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MINUTES  
Hopewell Township Land Use Board  

Jan. 21, 2026 

Start Time: 7:02 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 on 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 Justin White, Esq 

 

ROLL CALL:   Chairman Al Caggiano, Diane Crispin, Vice Chairman Paul Earnest, Judy Zirkle 

(Alt), Lee Hepner, Kyle Johnson (Alt), Betty Lewis, Ken Strait, Tom Tedesco, 

Members Absent: Jeff Shimp, Jamie Gaunt 

Others Present: Justin White, Esquire, Steve Nardelli, PE (via Phone) 

 

Justin White administered the Oaths of Officer for:  

 

Class I- Vice Mayor Tedesco  1 year term (Jan. 1, 2026 – Dec. 31, 2026) 

Class II- Ken Strait   1 year term (Jan. 1, 2026 – Dec. 31, 2026) 

Class IV- Al Caggiano   4-year term (Jan. 1, 2026 – Dec. 31, 2029) 

Class IV- Judy Zirkle   4-year term (Jan. 1, 2026 – Dec. 31, 2029) 

Alternate #2 Kyle Johnson  2-year term (Jan. 1, 2026 – Dec. 31, 2027) 

 

Justin White then asked for Nominations for Chairman:  

     

Motion for Chair, Al Caggiano, was made by Diane Crispin. The motion was seconded by 

Paul Earnest, hearing no other motions, and a vote was made and Al Caggiano was elected 

Chairman by a 9-0-0. 

 

Chairman Caggiano then took the meeting and asked for Nominations for Vice Chairman:  

     

Motion for Vice Chair, Paul Earnest was made by Diane Crispin. The motion was seconded 

by Judy Zirkle, hearing no other motions, and a vote was made and Paul Earnest was 

elected Vice Chairman by a 9-0-0. 

 
 

APPROVAL OF MINUTES:  

The Minutes of the Dec. 10, 2025, regular meetings were submitted for approval.     

Motion was made to approve the Minutes by Lee Hepner. The motion was seconded by Paul 

Earnest and approved 8-0-1. 
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 RESOLUTIONS:   
2025-01: Resolution Establishing the 2026 Meeting Dates 

  Mr. Earnest made a motion to approve Resolution 2026-01.  Motion was seconded 
by Mr. Strait and approved 9-0-0. 
 

2025-02: Resolution Appointing Engineer, Solicitor, Planner 
  Mr. Earnest made a motion to approve Resolution 2026-02.  Motion was seconded 
by Ms. Zirkle and approved 9-0-0. 

 
2025-03: Resolution Report adopting Annual decisions for Calendar 2024 and 

2025 
  Mr. Hepner made a motion to approve Resolution 2026-03.  Motion was seconded 
by Ms. Crispin and approved 9-0-0. 

 
2025-04: Resolution Memorializing the decision for Application for Highland 

Development Group LLC for Minor Subdivision Block 28 Lot 1, Block 33 Lot 3 
   

Mr. Earnest made a motion to approve Resolution 2026-04.  Motion was seconded 
by Ms. Lewis and approved 7-0-2. 

 
 
DISCUSSION: 

1. Request for Extension of Resolution 2025-03 Purple Dragon Holding LLC, 

Howard Melnicove, Esq 

 
The discussion proceeded with the applicant’s attorney Howard Melnicove, Esq. confirming that 
he was in receipt of Jan 5 letter from Mr. Nardelli pertaining to the conditions of previous 
Resolution 2025-03.  Mr. Melnicove has indicated that the applicant would request 60 days to 
complete all open issues with Mr. Nardelli’s letter.  The Board agreed with granting the extension, 
and it was agreed that Mr. Justin White will draft a resolution granting the 60-day extension.   
 

Mr. Hepner made a motion to approve the extension.  Motion was seconded by Ms. 
Zirkle and approved 7-0-2.  Tedesco and Caggiano abstained. 

 
 
APPLICATIONS:  DMC Supplies, Major Site Plan in the Business Park Block 28 Lot 1  
 

Chairman Caggiano gave a brief description of the project.  After discussion, Chairman Caggiano 

requested a motion.  A motion to deem the application complete was made by Paul Earnest and 

seconded by Judy Zirkle.  The motion carried 9-0-0 for the application to be deemed complete. 

 

The application proceeded with the applicant’s attorney Michael Gruccio, Esq. Mr. Gruccio 

introduced Michelle Mooney, the owner, and a licensed Planner and Landscape Architect Peter 

Mitt.  Mr. Justin White swore both in to offer testimony. 
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Mr. Gruccio has a brief summary of the project. The applicant is moving from South Ave, in 

Bridgeton to Hopewell and will build 3k warehouse with 1k retail in front of the building.  The 

company, DMC, specializes in building maintenance supplies and needs additional space to grow. 

 

Mr. Gruccio reviewed the engineering letter from Mr. Nardelli, all items were agreed to be revised 

including relocation of some shade trees and the installation of sidewalk.  Mr. Nardelli requested 

a design waiver for the parking/loading of trucks.  Setback is 75 feet and 60+- is shown on the 

plan.  After discussion of whether this waiver was correct, it was agreed to be included in the 

resolution. 

 

The Land Use board questioned if native species for the trees/shrubs could be revised.  The 

applicant agreed.  There was discussion on the need for fencing around the Stormwater Basin, the 

maximum water depth was 1.5 feet +- and the board was satisfied that no fencing was required.  

The Board reviewed both signs and agreed that both met the township standards. 

 

Mr. Gruccio stated that the applicant would be willing to revise the plans to the board’s professional 

satisfaction. 

 

Mr. Caggiano seeing that no Public was in the room asked for a motion for the application.  Lee 

Hepner made a motion to approve the application with the design waiver, Paul Earnest Seconded. 

A Roll Call Vote was made: 

 

Ms. Lewis Yes 

Ms. Crispin Yes 

Mr. Hepner Yes 

Mr. Strait Yes 

Mr. Johnson Yes 

Mr. Earnest Yes 

Mr. Caggiano Yes 

Mr. Tedesco Yes 

Ms. Zirkle Yes 

 

Motion carried 9-0. 

 

 

DISCUSSION:  

 

1. Master Plan Re Exam in preparation of the new Affordable Housing Ordinances 

    

Mr. Tedesco introduced Isabel Rodriguez PP from Clark Caton and Hintz.  Mr. Tedesco explained 

that while the Master Plan re exam was last done in 2023, the new Affordable Housing law will 

require some new Land use laws for Hopewell Township to come into compliance.  Ms. Rodriguez 

provides a more thorough explanation of some of the ordinances and notices that will be required 

by municipal land use law.  An issue that has arisen is the new Overlay Zone that will need to be 
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reviewed by this board and the Township Committee.  By preparing this re-exam report this will 

be a large savings in time for the notification of zoning changes per municipal land use law.   

 

The board complemented Ms. Rodriguez on the re exam and appreciated the added tables on 

population.  There was a discussion for the Land Use board to review the recommendations listed 

in the re exam.  Futures meetings will review these recommendations and possible sub committee 

training.   

 

Mr. Tedesco explained that a resolution was prepared for the approval of this document.  Ms. 

Rodriguez had prepared a resolution.  Seeing no one from the Public was in attendance, Mr. 

Caggiano requested a motion for Resolution 2026-05 2026 Hopewell Master Plan Rexamination. 

 
Mr. Hepner made a motion to approve the Resolution.  Motion was seconded by Mr. 

Earnest and approved 9-0-0.   
 

 

 

PUBLIC COMMENTS FOR GENERAL DISCUSSION: 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.  

Mr. Caggiano saw no one from the Public was at the meeting. 
 

MOTION TO ADJOURN:  

 Mr. Hepner made a motion to adjourn the meeting at 8:38 p.m.  Motion was seconded by 

Mr. Earnest and approved 9-0. 

 

Next Scheduled Meeting: Feb. 18, 2026, at 7:00 p.m. 

cc: Land Use Board Members 

Solicitor Justin White, Esquire 

Engineer Stephen J. Nardelli 

Zoning Officer Dave Elwell 
 


