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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 December 11, 2025, the Lower Township Municipal Building. The meeting was called to order at 6:02 P.M. by Vice Chairman McDuell. The Recording Secretary stated that adequate notice of said meeting was given in compliance with the Open Public Meetings Act of 1975.


	MEMBERS PRESENT:	Chairman Michael Rosenberg
					Gunär Arenberg
Steve Morris	-	Excused at 6:40 P.M.
Roland Roy	
Lindsey Selby
					Anthony Vetrano
				

	MEMBERS EXCUSED:	Frank Sippel
					Vice Chairman Chris McDuell
					Marissa McCorkel
Roy Abrams
Alyce Parker
												
STAFF PRESENT:		Avery S. Teitler, Board Solicitor
William J. Galestok, Board Secretary
William Cathcart, Board Engineer	
					Kathryn M. Steiger, Planning Clerk


CORRESPONDENCE:
Handouts:
· List of Board Engineer Vouchers, dated December 10, 2025
· List of Board Solicitor Vouchers, dated December 10, 2025

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

1. Preliminary and final site plan with design waiver and hardship variance application for the approval of an outdoor deck and deck enclosure. Variance relief requested for encroachment into the front yard setback, and minimum required parking spaces. Design waiver requested due to Parking Area exceeding 35% of the lot area. Submitted by Isla Sirena Properties, LLC for the location known as Block 702, Lot(s) 1+2, 9600 Pacific Avenue 

Lyndsy M. Newcomb, Esq., is representing the applicant.

Ms. Newcomb summarized the application request, zoning, and location of the site, and noted the applicant is the contract purchaser for the subject property. The site will remain as is, as there is no new construction proposed. The purpose is to obtain final zoning and construction approval for the continuation of outside dining on the covered patio and deck, installed during the COVID-19 Pandemic and remain in operation. This approval will ensure continuation for outside dining. 

Mr. Matthew J. Hender, L.L.A., P.E., was sworn in by Chairman Rosenberg, and provided credentials, which were accepted by the Board.
	Mr. Andrew Barber, principal member of Isla Sirena Properties, LLC, was sworn in by Chairman Rosenberg.
	Mrs. Kelly Barber, principal member of Isla Sirena Properties LLC, was sworn in by Chairman Rosenberg.
	Mr. Barber confirmed the property is under contract and confirmed the purpose is for final approval for outside dining to remain, with no intent for any changes or new construction. A storage unit on the property will be removed to allow for one (1) additional parking space. 
	Mr. Hender then reviewed the prepared site plan and location of the property, explaining the deck installed during the COVID-19 Pandemic is adjacent to the parking area. He reconfirmed removal of the storage unit, which will allow one (1) additional parking space, for a total of 27, where 34 spaces are required, and provides for sufficient space for commercial use. Appropriate bollards will be added and place adjacent to the deck. The proposed change will not exacerbate any existing conditions. This is a permitted use in a commercial zone, which, due to recent changes, has minimal commercial operations remaining. There are no detriments to the public goods, nor to the zoning plan or ordinances.  
	In response to the Board’s question regarding available off-street parking, Ms. Newcomb confirmed there are no changes to the on-street parking, nor new curb cuts. 
	Mr. Cathcart reported the applicant has answered most questions, and inquired about buffering and fencing on the west side. Mr. Barber replied the existing evergreen trees and fencing will remain. 

	Mr. Galestok stated this business has operated in the same manner for approximately 15 years or more. Mr. Galestok then asked Mr. Barber if there are intentions for outdoor seating to become a permanently enclosed area, although, functionally, it would not be much different. Mr. Barber responded that would be a future consideration based on how business is going, but is not planned for the immediate time frame. The only consideration may be an overhead awning for weather elements – e.g. – sun protection, rain.
This portion of the meeting was opened to the public. 

The following two (2) attendees at the meeting were sworn in individually by Chairman Rosenberg and provided the following testimony:

· Ms. Rose Rallo, resident of 160 Fishing Creek Road. Ms. Rallo stated she owns Daniels Realty, which is located across the street from the subject property, and fully supports the application. This is great for the area.
· Mr. Jeffrey Kronemeyer, resident of 298 Fishing Creek Road. Mr. Kronemeyer stated his accounting firm was adjacent to the subject property. There were no issues with parking and supports the application. 

This portion of the meeting was closed to the public.

Mrs. Selby made a motion to conditionally approve the preliminary & final site plan and hardship variance application, seconded by Mr. Morris.  	
	
During the vote, the following Members gave findings of fact along with their decisions:
Mr. Roy		Approved		Made a plan & will follow it 
Mr. Vetrano		Approved		Lack of businesses in area & 
						Plans to keep business as is
Mr. Arenberg		Approved		Concurs with Mr. Vetrano’s comments

VOTE:		Mr. Arenberg	YES	Mr. Roy	YES	Mr. Vetrano		YES				Mr. Morris	YES	Mrs. Selby	YES	Chairman Rosenberg	YES

	Motion approved.

The Board Solicitor will prepare a memorializing resolution to review and approve at the next scheduled meeting.

2. Minor subdivision and hardship variance application for the creation of two (2) newly described lots that are deficient in lot area, frontage, and width. Submitted by N.L. Martucci Properties, LLC for the location known as Block 336, Lot(s) 13-16, 213 Evergreen Avenue 

Lyndsy M. Newcomb, Esq., is representing the applicant.

Ms. Newcomb summarized the application request, zoning, and location of the site, noting this is an oversized lot. The purpose is to subdivide into two 50 x 115 lots, remove the existing structure, and construct two (2), 1.5 story, single family dwellings (SFDs), which will cause no negative impacts to the neighborhood. 

Mr. Matthew J. Hender, L.L.A., P.E., was sworn in previously by Chairman Rosenberg.
Ms. Liz Martucci, principal member of the N.L. Martucci Properties, LLC, was sworn in by Chairman Rosenberg. 
Ms. Newcomb reviewed Ms. Martucci’s history of construction projects in the Township of Lower and submitted exhibits into evidence. 
Ms. Martucci confirmed the types of dwellings constructed, typically a 1.5 story, SFD, cottage style. These homes are consistent to the area and have been well received in the neighborhoods, adding that, in fact, her company has recently constructed two new dwellings on Evergreen Avenue. 
Mr. Hender reconfirmed the lot size, existing home to be removed, dimensions of the proposed lots, style of proposed dwellings, noting the depth exceeds requirements and that setbacks will conform, along with the height maximum. Parking will be off street. 
Ms. Newcomb requested that Mr. Hender review the neighborhood study that highlights the undersized lots within the area, which is further evidence the proposed lots fit the neighborhood. The style and size of the proposed dwellings are consistent, noting that a single, larger dwelling would not. The project promotes the general welfare, adequate light, air, open space, and provides a desirable visual environment. 
In response to a question from the Board regarding the neighbor to the west, Ms. Martucci agreed to make the 10-yard setback on that side. Mr. Teitler advised this will be added as a condition to the approval. 
Mr. Cathcart requested a draft of the plan prior to preparation of the mylars, and noted that the applicant has provided testimony on most questions, with just a few technical comments.
Mr. Galestok had no questions or comments, noting the applicant has already constructed homes in this neighborhood. The Fire Department report of 12/4/25 was acceptable and County comments, dated 12/1/2025, was waived.  
This portion of the meeting was opened to the public. No comments were made from the public.  This portion of the meeting was closed to the public.

Mr. Teitler confirmed the approval will include the greater side setback will be applicable to the west side and not the newly created lot. 

Mrs. Selby made a motion to conditionally approve the minor subdivision and hardship variance application, seconded by Mr. Vetrano.  	

VOTE:		Mr. Arenberg	YES	Mr. Roy	YES	Mr. Vetrano		YES				Mr. Morris	YES	Mrs. Selby	YES	Chairman Rosenberg	YES

	Motion approved.

The Board Solicitor will prepare a memorializing resolution to review and approve at the next scheduled meeting.

3. Minor site plan waiver and conditional use application for the approval of a Cigar Lounge. Submitted by Coastal Cigar Lounge, LLC for the location known as Block 496.01, Lot 24, 3305 Bayshore Road, Units 2 & 3 

[bookmark: _Hlk162517001][bookmark: _Hlk201233802][bookmark: _Hlk207112352]Charles W. Sandman, III, Esq., is representing the applicant.

Mr. Sandman explained this application is for a cigar retail and lounge, encompassing two (2) units in the Breakwater Plaza. 

Mr. John DiCave, principal member of Coastal Cigar Lounge, LLC, was sworn in by Chairman Rosenberg. 

Mr. DiCave testified the purpose of the application is to obtain conditional use to operate one unit as a retail store, which will be smoke free, and a second unit as a smoking lounge. They are currently working with the County to ensure proper ventilation that removes smoke leakage effects for neighboring units. The intent is to create a premium, high end cigar smoking lounge.  

Mr. Sandman restated this is for conditional use, as Cigar Lounges are considered an indoor recreation. The site plan waiver is justified due to these two units are only a very small portion of Breakwater Plaza and recent approval from a previous subdivision. 

Mr. Cathcart advised an engineer’s report is not needed/required for a site plan waiver.

Mr. Galestok stated all site plan issues were completed and highlighted notes created from interpretations of indoor recreation categories which “have not been enumerated that include smoking areas and dance stages,” concluding this fits within the area and is a good business opportunity. 

This portion of the meeting was opened to the public. No comments were made from the public.  This portion of the meeting was closed to the public.

Mr. Roy made a motion to conditionally approve the minor site plan waiver and conditional use variance application, seconded by Mrs. Selby. 	

VOTE:		Mr. Arenberg	YES	Mr. Roy	YES	Mr. Vetrano		YES				Mr. Morris	YES	Mrs. Selby	YES	Chairman Rosenberg	YES

	Motion approved.

	The Board Solicitor will prepare a memorializing resolution to review and approve at the next scheduled meeting.

At 6:40 P.M., Mr. Morris excused himself from the rest of the meeting. 

4. Minor subdivision and hardship variance application for the creation of two (2) newly described lots that are deficient in lot area, frontage, and width, and also require relief from encroaching side yard setback and exceeding maximum principal lot coverage. Submitted by Good Fellows Management, LLC for the location known as Block 90, Lot(s) 49-52, 239 E. Delaware Parkway 

Charles W. Sandman, III, Esq., is representing the applicant.

Mr. Sandman explained the application is to seek a minor subdivision. The site was originally four (4), 25-foot lots, where the previous owner built the dwelling on one side of the property, intending to construct another dwelling on the other side. This area remains vacant. 

[bookmark: _Hlk155871762]Mr. Rami Nassar, MSc, P.E., was sworn in by Chairman Rosenberg, and provided credentials, which were accepted by the Board.

Mr. Bart McGinn, principal member of the Good Fellows Management, LLC, was sworn in by Chairman Rosenberg.

Mr. McGinn testified this section of the property is vacant, with the intent to construct a smaller house that will be consistent with the neighborhood.

Mr. Nassar explained the location and zone of the subject property. The existing dwelling will remain and be remodeled. A side yard setback is needed, due to four (4) inch encroachment on the easterly side of the property. The new dwelling will comply with all setback requirements and bulk standards. Mr. Nassar clarified an error on the table, where 30.7% coverage is stated; however, after recalculation, that coverage is only 28.9%, requiring no variance relief. Mr. Nassar then submitted a colorized tax map, showing the highlighted area of subdivision, stating that almost 50% are smaller lots and are typically built on two(2) lots. 

In conclusion, Mr. Nassar testified that there are no detriments, the project advances population density, contributes positively, is compatible to the neighborhood, causing no negative detriments. 

Mr. McGinn explained the intent is to attract homeowners and construct an affordable, single-family dwelling (SFD), rather than a large home, which would be permitted. 

In response to the Board’s question regarding the existing driveway, Mr. McGinn replied a driveway will be created to conform with off-street parking requirements. 

Mr. Cathcart reported the concern about lot coverage has been addressed and corrected.

Mr. Galestok reported that the fire report of December 8, 2025, was acceptable; and the County report, dated December 1, 2025, was waived.

This portion of the meeting was opened to the public. 

Mr. Brian Fletcher, resident of 122 Scenic Rd., Springfield, PA, was sworn in by Chairman Rosenberg. 

Mr. Fletcher testified he owns the adjacent property at 241 E. Delaware Parkway. Parking is an issue and questioned if this will eliminate the fire hydrant. There will be two (2) driveways, adding two (2) new houses and parking. Can the dwelling be moved? There is not enough space in the area. 

This portion of the meeting was closed to the public.

Mr. Sandman highlighted that only one (1) new home is to be constructed, which will meet RSIS off-street parking requirements. 

In response to Mr. Galestok’s question on parking, Mr. Nassar confirmed that both properties will have driveways, with the fire hydrant located in between the proposed property line. 

Mrs. Selby made a motion to conditionally approve the minor subdivision and hardship variance application, seconded by Mr. Vetrano. 

VOTE:		Mr. Arenberg	YES	Mr. Roy		YES	Mr. Vetrano	YES				Mrs. Selby	YES	Chairman Rosenberg	YES

	Motion approved.

The Board Solicitor will prepare a memorializing resolution to review and approve at the next scheduled meeting.

5. Preliminary and final site plan with architectural review application for the renovation of an existing winery building and the construction of a two-story tasting room. Submitted by 600 Railroad Avenue, LLC for the location known as Block 410.01, Lot 2.01, 600 S. Railroad Avenue

[bookmark: _Hlk155863494]Ronald J. Gelzunas, Jr., Esq., is representing the applicant. 

Mr. Gelzunas provided an overview of the application, stating the purpose is to replace the existing tents with a permanent wine tasting room

Mr. Matthew J. Hender, L.L.A., P.E., was sworn in previously by Chairman Rosenberg.

	Mr. Todd Wuerker, principal member of 600 Railroad Avenue, LLC, was sworn in by Chairman Rosenberg. 

	Mr. Gelzunas advised this qualifies under Right-to-Farm Act, which is a permitted use in the zone.

	Mr. Hender testified that the number of seats will not increase, as this is simply to replace seasonal tents, in the same location, with a permanent structure for year-round use. The structure will meet all setback requirements. 

	Mr. Galestok inquired whether the County Agriculture Board is involved. Mr. Gelzunas stated the decision was made to proceed with the Township of Lower’s process, which is more expeditious, rather than the County, which has a similar process. Mr. Galestok questioned what jurisdiction, if any, the State Agriculture Development Board may have and, if so, how appeals or challenges are handled. 

	Based on the information presented, Mr. Teitler clarified this is essentially a permitted use covered under the Right-to-Farm Act, requesting to consider a new structure only. 

	Mr. Hender advised there are no changes to the existing parking area, and no real changes to the site, other than construction of the tasting room. The Fire Official provided three (3) different ideas for fire trucks to access fire lanes, and will be following the “Option B,” as per Fire Official’s review. The Board noted it takes time to review the plan provided by the Fire Official to ensure which option was selected. 

	Mr. Hender stated this promotes the safety and welfare of the site and meets all objective of the site plan ordinance, with the proposals and existing site. 

	Mr. Wuerker explained the tents were just temporary structures to protect during the summer season. As business grew, a more temperature-controlled area was needed to continue as a year-round business. No changes or additions to seating is proposed, as this will reduce the number of seats. He further noted that parking is adequate and controlled, as they limit the number of people on the site. 


	Mr. Cathcart reported the main concern is site work and underground drainage, and will need to conduct an on-site inspection to ensure nothing is negatively impacted. 

	Mr. Teiter stated this will be a condition of the approval. 

This portion of the meeting was opened to the public. 

Joshua Givner, esq., attorney representing Cape Mining & Recycling, addressed the Board. 

On behalf of his client, Mr. Givner expressed concern regarding with the dirt road that is adjacent to the Winery, with the purpose to bring this situation to the attention of the Board. There are homes located nearby and share this access, with some homeowners providing easements for the road. This access is also used by the construction company, which is located at the end of the dirt road. It is the recommendation of his client to have this road paved, which is identified as “dirt road” on the plan. 

To clarify, Mr. Teitler advised this is the roadway off Railroad Avenue.

Mr. Galestok reported this road has been a source of contention for approximately 20 years. There are several houses that have been built and were required to give easements; however, the Township has never accepted the road. No maintenance is provided, with most of the roadway located on Wuerker’s property. Previous opinion shows the road dating back to the 1800’s. It can be heavily trafficked, at times. There are deed restrictions acknowledging traffic activity.

In response to Mr. Teitler question whether the road had been dedicated, Mr. Hender replied the easement has been dedicated for the road, but the road itself has not been dedicated to the township. 

This portion of the meeting was closed to the public.

Mr. Gelzunas concluded the proposed improvements will be an asset to the town and community, have no impact to anyone, and will provide a nicer and better experience.

Mr. Teitler summarized to the Board that this is a Right-to-Farm, similar to a By-Right subdivision plan.

Mrs. Selby made a motion to approve the preliminary and final site plan application, seconded by Mr. Arenberg.  	

During the vote, the following Members gave findings of fact along with their decisions:
Mrs. Selby			Approved		 Beautiful venue

VOTE:		Mr. Arenberg	YES	Mr. Roy		YES	Mr. Vetrano	YES				Mrs. Selby	YES	Chairman Rosenberg	YES

	Motion approved.

The Board Solicitor will prepare a memorializing resolution to review and approve at the next scheduled meeting.




	Mr. Wood addressed the Board regarding reduction to the number of copies required for an application package. Based on a review, Mr. Wood recommended decreasing that number from 20 to 15. After discussion with the Board, this recommendation was well received by the Board, and will be forwarded to Township Council for final action. 

Mrs. Selby made a motion to approve the Minutes from the meeting of November 13, 2025, seconded by Mr. Vetrano. Motion carried

Chairman Rosenberg made a motion to approve the Board Engineer vouchers, seconded by Mrs. Selby. Motion carried.

Mrs. Selby made a motion to approve the Board Solicitor vouchers, seconded by Chairman Rosenberg. Motion carried.

Mrs. Selby made a motion to approve the Resolutions from the meeting of November 13, 2025, seconded by Mr. Vetrano. Motion carried.

At 7:20 P.M., Mrs. Selby made a motion to adjourn the meeting, seconded by Mr. Arenberg. Motion carried.




















Respectfully submitted,



Patrick L. Wood, 
Planning Board Secretary

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