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MINUTES  
Hopewell Township Land Use Board  

February 19, 2025 

  

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 February 14, 2025 and The Daily Journal on February 

14, 2025.  A notice was placed on the Municipal Bulletin Board and the Hopewell Township 

website January 23, 2025. 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 Al Caggiano 

 

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

(Alt), Betty Lewis, Jeff Shimp, Ken Strait, Judy Zirkle, Chairman Al Caggiano  

Members Absent: Tom Tedesco, Lee Hepner 

Others Present:  Justin White, Board Solicitor; Stephen Nardelli, Township Engineer; John 

Hitchner, Township Administrator; Howard Melchinove, Esq.; Rachel Kourishian, Esq.; Thomas 

D’Arrigo, TJD Architectural Engineer; Ramandeep Gill, Applicant/Owner; Dipak Patel, Witness 
 

GOOD OF THE ORDER AND OATHS OF OFFICE: 

The following Board member was appointed term by the Mayor and sworn in by 

Board Secretary John Hitchner: 

• Class II- Ken Strait   1-year term (January 1, 2025 – December 31, 2025) 

 

APPROVAL OF MINUTES:  

Motion was made by Mrs. Diane Crispin to approve the minutes from the 

01/15/2025 Re-Organization Meeting.  The motion was seconded by Mrs. Betty Lewis and 

was approved 8-0-1 with Mr. Ken Strait abstaining.  

 

 RESOLUTIONS: 
 

Resolution #2025-04: Resolution memorializing the review and the approval of the 

preliminary study for Block 52: Lot 22, as an area in need of redevelopment. Passed 

by title at the 01/15/2025 LUB Meeting. The finalized resolution was emailed out to all of 

the LUB members and is also in the packets for review this meeting. No further discussion 

was held. 

 
APPLICATIONS: 

   

  Application #2025-01: By Ramandeep Gill and Dipak Patel for Block 35.09 : Lot 11, 

623 Shiloh Pike, in the HCB Zone. Application presented for a D-2 Variance for the 
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expansion of a current non-conforming use of a residential property proposing the addition 

of a detached accessory building to the property.  

Application completeness was addressed with the following items: Submitted  

Application Form, Checklist, Architectural Plan by TJD dated 09/24/2024, proof of paid  

taxes, Public Notice on 02/07/2025, narrative from Council along with a variance 

justification report for the property, Township Engineer letter that addressed completeness 

issue that would need to be considered with the NJDEP letter of interpretation along with 

the key map and names of the adjoining property owners. Mr. Stephen Nardelli indicated 

that he had no objection to granting waivers and deemed this application complete. 

 Howard Melchinove, Esq. and Rachel Kourishian, Esq. from Nehmad Davis & 

Goldstien, PC, representing Ramandeep Gill and Dipak Patel, were present and inquired 

about voting members and ascertained that there were seven (7) voting members present. 

Motion was made by Vice Chairman Paul Earnest to approve the completeness of 

Application #2025-01, was seconded by Mrs. Judy Zirkle and was approved 7-0. 

All the witnesses were sworn in.  

First witness, Dipak Patel, former property owner and relative to Ramandeep Gill, 

stated that the improvements to the property would include a detached building to be used 

as a garage, a spice kitchen (not for commercial usage), laundry room with a bathroom.  

Current dwelling has a very small kitchen and does not accommodate a washer and dryer.  

There was a former garage structure on the property, but was deconstructed due to its 

deteriorated condition.  Rachel Kourishian, Esq. passed out a Google Earth photograph 

displaying the former garage (Exhibit A-1) from April 2023. Mr. Patel stated that the desire 

is to construct a new and larger garage on the same site as the former garage.   

Clarification of the location site for the proposed garage is closer to the current 

dwelling and will be larger than the former garage. 

Rachel Kourishian, Esq. called Ramandeep Gill, the property owner, as the next 

witness and is a relative of Dipak Patel. Ms. Gill stated that she understood the proceedings 

of this meeting. 

Thomas D’Arrigo, NJ State licensed Architectural Engineer of 30 years spoke as 

an expert witness. Rachel Kourishian, Esq. introduced Exhibit A-2 with an architectural 

site plan and drawings. The property is in zone – HBC and abuts  the surrounding 

residential properties. Rachel Kourishian, Esq. introduced Exhibit A-3 which is the 

enlarged zoning map. Lack of room and inadequate cooking ventilation are reasons for the 

new proposed 3 car detached garage, per Mr. D’Arrigo. The set back of the house and 

proposed detached garage from Route 49 was discussed. There are no commercial 

structures in between the residential house and where the residential zone/residential 

corridor begins. The proposed new garage site will be located in the Residential Zone. 

There was a discussion of the architectural features/details of the proposed garage 

plan. The proposed architectural garage plans would be an improvement to the existing 

property and would be utilized as an accessory building only.  

Under the current fire rating code for the size of the proposed garage, there are no 

code requirements/restrictions for the distance between the kitchen and the garage. More 

complete plans will be needed to acquire the necessary permits, including utilities and tying 

into the sewer system potentially on West Park Drive.  

Dipak Patel stated that he is committed to the construction of the proposed garage 

consistent to the architectural plans presented to the LUB at this meeting and would not 
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object to the LUB making an approval on this condition. Mr. Patel further stated that no 

one will be living in this proposed structure and it will not be used as an accessory 

residence or for commercial usage.  

Review of the engineer letter by Mr. Stephen Nardelli and he stated that the 

proposed garage does meet the minimum accessory use and setback for Zone HCB. The 

spice kitchen will not be used for commercial purposes.  

 

PUBLIC COMMENTS: Please stand, state your name and the municipality in which you live for 

the record, and in five (5) minutes or less briefly state your comments to the Land Use Board 

Committee.  The Land Use Board Committee will allow for a total of 30 minutes for all public 

comments.  

 Vice Chairman Paul Earnest made a motion to open to the public.  Motion was seconded 

by Mrs. Diane Crispin and approved 7-0. 

 No public was present. 

 A motion was made by Mr. Ken Strait to close the public portion.  Motion is seconded by 

Mrs. Diane Crispin and approved 7-0. 

 

DISCUSSION ITEMS: 

  No discussion among the LUB members. 

  Howard Melchinove, Esq. made closing comments in regards to the D-2 Variance under 

the municipal land use law (45d7d subsection D-2) that is required for an expansion of a pre-

existing non-conforming use. The residential house was built in 1932 according to the tax records. 

This property is suitable for this accessory residential use; this lot has been residential for 90 years 

and has ample land for the construction of the proposed garage without violating any of the 

setback requirements. It is also replacing a pre-existing garage of 50-60 years and can fit into this 

residential lot. The property is too small to be used for commercial purposes. The proposed garage 

would be an aesthetic improvement to the property. There are no negative or detrimental criteria 

for this expansion project according to the physical evidence presented and the statements made 

by the witnesses. 

 

MOTION TO APPROVE: 

  Council summarized the Application #2025-01: Motion to approve the D-2 Variance for 

allowing the 3-car garage, spice kitchen, and laundry room with bathroom. No bulk variance is 

required, only a use variance is required. No commercial use of the garage/kitchen and no 

residential occupancy of the proposed building. Construction is to follow the architectural plans 

set forth by Thomas D’Arrigo, Architectural Engineer. 

  Motion to approve was made by Chairman Paul Earnest, seconded by Mrs. Judy Zirkle, no 

discussion by LUB members to approve, roll call was taken and motion was approved 7-0. 

 

NEXT DISCUSSION ITEM:  

  State Plan called Cross Acceptance lasted from 2004 which affects all counties and 

municipalities in NJ and Cumberland County is spearheading the review of the State Plan Map 

that has 5 different planning areas. The State requires completed forms from each municipality 

indicating any changes to the State Plan Map and what is envisioned for your township for the 

next 20 years.  The State wants all of the compiled information back in May. At the next LUB 
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meeting someone from the County Planning Department may be here to present the State Plan 

Map and address any issues or changes from the Township. This will be on the LUB April Agenda. 

 

PUBLIC COMMENTS ON DISCUSSION ITEM: 

  No public present for discussion stated on record by Chairman Caggiano. 

 

MOTION TO ADJOURN:  

 Mrs. Diane Crispin made a motion to adjourn the meeting at 8:20 pm.  Motion is seconded 

by Mrs. Betty Lewis and approved 9-0. 

 

Next Scheduled Meeting:  April 16, 2025, at 7:00 p.m. 

 

Respectfully submitted, 

 

 

John Hitchner, Township Administrator 

 

cc: Land Use Board Members 

Solicitor Justin White, Esquire 

Engineer Stephen J. Nardelli 

Zoning Officer Dave Elwell 
 


