove discusses how most improvements are 

“moveable” in nature (i.e. gazebos, stages, storage, etc).  Mr. Melnicove submits pictures and 

declares them Exhibit A-2.  The pictures show the stage area, the signage, and the existing driveway. 

Mr. Melnicove addresses items in the Engineer’s review letter.  Engineer Nardelli discusses 

the “stage” on the eastern side of the property, why it was placed so close to the property line that 

it requires a variance, and if any permits were acquired for its construction.  There is discussion 

regarding the driveway being on the property owned by Cumberland County.  Mr. Melnicove states 

that it was their intention to leave it there and request the County’s permission to leave it there 

when they apply for County approvals. 
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Fire Chief Mayhew was sworn in by Solicitor White.  Chief Mayhew discusses driveway 

access issues and ways which it could be improved for EMS, Fire, and Police access.  He describes 

a hard turn in the center lane which has a tree located next to it.  The sharpness of the turn around 

the tree would be an issue for a fire engine.  The Chief also states that the wooden bridge could be 

an issue for the fire engines if they needed to use it.  He states that the trucks containing water 

would be lined along the road and hoses would be pulled.  The Engineer and applicant discuss 

meeting on property to best address the Fire Chief’s safety concerns. 

  Mr. Melnicove has Mrs. Pessolano sworn in.  She states she is the owner of the LLC.  They 

discuss the shops, restaurant, and residential dwelling were all pre-existing when the property was 

purchased 5 years ago.  They discuss that all improvements to the property which are being 

requested in the application are mobile and can be moved.  Being mobile, they would not require 

permits.  If the Board required permits or inspections, they would oblige.  Mrs. Pessolano agrees 

to remove the tree which the Fire Chief had referenced as an impediment.  Mr. Melnicove discusses 

that the existing sign at the front of the property was pre-existing.  Mr. Melnicove enters a map 

pamphlet for the property’s shops as Exhibit A-3.   

Mrs. Pessolano describes the events which occur on property throughout the year.  She 

states their “Christmas Renaissance” as being their largest event of the year.  She estimates that 

there were roughly 600 cars or 1,200 people on property over two days.  Mrs. Pessolano states the 

second largest event was “Pirates and Mermaids” which had approximately 500 cars and 1,000 

people over 2 days.  She states that the previous owner also had festivals on property throughout 

the year. Mr. Melnicove and Mrs. Pessolano discuss events which have historically taken place on 

the property and the parking for those events.  Mrs. Pessolano states that the shops on property 

still maintain the same hours as the previous owners (mainly weekends). 

Mrs. Pessolano discusses the charitable events which occur on property.  They work with 

the Family Resource (formerly Division of Youth and Family Services) and Cumberland County 

4-H.  Mr. Earnest discusses the location and quantity of handicapped spaces with Mrs. Pessolano. 

Mrs. Donna Griebau was sworn in to testify.  She works for Cumberland County 

Department of Tourism and 4-H.  She discusses the services which they provide to the local 

community and the events which they have on property for the children.  She states that they are 

not charged for the vendor space by the Pessolano family.  She states that over 2,000 individuals 

have attended 4-H events over the past year.  There were 275 children at the “Princess Party” and 

600 at the “Grinch”.  She discusses the praise she gets from family and offers examples.  Mr. 

Melnicove enters the 4-H photos as Exhibit A-4. 

Ms. Serena Parsons is sworn in.  She discusses the shops and her photography in her shop.  

She also discusses the necessity of the events for her business. 

Ms. Dorothy James is sworn in.  She discusses her pottery studio and the necessity of the 

events for her shop. 

Ms. Amada Goins is sworn in.  She discusses her store which offers 3D printing services.  

She discusses the necessity of the events. 

Mr. Rocco Pessolano is sworn in.  He discusses the shop which he manages, “Sweet Stuff”.  

He describes it as a “Build-A-Bear” type candy store.  He discusses donating to DYFS and BACA 

(Bikers against child abuse).  Mr. R. Pessolano discusses the necessity of the events.  He discusses 

the stage shows.  He states he manages property maintenance and does safety inspections 

(Checking Fire Extinguishers, Emergency Exit Lights, etc) 

Mr. Kukal is sworn in to testify.  He states that he runs a local theater company and 

describes how they engage with the village for the events.  He appreciates having a place where 

his members can practice their craft and how excited the patrons are when they are performing.  

He states that they don’t pay to be there, the Pessolano’s actually donate to his program. 

Engineer Nardelli discusses his concerns with the Board.  He states that the driveway on 

the neighboring property should be a concern and needs to be relocated.  He discusses the house 

across the street and having headlights shining in their home. 
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There is discussion regarding bifurcating the application to separate the use 

variance from the site plan approval. 

Mrs. Zirkle motions to open the application to the public.  Motion is seconded by 

Jamie Gaunt and approved 6-0. 

Mr. Matt Ritter is sworn in.  He stresses that he is speaking in his capacity as a 

resident who lives nearby on Trench Road.  He states that the application has been pending 

for four years not without a site plan.  He states that the applicant is basically asking for 

forgiveness now instead of permission.  He points out that the current plan utilizes a 

residential driveway for access to a commercial property and suggests the Board look for 

a better solution. Mr. Ritter submits the originally approved site plan for the property 

dating from 1983.  The site plan is accepted as Exhibit P-1.  He discusses that events used 

to be “accessory uses” to the stores and now they are the primary use as the stores could 

not sustain themselves without them and the events are occurring with greater frequency.  

Mr. Ritter discusses the adequacy of the parking for the events.  He also point out the illegal 

signage which has been placed throughout the Township. 

Mr. Strait makes a motion to close to the public.  Motion is seconded by Mrs. Zirkle 

and approved 6-0. 

Mr. Melnicove and Mr. Maffei discuss why bifurcation is appropriate.  They discuss 

the facts of the use variance portion of the application.  He discusses expanding the use for 

over 50% of the total property as compared to the current 25%.  He also identifies the 

positive criteria and lack of negative criteria. 

Mr. Strait makes a motion to NOT bifurcate.  Motion is seconded by Mr. Johnson 

and is approved 5-1 with Mr. Earnest voting against. 

As the application was not bifurcated, Mr. Melnicove requests to return with a full 

site plan and that all of the exhibits A-1 through A-4 be accepted as evidence and the Board 

agrees. 

Mr. Strait makes a motion to open the meeting to the public.  Motion is seconded 

by Mrs. Gaunt and approved 9-0. 

Being as no members of the public wish to speak, a motion is made by Mr. Tedesco 

to close the public portion.  Motion is seconded by Mr. Caggiano and approved 9-0. 

MOTION TO ADJOURN:  

Motion to adjourn was made by Diane Crispin at 9:25 pm.  Motion was seconded 

by Mr. Tedesco and approve 9-0. 

 

Next Scheduled Meeting:   May 15, 2024 at 7:00 p.m. 

 

John Hitchner, Township Administrator 

cc: Land Use Board Members 

Solicitor Beth White, Esquire 

Engineer Steve J. Nardelli 

Zoning Officer Dave Elwell 
 


