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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 November 13, 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:	Vice Chairman Chris McDuell
					Patrick Wood, Mayor’s Designee
Gunär Arenberg
					Alyce Parker
Marissa McCorkel

	MEMBERS EXCUSED:	Frank Sippel
					Chairman Michael Rosenberg
Steve Morris
Roland Roy	
Lindsey Selby
					Anthony Vetrano
Roy Abrams
												
STAFF PRESENT:		Paul Stanton, Acting Board Solicitor
William J. Galestok, Board Secretary
William Cathcart, Board Engineer	
	
	STAFF EXCUSED:		Avery S. Teitler, Board Solicitor
					Kathryn M. Steiger, Planning Clerk


CORRESPONDENCE:
Handouts:
· List of Board Engineer Vouchers, dated November 13, 2025
· List of Board Solicitor Vouchers, dated November 13, 2025

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

1. Minor site plan waiver application for the installation 14 x 26 sewer vacuum pump station, submitted by Sun Communities, Inc. for the location known as Block 507.01, Lot(s) 2.03-6, 491 Route 9.

William J. Kaufmann, Esq., is representing the applicant.

Mr. Robert A. Mulford, III, PE, CME, was sworn in by Vice-Chairman McDuell, and provided credentials, which were accepted by the Board.

Mr. Kaufmann reviewed the location of the property and the application request. For the benefit of the Board, Mr. Kaufmann then requested for Mr. Mulford to offer an overview of the proposed sewer project, including impact to the surrounding area, air, light, etc.

Mr. Mulford noted his employer’s company, Fralinger’s Engineering Firm, was the original designer of the vacuum sewer system. This type of sewer system, which is more cost-effective, is operating in two New Jersey areas, one of whom is Lower Township. He summarized the vacuum system process, noting no disturbance to the area, no negative effects to the property drainage, air, light, open space. The station at Fishing Creek Road was cited as a visual reference. 

Mr. Kaufmann submitted into evidence a rendering similar to the application package material and clarified the size of station is incorrectly noted on page 14 & 16, stating an accurate size of 14 x 26. 

Mr. Kaufmann and Mr. Mulford confirmed the location is not a vacant lot, with no intent to be vacant lot. The station will be powered by natural gas. 

Mr. Cathcart inquired about the visibility of the station and operation of the system. Mr. Kaufmann stated this would be no more visible than when motor homes are parked at the campground. Vegetation will remain. Regarding the operation, the campground is responsible to have a licensed operator for this system. That person has not yet been determined. 

The Board questioned whether:
Cresse Lane’s paving would be disturbed. Mr. Kaufmann advised it would not. 
Access to the system. Mr. Kaufmann confirmed it would be internal. 

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. Stanton summarized the application request for the Board, stating the application was a minor site plan waiver that required no variance relief. 

	Mr. Wood made a motion to approve the minor site plan waiver application, seconded by Mr. Arenberg.

VOTE:		Mr. Wood			YES	Ms. McCorkel	YES						Ms. Parker			YES	Mr. Arenberg	YES
		Vice Chairman McDuell	YES

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

2. Minor site plan waiver application for the installation of two (2) new industrial condenser units to be used for the brewing process enclosed by bollards, submitted by Cape May Brewery, LLC for the location known as Block 410.01, Lot 36, 409 Ranger Road.

[bookmark: _Hlk162517001]Andrew Catanese, Esq., is representing the applicant.

Mr. Catanese gave a brief description of the application, stating this is an extremely
limited request for the construction of an HVAC condenser only, with bollards. He noted two aerial images of the plan, showing color renderings with the bollards. In response to Mr. Galestok question regarding location, Mr. Catanese advised subsequent testimony by Mr. Hurless, the project engineer, will provide clarification to the location of the proposed project. 

Mr. Craig R. Hurless, PE, PP, CME, was sworn in by Vice Chairman McDuell, and provided credentials, which were accepted by the Board.

Mr. Hurless then provided testimony addressing several areas, and in support of a site plan waiver, which include color renderings that are not to scale and may be confusing, site and proposed location of the condensers to be situated on a concrete pad of 4 by 12.5 feet, with bollards. This is not, nor will be, a vacant lot. The pad is situated well within requirements, including coverage percentages. There are no adverse impacts to drainage, air, light, traffic, roadways, and stated the proposed bollards will not obstruct any roadway. 

In response to the Board’s question, Mr. Hurless confirmed the project is a concrete pad, with no sidewalk. 

	Mr. Cathcart recommended a detailed professional engineer’s drawings, showing to-scale plans, including the installation of the bollards that are suitable for traffic. 

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. Stanton summarized the application request for the Board, stating the application was a minor site plan waiver that required no variance relief. 

	Mr. Arenberg made a motion to approve the minor site plan waiver application, seconded by Ms. Parker.

VOTE:		Mr. Wood	YES	Ms. McCorkel			YES	Mr. Arenberg	YES			Ms. Parker	YES	Vice Chairman McDuell	YES

	Motion approved.

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

3. [bookmark: _Hlk155863494]Minor subdivision and hardship variance application for the creation of three (3) new lots. Variance relief requested for lot area, lot frontage, lot depth, lot width, and encroachment into the rear yard setback. Submitted by City to Sea Investments, LLC for the location known as Block 98, Lot(s) 55-60, 205 E Bates Road. 

Cory Gilman, Esq., is representing the applicant.

Mr. Gilman provided an overview of the application request, noting the intent is to combine all six (6) lots and then create three (3) lots. The existing home will be retained, and will also require a variance, with the two new lots to be listed for sale. 

Mr. Daniel W. Bowersock, a principal member of the applicant LLC, was sworn in by Vice Chairman McDuell.

Mr. Bowersock reiterated Mr. Gilman’s recap of the application request, noting the shed will remain, fencing will be replaced, and two (2) mature trees will be removed, with new trees planted, if necessary.  

[bookmark: _Hlk155865579][bookmark: _Hlk192514219][bookmark: _Hlk209619827]Mr. Paul Kates, P.E., P.P., C.M.E., C.F.M., was sworn in by Vice Chairman McDuell, and provided credentials, which were accepted by the Board.

Mr. Kates submitted into evidence (denoted as A-1) a neighborhood review of tax maps with highlighted parcels into evidence.

Mr. Kates stated that by conducting the review of the neighborhood, over 52% of the lots in that area are undersized in regards to the 7500 square feet required to be conforming in the Mainland Residential (R-3) Zone.

The Board inquired into the number of the highlighted lots that were undersized in area of 5000 square feet or less and if a study was done of the undersized lots with their respective sizes. Mr. Kates stated that he did not have that information. 

The Board inquired into the number of the highlighted lots were vacant. Mr. Kates stated that he did not have that information.

The Board inquired into the parking required for the lots. Mr. Kates stated that all the lots will be in accordance and conforming to the RSIS (Residential Site Improvement Standards) regulations.

Based upon testimony and research, and at the request of Mr. Gilman, Mr. Kates stated that, in his professional opinion, the proposed lots are conforming within the neighborhood and does not create substantial detriments. A larger home, versus three smaller homes, would be inconsistent for that area, and noting benefits outweigh the negatives. The project will provide a desirable visual environment and be appropriate for population density. 

In response to the Board’s questions, Mr. Kates stated parking will be conforming to RSIS standards, with future homes in the 1400-1800 square foot range. 


Mr. Cathcart reported that the applicant provided answers. This a straightforward request. Proper maps must be filed with the county and other required permits with applicable agencies. 

This portion of the meeting was opened to the public. 

Ms. Maria Hettenbach, resident of 218 E. Atlantic Avenue, was sworn in by Vice Chairman McDuell. Mrs. Hettenbach’s stated her agreement with smaller homes fitting within the neighborhood and voiced concerns in regards to fencing material and size, the mature trees on the property, and time frame for projects. Mr. Gilman responded that new vinyl fencing is planned, trees will be removed, as necessary. Time frame based on weather and permitting process. 

Mr. Robert J. Sommers, resident of 228 E. Atlantic Avenue, was sworn in by Vice Chairman McDuell. Mr. Sommers’ concerns were in regards to the construction and large mature trees on the property, which are a hazard. 

To respond properly, Mr. Gilman requested a principal of the LLC be sworn in to provide testimony.

Mr. Jason C. McAnulty, principal member of the applicant LLC, was sworn in by Vice-Chairman McDuell.

Mr. McAnulty testified that construction has been halted to obtain proper approvals and permits. The intent is to work with the neighbors and provide a satisfactory result for trees on the lot, and remove the two mature trees. Mr. McAnulty also corrected Mr. Bowersock’s prior statement and stated the shed will be removed.  

Mr. Cathcart stated that most of his comments were of a technical nature and, to address public concern, requires testimony as to what will be done to the mature trees on the lot. Mr. Gilman stated that as many trees will be preserved as possible.

This portion of the meeting was closed to the public.

Mr. Stanton summarized the application. The application is a minor subdivision application for the creation of three (3) newly described lots, with variance relief requested for lot area, lot width, lot frontage, and lot depth for the newly described parcels and a rear yard setback request for the existing 205 E. Bates Avenue principal dwelling that is to remain.

	Mr. McDuell made a motion to approve the minor subdivision and hardship variance applications, seconded by Ms. Parker.

During the vote, the following Members gave findings of fact along with their decisions:
Ms. Parker			Approve	Fulfills the RSIS stipulation, addressed trees, 
                                             fencing, neighborhood conformity
Mr. Arenberg			Deny		Too small for the neighborhood.
Ms. McCorkel			Approve	Fits with the neighborhood.
Mr. Wood			Deny		Three nonconforming lots, under 5000 
square feet,  is too much and too small. 	
Vice Chairman McDuell	Deny		Too small for the neighborhood, two lots 
would be more conforming.
 
VOTE:		Mr. Wood	NO	Ms. McCorkel			YES	Mr. Arenberg	NO			Ms. Parker	YES	Vice Chairman McDuell	NO

	Motion denied.

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

Mr. Wood made a motion to approve the Minutes from the meeting of October 16, 2025, the Board Engineer vouchers, the Board Solicitor vouchers, and the Resolutions from the meeting of October 16, 2025, seconded by Vice Chairman McDuell. Motion carried.

At 6:55 P.M., Mr. Wood made a motion to adjourn the meeting, seconded by Vice Chairman McDuell. 

Motion carried.



















Respectfully submitted,



William J. Galestok,
Planning Board Secretary

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