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Mannington Township Planning Board 

Regular Meeting 

February 12, 2026 

 

MEETING RELOCATION 

The Regular Mannington Township Planning Board meeting was relocated in 

anticipation of high public attendance. The meeting was moved to the Ware Agricultural 

Office Complex located at 51 Cheney Road, Woodstown, New Jersey 08098.  

 

Present:   

Michael Colletti, Nicholas Culver, Robert DiGregorio, Richard Eber, Donald Richman, 

John Sakewicz, Gaynel Schneeman, Dory Emel, Andrew Carpenter, Larry Pompper, Jr., 

Neal Sheppard, Joanne Wright, Tristan Harris (representative from Clark, Caton & 

Hintz), Cory Gaskill, Justin White, Esquire, David Cadwallader (7:20 pm)   

 

Absent:   

Michael Sullivan 

 

The meeting was called to order at 7:00 pm by Rebecca Gower Ferguson, Secretary. 

The Sunshine Law Statement was read.  

The Pledge of Allegiance to the Flag of the United States of America was recited. 

Roll Call was taken to justify that there was a quorum in attendance. 

The secretary of the planning board has given adequate notice of the meeting. 

 

Richard Eber made a motion to approve the January Regular Meeting minutes. Nicholas 

Culver seconded the motion. All in favor.  

 

Joanne Wright was sworn in. 

 

Block 3, Lots 17 & 19 

Robert DiGregorio 

80 Warner Road 

Application for a Variance for U-Pick Flowers and Pumpkins 

 

Richard Eber and Rober DiGregorio stepped down from the board at this time.  

 

Justin White provided an overview. 

Preserved farmland has restrictions. Commercial farms are different. This property is 

both preserved and commercial. Special occasion events, such as weddings, parties and 

festivals are not specific to farming. These must be granted approval.   

The request for U-Pick flowers and the corn maze are under the right to farm rules and do 

not need approval. 

 

Robert DiGregorio was sworn in. 

Mr. DiGregorio read from the SOE Law. 

 

David Cadwallader joined the meeting 7:20 pm. 

Mr. DiGregorio read the setback requirements  
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Justin White referred to the document Mr. DiGregorio was reading from. This is AMP for 

On-Farm Direct Marketing Facilities, Activities, and Events [N.J.A.C 2:76-2A.13] 

 

The SOE standard are the same as the Right to Farm Act.  

 

Mr. DiGregorio stated that there will be no land disturbance. There will be no building on 

the property. There will be no food preparation on site, food and alcohol would be by a 

caterer. Port-a-potties would be provided. According to the SOE only 6 events may have 

250 or more. Mr. DiGregorio is willing to cap events at 250 people.   

 

Mr. DiGregorio again read from the Right to Farm Law. 

He stated that he would be subject to any new rules regarding SOEs, regardless of any 

approval tonight. 

 

Mr. DiGregorio showed pictures of his farm with pumpkins and sunflowers. Marked A4 

– four pages  

 

Mr. DiGregorio would like to have the SOE’s. They have been holding these events 

already. They have had events from 50 to 250 people on the property. They live on the 

property and want to know who is coming onto the property. At the end of the year he 

must submit a report. This is to stay in compliance with conducting SOEs on preserved 

farmland.  

 

Ms. Wright asked about the events he’d already held. He stated that the participants are 

able to park on the cut field.  

 

Mr. DiGregorio is required to get a bonfire permit. He provided a copy marked A3. He 

has bonfires for the SOE’s.  

 

Mr. Gaskill asked about lighting in the evening. Mr. DiGregorio stated that this would 

bee roll on, roll off lighting. There will be no impervious coverage added. 

 

There was a question regarding the deed and the SOE law. 

SOEs are limited to weekends and holidays.  

The applicant has a tractor and wagon that can transport people. There is a trail and there 

will be people by the road to assist people crossing the road.  

 

Mr. White asked if Mr. DiGregorio was comfortable withdrawing his variance request for 

the U-pick items. Mr. DiGregorio agreed.  

 

The board will vote on the SOE use variance application only.  

The planner stated that the concerns in their report have been addressed. 

 

Ms. Wright asked about reports for past events.  Mr. DiGregorio stated that he believed 

that he had submitted those in the application packet.   

 

Mr. DiGregorio stated that parking is shown on the map.  

Mr. DiGregorio has hired a retired officer on Warner Road to help direct traffic and keep 

people moving at a slow speed.  
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The applicant can be capped for the number of events. It is limited to 26 events and only 

6 of these can have as many as 250 guests according to the SOE regulations.  

 

This is the standard analysis of a standard D Variance. Mr. White reviewed the legal 

requirements.  

 

The County Ag Board or SADC can send someone out to inspect. Mr. DiGregorio stated 

that the ambulance and fire department can access the property. There are sanatory 

stations next to the animals.  

 

Ms. Wright spoke about the possible conflict in the Master Plan.  

Mr. Harris spoke about the intent of the Master Plan, not specifically designed to 

completely prohibit the SOE’s.    

 

Mr. DiGregorio stated that his application, if granted, should be subject to any new 

regulations.  

 

Ms. Wright asked if the applicant advertises. He stated that he does not because he would 

like to be able to regulate who comes onto the property. His business is word of mouth.  

 

Mr. Carpenter asked about the parameters that the board can control.  

 

Mr. DiGregorio asked that the board follow what was approved for the Dolbow. 

He stated that he would be willing to cap events at 250 people.  

 

The law currently caps at 26 events a year. There was some discussion regarding the 

number of events and the impacts to the neighbors. 

 

Mr. Emel stated that the U Pick items are not under this application.  

  

The meeting was opened to the public. 

 

Patiance Oaks – 138 Warner Road – Thank you to Mr. DiGregorio for helping to get the 

road plowed. She asked that the board visit the road. There are two blind spots and one 

spot where you can’t get out of the way. 40 years ago, her brother and his wife were 

killed on a small bridge in Mannington. While Bob has been very careful trying to keep 

people safe. The road is a one and a half way road. This can be very scary, especially 

when individuals drive large trucks. Two events a month are a lot for a small road. She 

really appreciates Bob’s efforts but she is concerned if Bob leaves, the variance stays. 

She also asked about ADA. She stated that everyone on the road showed up tonight, 

uncoordinated.  

 

Dory Emel asked about the variance. The variance runs with the land.  

 

Maury Kiger – 64 Warner Road – This whole thing is ridiculous for Warner Road. She 

stated that he has soccer moms who don’t pay attention to the speed limit on the road. He 

has Turkey Trots, filled with people. Her home is 300 feet from the barn. She hears all of 

the music and noise from the events. It is supposed to be country. They have had a couple 

of close calls already. She doesn’t want to change the lifestyle of the road.  Truckloads of 



 

 4

hunters are always out there. She wants to be a good neighbor but this is the end all be 

all.  

 

Susan Kelly – 140 Point Airy Road but owns the property at the end where the Cooke’s 

live.  She ran a nonprofit in Monmouth and she stated that events will grow. There can be 

a lot of noise generated from events. It doesn’t take long for the noise to travel though the 

area. She is concerned about people parking all day. What will prevent people from 

trespassing onto the other properties. She is concerned about proper oversight. She asked 

about the number of people attending the events. She asked about the location of the U 

Pick fields. She also has a concern about the placement of outhouses. Lastly, when 

special events are at night, she has concerns about lighting.          

 

Mike Cooke – 140 Warner Road – They live in the back and Warner Road is a bit of a 

challenge. They have had someone pass them and almost had a head on collision. There 

is also hunting on the road, that might be a concern.  

 

Sherri May – 43 Warner Road – They are the first house that you arrive to. They have 

had issues with people coming to their property. Cars come head on. People go 55 miles 

per hour as they go around the bend.  

 

Susan Kiger – 172 Black Road - Is a future owner of a house on Warner Road – This is a 

one lane, one-way, dead-end road.  U Pick can be May though November. Very 

concerned regarding noise. The events don’t always end on time.  

 

The meeting was closed to the public.  

 

Mr. DiGregorio is open to rules that limit events. He is open to limiting U-Pick 

operations. He would be willing to limit u pick activities. He would be willing to not have 

SOE activities on U Pick days.  He is willing to limit hours if that makes it easier. If the 

number 249 is to high, he is open to capping the events.  

 

Mr. Colletti asked if Mr. DiGregorio could request attendees to carpool to events.  

 

Mr. DiGregorio stated that he would be willing to have the variance sunset when he sells 

the property. 

 

Ms. Wright asked what is the positive criteria? 

Mr. DiGregorio stated that many local organizations like to have events on the farm. It 

helps him market his crop. Youth programs like to hold events locally.  

Ms. Schneeman stated that she has heard the concerns from the neighbors. She doesn’t 

feel like many people are benefiting and it is adversely impacting the neighbors.  

 

Mr. White stated that there must be five affirmative votes. If the chair allows this, the 

applicant could withdraw his application and go speak with the neighbors. Then, after a 

conversation, he could come back. The applicant can absolutely ask for a vote tonight, 

that is his right.  

 

Mr. Colletti stated that there seems to be concern about the U Pick.  

The neighbors are concerned with the traffic and the noise.  

Each event is insured.  
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Mr. Sakewicz stated that the public should speak to the Ag Board about the U Pick.  

 

Mr. DiGregorio stated that he appreciates that the neighbors are here tonight. He is 

willing to concede and find a middle ground.   

 

He is willing to put stipulations in.  

 

Mr. White asked if a site plan would be beneficial? Corey Gaskill stated that the plan 

outlines the parking and bathrooms. A traffic study could be done. The road is not getting 

wider. It is a 33 ft wide road.  

 

Mr. DiGregorio stated that the road is a public road. The use of the road, who governs 

this? He will address the sound concerns. He is willing to have a stop time at an earlier 

hour. He is willing to add traffic control.  

 

Mr. DiGregorio would like to limit the number to 150 maximum people. End times at 8 

pm. The number of Special Events would be limited to 15.   

 

Neal Sheppard stated that he could ask township committee to add signage to the road.  

 

There was discussion regarding a portable speed bump.  

 

Michael Colletti made a motion to carry the matter to the April 9th meeting. Nicholas 

Culver seconded the motion. The applicant will not need to readvertise.  

 

ELIGIBLE TO VOTE: DC, MC, NC, DR, JS, GS & NS   

 

Roll Call 

YES:  DC, MC, NC, DR, JS, GS & NS 

NO: 

ABSTAIN: 

 

Block 7, Lot 13 

Cal-Maine Foods, Inc. 

249 and 249A Fenwick Road 

Application for a Variance for Current Home to Remain on Property While New Home 

Built 

 

Larry Pompper stepped down from the board at this time.  

 

Adam Telsey presented the application.  

 

Michael Colletti made a motion to deem the application complete. Nicholas Culver 

seconded the motion.  

 

ELIGIBLE TO VOTE: DC, MC, NC, DR, JS, GS & NS   

 

Roll Call 

YES:  DC, MC, NC, DR, JS, GS & NS 
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NO: 

ABSTAIN: 

 

There is a family of five who lives in the house. They would like 120 days from the 

adoption of the resolution to have the home remain while the new home is built. The 

client has a blow up of the survey where the proposed building will be located.  No 

variances are being requested.  

 

Ted Brown was sworn in. He is the construction project manager for Cal-Maine Foods. 

The home will tie into the existing well but they will have a whole new septic system. It 

will require health department approval. They would need 30 days to move from the old 

house to the new house and demolish.  

  

The meeting was opened to the public. 

Ricky Watts - 65 Ceder Lane – Asked if he has to sign anything. This doesn’t bother him.  

 

The meeting was closed to the public.  

 

Neil Sheppard made a motion for a D1 use variance to temporarily have two homes on 

the property with the agreed upon conditions. Donald Richman seconded the motion.  

 

ELIGIBLE TO VOTE: DC, MC, NC, DR, JS, GS & NS   

 

Roll Call 

YES:  DC, MC, NC, DR, JS, GS & NS 

NO: 

ABSTAIN: 

 

Block 39, Lot 33 

Block 40, Lot 21 

Block 45, Lots 1, 11, 11.02, 11.03 and 15 

Block 46, Lots 5 and 6 

Block 47, Lots 10, 12 and 16 

Fenwick Creek Solar, LLC 

2180 South 1300 East, Suite 500, Salth Lake City, Utah 84106 

Application for a Favorable Interpretation of the Zoning Ordinance, or, in the Alternative, 

Use Variance Relief (Continued from the November 2025 Meeting and will be 

carried until March 12, 2026) 

 

Block 60, Lot 4 

Mannington Mills Road 

Resolution 08-2026  

 

Nicholas Culver made a motion to approve Resolution 08-2026. Gaynel Schneeman 

seconded the motion.  

 

ELIGIBLE TO VOTE: DC, MC, NC, DR, JS, GS & NS   

Roll Call 

YES:  DC, MC, NC, DR, JS, GS & NS 

NO: 
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ABSTAIN: 

 

(Resolution to immediately follow) 
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Miscellaneous Business  

Review of Proposed Ordinance 26-01 & Resolution 09-2026 

Nicholas Culver made a motion to approve Resolution 09-2026. Gaynel Schneeman 

seconded the motion.  

 

ELIGIBLE TO VOTE: DC, MC, NC, DR, JS, GS & NS   

 

Roll Call 

YES:  DC, MC, NC, DR, JS, GS & NS 

NO: 

 

(Resolution to immediately follow.) 
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Review of Proposed Ordinance 26-02 & Resolution 10-2026 

Nicholas Culver made a motion to approve Resolution 010-2026. Gaynel Schneeman 

seconded the motion.  

 

ELIGIBLE TO VOTE: DC, MC, NC, DR, JS, GS & NS   

 

Roll Call 

YES:  DC, MC, NC, DR, JS, GS & NS 

NO: 

 

(Resolution to immediately follow.) 
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Review of Proposed Ordinance 26-03 & Resolution 11-2026 

Nicholas Culver made a motion to approve Resolution 11-2026. Gaynel Schneeman 

seconded the motion.  

 

ELIGIBLE TO VOTE: DC, MC, NC, DR, JS, GS & NS   

 

Roll Call 

YES:  DC, MC, NC, DR, JS, GS & NS 

NO: 

  

(Resolution to immediately follow.) 
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The meeting will be at this same location, the Ware Building. 

  

Miscellaneous Business 

 

The representative from the Elmer Times said how nice the community discussed 

neighborly disputes and concerns together.   

 

The meeting was adjourned at 10:00 PM. 

 

Respectfully Submitted, 

 

 

Rebecca Gower Ferguson  

Planning Board Secretary 


