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May 31, 2023 

VIA EMAIL & HAND DELIVERY 

 

Township of West Orange Planning Board 

Attn: Jamilet Baquerizo Vite, Board Secretary 

66 Main Street 

West Orange, New Jersey 07052 

PlanningBoard@westorange.org 

 

Re: Pure Natural Vibes, LLC (“Applicant”) 

Application for Conditional Use (Class V Cannabis Retailer (Micro) Approval in 

B-2 Zone 

470 Prospect Avenue, Suite 100 (Block 84.01, Lot 60) 

Dear Ms. Baquerizo Vite : 

This office represents Pure Natural Vibes, LLC, the contract lessee of approximately 2,065 

square feet (approximate gross floor area) of commercial space property located at 470 Prospect 

Avenue, Suite 100 and designated on the tax maps of the Township of West Orange as Block 

84.01, Lot 60 (the “Property”). The Property is located within the B-2 commercial zone. 

Applicant seeks conditional use approval from the Township of West Orange Planning 

Board for the proposed interior alteration of existing first floor space for Class 5 Cannabis Retail 

Dispensary use (Micro). 

 

 In support of this Application, the following are enclosed for your review: 

 

- Five (5) copies of the Township of West Orange Planning Board Application package, with 

applicable Checklists, to which the following Exhibits are attached: 

o Exhibit A: Township of West Orange Resolution #335-22, adopted December 20, 

2022 (Resolution of Local Support); 

o Exhibit B: December 20, 2022 Letter of Confirmation Compliance with Township 

of West Orange Zoning Requirements from Township Zoning Officer; 

o Exhibit C: Certification of Taxes Paid; 

o Exhibit D: Affidavit of Ownership and Consent; 

o Exhibit E: List of Properties within 200 Feet; 

o Exhibit F: Corporate Ownership Disclosure; 

o Exhibit G: Project Description; 

o Exhibit H: Letter Agreement Concerning Access and Parking between Owners of 

Block 84.01, Lot 60 & Block 84.01, Lot 63 (Executed); and 

o Exhibit I: List and Copies of Prior Approvals. 
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- Five (5) copies of Survey of Property, dated July 21, 2021, prepared by Andrew A. 

Schmidt, P.L.S.; 

 

- Five (5) copies of Proposed Tenant Fit Out, dated March 28, 2023, prepared by David M. 

Lawrence, R.A.; 

 

- Five copies of Site Plan, dated April 4, 2023, prepared by Arna Engineering (Chirag V. 

Thakkar, P.E.); 

 

- Executed Form W9; and 

 

- Two (2) Checks payable to the Township of West Orange; $3,250.00 (Escrow Deposit Fee) 

& $300.00 (Application Fee). 

 

If you or the Planning Board should require anything further in order to deem this 

application complete, please let me know. Thank you for your assistance in the review and 

consideration of this application, and we look forward to sharing it with the Planning Board in 

short order. 

Very truly yours, 

 

      
 

Cameron W. MacLeod 

Director 

Encl. 

 

Cc (via email): 

 

Pure Natural Vibes, LLC  

Chirag V. Thakkar, P.E. 

David M. Lawrence, R.A. 

Peter J. Milano, Jr. 



Pure Natural Vibes, LLC

206 Tremont Avenue, Orange, NJ 07060

862 596-4008 ngibbs@purenaturalvibes.com

X
LLC

See Attached Corporate Disclosure

X

See Attached Affidavit of Owner's Authorization

470 Prospect Avenue, Suite 100

84.01 60

B-2

X

470 Prospect Avenue, LLC

PO Box 1287, Montclair, NJ 07042

Tax Map Sheet 34

973 544-8702 daniel.realtymark@gmail.com

65 Rooney Circle

Prospect Avenue

X

X See Attached List of Prior Approvals

See Attached Copies of Prior 
Approvals.



X

X

Mixed use commercial building (office/retail)

Change of Use/interior renovation of 2065 square feet of commercial space into a Class V Cannabis Retail dispensary. 

x

0.429818,722.09

x

x

29,878 SF 29,878 SF

7,995 SF 7,995 SF

See attached Project Description for further detail.

N/A



Gibbons P.C.- Cameron W. MacLeod, Esq.

609 858-2445 cmacleod@gibbonslaw.com

50 W. State Street, Suite 1104, Trenton, NJ 08608

Arna Engineering- Chirag V. Thakkar, P.E.

267 733-7840 cthakkar@arnaengineering.com

1456 Ferry Rd #603, Doylestown, PA 18901

Lawrence Architecture, LLC- David M. Lawrence, R.A.

646 737-4769 david@lawrencearchitects.com

1901 Elizabeth Avenue, Unit 3114, Rahway, NJ 07065

N/A

N/A

Peter J. Milano, Jr. (Security Professional)

908 428-1130 pmilano@novacomtelephone.com

15 Ilene Court, Hillsborough, NJ 08844



3/28/23David M. Lawrence, R.A.
Chirag V. Thakkar, P.E.

Tenant Fit Out
Site Plan

Survey of Property Andrew A. Schmidt, P.L.S. 7/21/21
4/4/23

N/A
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X
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EXHIBIT C 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 





EXHIBIT D 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 





EXHIBIT E 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Buffer Report
T H E   T O W N S H I P   O F   W E S T   O R A N G E

Office of the Assessor
66 Main Street

West Orange, New Jersey 07052
Telephone: (973) 325-4060
Facsimile: (973) 669-4859

Highlighted feature(s) 

Subject Property(s) (1)

Town Block Lot Qualifier Location Owner Owner
Address

Owner
City/State

Owner
Zip

West Orange
Township

84.01 60
470 PROSPECT
AVENUE

470 PROSPECT AVENUE
LLC

P.O. BOX
1287

MONTCLAIR
NJ

07042

List of adjoining feature(s) that intersect 200 foot buffer from Subject Property(s). 

Adjoining Properties (30)

Town Block Lot Qualifier Location Owner Owner Address
Owner

City/State
Owner

Zip

West Orange
Township

84.01 52
480 PROSPECT
AVENUE

BELLOMO,ERIC
480-482
PROSPECT AVE

WEST
ORANGE,N.J.

07052

West Orange
Township

84.01 55
478 PROSPECT
AVENUE

LLEWELLYN-EDISON SAV.
& LOAN ASSN.

474 PROSPECT
AVENUE

WEST
ORANGE, N.J.

07052

West Orange
Township

84.01 60
470 PROSPECT
AVENUE

470 PROSPECT AVENUE
LLC

P.O. BOX 1287
MONTCLAIR
NJ

07042

West Orange
Township

84.01 63
466 PROSPECT
AVENUE

466 PROSPECT AVENUE
REALTY, LLC.

420
BLOOMFIELD
AVENUE

VERONA, NJ 07044

West Orange
Township

84.01 86
BLUEBERRY
BEND

FLBB LLC,
260 OVERBROOK
AVENUE

OAKHURST, NJ 07755

West Orange
Township

105 1
454 PROSPECT
AVE

VILLAS AT EAGLE RIDGE
454 PROSPECT
AVE

WEST ORANGE
NJ

07052

West Orange
Township

105 1 C0031
31 CERONE
COURT

BALA, HIMMAT
31 CERONE
COURT

WEST
ORANGE, N. J.

07052

West Orange
Township

105 1 C0032
32 CERONE
COURT

NYONATOR, ELI 32 CERONE CT.
WEST
ORANGE,NJ

07052

West Orange
Township

105 1 C0033
33 CERONE
COURT

ASKEW, ANITA 33 CERONE CT
WEST
ORANGE, NJ

07052

West Orange
Township

105 1 C0034
34 CERONE
COURT

CHELSTOWSKI, MELANIA
34 CERONE
COURT

WEST
ORANGE, NJ

07052

West Orange
Township

105 1 C0035
35 CERONE
COURT

KOLTEN, GENE &
FAYERMAN, RUZHENA

7 DONNA LEE
COURT

DENVILLE, NJ 07834

West Orange
Township

105 1 C0036
36 CERONE
COURT

PICONE, JOHN &
MICHELLE

36 CERONE
COURT

WEST ORANGE
NJ

07052

West Orange
Township

105 1 C0037
37 CERONE
COURT

CAMPBELL, MOLLY
37 CERONE
COURT

WEST
ORANGE, NJ

07052

West Orange
Township

105 1 C0038
38 CERONE
COURT

GORSLINE, ROBIN
HAWLEY & LEBOLT,JON

38 CERONE
COURT

WEST
ORANGE, NJ

07052

§

created on 5/22/2023

1 Developed by Civil Solutions, using myiDV



West Orange
Township

105 4
454 PROSPECT
AVE

VILLAS AT EAGLE RIDGE
454 PROSPECT
AVE

WEST
ORANGE, NJ

07052

West Orange
Township

105 7
454 PROSPCT
AVE

VILLAS AT EAGLE RIDGE
454 PROSPECT
AVE

WEST
ORANGE, NJ

07052

West Orange
Township

105 7 C0370
370
DIGAETANO
TERRACE

WASSERMAN, DAVID
370 DIGAETANO
TER

WEST
ORANGE, NJ

07052

West Orange
Township

105 7 C0371
371
DIGAETANO
TER.

HOCHHEISER, JEREMY S &
LAUREN G

371 DIGAETANO
TER

WEST
ORANGE, NJ

07052

West Orange
Township

105 7 C0372
372
DIGAETANO
TER.

HUNTER, ROBERT A &
BRATHWAITE, A

372 DIGAETANO
TER

WEST
ORANGE, NJ

07052

West Orange
Township

105 7 C0373
373
DIGAETANO
TERRACE

HUME, MURIETTE
BAMIJOKO LAWRENCE-

373 DIGAETANO
TERR

WEST
ORANGE, NJ

07052

West Orange
Township

105 7 C0374
374
DIGAETANO
TER.

SASANPOUR, MAJID PO BOX 110147 NUTLEY, NJ 07110

West Orange
Township

105 7 C0375
375
DIGAETANO
TER.

JIND REALTY 1 LLC,
300 E 55TH ST
#24A

NEW YORK,
NEW YORK

10022

West Orange
Township

105 7 C0376
376
DIGAETANO
TER.

PRASAD, NALINI &
SAXENA, MAYUR

376 DIGAETANO
TERR

WEST
ORANGE, NJ

07052

West Orange
Township

105 7 C0377
377
DIGAETANO
TER.

BANKS, REBECCA &
WADSWORTH, SUSAN

377 DIGAETANO
TER

WEST
ORANGE, NJ

07052

West Orange
Township

105 7 C0378
378
DIGAETANO
TER.

BRUNO, DAVID
117 VOSE
AVENUE #9

SOUTH
ORANGE, NJ

07079

West Orange
Township

105 7 C0379
379
DIGAETANO
TER.

LANGSAM, JOSEPH A &
BETTY

379 DIGAETANO
TERR.

WEST
ORANGE, NJ

07052

West Orange
Township

105 64.01
460 PROSPECT
AVENUE

460 PROSPECT STREET LLC
1625 STATE RTE
10

MORRIS
PLAINS, NJ

07950

West Orange
Township

155 26.02
475 PROSPECT
AVE

AMPC REAL ESTATE LLC %
M. HALFACRE

1240 HDQRS PLZ
8TH FL EA

MORRISTOWN,
NJ

07960

West Orange
Township

155 40.03
ROONEY
CIRCLE

CLPF ESSEX GREEN LLC, 230 PARK AVE. NEW YORK,NY 10169

West Orange
Township

155.21 40
495 PROSPECT
AVENUE

CLPF ESSEX GREEN
LLC,%LEVIN MANAGME

PO BOX 326
PLAINFIELD,
NJ

07061

Town Block Lot Qualifier Location Owner Owner Address Owner
City/State

Owner
Zip

created on 5/22/2023

2 Developed by Civil Solutions, using myiDV
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PUBLIC UTILITIES 
 

ELECTRIC & GAS 
 

 Public Service Electric & Gas Company 

 Manager - Corporate Properties 

 80 Park Plaza, T6B 

 Newark, NJ 07102 

 

WATER 
 

 New Jersey American Water Company  

 167 John F. Kennedy Parkway 

 Short Hills. NJ 07078 

 

CABLE TV 
 

 Comcast Cablevision 

 800 Rahway Avenue 

 Union, NJ  07083 

 

TELEPHONE 
 

 Verizon  

 1 Verizon Way 

  Basking Ridge, New Jersey 07920-1025 

 

SEWER 
 

 Township of West Orange  

 Municipal Building  

 66 Main Street  

 West Orange, NJ 07052 
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CORPORATE OWNERSHIP DISCLOSURE 

Applicant/Tenant: Pure Natural Vibes, LLC (206 Tremont Avenue, Orange,  New Jersey 07050) 

Property: Block 84.01, Lot 60 (470 Prospect Avenue, Suite 100, West Orange, New Jersey 07052) 

In accordance with the ownership disclosure requirements of the New Jersey Municipal Land Use 

Law (MLUL), N.J.S.A. 40:55D-48.1 et seq., the Applicant acknowledges that the following 

individuals have at least a 10% interest in Applicant: 

 Darnnelle Gibbs 
206 Tremont Avenue 
Orange, New Jersey 07050 

 

 Nordia Gibbs 
206 Tremont Avenue 
Orange, New Jersey 07050 
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PROJECT DESCRIPTION 

Applicant/Tenant : Pure Natural Vibes, LLC 

Property:  470 Prospect Avenue, Suite 100 

   Block 84.01, Lot 60 (the “Property) 

Zoning:  (B-2) Commercial Zone 

The Property is approximately 0.71 acres located at 470 Prospect Avenue (CR 677) within the B-

2 zone of the Township of West Orange. The Property enjoys direct access and egress from 

Prospect Avenue, and is improved with an existing 7,995 square foot (footprint) three story 

brick/masonry commercial building (the “Building”) with 42 parking spaces.  

The Applicant seeks to renovate the interior of the Building’s Suite 100 commercial space 

consisting of approximately 2,065 square feet into a Class 5 Cannabis Adult Recreational Retail 

Dispensary (Micro). The existing building façade and lighting is to remain unchanged. There will 

be no increase in floor area, building coverage, or lot coverage under this application. As part of 

the Application, Applicant is not proposing any improvements of any portion of the exterior 

portion of the Building or the Property. 

Specifically, the Applicant seeks conditional use approval, as well as any other permits, variances 

or design exceptions that may be necessary. Under the current zoning provisions of the Township 

of West Orange Municipal Code, all categories of cannabis businesses are permitted conditional 

uses in industrial zoning districts and cannabis retail is a permitted conditional use in business 

zoning districts.  

The following are the conditions for cannabis businesses as enumerated in Chapter 25, Section 

24.2(b)(2)(o) of the Municipal Code:  

(o) Licensed Cannabis Entities. Licensed Cannabis Retailers and Licensed Medical 

Cannabis Dispensaries shall be permitted as a conditional use in the B-1, B-2, and I 

Districts. All other Licensed Cannabis Entities shall be permitted as a conditional use in 

the I Districts. These conditional uses shall be subject to the following conditions: 

Condition Applicant’s Compliance 

(1) The Licensed Cannabis Entity shall be 

required to have a Local License pursuant 

to Chapter 5, § 5-34 of the Township of 

West Orange Municipal Code. 

Applicant will comply and will continue to 

seek a Local License from the Township.  

As such licensing is a condition precedent 

to operation, Applicant requests that any 

such approval be conditioned on receipt of 

same, consistent with N.J.S.A. 40:55D-

22(b).   

(2) No Licensed Cannabis Entity shall be 

located within one hundred feet (100’) 

from the property line of any property with 

Applicant complies. See 200’ list which is 

enclosed within this application. 
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a school building owned and operated by 

the West Orange Board of Education. 

(3) No Licensed Cannabis Entity shall be 

housed in a vehicle or any movable or 

mobile structure. 

Applicant complies. The existing Suite 100 

tenant space within the existing 

commercial building will contain the 

proposed Class V Cannabis Retail 

Dispensary. 

(4) No Licensed Cannabis Entity shall be 

allowed to operate as a Home Occupation. 

Applicant complies. The Building is not a 

home.   

(5) Any signage for a Licensed Cannabis 

Entity shall be subject to the approval from 

either the Planning Board or the Zoning 

Board of Adjustment. 

Applicant is proposing signage consistent 

with the existing conditions and the Code, 

swapping out its signage for the prior 

tenant’s. See Sheet A-213 (Exterior 

Renderings) of the Tenant Fit out Plan, 

dated 3/28/23.   

(6) A Licensed Cannabis Entity shall meet 

of the required security measures as set 

forth in Chapter 5, § 5-34 of the Township 

of West Orange Municipal Code 

Applicant will comply. Applicant has 

submitted a comprehensive Security Plan 

as part of its 2022 Application for Local 

Support for the Suitability of a Cannabis 

Business to the Township and to the 

Township’s Cannabis Advisory Group, of 

which the Township’s Chief of Police was 

a designated Member. Applicant has 

requested and will conduct additional 

meeting with representatives of the 

Township Police Department, as well as 

any other Township officials as is 

necessary to ensure the property safety at 

the property.  

(7) Cannabis Consumption Areas, as 

defined in the New Jersey Cannabis 

Regulatory, Enforcement Assistance, and 

Marketplace Modernization Act, N.J.S.A. 

24:6I-31, et. seq., shall be prohibited from 

all Licensed Cannabis Entities. 

Applicant complies.  No consumption area 

is proposed. 

 

Township Council Resolution 335-22, enclosed as part of this application, represents a Resolution 

of Local Support by the Township and recognizes that the subject property is located within the 

B-2 zone and is suitable for the operations of a Class 5 Cannabis Retail Dispensary. Applicant is 

highly qualified to operate the proposed use in West Orange, as has been investigated by the 
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Township of West Orange Cannabis Advisory Group and which can be further testified to at the 

hearing of this application. 

The Property is presently developed, and has existing buffering, parking, and access consistent 

with a retail use in the B-2 Zone. A summary table of the existing conditions and their compliance 

with the terms of the municipal code is provided in Applicant’s submitted Site Plan, dated April 

4, 2023.  Pre-existing non-conformities are not being exacerbated by the proposed use. 

 

Parking 

As mentioned, an inspection of the Property demonstrates that there are 42 parking spaces 

available for use at 470 Prospect Avenue. Pursuant to the terms of the May 25, 2023 Letter 

Agreement Concerning Parking and Access (submitted with this Application as Exhibit H) (the 

“Agreement”), the respective owners of 470 Prospect Avenue (Block 84.01, Lot 60) and 466 

Prospect Avenue (Block 84.01, Lot 63) have agreed to ensure that the Application’s proposed use 

will be provided with compliant and adequate parking. 

 

Under the Agreement, 466 Prospect Avenue Realty, LLC shall allow 470 Prospect Avenue, LLC, 

its tenants, and their respective licensees, patrons, employees, and invitees to use the 35 parking 

spaces at 466 Prospect for purposes of parking during the hours of 8:00 A.M. to 7:00 P.M. Monday 

through Friday.  

 

The additional 35 spaces at 466 Prospect Avenue, plus the existing 42 parking spaces at the 

Property provides a total of 77 parking spaces available for 470 Prospect Avenue licensees, 

patrons, employees, and invitees to use during the hours of 8:00 A.M. to 7:00 P.M. Monday 

through Friday1.  On Saturdays, Applicant plans to operate via fulfillment of online pick-up orders 

only. 

Current 470 Prospect Avenue Tenant Uses: 

Acupuncturist By Appointment 

Psychiatrist By Appointment 

Office (Online Shopping) Minimal Traffic 

Nail Salon By Appointment 

Doctor’s Office By Appointment 

Realtor’s Office Minimal Traffic 

Therapist’s Office By Appointment 

Dentist’s Office By Appointment 

Therapist’s Office By Appointment 

Realtor’s Office Minimal Traffic 

Submission Waivers:  As part of its application for development, the Applicant seeks waivers from 

the following checklist items: 

- Item 9: As no physical improvements are proposed as part of the application, no certification 

blocks are on the submitted Site Plan. 

- Item 10: As subdivision is not proposed, no Monumentation is required.  

- Item 22: Applicant does not propose any staging of development on the Property. 

- Item 24: No variances are requested at this time, and no list is provided. 

                                                 
1 A Licensed Cannabis Entity may only operate from the hours of 8:00 a.m. through 7:00 p.m. § 5-34.8(a). 
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- Item 25: No design waivers or exceptions are proposed, and accordingly, no list is provided. 

- Items 30-33: Applicant does not propose any exterior improvements to the property, and 

accordingly no topographical, contour intervals or physical feature information is provided. 

- Items 34-38, 40-46: The Applicant does not propose any changes to drainage, soil disturbance, 

lighting, or landscaping, and is not proposing any new road ways. 

- Item 39: Applicant is not proposing any development of the existing building, besides the 

interior renovation of Suite 100, accordingly no elevations are not provided. 

- Items 49: Applicant does not include any information on sight triangles, as all are existing.  

- Item 52:  COAH Ordinances are not applicable to this Application, therefore plans and legal 

documents demonstrating compliance therewith are not provided. 

- Sustainability Checklist Form: The Applicant is simply reusing and fitting out an existing 

tenant space in an existing commercial building, and therefore is not seeking to modify, 

construct, or renovate the structure, and seeks a waiver of these requirements accordingly.   



EXHIBIT H 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 









EXHIBIT I 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



List of Prior Approvals Enclosed 
470 Prospect Avenue, West Orange, NJ 07052 

Block 84.01, Lot 60 
 

1. ZB-99-03: Preliminary and Final Site Plan Approval with “D” use 
variance to expand a non-conforming structure, “C” height 
variance and “C” variances for parking and front and side yard 
setbacks for expansion of third-story of building.  Approved July 15, 
1999; Memorialized August 19, 1999. 
 

2. PB-04-26T: Preliminary and Final Site Plan Approval for interior 
improvement of office space. Approved October 13, 2004; 
Memorialized November 3, 2004. 
 

3. PB-07-05T: Preliminary and Final Site Plan Approval to operate day 
spa. Approved March 15, 2007; Memorialized April 11, 2007. 
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