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Planning Board Resolution #23-02 Granting Preliminary and Final Site Plan Approval
Council Resolution #2022-208 in Support of Blaze Keyport LLC obtaining a Cannabis License
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Application Statement setting forth proposed Amendments to Site Plan and Change of Use
Corporate Disclosure Statement as required by Statute

Site Plan  and Engineering Plans prepared by EKA Associates P.A., dated September 
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BLAZE KEYPORT LLC 
APPLICATION STATEMENT 

Applicant, Blaze Keyport LLC, is the contract purchaser of the property located at 105 Route 35, 
and designated as Block 110, Lot 24 on the official tax map (the “Property”).  The Property is 
zoned “HC” Highway Commercial and is presently vacant land. 

At a public hearing on June 22, 2023, the Unified Planning Board granted Preliminary and Final 
Site Plan Approval and Bulk Variance Approval to construct a 2,758 SF single-story commercial 
building for general retail use. Bulk variances were granted to permit a front yard setback of 11.13 
feet where 50 feet is required, and a minimum parking setback of 2 feet where 5 feet is required 
(the Site Plan and Variance approvals, collectively, the “Prior Approval”). A copy of Resolution 
#23-02 memorializing the Prior Approval is attached as Exhibit “A.” 

Applicant submits this Application seeking Amended Preliminary and Final Site Plan Approval, 
Amended Bulk Variance Approval, and Change of Use Approval to use the proposed building as 
a retail cannabis dispensary. 

Amended Site Plan and Bulk Variance Approval 

The proposed amendments to the previously approved Site Plan are as follows: 

a) Reduction in the size of the building to 2,433 square feet;  
b) Modify the design of the entrance and exit to the site by utilizing the existing curb cut on 

Route 35. The foregoing modification was done in connection with the New Jersey 
Department of Transportation’s (“NJDOT”) review of the Prior Approval. The NJDOT 
issued a Letter of No Interest approving the modified layout on June 5, 2024. A copy of 
the NJDOT Letter of No Interest is attached as Exhibit “B;” and 

c) Ancillary modifications to site improvements including lighting, landscaping, trash 
enclosure location, and location and type of stormwater management structures. 

As a result of the reduction of the size of the building and modified entrance as set forth above, 
the proposed front yard setback has been increased from 11.13 feet to 11.97 feet. The parking 
setback remains 2 feet. Accordingly, the front yard variance relief previously granted has been 
reduced in intensity as a result of the amendment. Applicant seeks variance relief in connection 
with the Site Plan Amendment to permit the front-yard setback and parking setback as proposed 
which relief is necessitated by the irregular and particular shape of the Property. 

Change of use to Cannabis Retail 

The development of the Property was originally approved for general retail use. Applicant further 
seeks approval to use the proposed building as a cannabis retail dispensary in accordance with 
Ordinance Section 25-1-15.20.  Cannabis retail dispensaries are a permitted use in the Highway 
Commercial District.  

Pursuant to Resolution #2022-208 of the Borough Council of the Borough of Keyport, Borough 
Council awarded Applicant its support to pursue a Class 5 Cannabis Retailer License from the 
New Jersey Cannabis Regulatory Commission (“NJCRC”) for the Property (the “Cannabis 
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Resolution”).  A copy of the Cannabis Resolution is attached as Exhibit “C.” Applicant was 
awarded approval for an Annual License from the NJCRC on August 22, 2023 to operate a Class 
5 Cannabis Retail facility at the Property. 

Pursuant to Ordinance Section 25-1-15.20, there are no regulations governing cannabis uses that 
regulate or affect site plan elements. The Ordinance sets forth various Site Standards relating solely 
to operations at Section 25-1-15.20d. Applicant satisfies the Site Standards applicable to retail 
cannabis facilities as follows: 

1. There shall be no on-site sales of alcohol or tobacco products, and no on- site consumption 
of food, alcohol, tobacco, or cannabis by patrons at any cannabis business. Applicant will 
comply. 

2. Entry onto the premises of a cannabis business by a person who is under the age of 21 is 
prohibited, unless the individual is accompanied by and supervised by a parent or legal 
guardian or is otherwise permitted by law. Applicant will comply. The on-site security 
guard or other employee of operator will check identification at the entrance to the 
facility prior to permitting entry all in compliance with NJCRC regulations. The 
foregoing is also a condition of the Cannabis Resolution G. 

3. Hours of public operation shall be limited to 8:00 a.m. through 10:00 p.m. daily. No 
licensed Cannabis Retailer, Cultivator, Distributor, Manufacturer, or Wholesaler shall be 
open to the public between the hours of 10:01 p.m. and 7:59 a.m. on any day. The hours of 
public operation of Cannabis Delivery Services shall be as regulated by the Cannabis 
Regulatory Commission. Applicant will comply and intends to be open from 8:00 a.m. to 
10:00 p.m. daily. Pursuant to the Cannabis Resolution, Applicant is restricted to operate 
by reservation or appointment only for pickup orders for the first 6 months of operation, 
after which the Cannabis Subcommittee will review Applicant’s operations and 
determine whether walk-in retail sales will be permitted. 

4. For any licensed cultivation, processing, or similar operation, the facility shall provide an 
air treatment system with sufficient odor absorbing ventilation and exhaust systems such 
that any odors generated inside the facility are not detectable by a person of reasonable 
sensitivity anywhere on adjacent property, within public rights of way, or within any other 
unit located within the same building as the licensed facility if the use only occupies a 
portion of a building. Not applicable to cannabis retail. 

5. For any licensed cultivation, processing, manufacturing, or similar operation, the facility 
shall provide for noise mitigation features designed to minimize disturbance from 
machinery, processing and/or packaging operations, loading, and other noise generating 
equipment or machinery. All licensed facilities must operate within applicable State 
decibel limitations. Not applicable to cannabis retail. 

6. To the extent not already required by the entity's State license, all sites must be equipped 
with security cameras covering all exterior parking and loading areas, points of entry, and 
interior spaces which are either open to the public or used for the storage or processing of 
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cannabis products. Footage must be maintained for the duration required under State law. 
Applicant’s security plan includes security cameras at all of the above locations which 
will be subject to review by the Keyport Police Department and the NJCRC. Applicant 
will comply with all other security requirements of the NJCRC and request of the Keyport 
Police Department. 

7. All licensed cannabis facilities must provide the Keyport Police Department with access to 
security footage immediately upon request by the Department. Applicant will comply. 

8. To the extent not already required by the entity's State license, all licensed facilities must 
provide at least one security guard (or more if required by the State) during all times the 
facility is open to the public. At a minimum, the security guard shall be a State Certified 
Security Officer whose certification is in good standing. Applicant will comply. 

9. For any licensed cultivation operation, the facility must mitigate lighting spillover into any 
residential neighborhoods, and must comply with all applicable State lighting limitations. 
Not applicable to cannabis retail. 

10. No Cannabis Business shall be located within the following distances, measured door-to-
door, from the specified land uses listed below: 

a. 250 feet of a licensed childcare facility or residential childcare facility; 

b. 250 feet of any elementary school, middle school, high school, college or university 
either public or private; 

c. 150 feet of any church, synagogue, temple, or other place used exclusively for 
religious worship. 

The Property is not located within any of the above buffer zones.  

11. No licensed Cannabis Retailer shall be located in or upon any premises in which a grocery 
store, delicatessen, indoor food market, or other store engaging in retail sales of food 
operates, or in or upon any premises in which a store that engages in licensed retail sales 
of alcoholic beverages operates. The proposed building is a single tenant commercial 
building. There will be no sale of food or alcoholic beverages. 

12. Cannabis waste shall be stored, secured, and managed in accordance with applicable State 
laws. Applicant will comply with all NJCRC regulations regarding cannabis storage and 
disposal. Cannabis waste will be securely stored in a designated area of the vault and 
will be ground up and mixed with kitty litter or another approved method prior to 
disposal. 

13. Display of Cannabis and Related Paraphernalia: Cannabis plants, products, and 
paraphernalia shall be screened from view from any exterior windows. Cannabis and/or 
cannabis related paraphernalia will not be visible from any exterior windows. 
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14. All Cannabis Businesses shall conduct operations indoors. No Cannabis Cultivators shall 
be permitted to operate outdoors, e.g., grow canopies. As shown on the Architectural 
plans, all retail floor area is located indoors.  

15. Cannabis consumption areas shall not be permitted in the Borough. No cannabis 
consumption area is proposed. 

In addition to the foregoing, Applicant will comply with all sign regulations applicable to cannabis 
uses set forth at Section 25-1-15.20e. Based on the foregoing, Applicant’s operations satisfy all 
site standards required by Ordinance to permit the operation of a retail cannabis dispensary. 



EXHIBIT “A”
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DEPARTMENT OF TRANSPORTATION 

 P.O. Box 600 
Trenton, New Jersey 08625-0600 

 

PHILIP D. MURPHY  FRANCIS K. O’CONNOR 
Governor  Acting Commissioner 

   
TAHESHA L. WAY   

Lt. Governor   
   

 
June 5, 2024 
 
Kenneth FX Schlatmann, PE 
Schaltman Engineering Associates, LLC 
1233 Fifth Avenue 
Toms River, NJ 08757 
 
 
RE: Letter of No Interest 

Proposed 800 SF Office and 1,954 SF Marijuana Dispensary 
Route 35 NB MP 43.0 
Block 110 Lot 24 
Keyport Borough, Monmouth County 

 
 
Dear Mr. Schlatmann, 
 
Reference is made to a letter dated January 26, 2024, coming from Mr. Joseph Bachi of EKA Associates, 
PA and your latest email dated June 6, 2024, concerning the above captioned project. The Department has 
reviewed the information submitted with the Letter of No Interest request. Based on the submitted 
information, the Department has determined that the proposed 800 SF Office and 1,954 SF Marijuana 
Dispensary will not create a “significant increase in traffic” and a new access permit is not required for 
the proposed development. 
 
Additionally, there are no plans to perform any construction within the Department’s right of way or 
modification(s) of the existing access. Neither are there any plans to change the existing property lines. 
 
This is a non-conforming lot and subject to trip limits. The maximum allowable trips for this site are 69 
trips in the AM Peak Hour, 69 trips in the PM Peak Hour and 69 trips in the Weekend Peak Hour. These 
trips cannot be exceeded. The prior land use (2,758 SF Vehicle Service Station) was generating 7 trips 
in the AM Peak Hour, 7 trips in the PM Peak Hour, and 18 trips in the Weekend Peak Hour. The proposed 
land use (800 SF Office and 1954 SF Marijuana Dispensary) generates 33 trips in the AM Peak Hour, 49 trips 
in the PM Peak Hour, and 56 trips in the Weekend Peak Hour. This does not create a significant increase 
in traffic as defined in the New Jersey State Highway Access Management Code. 



 

 

 
Please be advised that a new permit may be required if there are any physical changes to the Route 35 
driveway(s), additional expansion or a new use is being proposed for this site. The peak hour trip 
generation from this prior change in use (2,758 SF Vehicle Service Station) must be included in the build 
condition and will not be considered as existing, only the trip generation from the previous Service Station 
with gas will be considered as existing. If any of these conditions change or you need to perform any work 
within the State right of way you may be required to obtain a Highway Occupancy Permit, an Access 
Permit or other permits, whichever is applicable. 
 
The State Highway Access Management Act and the State Highway Access Management Code describe 
activities which require an access permit. N.J.S.A. 27:7-92(a) and N.J.A.C. 16:47- 8.l(a). They also 
describe changes or expansions in use. which would require a new permit. N.J.S.A. 27.7-92(d) and 27:7-
95(a); NJ.AC. 16:47-4.3(a) and 16:47-2.1, "significant increase in traffic." Finally, they describe a 
category of permits that are "grandfathered." "Grandfathered" permits apply to all driveways and streets, 
which were in existence prior to September 21, 1992. N.J.S.A. 27:7-92(c) and N.J.A.C. 16:47-8.3(c).  
 
Please note that the above conclusions were based upon the information provided and any changes to these 
plans, or the proposed size and type of development may change the conclusions reached by the 
Department. 
 
If you have any questions concerning the above matters, please contact me at (609) 963-1996 or 
larry.cotton@dot.nj.gov. 

 
Sincerely, 
 

Larry D. Cotton 
 
Larry D. Cotton, CPM 
Project Management Specialist 3 
Application Completeness, Conformance and Compliance Unit 
Office of Major Access Permits 
Division of Local Aid and Economic Development 
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BLAZE KEYPORT LLC 
A New Jersey limited liability company 

September 12, 2024 

DISCLOSURE STATEMENT 

LISTS OF NAMES AND ADDRESSES OF STOCKHOLDERS 
OR INDIVIDUALS OWNING 10% OF THE CORPORATION  

STOCK OR 10% INTEREST IN THE PARTNERSHIP 
(N.J.S.A. 40:55D-48.1 AND 48.2) 

The sole individual owning a greater than 10% interest in Blaze Keyport LLC is: 

Peter Leone 
49 Clubb Street 
Bloomfield, New Jersey 07003 



Project Name:
Owner:
Engineer/Designer
Person Completing Form: Date:
Block(s) Lot(s)
Application #: Date submitted:
Date declared complete: Date revised:

THIS FORM MUST COMPLETE AND RETURNED TO THE ADMINISTRATIVE OFFICE WITH
THE SITE PLAN OR SUBDIVISION APPLICATION WHEN FILED.  FAILURE TO INCLUDE
ALL ITEMS REQUIRED ON SUBMITTED PLANS OR ATTACHMENTS WILL RESULT IN

APPLICATION BEING CONSIDERED INCOMPLETE AND REJECTED

PRELIMINARY SITE PLAN, WAIVERS AND VARIANCE

To be checked by applicant

Yes No Waiver
(  ) 1. Sixteen (16) copies of complete application

(  ) 2. Sixteen (16) copies of site plan upon which the following Information
must be depicted pursuant to Section 804 of the Development Review
Ordinance for detailed submission requirements.  Failure to comply
with submission requirements will result in application being rejected
as incomplete.

(  )  A. Scale not less than one (1) inch equals one hundred (100) feet.

(  )  B. Locator map showing all road intersections within fifteen
Hundred feet (1500)

(  )  C. Wooded areas and topography with two (2) foot intervals

(  )  D. All lot lines, approximate location of all structures and owners
of lots within two hundred (200) feet of the site

(  )  E. Streets, easements, watercourses and right-of-way

(  )    F. Utility and drainage plans and information

(  )  G. Plans for elevations and locations of structures including
Exterior materials and trim

(  )  H. Preliminary plans for parking, lighting, loading signs
Landscaping and buffers

(  )  I An extension of off-tract improvements necessitated
By the proposed development

(  )  J. The lot and block number, Tax Map number, exact
Dimensions and acreage of property to be build upon

DocumentsPDF
Complete

Click Here & Upgrade
Expanded Features

Unlimited Pages

Blaze Keyport LLC
NVWI Limited Liability Company

EKA Associates

110 24

X

Bridget A. Sykes, Esq. &
Joseph Bachi, P.E.

September 12, 2024

X

X

X

X

X

X

X

X

X

N/A no off-tract improvements

X

(Note - 20 copies per Application form)

(Note - 20 copies per Application form)

http://www.pdfcomplete.com/1002/2001/upgrade.htm


Page 2

To be checked by applicant Yes No Waiver

(  )  K A survey prepared by a licensed surveyor of the State of New
Jersey shall accompany the plan, showing existing and proposed
monuments and all existing and proposed lot lines and all set
back lines.

(  )  L. The following legends shall be on the site plan map:

Site plan of

Block        Lot   Zone

Date   Scale

Applicant

Address

I consent to the filing of this site plan with the Planning
Board

(Owner)               (Date)

I hereby certify that I have prepared the site plan and that
all dimensions and information thereon depicted is correct.

(Name)              (Title & License)

I have reviewed this site plan and certify that it meets all codes
and ordinances under that jurisdiction

(Date)              (Municipal Engineer)

Approved by Planning Board:

Preliminary

Final

(Chairman)              (Date)

(  )  M. Name and License number of site planner of Professional
Engineer with documents sealed with raised seal.

(  )  N. Date and revision dates of drawing and plans

(  ) 3. Certification by Borough Tax Collector that all taxes including
Current taxes are paid

DocumentsPDF
Complete

Click Here & Upgrade
Expanded Features

Unlimited Pages

Requested. To be provided under 
separate cover.

X

X

X

X

http://www.pdfcomplete.com/1002/2001/upgrade.htm


Page 3

To be checked by applicant Yes No Waiver

 (  ) 4. Payment of all applicable fees for preliminary site plan review

(  ) 5. Submission of Environmental Impact Statement

(  ) 6. Soil erosion and sediment and Control Permit and Soil Conservation
District Approval (if project involves disturbance of more than 5,000
Square feet of land surface area).

(  ) 7. Storm water management plan

(  ) 8. Referral to Monmouth County Planning Board for review and approval.

(  ) 9. Six copies of completed checklist.

(  )   10. Disclosure of 10% ownership interest of corporation or partnership
which is 10% owner of applying corporation or partnership.

(  )   11. Applicant for a project located within a flood hazard area to apply
For approval in conformance with the “90 Day Construction
Permit Act.”

(  )  12. Application for state ingress and egress approval, if necessary

(  )  13. Variance(s) from Section(s) and reasons, if necessary

(  )  14. Waiver required from Section(s) and reason

(  )  15. Owners signed Certificate of Concurrence with the plan

DocumentsPDF
Complete

Click Here & Upgrade
Expanded Features

Unlimited Pages

X

X

To be submitted after approval
of Site Plan.

Waiver to be obtained - under 
NJDOT jurisdiction.

X

X

X

N/A

X

N/A

X

Update to report previously submitted
requested as condition of approval.

http://www.pdfcomplete.com/1002/2001/upgrade.htm


FINAL SITE PLAN APPLICATION

Page 4

To be checked by applicant Yes No Waiver

(  ) 1. Sixteen (16) copies of complete application for Final Site Plan
  Approval.

(  ) 2. Sixteen (16) copies of site plan in final form prepared in accordance
With Section 804 of the Development Review Ordinance, including all
Information depicted on the preliminary plan and satisfaction of all
Conditions of preliminary approval

(  ) 3. Payment of all Final Site Plan Filing Fees.

(  ) 4. Payment of Performance Guaranty in favor of municipality approved
by  Borough Attorney and Borough Engineer.

(  ) 5. Soil removal permit signed by Borough Engineer

(  ) 6. Date and revision dates of drawing and/or reports

(  ) 7. Engineering Inspection Fees

(  ) 8. Certification form Tax Collector that all taxes are current on the
property through the current month quarter.

(  ) 9.  Permits from other authorities upon which approvals were conditioned.

DocumentsPDF
Complete

Click Here & Upgrade
Expanded Features

Unlimited Pages

X

X

X

Post-approval

Post-approval

X

To be provided as part of
Resolution compliance.

To be provided under separate
cover.

Escrow account is existing.

(Note - 20 copies per Application form)

(Note - 20 copies per Application form)

http://www.pdfcomplete.com/1002/2001/upgrade.htm



























