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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 ZONING BOARD

A regularly scheduled meeting of the Zoning Board of Adjustment was held on April 3,  2025, at the Lower Township Municipal Building. The meeting was called to order at 6:00 P.M. by Chairman Hanson. The Recording Secretary stated that adequate notice of said meeting was given in compliance with the Open Public Meetings Act of 1975.



[bookmark: _Hlk191980306]MEMBERS PRESENT:	Chairman James Hanson
				Vice Chairman Michael Kennedy
Robert Basco, Sr.
David F. Brand, Jr.
George Doherty
Robert Sweeten
Ernest Utsch III
Thomas Doherty

MEMBERS EXCUSED:	Joseph P. Baker
Geoffrey Bostard
				
STAFF PRESENT:		William J. Galestok, Board Secretary
Anthony J. Harvatt, II, Board Solicitor
Patrick Wood, Recording Secretary
William Cathcart, Board Engineer 
Kathryn M. Steiger, Zoning Clerk

	






CORRESPONDENCE:

Handouts:
· List of Board Engineer Vouchers, dated March 19, 2025
· List of Board Solicitor Vouchers, dated April 3, 2025
· List of Mott McDonald Vouchers, dated April 2, 2025

Chairman Hanson reviewed the opening procedure to the public in attendance. This explains the process for how public comments are heard and conducted. He informed the public there would be a three-minute time limit to address the Board, to allow for all public comments.
	
Chairman Hanson read the agenda aloud for the benefit of the public. 

Mr. Brand made a motion to approve minutes from the meeting of March 6, 2025, seconded by Mr.	Kennedy. Motion carried.

Mr. Sweeten made a motion to approve Mott McDonald Vouchers. Motion carried. 

Mr. Brand made a motion to approve Board Solicitor Vouchers, seconded by Mr. Utsch.  Motion carried.

Mr. Kennedy made a motion to approve Board Engineer Vouchers, seconded by Mr. Sweeten.  Motion carried.

Mr. Kennedy made a motion to approve all resolutions from the meeting of March 6, 2025, seconded by Mr. Utsch. Motion carried.

1. Hardship variance application for the creation of a second-floor addition that would encroach into the side yard setback, submitted by Lisa Crugnola for the location known as Block 242, Lot(s) 22+23, 17 Bayberry Road

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

Mr. Gelzunas advised the applicant is seeking to construct a second (2nd) floor addition, working within the same footprint, and will require approval, due to an encroachment into the side yard setback. 

Mr. Blane Steinman, Architect, was sworn in by Chairman Hanson, and provided credentials, which were accepted by the Board.

Ms. Lisa Crugnola, applicant, was sworn in by Chairman Hanson. 

Mr. Steinman referenced the submitted drawings and explained the zoning conforming chart. These are based on the proposed project, which is directly above the current structure, and will not exacerbate the existing side yard setback. The result will be visually more pleasant, and a better alternative, rather than demolition and new construction.  

At this point in the meeting, several members of the public in attendance voiced concerns regarding the audio system and were unable to hear the presentation. Mr. Gelzunas then addressed the public to clarify the application they were in attendance to hear has not been presented. 
Mr. Gelzunas resumed the presentation and restated the first unit remains as is, and explained the second-floor access. The building will not exceed building height maximum; however, the side wall will be closer to the property line. 

Mr. Steinman and Mr. Gelzunas reviewed the details of the current and proposed setbacks, and that parking will remain unchanged. 

In response to Mr. Gelzunas’ questions regarding the project, Mr. Steinman concluded it is adequate, as the construction is extending straight up, causing no detriments includes the addition of a fire wall. The environment with the garden will not be disturbed, is consistent with and more in character with the neighborhood. The benefits outweigh any detriments. Architecturally speaking, this is more pleasing, is restoring an older neighborhood, and will be well hidden. 

	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. Kennedy made a motion to conditionally approve the hardship variance application, seconded by Mr. Brand. 

VOTE:		Mr. Kennedy		YES	Mr. Brand		YES	Mr. Sweeten	YES	
Mr. Basco		YES	Mr. G. Doherty	YES	Mr. Utsch	YES
Chairman Hanson	YES	
	
Motion was approved.
A memorializing resolution will be prepared by the Board Solicitor to review and
approve at the next scheduled meeting.

2. Use variance application for the creation of a single-family dwelling within the GB (General Business) zone, submitted by Anthony Alliano for the location known as Block 255, Lot 81.13, 206 Fulling Mill Road 

Ms. Laurie Doran, Esq., is representing the applicant. 

Ms. Doran advised the applicant obtained subdivision approval from the Planning Board, with the intent to construct two (2) single family dwellings (SFDs). The current dwelling on the lot will be demolished and rebuilt. The applicant then realized a use variance was needed towards the end of the application process, since the property is in a General Business (GB) Zone, not residential. Ms. Doran noted the area consists of approximately a half-dozen similar properties, with the proposed project integrating well into the neighborhood. Because the residential unit already exists, the impact to zoning is de minimis.

The Board inquired if the dwellings are for rental purposes. 

Mr. Anthony Alliano, applicant, was sworn in by Chairman Hanson.

Mr. Alliano confirmed the property is currently occupied by long term renters. Once the new single-family dwelling is completed, the existing will be demolished and rebuilt.

	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. Kennedy made a motion to conditionally approve the use variance application, seconded by Mr. Utsch. 

VOTE:		Mr. Kennedy		YES	Mr. Brand		YES	Mr. Sweeten	YES	
Mr. Basco		YES	Mr. G. Doherty	YES	Mr. Utsch	YES
Chairman Hanson	YES	
	
Motion was approved.
A memorializing resolution will be prepared by the Board Solicitor to review and
approve at the next scheduled meeting.

3. Use variance application for the creation of a single-family dwelling within the GB (General Business) zone, submitted by Anthony Alliano for the location known as Block 255, Lot 81.14, 206A Fulling Mill Road

Ms. Laurie Doran, Esq., is representing the applicant. 

Ms. Doran explained this application is for the same purpose as the previous presented.

The Board accepted testimony, by reference to the previous presentation, for this application. 

	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. Sweeten made a motion to conditionally approve the use variance application, seconded by Mr. Kennedy. 

VOTE:		Mr. Kennedy		YES	Mr. Brand		YES	Mr. Sweeten	YES	
Mr. Basco		YES	Mr. G. Doherty	YES	Mr. Utsch	YES
Chairman Hanson	YES	
	
Motion was approved.
A memorializing resolution will be prepared by the Board Solicitor to review and approve
at the next scheduled meeting.

4. Use variance & minor site plan waiver application for the creation of a residential quadplex, submitted by Dana Isles for the location known as Block 510, Lot 27, 623 Route 9 

Ms. Dana Isles, applicant, was sworn in by Chairman Hanson.

Ms. Isles explained the building has been occupied as a church, daycare, and woodshop.  

	In response to the Board’s question on units, Ms. Isles advised it is an existing single family. The intent to convert to four (4) residential units. Ms. Isles confirmed to the Board there would be a total of four (4) residential units, with one (1) unit occupied by her. No business units will exist and there is no intent to extend the existing footprint of the building. 


	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. Galestok advised approval is needed for Fire Safety for condition of approval.

Mr. Utsch made a motion to conditionally approve the use variance and minor site plan application, seconded by Mr. Sweeten. 

VOTE:		Mr. Kennedy		YES	Mr. Brand		YES	Mr. Sweeten	YES	
Mr. Basco		YES	Mr. G. Doherty	YES	Mr. Utsch	YES
Chairman Hanson	YES	
	
Motion was approved.
A memorializing resolution will be prepared by the Board Solicitor to review and
approve at the next scheduled meeting.

	In an effort to hear all agenda items, Chairman Hanson advised meeting attendees there would be a shift in the remaining order of the applications. 

5. Hardship variance application for the creation of a connection between a pre-existing single-family dwelling and a pre-existing garage that would cause an encroachment into the side yard setback. Submitted by Janusz Smulski for the location known as Block 14, Lot(s) 32+33, 307 E. Miami Avenue 

Mr. Janusz Smulski, applicant, was sworn in by Chairman Hanson. 

Mr. Smulski is seeking approval to attach the garage to the principal dwelling, which then
requires variance relief, due to side yard setback. 

	Mr. Galestok provided clarification that the connection will make it part of the principal dwelling.

	In response to the Board’s questions, Mr. Smulski confirmed the space will be utilized for storage and recreational use, with no intent for rental purposes.

	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. Brand made a motion to conditionally approve the hardship variance, seconded by Mr. Kennedy. 

VOTE:		Mr. Kennedy		YES	Mr. Brand		YES	Mr. Sweeten	YES	
Mr. Basco		YES	Mr. G. Doherty	YES	Mr. Utsch	YES
Chairman Hanson	YES	
	
Motion was approved.
A memorializing resolution will be prepared by the Board Solicitor to review and
approve at the next scheduled meeting.


6. Hardship variance application for the creation of an addition to an existing single-family dwelling that would exceed maximum principal lot coverage, submitted by Evan Hansen for the property known as Block 737, Lot(s) 10-12, 808 Westfield Avenue 

Mr. & Mrs. Evan and Madison Hansen, applicants, were sworn in by Chairman Hanson.

Mr. Hansen explained an addition is proposed, which will exceed the maximum coverage
percentage.

	In response to Mr. Wood’s question regarding sewer, Mr. Hansen advised the property is serviced by a septic system, not municipal sewer. 

	Mr. Galestok advised the proposed addition results in an approximate 15.1% coverage, where 10% is the maximum allowed. 

	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. Sweeten made a motion to conditionally approve the hardship variance, seconded by Mr. Brand. 

VOTE:		Mr. Kennedy		YES	Mr. Brand		YES	Mr. Sweeten	YES	
Mr. Basco		YES	Mr. G. Doherty	YES	Mr. Utsch	YES
Chairman Hanson	YES	
	
Motion was approved.
A memorializing resolution will be prepared by the Board Solicitor to review and
approve at the next scheduled meeting.

7. Use variance and preliminary & final site plan application for the utilization of a lot within the Mainland Residential (R-3) Zone as boat storage and maintenance, submitted by 794 Route 109, LLC for the location known as Block 753.05, Lot 1, 794 Route 109 

[bookmark: _Hlk166158809][bookmark: _Hlk184896726]At 6:38 P.M., due to a conflict of interest, Mr. Galestok recused himself from the meeting. 

Mr. Andrew D. Catanese, Esq., is representing the applicant.

Mr. Catanese provided an overview of the application. 
The site is approximately 7.5 acres, with significant development restrictions, due to and including, wetlands. The applicant is seeking preliminary and final site plan approvals, along with 1) use variance for boat storage, and, 2) allowance for grass and gravel versus paving. The proposed six-foot fence on Portsmouth and Route 109, will be modified to comply with the Ordinance by lowering to four (4) feet. 

Only one (1) acre, or less than five percent, of the 7.5 acre site is proposed for this project, with the majority of the site remaining green space. A boat storage building will be situated in the middle of the lot and buffered by foliage. This building will be mostly invisible to the public, since woods along Tranquility Road are to remain.

Mr. Catanese acknowledge the public in attendance regarding the application, and noted the public’s comments and concerns expressed would be welcomed.  
Mr. & Mrs. Joseph and Eileen Baker, members of the applicant LLC, were sworn in by Chairman Hanson.

Mr. Joseph H. Maffei, P.E., P.P., C.M.E., was sworn in by Chairman Hanson, and provided credentials, which were accepted by the Board.

In response to Mr. Catanese’s request, Mr. Baker confirmed ownership of the property and other businesses – Cape May Outboards and Hinch’s Marina, which is a 95-boat slip marina that offers sales, maintenance, and storage. Space is needed for additional small boat storage, since it is full. Other marinas (e.g.: Tony’s Marine Supply, Cape May Marina), have closed and are trending to develop into housing. The marina business consists of approximately 10 full time employees. Although this location has some wetlands, it works well, due to close proximity to the marina, and was designed to be situated in the interior of the site. 

It is not a retail site. The use for the proposed building is repairs and storage and will allow for additional space, mainly for winterizing, shrink wrapping, and storage. No pressure washing will be completed at this site. The building will have three (3) bays to shrink wrap, conducted inside, and boat repairs. Only staff will be accessing this location and handling two-four boats, depending on the season. Trailers will be used to launch and brought back for storage. Only “trailerable” boats – or “Road Legal Boats” - 96 to 102 in width – are to be on property.

Mr. Baker confirmed to the Board the building will be two (2) story, with no living quarters.   

Both Mr. Maffei and Mr. Catanese submitted aerial overlays and street view photographs into evidence. Mr. Maffei’s renderings detailed areas of woods to be cleared and the wetlands. Mr. Catanese described the photographs.

For the benefit of the public in attendance, Mr. Catanese reviewed the renderings and explained what is, and is not, changing.

Mr. Harvatt reminded the meeting attendees that questions will be heard when the meeting is opened for public comments. 

The Board asked for clarification about access – is it off Route 109 or Portsmouth? Mr. Catanese explained that Portsmouth has been designated as the primary entrance, with no change to the woods and an approximate depth of 217 feet. Route 109 will be used as the secondary emergency access. That said, it could change, based on public ideas expressed tonight. 

Mr. Maffei continued:
Other areas in Lower Township allow for boat storage, however, some are
disappearing, or at full capacity, or only for larger boats. For example, Shawcrest - one/two miles from any water way - is completely full in the summer and located near a residential zone. Mr. Maffei highlighted the required setbacks for an R-3 Zone, explaining this is not waterfront, but is an appropriate site, since it will not have daily public access. This site meets all requirements for the R-3 setbacks, coverage, height, etc., and only approximately one (1) acre of land – or approximately 13% - is utilized for the project. There is easy access and an appropriate space for the business. 

In response to Mr. Catanese’s description that the property is adjacent to a General
Business (GB) Zone, where permitted uses may include gas stations, restaurant, etc., Mr. Maffei responded this is a uniquely shaped lot, efficient use that is better, since those examples would create noise. The proposed project has limited coverage, with only employee activity for boat transportation, no large maintenance requirements, nor any signage. Further, no paving will reduce runoff. 

Relief can be granted without detriments, includes landscape buffers of evergreen trees,
with limited traffic impact in the spring and fall. 

	Mr. Maffei testified that fencing around Route 109 will be a chain link style, with slates, and more landscaping will be added.

	In response to the Board’s inquiry on activity in general, Mr. Baker testified an exact number is not feasible, since it depends on the season. There could be 30 – 50 boats. The Board also commented that although the building will not be open to the public, it must be ADA (Americans with Disabilities Act) compliant, which Mr. Maffei confirmed.

	Mr. Wood advised noted the County report was waived, with no further review required. The Fire Safety report, dated March 6, 2025, was acceptable. 

	Mr. Maffei responded to the Engineer’s report, confirming the two (2) storage containers will remain on the property, there will be limited clearing of mature trees on Route 109, and adherence to requirements of the site triangle. 

In response to Mr. Cathcart’s question on the fence along Route 109, Mr. Catanese testified that approval for the fence is required, via Department of Transportation (DOT). 

	Mr. Cathcart reported that, after walking the site, the ground is not even. Mr. Maffei stated some clearing would be necessary. 

	In conclusion, Mr. Cathcart advised the Board to delay action on the final Site Plan.

	This portion of the meeting was opened to the public. 

	Mr. Benjamin P. Ojserkis, Esq., is representing Norman Labounty, resident of 3 Montauk Court, Lower Township. On behalf of his client, stated the following:

Mr. Labounty, along with most of the public in attendance, is opposed to this application.
It is located in the middle of Tranquility, fronts on residential street, with the entrance located on a residential street at Portsmouth Road. This will harm and adversely alter the character of the neighborhood. Testimony provided does not meet burden of proof. 

	In response to a series of questions posed by Mr. Ojserkis regarding access, staffing, boat sizes, activity, volume, and type of work planned at this location, Mr. Baker responded:




The primary operations will be winterizing (shrink-wrapping) and storing boats. 
Transportation to and from the site will be season driven, and may account for activity of half dozen boats when that occurs. The building will enable engine work to be completed inside. Boat sizes will be approximately 40 feet. Although the business employs 10 full-time employees, staffing will be minimal at this site, therefore, space allotted for parking is unnecessary.  

Regarding the issue of access, Mr. Maffei responded that offside street was appropriate, 
however, this is up for further discussion. 

	Mr. Ojserkis inquired whether other sites were researched for this project and are located in smaller, residential streets. Mr. Maffei replied, in general, most marinas in the area are at capacity, or no longer exist, and, yes, Shawcrest Marina is approximately 50 feet from residential dwellings. 

	In response to questions from Mr. Ojserkis regarding neighbor views, Mr. Maffei restated fencing and evergreen trees, with buffers, are planned and will conceal the building from street views, with building views possible from a second floor. 

	Mr. Ojserkis then cited a New Jersey Supreme Court ruling that proximity to a nearby zone is not justification for a use variance. 

Mr. Creigh Rahenkamp, PP, AICP, was sworn in by Chairman Hanson, and provided credentials, which were accepted by the Board. 

Mr. Rahenkamp testified:
Light, air, and open space is easy, due to wetlands on the site; however, this is not an efficient use of land. The applicant cannot state there are no other known parcels that could support this operation. Storing boats is not a new use, nor is this a significant change to the Zone that would change the character of the zone itself, nor does the purpose of the application advance any of the special reasons of zoning. Increase to traffic on a local street will occur. The applicant has not provided any planning testimony, nor impact on the Zoning Plan. The results are better for the applicant and negatively impact the residential neighborhood. Furthermore, this site is not particularly suited for this type of use. Traffic on a slower residential road has impact on the neighborhood. The entrance should be through Route 109 and not Portsmouth. 
	
	In response to the Board’s question about 11th Avenue, Mr. Catanese stated this is an unimproved street that is connected to Route 109. 

Mr. Maffei clarified the lot is not in the middle of the residential community, will not be a location where customers will access, and will not be a place for daily activity. 

Mr. Catanese explained that according to The Cox Book, the property need not be uniquely suited, nor the only location, and requested Mr. Baker respond to the need for this type of use. Mr. Baker explained the industry limitations of the business.  

At 7:46 P.M., the Board took a 10-minute recess. At 7:55 P.M., the meeting was resumed.

Chairman Hanson addressed the public again and reminded anyone speaking of the three (3) minute time limit for public statements. Due to the large crowd, comments should be brief and not repetitive, to enable all to speak. An option for those wishing to put their comment on record is to state their name, address, and advise whether they agree or disagree with the application. 

Mr. Harvatt advised the public that petitions cannot be submitted into evidence. 

The following list of members of the public, which were all sworn in individually by Chairman Hanson, public comments made in opposition to the application. 

Mr. Bryan Steere, resident of 504 Portsmouth
Approximately 16 children play in the area, very concerned about traffic due to children 
riding bikes, scooters, where large boats are being transported. Mr. Steere’s seven-year-old son read a letter in opposition to the application, citing safety concerns about bike riding, trick/treating, playing with friends.

Mr. Steve Scorzo, resident of 324 Portsmouth
Most boats are 28 feet and above, which are above the trailerable limit and require a permit.
There are other places for storage. It is impossible to turn or make the turn with the boat trailer onto Tranquility or Portsmouth. Traffic is a problem, even without a boat. 

Mr. Edward Handville, resident of 308 Portsmouth
Resident since 2010. Approximately 150 residents do not think this is a good idea.
Respectfully requesting not to approve.

Mr. Harvey Roach, resident of 419 Chatam Road	
Resident for 38 years. Watched the neighborhood transition from older to younger residents, children and now grandchildren, who ride bikes and skateboards. Portsmouth is the major artery. This is not the best use of the land and questioned whether a traffic study had been completed. Having a boat yard near the Garden State Parkway, combined with traffic from the Cape May-Lewes Ferry, makes for a busy intersection. The streets are narrow, which presents a hardship. Decision seems clear to keep as an R-3 Zone.

Mr. Daniel Senico, resident of 10 Hyannis Road
Was a member of the Planning Board for approximately 40 years. This is residential ground
developed by Carl Mitnick. This a highly trafficked area, due to the Garden State Parkway, Cape May Lewes Ferry, and summer traffic going into Cape May, which is backed up daily. Also contributing are approximately 275 residents coming/going into Tranquility. No chance for ingress/egress off Route 109. This parcel could possibly be developed into many lots for residential. Who will monitor the work at this site and the noise? The Zoning Board is important – only responsibility is to say no to the commercial use and yes to residential. 

Mr. Jesse Bowman, resident of 9 Montauk Court
This property faces 11th Ave, which is 400 feet away. Has owned three boats. What about
fuel storage? Concern as a parent and homeowner. Reject the application, which threatens the area that is a safe/quiet place. Concern about noise, power tools, etc. near his children’s bedrooms and back yard, traffic, safety hazards, containers on property that children may find, environmental/chemical concerns, impact to property values, insurance costs. No traffic study was completed. Cited Chapter 400 of Lower Township’s Ordinance. Reject the application.

Mr. Timothy Brewer, resident of 22 Hyannis
Boat and homeowner since 2010. Traffic a problem. Questioned the reason for the purchase
when only 13% of land is used. There will be dumpsters, UPS deliveries, etc. Only benefit is to the owner. This is great place to live but will decrease the value. 

Ms. Geraldine Palmer, resident of 788 Route 109

Lives very close to Tranquility. Traffic is an issue. Alternative routes are used to avoid
traffic. Environmental concerns for fuel, oil, gas, shrink wrapping materials. Previous owner was denied variances. The county required signs to be removed from her property. Not a good thing.

Mr. Anthony Fucci, resident of 215 E. Vineyard Road
Purchased home in 2000. Does not want change. Questioned whether there is legal
prohibition to prevent a boat owner from accessing their boat. What happens with future owners – can this change? Traffic is a concern. 

Ms. Linda Ann Matthews, resident of 208 W Vineyard Road 
Lived in Tranquility since 1987. Peaceful and quiet area, where you can walk with
neighbors. Husband is a boat owner. Noise will be an issue.

Ms. Colleen Dugan, resident of 6 Boothbay Drive
Entrance on Portsmouth will be an issue. Concern about traffic, noise, safety of children,
grandchildren. This is not the right place. Thought any curbing squared is not buildable. 

	Ms. Caroline Anderson, resident of 8 Tranquility
	This will increase traffic, causing safety concerns. Noise, pollution, flood lights, trucks, dumpsters, and an insufficient 215-foot buffer that will change the character of the neighborhood. Who will inspect later for compliance. Do not approve

	Mr. James Milvtinovic, resident of 508 Portsmouth
	Owned home for five half years. The neighborhood is walkable. Accept homes that can be constructed in R-3 Zone. Zoning is a good faith contract between the Township and residents. Could be a house, not a boat yard. Expected this to remain a residential neighborhood and am now a full-time resident. Currently renovating; however, would have never started if this was possible. Desires of one property owner should not exceed the 300 Tranquility property owners. This makes no sense for entrance on Portsmouth, should be Route 109. Respect the commenters and deny application. 

	Mr. Mark Berk, resident of 414 Provincetown Road
	Is a commercial realtor. Involved with Zoning Board. Why change from residential to commercial. Cited “not in my back yard.” Does not want this. Never experienced a client purchasing a property without a condition for variance approval, which is troubling. Respectfully requesting a ‘no” vote.

	Ms. Patricia Clark, resident of 211 W. Vineyard Road
	Everyone loves Tranquility. Why change from residential to commercial, does not make sense. Applicant sits on the Zoning Board. A $350K purchase for seven-half acres is a deal. Build houses. All the trees will not make a difference. Teenagers will access the boat yard as a drinking spot. Does not make sense.

	Mr. Joe Reilly, Cape May Point
 	Questioned dry winter storage for storing 40-50 boats and maximum length of boats being transported. Concern about width of trucks/trailers used in transportation, valet boats once/twice a year. Mr. Baker responded no one is expected at the site in the middle of summer, as this will be seasonal. Just a continuance of the business at the marina.

	Mr. Bruce Fournier, resident of 13 Newport Road
	

Either entrance proposed is unacceptable. Grew up in North Cape May and always thought that Tranquility was a beautiful spot. After hard work and saving, was fortunate enough to live there now and is proud of the neighborhood. Does not believe the applicant’s consultant’s reports.
	
	Mr. Ismael Hernandez, resident of 6 Tranquility Road
	Agrees with all the statements made by the public. Please stop.

	Mr. Scott MacMullen, resident of 213 E. Vineyard Road
	Minimal space is used – only 13%. Is this Phase 1? If allowed, will come ack for Phase II. Oppose action, please follow regulation.

	Mr. John P. Carroll, resident of 300 Nantucket Road
	Noted everyone is coming together as a group. This is not going to be successful. Hope these gestures prevail.

The following is public comment made in favor to the application. Public speaker was individually sworn in by Chairman Hanson.
	
Mr. Bruce Strigh, 551 North Street, Mays Landing
In the marine business. Disappearing locations for suitable boat storage, which is the
special reason. Was a member of a zoning board for 15 years. Not a detriment to the community. Grant the use variance.

	This portion of the meeting was closed to the public.

	Mr. Ojserkis concluded the public has expressed many concerns – e.g.: traffic, noise, safety. The applicant has provided no evidence or studies to support the request. Traffic of 40-50 boats in/out once a year will increase traffic. Area could be developed as residential. The community does not support this, based on so many concerns expressed. Deny the application, regardless of access location. 

	On behalf of his client, Mr. Catanese thanked the public and respects the comments expressed. The applicants are local, who do understand and acknowledge summer traffic flow is a major issue. In response to concerns about future uses, any changes in use require Board approval. The applicants are flexible to move access from Portsmouth to Route 109 and add conditions to prohibit boat owners from the site.  

	The Board followed up with comments and further discussion points. 
	
	Mr. Utsch stated that public comments do not want access on Portsmouth, so Route 109 should be considered. Create a serious buffer on Portsmouth Road, so it is unrecognizable. The applicant is a Board Member, and friend, making this difficult and considered recusing himself; however, thought it was important to hear the entire presentation.  Mr. Catanese restated the applicants are agreeable to relocate the driveway and buffer from Portsmouth Road, and increase the evergreen trees to block the site. 

	Chairman Hanson stated boat length should be a maximum of 40 feet.

	Mr. Kennedy commented most Board Members grew up in this area and care about the community. Mr. Baker, as a Board Member, has no influence with the decision to approve or deny. The Board must make an impartial decision. It is not the right location for this business. 

	In response to the Board’s question, Mr. Wood advised the 2018 Fire Safety Report was acceptable for both entrances.

Mr. Kennedy made a motion to conditionally approve the use application, seconded by Mr. Sweeten. 

During the vote, the following Members gave findings of fact along with their decisions:
Mr. Brand:		NO	Drove the area. Children present in the area
Mr. Sweeten:  	NO	Vacant, wooded area in Tranquility. Buildings will be blocked by                                                                                                                                                                                                    landscaping and access from Route 109 could work, even though traffic will be packed soon. Deny based on objections stated. 	
Mr. Utsch:            NO	Difficult decision. Approximately 25 people objected, with one (1) positive. Community does not want it
Mr. Basco:		NO	Lost a close family member at this intersection, due to traffic
Chairman Hanson:	NO	Difficult decision, after 30 years on the Board, and cited outpouring of opposition from the residents. 

VOTE:		Mr. Kennedy		NO	Mr. Brand		NO	Mr. Sweeten	NO	
Mr. Basco		NO	Mr. G. Doherty	NO	Mr. Utsch	NO
Chairman Hanson	NO	
	
Motion was denied.
A memorializing resolution will be prepared by the Board Solicitor to review and
approve at the next scheduled meeting.

At 8:58 P.M., Mr. Kennedy made a motion to adjourn, seconded by Mr. Sweeten. 	 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.
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