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LOWER TOWNSHIP ZONING BOARD

A regularly scheduled meeting of the Zoning Board of Adjustment was held on November 5, 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
Joseph P. Baker
Robert Basco, Sr.
David F. Brand, Jr.
Robert Sweeten
Geoffrey Bostard

MEMBERS EXCUSED:	Vice Chairman Michael Kennedy
George Doherty
Ernest Utsch, III
Thomas Doherty
			
STAFF PRESENT:		Anthony J. Harvatt, II, Board Solicitor
William J. Galestok, Board Secretary
Patrick Wood, Recording Secretary
William Cathcart, Board Engineer 

STAFF EXCUSED:		Kathryn M. Steiger, Zoning Clerk
	



	


















CORRESPONDENCE:
Handouts:
· List of Board Engineer Vouchers, dated November 5, 2025
· List of Board Solicitor Vouchers, dated November 5, 2025
· List of M V Engineering Voucher, dated November 5, 2025

Chairman Hanson read the agenda aloud for the benefit of the public. 

Mr. Brand made a motion to approve minutes from the meeting of October 2, 2025, seconded by Mr. Basco. Motion carried.

Mr. Brand made a motion to approve all resolutions from the meeting of October 2, 2025, seconded by Mr. Baker. Motion carried.

Mr. Baker made a motion to approve M V Engineer Vouchers, seconded by Mr. Basco.  Motion carried. 

Mr. Brand made a motion to approve Engineers Vouchers, seconded by Mr. Bostard.   Motion carried.

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

1. Extension for a previously approved Use Variance application submitted by Anthony Alliano for the property known as Block 255, Lot 81.01, 204 Fulling Mill Road 

[bookmark: _Hlk194392324]Mr. Anthony Alliano, applicant, was sworn in by Chairman Hanson.

Due to needing a new property survey, Mr. Alliano explained to the Board an extension is being requested for the previously approved application.

The Board stated that, typically, three-year extensions are approved. Since the original approval occurred three years ago, a one-year extension should be considered. Mr. Harvatt commented this would modify the date to November 3, 2026. 

Mr. Brand made a motion to approve the one (1) year extension for the Use Variance application, seconded by Mr. Sweeten.	

VOTE:		Mr. Brand	YES	Mr. Basco 	YES	Mr. Bostard		YES				Mr. Sweeten	YES	Mr. Baker	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. Minor site plan waiver and hardship variance application for the reconstruction of an attached apartment to a commercial structure. Variance relief requested for minimum parking, side yard accessory structure encroachment, and signage. Submitted by Mid-Atlantic Properties, LLC for the location known as Block 673, Lot 15, 3846 Bayshore Road 

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

	Mr. Sandman explained a use variance for the attached apartment was granted, however; the hardship variance and minor site plan waiver was not. 

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

Mr. Matthew Menke, principal member of the applicant LLC, was sworn in by Chairman Hanson. 

Mr. Sandman noted that previously, parking was a concern for this property.





Mr. Nassar testified the site is in the General Business (GB-1) Zone. An approval was received for a second-floor apartment of the main building and a gym on the second-floor of the detached garage. The plan is to remove a rear portion of the main building, including interior space, to reduce square footage of the building. This will allow for one (1) extra parking space in the driveway and one (1) extra space in the garage. Previous proposal included three (3) spaces. The new configuration requires 10 spaces, with five (5) proposed. This is a C(2) variance, with benefits substantially outweighing the negatives. Traffic impact will be minimal, and square footage of the building is being reduced.
 
Mr. Sandman noted the person occupying the apartment also occupies the office space. 

Mr. Menke testified there is virtually no customer traffic, as most business is conducted via video and phone calls. There is no intent to expand the business. 

Mr. Nassar stated that only off-street parking was used in the calculation. Mr. Menke advised that ample parking is available on the street. 

In response to the Board’s question on parking location, Mr. Menke advised that Bayshore Road is used. 

Mr. Galestok advised that parking on Bayshore Road is permitted, with mostly just the applicant’s vehicle on the property. A recent automobile accident occurred at this property when a car slammed into another car and building façade. Mr. Galestok noted 10 spaces is excessive, even if the applicant is not living in the apartment. Five (5) parking spaces would be satisfactory. 

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

VOTE:		Mr. Brand	YES	Mr. Basco 	YES	Mr. Bostard		YES				Mr. Sweeten	YES	Mr. Baker	YES	Chairman Hanson	YES

    	Motion was approved.

Mr. Basco made a motion to conditionally approve the minor site plan waiver application, seconded by Mr. Brand.	

VOTE:		Mr. Brand	YES	Mr. Basco 	YES	Mr. Bostard		YES				Mr. Sweeten	YES	Mr. Baker	YES	Chairman Hanson	YES

    	Motion was approved.
   	 
Memorializing resolutions will be prepared by the Board Solicitor to review and approve at the next scheduled meeting.

3. Hardship variance application for the creation of an open deck that would encroach into the front yard setback. Submitted by Michael R. Stokes for the location known as Block 295, Lot(s) 14-16, 50 Woodland Avenue 

Mr. Michael Stokes, applicant, was sworn in by Chairman Hanson.

Mr. Stokes testified he purchased the home and now is requesting approval to construct a covered front porch, and is seeking relief from the front yard setback requirement. 

Mr. Stokes then submitted a sketch of the proposed porch into evidence.

In response to the Board’s questions regarding windows and electric, Mr. Stokes confirmed that no windows nor electric will be added. The plan is to have a conforming deck that wraps around the side of the house.

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 application, seconded by Mr. Basco.	

VOTE:		Mr. Brand	YES	Mr. Basco 	YES	Mr. Bostard		YES				Mr. Sweeten	YES	Mr. Baker	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.

Mr. Galestok updated the Board to advise the proposed definitions have been approved by the Planning Board and will be submitted to Council for approval and adoption. 

At 6:21 P.M., Mr. Basco made a motion to adjourn, seconded by Mr. Brand. Motion carried.












































Respectfully submitted,


Patrick L. Wood,
Recording Secretary

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