
THESE MINUTES HAVE NOT BEEN FORMALLY APPROVED AND ARE SUBJECT TO 

CHANGE OR MODIFICATION BY THE PUBLIC BODY AT ITS NEXT MEETING.  THIS 

BOARD WILL NOT BE RESPONSIBLE FOR ANY MIS-STATEMENTS, ERRORS OR 

OMISSIONS OF THESE MINUTES, AND CAUTIONS ANYONE REVIEWING THESE 

MINUTES TO RELY UPON THEM ONLY AT THEIR OWN RISK. 

 

LOWER TOWNSHIP PLANNING BOARD 

 

A regularly scheduled meeting of the Lower Township Planning Board was held on  

October 20, 2022 at the Lower Township Municipal Building. The meeting was called to order at 

6:00 P.M. by Vice-Chairman Andrew Bulakowski. The Recording Secretary stated that adequate 

notice of said meeting was given in compliance with the Open Public Meetings Act of 1975. 

 

MEMBERS PRESENT: Vice-Chairman Andrew Bulakowski 

Chris McDuell 

Michael Rosenberg (Mayor’s Designee) 

Roland Roy 

Jeffrey Lindsay 

Scott Supplee 

 

 MEMBERS EXCUSED: Chairman Robert Crompton 

Frank Sippel 

 

STAFF PRESENT:  Avery S. Teitler, Board Solicitor 

William Cathcart, Board Engineer 

William J. Galestok, Board Secretary 

Patrick L. Wood, Recording Secretary 

 

 

 

 

 

 

 

 

 

 

 



CORRESPONDENCE: 

 

Handouts: 

• List of Board Engineer Vouchers dated October 7th, 2022 

 

Mr. Teitler read the agenda for the benefit of the public. Mr. Teitler read out for the 

benefit of the public that the Grubb/DeTorre & Peter applications had been continued until the 

November 10th meeting. 

 

The Board approved of the resolution appointing Patrick Wood to the position of 

Recording Secretary. 

 

At 6:06 PM, Mr. Abrams and Mr. Lindsay join the Board. 

 

1. Discussion about Letter Needed from Lower Township 

NJDEP – Transition Area Exemption 

Block 496.13, Lot 8-10 

 

Mr. Galestok explained that the discussion is that the DEP had given the wetlands area 

and required approval from a major subdivision in 1997. Mr. Galestok that nothing has changed 

since the initial decision and had sent a letter to Mr. Ewing that the piece will be discussed with 

the Board. Mr. Galestok explained that there have been no changes to the law nor the ordinance 

that would prevent these, and that the exemptions should still remain valid. 

 

Mr. Ewing explained that he needs to submit in accordance with the exemption and will 

submit the requested resolution. 

 

4. Minor subdivision & hardship variance applications for the creation of two newly 

described lots. Hardship variance needed for the accessory building’s encroachment into 

the side yard setback, submitted by Kathleen McGrorey for the location known as Block 

120, Lot 5-12, 238 West Hudson Avenue 

 

Mr. Ron Gelzunas, esq., represented the applicant. 

 

Mr. Gelzunas explained to the Board that the location in question was currently occupied 

by a single-family home and a detached garage. Mr. Gelzunas stated that the garage was not a 

secondary dwelling. Mr. Gelzunas stated that two pre-existing non-conforming conditions with 

the rear and front yard setbacks, would not be exasperated. Mr. Gelzunas explained that the 

application was a proposal to subdivide tac lot 9 from 238 W Hudson property to the neighboring 

Millman Lane property. Mr. Gelzunas stated that with this subdivision, 238 W Hudson would 

remain a conforming lot and would require no variance from either lots. Mr. Gelzunas stated that 

this would be a subdivision by right and the non-conforming conditions would not exacerbate by 

the change, nor would it effect the neighboring properties, and leave no negative impact to the 

existing ordinance. 

 

Mr. Lacey, partner of the applicant, was sworn in by Vice-Chairman Bulakowski.   



Mr. Lacey stated that he had been with the applicant for fifteen years and is familiar with 

the properties in question. Mr. Lacey also stated that he had a background in construction. Mr. 

Lacey explained that the opportunity came to buy 238 W Hudson and add 25 feet to the property. 

Mr. Lacey explained that the garage was a one story, millman garage, that has since had a tool 

room and garage added. Mr. Lacey stated that the garage has been properly permitted and has no 

plumbing, nor kitchen, nor bathrooms. Mr. Lacey stated that the garage does have electricity for 

heat and has no intent to use the garage as a dwelling. 

 

Mr. Cathcart stated that the subdivision was simple and that the applicant has provided 

adequate testimony. 

 

Mr. Cathcart asked if the shed will be moved. Mr. Lacey answered that the shed would be 

demolished. 

 

Mr. Galestok read the Cape May County Planning Department comments dated July 19th, 

2022 that the application had been deemed waived. 

 

This portion of the meeting was made open to the public. There were no comments from 

the public. This portion of the meeting was closed to the public. 

 

Mr. Galestok read the Fire Official comments dated August 16th, 2022 that the 

application was deemed acceptable for fire safety. 

 

Mr. Lindsay made a motion to conditionally approve of the minor subdivision 

application. Seconded by Mr. Roy. 

 

VOTE:  Mr. Lindsay YES Mr. McDuell YES Mr. Rosenberg YES 

  Mr. Roy YES Ms. Selby YES Mr. Supplee  YES 

  Mr. Abrams YES Vice-Chairman Bulakowski   YES 

 

 Motion carried. 

 

 A memorializing resolution will be prepared by the Board Solicitor to review and 

approve at the next scheduled meeting. 

 

5. Minor site plan waiver application for the demolition of one-story dwelling and pool and 

replacement with a 50’x150’ pole barn, submitted by 509 Shunpike, LLC for the location 

known as Block 500.01, Lot 55.01, 509 Shunpike Road 

 

Mr. McDuell excused himself from Board attendance due to conflict. 

 

Mr. Ron Gelzunas, esq., represented the applicant. 

 

Mr. Gelzunas explained that the property was occupied by a single-family dwelling with 

a pool and a pole barn. Mr. Gelzunas stated that the dwelling and pool were in poor condition 

and the proposal is to demolish the dwelling and pool in order to construct a second pole barn. 



Mr. Gelzunas stated that the proposal would no require a variance and would remove the non-

conforming residential dwelling from the industrial zone. Mr. Gelzunas explained that the site 

plan waiver has been requested. 

 

Mr. Mark Platzer, owner of LLC, was sworn in by Vice-Chairman Bulakowski. 

 

Mr. Platzer stated that with landscaping he had planted 40 seven-foot evergreen trees 46 

from the front yard with proper irrigation to act as a buffer from neighboring properties. Mr. 

Platzer explained that the property would be used to store boats and antique cars, due to lack of 

storage space at his own residence. Mr. Platzer reiterated that the property is within the industrial 

zone and was already in bad condition. 

 

The Board inquired if everything would be demolished for storage space. Mr. Platzer 

answered yes. 

 

The Board inquired if the zone was commercial. Mr. Platzer stated that it was industrial. 

 

The Board stated that there was residential in the area. 

 

Mr. Platzer stated that there are seventeen different pole barns along the road. 

 

Mr. Gelzunas explained that the Master Plan wanted the area to be zoned industrial, 

though Shunpike Road has residential structures. Mr. Gelzunas explained that the if the zone 

stays industrial, the property would be shielded from neighboring residentials. 

 

The Board stated that behind the property is runways for the airport, flanked by 

residentials. 

 

Mr. Gelzunas explained that the minimum lot size is an acre, and that the property 

contains two acres. Mr. Gelzunas also stated that this was the mildest of industrial one could 

have in a residential area. 

 

Mr. Teitler stated that there was not much one can do in the area. 

 

The Board inquired that the property would be used to store antique cars and boats. Mr. 

Platzer stated yes. The Board inquired how often Mr. Platzer will be moving vehicles on the 

property. Mr. Platzer stated three times a week during the summer and not at all in the winter. 

 

This portion of the meeting was made open to the public. There were no comments from 

the public. This portion of the meeting was closed to the public. 

 

Mr. Galestok stated that the application is a permitted use in the zone, moreover, a giant 

garage for the marina storage and maintenance looked to be approved in the area previously. Mr. 

Galestok stated that the residential portion of the zone was created by a major subdivision and 

put in the airport flight path. 

 



A member of the Board stated that the area was previously fixed for residential and is 

now going back to industrial. 

 

Mr. Roy made a motion to conditionally approve of the minor site plan waiver 

application. Seconded by Mr. Supplee. 

 

VOTE:  Mr. Lindsay YES Mr. Rosenberg YES Mr. Roy YES 

  Ms. Selby YES Mr. Supplee  YES   Mr. Abrams YES 

  Vice-Chairman Bulakowski   YES 

 

 Motion carried. 

 

 A memorializing resolution will be prepared by the Board Solicitor to review and 

approve at the next scheduled meeting. 

 

 At 6:34 PM, Mr. McDuell returns to the Board. 

  

3. Minor site plan waiver, and hardship variance application for encroachment into a buffer 

area, submitted by White Aprons, LLC for the location known as Block 132, Lot 17.02, 

1203 Bayshore Road 

 

Mr. Ron Gelzunas, esq., represented the applicant. 

 

Mr. Gelzunas submitted the sealed survey of the property for evidence. Mr. Gelzunas 

explained that the property would be used as a commercial kitchen for a pickling business. Mr. 

Gelzunas explained that the site plan waiver had been turned into a site plan. 

 

Mr. Vince Orlando, PE, was sworn in by Vice-Chairman Bulakowski. 

 

Ms. Maria Fox, owner of the LLC, was sworn in by Vice-Chairman Bulakowski. 

 

Mr. Orlando explained that the property is within the commercial zone, required for a 

commercial kitchen. Mr. Orlando explained that the pickling would be on site and that there 

would be no retail front for the property. Mr. Orlando explained that originally the site plan 

waiver was for a proposed stone parking lot, but a contractor had talked Ms. Fox into a concrete 

parking lot for three spaces, when one space was all that was necessary. Mr. Orlando explained 

that there is 20ft for parking and throughway traffic. Mr. Orlando stated that there is an 8ft x 8ft 

shed on the side of the property, a trash enclosure, and a landscape screen of evergreen trees on 

the property line. Mr. Orlando explained that the access to the property will be from Atlantic 

Avenue and not from Bayshore Road, and that the curbs and sidewalks will be changed if 

requested by the engineer. Mr. Orlando stated that the business promotes residential and 

commercial in the appropriate areas and that the commercial kitchen would be for Ms. Fox only, 

and be no detriment to the public. 

 

The Board inquired as to what surrounds the property. Ms. Fox explained that there is a 

pizza parlor across the street and residential behind the property. 



The Board asked for how ventilation would be planned. Ms. Fox answered that it will be 

enclosed and will lead to no smell nor permeation in the area. 

 

Mr. Gelzunas stated that the property has been struggling for a purpose, and that Ms. Fox 

has found the appropriate use and an asset to the community. 

 

Ms. Fox stated that she makes artisan pickles for restaurants and requires a commercial 

kitchen rather than rely on other people’s kitchens. 

 

The Board asked if Ms. Fox made the deliveries herself. Ms. Fox stated that she does. 

 

Mr. Cathcart stated that the waiver’s requests are appropriate but are still subject to the 

County. 

 

Mr. Teitler read the report for the Fire Official comments dated July 17th, 2022 that the 

application was deemed acceptable for fire safety. 

 

Mr. Gelzunas stated that the application has been waived by the Cape May County 

Planning Department. 

 

This portion of the meeting was made open to the public. There were no comments from 

the public. This portion of the meeting was closed to the public. 

 

Mr. Lindsay made a motion to conditionally approve of the revised site plan application. 

Seconded by Mr. Rosenberg. 

 

VOTE:  Mr. Lindsay YES Mr. McDuell YES Mr. Rosenberg YES 

  Mr. Roy YES Ms. Selby YES Mr. Supplee  YES 

  Mr. Abrams YES Vice-Chairman Bulakowski   YES 

 

 Motion carried. 

 

 A memorializing resolution will be prepared by the Board Solicitor to review and 

approve at the next scheduled meeting. 

 

7. Preliminary & Final site plan, and hardship variance applications for the creation of two 

(2) newly described storage units. Hardship variance needed for the required minimum 

off street parking, submitted by iStorage PO, LLC for the location known as Block 

410.01, Lot 85, 340 Fulling Mill Road 

 

Mr. Ron Gelzunas, esq., represented the applicant. 

 

Mr. Vince Orlando, PE, was sworn in by Vice-Chairman Bulakowski. 

 

Mr. Orlando stated that the Engineer comments requested compatibility. Mr. Orlando 

submitted elevation plans and schematics for storage containers as evidence. 



Mr. Gelzunas explained that there would be no change to the site and remain visible to 

the public. Mr. Gelzunas stated that the application presented was to add two addition storage 

units in the rear of the property. Mr. Gelzunas stated that these two structures would not be 

visible from the road and would require variance relief.  

 

Ms. Ashley Aralle, facility manager, was sworn in by Vice-Chairman Bulakowski. 

 

Mr. Orlando gave his credentials for the benefit of the board and the public. Mr. Orlando 

explained that the application was to infill a portion of the lot with two additional storage units, 

and that a variance would be required for parking spaces. Mr. Orlando explained that the site by 

regulations would require 119 parking spaces, that the facility only has seven spaces, but has 

only ever needed no more than three spaces. Mr. Orlando stated that one structure will be for 

outside storage and the other will be for climate control storage. Mr. Orlando explained that they 

were compliant with stormwater drainage, with a basin on the southern side of the property; but 

will comply with the new regulations and standards brought forward by the board engineer. Mr. 

Orlando elaborated that variance relief would be required for parking spaces, and stated that one 

space for every 1000ft should not pertain to self-storage. Mr. Orlando stated that three to four 

spaces were more than adequate for parking; with everything done online, the spaces are no 

longer required due to multiple people coming to the office previously. Mr. Orlando stated that 

the hours of operation have been discussed. Mr. Orlando explained that the facility has been 

functioning with seven spaces and the approval of this application would have no impact on the 

area. 

 

Mr. Gelzunas explained that the application would see an expansion of the site and a 

conversion of the area around. 

 

Mr. Orlando stated that the application is a permitted use and is well underneath the 

required maximums. 

 

Ms. Aralle explained that she is the manager of the facility and day-to-day operation. Ms. 

Aralle explained that the facility is open from 6am to 10pm and is accessible via coming up to 

the gate with a permitted card. Ms. Aralle stated that management leaves at 6pm and no more 

than ten to twenty people come after 6pm, and that most people come in the morning. Ms. Aralle 

explained that due to the facility being self-storage, customers drive up to their respective units 

and store their items. Ms. Aralle explained that the staff is required to do two lock checks per day 

and if there are issues with car blockage, the staff is responsible to address it. Ms. Aralle stated 

that if “back-alley business” is identified, it is addressed either by discussion or further 

termination of the rental agreement. 

 

The Board inquired if the office is used for shipping or notary. Ms. Aralle answered that 

the office only rents out Penske trucks. 

 

Mr. Cathcart inquired as to storage of garbage. Mr. Orlando explained that there were no 

containers set at the moment due to renters filling them with outside waste from renters, and that 

waste is stored internally. 

 



Mr. Cathcart stated that the site has plenty of room for the addition and does not expect 

any problems with the construction of a water retention system. Mr. Cathcart added that the 

testimony on the parking situation was sufficient and, from personal experience, not a lot of 

parking would be required for a self-storage facility.  

 

The Board asked if there would be any foreseen issues due to a recently approved 

development nearby. Mr. Galestok stated that they would have to see when a proper site plan is 

submitted. 

 

The Board inquired about how the facility is lit. Mr. Orlando answered that the lighting is 

leaned inward. 

 

Mr. Galestok read the Fire Official’s comments dated September 23rd, 2022 that the 

application was acceptable for fire safety. 

 

This portion of the meeting was opened to the public. 

 

Mr. John Sachar, esq., was sworn in by Vice-Chairman Bulakowski. 

 

Mr. Sachar explained that he had helped build the site and sold it back in 2008. Mr. 

Sachar added that approvals from 2005 stated that large warehouses were approved in the rear of 

the property. 

 

Mr. Orlando stated that the units are a different configuration and those previously 

mentioned approvals have since expired. 

 

Mr. Sachar stated that he was in favor of the proposal. 

 

This portion of the meeting was closed to the public. 

 

The Board inquired whether or not approvals for warehouse were still permitted. Mr. 

Teitler stated that if it were for warehouses, new notice would be required and the plans would 

need to be amended. 

 

The Board asked if the proposal was for self-storage units or warehouses. Mr. Orlando 

answered that they were for self-storage units only. 

 

The Board asked if wetlands or conservation land would be affected. Mr. Orlando stated 

that there were wetlands to the east side of the property, but are 150ft away. 

 

Mr. McDuell made a motion to approve of the preliminary & final site plan applications, 

as well as the hardship variance application. Seconded by Mr. Lindsay. 

 

VOTE:  Mr. Lindsay YES Mr. McDuell YES Mr. Rosenberg YES 

  Mr. Roy YES Ms. Selby YES Mr. Supplee  YES 

  Mr. Abrams YES Vice-Chairman Bulakowski   YES 



 Motion carried. 

 

 A memorializing resolution will be prepared by the Board Solicitor to review and 

approve at the next scheduled meeting. 

 

8. Minor siter plan waiver application for the installation of a fire pit on a deeded parking 

space, submitted by William Wheaton & Deanna Fernandez for the location known as 

Block 45, Lot 8, 200 W. Saint Johns Ave 

 

Ms. Diane Fernandez, applicant, was sworn in by Vice-Chairman Bulakowski. 

 

Mr. William Wheaton, applicant, was sworn in by Vice-Chairman Bulakowski. 

 

Ms. Fernandez explained that there are two different structures on the property; a three 

unit building in the front and a 1 unit building in the rear. Ms. Fernandez explained that the 

parking spaces for the property have been delineated and that they wish to use the edge of the 

pavement to build a firepit. Ms. Fernandez stated that they had already built the firepit and are 

before the Board for a retroactive approval. Ms. Fernandez stated that that they already have 

enough parking spaces, and by creating this fire pit, it would create public parking spaces for the 

beach path. Ms. Fernandez submitted two photographs of the area into evidence (A1 & A2). 

 

Mr. Galestok inquired into how safety is regarded in light of recent events that occurred 

on Lincoln Blvd. Mr. Wheaton stated that the cars stick out four feet from the fire pit to prevent 

similar incidents. 

 

Mr. Teitler inquired if there would be any flora from nearby planters that could fall into 

the pit. Mr. Wheaton explained that the planters could not be moved without a vehicle tow. 

 

Ms. Fernandez asked the Board what the difference between their property and the one 

on Lincoln Blvd. Mr. Galestok explained that this property has more than two units, making it a 

commercial property. 

 

Mr. Wheaton stated that there are a large number of cars all along the street during the 

summer season. 

 

Mr. Galestok stated that by virtue of the number of units on the property, that makes this 

a commercial property and why a site plan waiver was required. Mr. Galestok stated that the 

applicants have proposed a new parking space, but that rows of cars would be the best that could 

be done for the situation. 

 

The Board stated that if the fire pit takes the first spot in the parking area, it would cause 

cares to stick out into the street. Ms. Fernandez stated that the situation has been the same since 

the 1990s, ever since the driveway was deeded. 

 

The Board asked if bollards are cost prohibitive. Ms. Fernandez answered that they could 

fill the planters with concrete as to make their own bollards. 



The Board recommended that the applicants keep the parking space and move the fire pit 

towards the property lines by the dune, due to the new parking space proposal being problematic. 

Mr. Teitler agreed with the recommendation and added that it would elevate the situation. 

 

Ms. Fernandez stated that to move the fire pit to the Board proposed location would 

require the applicants to remove dune grass. The Board recommended that the fire pit be moved 

to the silt fence instead. 

 

Ms. Fernandez asked as to what the safety issue is specifically. Mr. Teitler answered that 

the area is dangerous at night due to people speeding and taking sharp turns at high speeds. 

 

Mr. Teitler stated that only seven spaces are on the proposal, and eight were required for 

the property. Mr. Wheaton stated that they had 13 spaces. 

 

Mr. Teitler recommended that the applicants return with an amended plan that would 

display the 13 spaces as the Board is confused with what was presented. 

 

Mr. Wheaton stated that it would be virtually impossible to meet with the requirements of 

moving the fire pit to the Board recommended location. Mr. Wheaton explained that Mr. 

Galestok had told them that they were required to get a new sealed survey. Mr. Wheaton 

explained that they have since acquired the new survey that and have plenty of parking for eight 

cars. 

 

The Board explained that in light of recent events, safety is of the upmost issue with the 

Township and proper evidence must be brought for the record. 

 

Mr. Teitler explained that a parking space is being eliminated and not shown on the plan. 

Mr. Teitler stated that the applicants should be as accurate as possible and have all available 

spaces shown on the plan, if so, no parking variance is required. 

 

Ms. Fernandez asked for clarification that all parking spaces be shown on the plan. Mr. 

Teitler reenforced his previous statement and answered yes. 

 

The Board stated that to display that this plan has safety in mind, the other available 

spaces must be shown. 

 

Ms. Fernandez agreed and will have the plan amended to show where the fire pit and 

parking spaces are located. 

 

Mr. Teitler spoke for the record and benefit of the public that this agenda piece was being 

adjourned and that the applicants will have their plan amended for review at the November 10th 

meeting. 

 

 

 

 



9. Minor subdivision & hardship variance application for the creation of two (2) newly 

described lots. Hardship variance needed for the required minimum lot area, frontage, 

and width, submitted by Scott Peter for the location known as Block 143, Lot 8-10+13, 

203 Millman Lane  

 

Mr. John Sachar, esq., represented the applicant. 

 

The Board inquired if the property in question would be a winery. Mr. Sachar stated that 

he had plans for it in the future. 

 

Mr. Lindsay excused himself from the Board attendance due to conflict. 

 

Mr. Sachar explained that the properties in question were two lots, and that the proposal 

was to swap the flag opening from one lot to the other. Mr. Sachar explained that this will fix 

deficiencies between the lots, and though not completely complaint, will be more so with this 

change. Mr. Sachar explained that this subdivision was initially approved years ago. Mr. Sachar 

stated that the pole portion of the flag lot will be flipped for the brevity and ease of access. 

 

Mr. Cathcart wished to ensure that the application complied with the County. 

 

This portion of the meeting was made open to the public. There were no comments from 

the public. This portion of the meeting was closed to the public. 

 

Mr. Supplee made a motion to conditionally approve of the minor subdivision 

application. Seconded by Mr. Roy. 

 

VOTE:  Mr. McDuell YES Mr. Rosenberg YES Mr. Roy YES  

Ms. Selby YES Mr. Supplee  YES Mr. Abrams YES  

Vice-Chairman Bulakowski   YES 

 

 Motion carried. 

 

 A memorializing resolution will be prepared by the Board Solicitor to review and 

approve at the next scheduled meeting. 

 

 Mr. Rosenberg made a motion to approve of the Board Engineer vouchers. Seconded by 

Mr. Roy. Motion carried. 

 

 Vice-Chairman Bulakowski made a motion to adjourn the meeting at 7:45 PM. Seconded 

by Mr. Rosenberg.  

 

Motion carried. 

 

 

 

 



Respectfully submitted, 

 

 

Patrick L. Wood, 

Recording Secretary 

 

A verbatim recording of said meeting is on file in Township Hall. 

 

THESE MINUTES HAVE NOT BEEN FORMALLY APPROVED AND ARE SUBJECT TO 

CHANGE OR MODIFICATION BY THE PUBLIC BODY AT ITS NEXT MEETING.  THIS 

BOARD WILL NOT BE RESPONSIBLE FOR ANY MIS-STATEMENTS, ERRORS OR 

OMISSIONS OF THESE MINUTES, AND CAUTIONS ANYONE REVIEWING THESE 

MINUTES TO RELY UPON THEM ONLY AT THEIR OWN RISK. 

 


