
FREEHOLD BOROUGH PLANNING BOARD 
MINUTES OF NOVEMBER 12, 2025  

 
 

MONTHLY MEETING  
The monthly meeting of the Freehold Borough Planning Board was held on Wednesday, November 12, 
2025 at 7:00 p.m. in the Council Room of the Municipal Building.   
 
 Chairman Barricelli stated that this meeting was provided in accordance with the Open Public Meeting 
Act, by providing a copy of the agenda to the official newspaper and posting same on the official 
bulletin board of the Municipal Building.  
 
 
ROLL CALL 
 
PRESENT   Mr. William Barricelli 
PRESENT   Mr. Paul Ceppi 
PRESENT   Mr. Michael McCabe 
PRESENT   Mr. Michael Wildermuth 
PRESENT   Ms. Shealyn M.S. Crombie 
PRESENT   Ms. Caridad Argote-Freyre 
PRESENT   Ms. Brianne Van Vorst 
ABSENT   Councilwoman Margaret Rogers 
PRESENT   Mr. Garry Jackson  
ABSENT   Mr. James Keelan 
ABSENT   Mayor Kevin A. Kane 
 
Professionals – P. Austin Mueller, Esq., Anthony Maltese and Barbara Ehlen 
 
Chairman Barricelli read Item No. 3 on the Agenda as follows: 
 
Approval of Minutes from Planning Board Meeting October 22, 2025. 
 
Mr. McCabe made a motion to approve the minutes, Mr. Jackson seconded. 
 
Yes 4 Barricelli, McCabe, Crombie and Jackson 
No 0 
Abstain 4 Ceppi, Wildermuth, Argote-Freyre and Van Vorst 
Absent 3    Councilwoman Rogers, Keelan and Mayor Kane 
 
 
Chairman Barricelli read Item No. 6 on the Agenda as follows: 
 
Mr. Barricelli - Item 5, Freehold Raceway Area Assessment Study is being carried to our next meeting date; 
 
P. Austin Mueller – as the Chairman stated the assessment study for Freehold Raceway Area, Area In Need 
of Redevelopment Assessment Study prepared by Beacon Planning will be carried to the next meeting date 
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which is December 10, 2025 beginning at 7:00pm, here at Borough Hall, 30 Mechanic Street, Freehold. No 
further notice is required. 
 
Chairman Barricelli read Item No. 4 on the Agenda as follows: 
 
Memorialize Resolution for Ordinance #2025/20 Amending Chapter 18 (Zoning) of the Borough Code 
In Order to Amend Regulations for Parking; 
 
Mr. Barricelli made a motion to approve the minutes, Mr. Jackson seconded. 
 
Yes 3 Barricelli, McCabe, and Jackson 
No 0 
Abstain 5 Ceppi, Wildermuth, Crombie, Argote-Freyre and Van Vorst 
Absent 3    Councilwoman Rogers, Keelan and Mayor Kane 
 
 
Chairman Barricelli read Item No. 5 on the Agenda as follows: 
 
Application Number PB-SP-2025-008, Applicant, Sustainable Resources Group LLC, 66 Institute 
Street, Block 93, Lots 1, 1.01 and 1.03 Zone C-M, Request for Amended Site Plan Approval with Use 
Variance Approval; 
 
Salvatore Alfieri, Esq., Cleary Giacobbe Alfieri on behalf of the applicant, located at 66 Institute Street, 
Block 93 Lot 1, 101 and 1.03; the site prior to their approval in 2019 was a concrete manufacturing 
facility; the applicant received approval in 2019 to repurpose coffee grounds; that use has continued 
since that time and all activity took place inside the existing buildings; the applicant wants permission to 
store certain product and material outside; we submitted a plan that shows the area that they want to 
consider; we have to witness, representative for the applicant and our planner Mr. Higgins; 
 
Trevor Heyl – sworn in;  
 
Mr. Alfieri – what is your position with the applicant and how long have you worked with the applicant 
and at what location do you work; 
 
Mr. Heyl – Director of Operations, since 2019 and work at this location and Pittsburgh; 
 
Mr. Alfieri – the approval received in 2019, can you describe and what has changed since then; 
 
Mr. Heyl – we purchase and repurpose coffee grounds, they are wet, we dry them out; originally we 
were selling as a lubricant for a wood pellet manufacturing and made into fuel pellets; we have 
separated from that since Nestle closed and now still repurpose coffee grounds but for different 
manufacturing in North Jersey and Philadelphia; we get the material, manufacture into chicken bedding, 
does a good job with ammonia control for healthier birds in the coop; it is a long term bedding solution; 
we also do lawn and turf; we manufacture tiny coffee pellets for soil conditioner in the fertilizer bags;  
 
Mr. Alfieri – in terms of volume in material and traffic, is it more, less or comparable now that Nestle is 
no longer a customer; and processing is in or out of the building; 
 
Mr. Heyl – total amount of material may be a little less and all processing is done inside the building; 
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Mr. Alfieri – if approved will processing remain in the building; 
 
Mr. Heyl – yes; 
 
Mr. Alfieri – what will be the outdoor storage be used for, what are you storing and how are you storing 
it; 
 
Mr. Heyl – are finished products, packaging and materials, small equipment not installed yet and 
reworks that need to be recreated because it did not come out correctly the first time processed. 
 
Mr. Alfieri – any items stored outside, impacted by weather;  
 
Mr. Heyl – anything stored outside will be covered and contained in super sacks or 40lb. bags and have 
a pallet cover and stretch wrap; 
 
Mr. Alfieri – prior approval had a condition of no truck traffic on Institute Street, correct; have you 
honored this and intend to continue to honor; and with added storage being added will you have 
adequate driving circulation; 
 
Mr. Heyl – yes; drive circulation will not be affected;  
 
Mr. Alfieri – any flammable material stored outside; 
 
Mr. Heyl – no; 
 
Mr. Alfieri – series of conditions of prior approval, have you complied with all conditions; and would 
any of them be impacted if approved tonight; 
 
Mr. Heyl – yes following all conditions and will continue and are not going to change what we are 
requesting; 
 
Mr. Alfieri – comments from Board professionals regarding buffering outdoor storage area with 
landscaping to protect the neighbors; will you cooperate; 
 
Mr. Heyl – yes;  
 
Mr. Alfieri – other than outdoor storage, will your operation change from what was approved in 
2018/2019 and how it operates; 
 
Mr. Heyl – everything will remain the same, just different market selling to; 
 
Mr. Alfieri – that is all we have for Mr. Heyl; any questions from the board or public; 
 
Mr. Barricelli – what size trucks are you talking about; 
 
Mr. Heyl – we bring in on tractor trailer down Sapaak Road; depending on how big the order is we do 
some Amazon items and the mailman picks up packages; we also send out on a tractor trailer if we have 
a full truck load, again down Sapaak Road; 
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Mr. Barricelli – material delivered by tractor trailer, you empty the truck, where does it go; 
 
Mr. Heyl – we have a receiving bed, straight into the building; 
 
Mr. Alfieri – that is how it has operated and will not change; 
 
Mr. Heyl – correct; 
 
Mr. Barricelli – average weekly trucks in and out; 
 
Mr. Heyl – five times a week coming in and three times a day down Sapaak, same as prior approval; we 
worked around the clock with Nestle; 
 
Mr. Barricelli – who owns the property; 
 
Mr. Heyl – rent from Clayton; 
 
Ms. Ehlen – what is the height for storage you are seeking, maximum height; 
 
Mr. Heyl – the tallest item is stacks of pallets, I don’t know exactly how tall, approximately 7 to 8 feet; 
our finished products stack up about 5 to 6 feet in height; 
 
Ms. Ehlen – I recommend a height limit on the outdoor storage as a condition of approval if the board 
approves tonight; 
 
Mr. Alfieri – you are ok with this correct; you could live with a 8 ft. height; 
 
Mr. Heyl – yes, we could change and cut the stack in half when delivered; 
 
Mr. Jackson – hours of operations now without Nestle; 
 
Mr. Heyl – currently we are 7am to 3pm; we will be looking to increase to a second shift next year; 
 
Mr. Maltese – do you have specific times and days; 
 
Mr. Heyl – we have a pick up from 3pm to 6pm which is approximately 1.5 hours away, so maybe 8pm 
the latest; now we are Monday to Friday but will look to expand the operation; so when a load is ready 
that is when we take it; it could include the weekends in the future; 
 
Ms. Ehlen – the original application reads 7 days;  
 
Ms. Argote-Freyre – the original resolution reads you will recycle coffee grounds from Nestle and your 
testimony is you get from other sources, when did that change; 
 
Mr. Heyl – since Nestle shut down; also prior to their shut down we were getting material from North 
Jersey and when Nestle closed we looked for other sources and found one in Philadelphia; this was in 
2021; 
 
Mr. Barricelli – how many employees on site; 
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Mr. Heyl – three on site; 
 
Mr. Wildermuth – on the site plan, the yellow indicates where the outdoor storage may be placed; none 
of these are approved for outdoor storage and it does not sound like you are proposing a major change in 
your operation; so why do you need so much space for storage area, where is it being stored now if it is 
currently not approved in these areas; 
 
Mr. Heyl – we are looking to maximize the storage areas; if it comes to the point we can store in 
multiple places with approval; now it sits outside; Matt Young notified us that we are not allowed to 
store things outside; 
 
Mr. Alfieri – with buffering the area will be reduced; 
 
Mr. Maltese – there are wetlands on the property, you will need to show the buffer lines; also JCP&L 
lines, not sure and will need to show; wet land on upper portion; LOI (letter of interpretation) as part of 
resolution compliance; 
 
Mr. Barricelli – any other board members with questions; any public members with questions; hearing 
none; motion to close public questions; 
 
Mr. Jackson – made a motion to close public questions; Mr. Wildermuth seconded; 
 
Yes 8 Barricelli, Ceppi, McCabe, Wildermuth, Crombie, Argote-Freyre, Van Vorst and Jackson 
No 0 
Abstain 0  
Absent 3    Councilwoman Rogers, Keelan and Mayor Kane 
 
James W. Higgins – sworn in; licensed planner in NJ, 45 years; testified before this board and several 
others, Superior Court, State of NJ;  
 
Mr. Alfieri – before you put planning testimony on you heard mentioned the buffering the applicant is 
willing to provide; will you give detail as a condition for approval and will provide on the plan; 
 
Mr. Higgins – Barbara’s report suggested a buffer and before I read her report I suggested to the 
applicant he put in a 25 ft buffer along the portion of the site that is south of Institute Street where 
Hampton Road is vacated and exhibit shows the yellow storage area goes up  to the property line of the 
vacated portion of Hampton Road; my suggestion is whether there is vegetation there, which there is 
some add to compliment and make an evergreen screen for about 25 feet deep which the Borough 
Planner also suggested along that section; North of Institute Street is lot 1.01, tax lot that is in the R-5 
zone and the entire lot is undeveloped and proposed to remain undeveloped and heavily wooded, and 
nothing necessary there to supplement, it is 50 feet wide; the other suggestion I make and the Borough 
Planner is in agreement is, there is a dog leg that runs along Institute Street on the left hand side of the 
entrance to the side that is proposed for storage and recommend that not be included for storage; it 
should be taken off the plan, it is a small area; 
 
 
Mr. Alfieri – Mr. Maltese mentioned there are wetlands buffer and if there is we need to determine 
where that is and we can’t store anything there; 
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Mr. Higgins – correct; 
 
Mr. Alfieri – please explain the relief the applicant is seeking and put on the record the support; 
 
Mr. Higgins – very simple application, the applicant is not changing the use or increasing the intensity 
of the use, as he stated the use now is less than what was initially approved because the product coming 
in is less; what is proposed is simply storage areas on the site, change in the use, technical expansion so 
the decision made was it will be a D-1 variance, an expansion of D-1 variance; it is not an expansion of 
a preexisting non-conforming use, because it is not a preexisting non-conforming use when approved by 
variance; it is a permitted use on the site; it is a technical expansion of the site and facilities on the site to 
support the use; the storage is an accessory to the principle use of the site; in my opinion what really 
needs to be looked here, is not if the site is particularly suited, but should look at potential of negative 
impact; with substantial buffering, the main concern is the residential properties and residentially zone 
properties adjacent to the site; those are substantially buffered to the north of Institute Street by lot 1.01 
which is undeveloped and proposal is to provide a 25 ft. buffer south of Institute Street along entire 
property line to protect residential properties to the south; right now they are not developed and there is 
an easement to the Borough that runs right down the former right of way of Hampton; the former right 
of way probably can’t be developed because there is an easement that runs down the center; there will be 
substantial buffer and outdoor storage is contained and not open piles of product; the product is in 
containers or bags or on pallets shrink wrapped and protected; no odors, minimal noise, passive storage 
area except when being picked up or stored; mostly sitting; I don’t see any substantial negative impact to 
what is being proposed and think it will help the business function much better; they wouldn’t being 
doing it if it would help them and not expanding the use itself only expanding surrounding area of the 
facilities of a portion of the site to be utilized for storage; it advances some of the purposes of the 
MLUL; 1 – more efficient use of land by utilizing the utilized portions of the site, being more efficient; 
2 – reduce cost of development and alternative to doing the proposed is to build structures to house this 
product; the structures are needed and would significantly increase the cost of development and may be 
prohibited; where as doing this is advancing that purpose of the land use law; in addition I think the site 
is particularly suited for the use due to these primarily surrounded by industrial type uses and rail road 
track and the fact that it has functioned this way for a number of years and previously functioned as a 
concrete plant; 3 – and the recycling purpose that it is currently used for and will carry over;  
I don’t see a substantial negative impact and think there are benefits to what is being proposed and think 
the application may be approved; again, I think it is a technical D-1 variance; 
 
Ms. Ehlen – my comments were addressed; 
 
Ms. Argote-Freyre – you referred to lots not being used; what lot is that; 
 
Mr. Higgins – lot 1.01, see Hampton Avenue and you see on the site plan something looks like a yellow 
dog, on north side of Institute and to the left a rectangle, lightly drawn, this is tax lot 1.01 and will 
remain undeveloped, heavily wooded and will remain as is 
 
Mr. Wildermuth – you said there will not be substantial noise from this; these pallets will be moved by 
fork lifts, and moving from building to storage area, as a planner you don’t think that will be substantial 
increase in noise especially since they are adding possibly a second shift; 
 
Mr. Higgins – moving around could be during the day, maybe a condition of approval; 
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Ms. Van Vorst – I understand the applicant may not have known they could store things outside until 
Matt Young advised them, but how long were they storing things outdoors;  if these fork lifts have 
already been operating and no one has complained that would be good to know; 
 
Mr. Heyl – since the start in 2019; 
 
Ms. Van Vorst – the work flow is already established; 
 
Mr. Barricelli – any other board questions for Mr. Higgins; any questions from the public; hearing none; 
 
Mr. Jackson made a motion to close public questions; Mr. Wildermuth seconded; 
 
Yes 8 Barricelli, Ceppi, McCabe, Wildermuth, Crombie, Argote-Freyre, Van Vorst and Jackson 
No 0 
Abstain 0  
Absent 3    Councilwoman Rogers, Keelan and Mayor Kane 
 
Mr. Alfieri – that is all we have Mr. Chair, after public comment I will summarize; 
 
Mr. Barricelli – any comments from the public; hearing none; 
 
Mr. Wildermuth made a motion to close public questions; Ms. Van Vorst seconded; 
 
Yes 8 Barricelli, Ceppi, McCabe, Wildermuth, Crombie, Argote-Freyre, Van Vorst and Jackson 
No 0 
Abstain 0  
Absent 3    Councilwoman Rogers, Keelan and Mayor Kane 
 
Mr. Wildermuth – one more question, we have a copy of the original resolution from 2018 granting, my 
copy is missing page 10 and can’t see all the conditions; my question to you is how does any action the 
board takes today impact this, the prior approval; do all conditions here carry over automatically or do 
we include because it supersedes this;  
 
Mr. Mueller – there will be a specific condition that all the conditions set forth in the prior approval 
carry to this application / resolution; 
 
Mr. Alfieri – we would agree as a condition with any approval granted tonight, if granted that every 
condition contained in the prior approval / resolution will be incorporated into this approval / resolution; 
we offered that; 
 
Mr. Alfieri – briefly, I want to summarize some of the conditions we have agreed to, if the board were to 
act favorably they would be incorporated into the resolution; 
 
Maximum height of anything stored, I wrote down 8 feet, they board can determine what is reasonable; 
Agreed tractor trailers would not come to the site, after 8:30pm; 
Wetlands, if board requires a LOI (letter of interpretation) we will obtain, that is the boards call, Mr. 
Maltese suggested; 
Keep all activity outside of all wetland buffer and easement that would be impacted, so may need to 
update the survey to show the board professionals; 
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Prior conditions of approval would carry over; 
25 foot buffer along Hampton and area suggested and would work with board professionals as to 
supplemental landscaping and or replacing vegetation depending on condition; 
Mr. Higgins suggested the fork lift activity in the areas near the perimeter of the property should stop at 
7pm, the board will let us know to limit the beeping to close to property lines; 
 
Those are my notes on conditions and will agree with all of them or modification you feel is reasonable; 
 
Ms. Ehlen – also the area near Institute Street; 
 
Mr. Alfieri – yes, the Dog Leg area; we will give you a plan if the board approves; 
 
That is all I have and request the board act favorably; 
 
Mr. Barricelli – board deliberations; 
 
Mr. Wildermuth – Mr. Heyl, is 8ft was suggested, is that a reasonable level or do you feel higher would 
be better for your business; I am not married to eight feet maybe 12 or 16 feet, you are the expert; 
 
Mr. Heyl – a tractor trailer is about 4 ft off the ground, a flat bed, and then the legal height for roadway 
is 13. 5 ft, so if you subtract that, you get 9.5, so if we round up to 10 that would be fine with us; I just 
want to be fair and work with the Borough; 
 
Mr. Ceppi – I suggest, I like the idea of 7/7 quite time and Sunday quite time; if business ramps up and 
you start working Sundays, maybe keep outdoor work off and work indoors; 
 
Mr. Maltese – the prior approval was 24/7; 
 
Mr. Ceppi – 24/7 for inside operations, not fork lifts; 
 
Mr. Alfieri – yes, they would agree, the time limits being outside; 
 
Ms. Argote-Freyre – good application and looking favorable; 
 
Mr. Barricelli – anyone for a motion; 
 
Ms. Argote-Freyre made a motion to approve with the conditions set on the record; Mr. Ceppi seconded; 
 
Yes 8 Barricelli, Ceppi, McCabe, Wildermuth, Crombie, Argote-Freyre, Van Vorst and Jackson 
No 0 
Abstain 0  
Absent 3    Councilwoman Rogers, Keelan and Mayor Kane 
 
Mr. Alfieri, thank you; 
 
Mr. Barricelli – anything else from the board; I want to let you know that I am officially resigning from 
this board effective December 31, 2025; it was been a pleasure working with you all, you are all very 
great; I find this very challenging, and I thank you all for your participation and thank you for having the 
confidence in me to be Chairman all these years; 
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When is the next meeting; 
 
Ms. Napolitano – December 10, 2025 
 
Mr. Barricelli – anyone for a motion to adjourn; 
 
Ms. Van Vorst made a motion to adjourn; Mr. Ceppi seconded; 
 
All in favor; Aye (all) Nay (none) 
 
Meeting adjourned at  7:44 PM. 
 
 Respectfully submitted, 
 
 
 Dominica R. Napolitano 




