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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 February 19 , 2026, the Lower Township Municipal Building. The meeting was called to order at 6:00 P.M. by Chairman Michael Rosenberg. 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
					Vice Chairman Chris McDuell
				Gunär Arenberg
				Steve Morris
Lindsey Selby
Anthony Vetrano
Richard Roach/Alt I
Alyce Parker/Alt II

	MEMBERS EXCUSED:	Marissa McCorkel

	MEMBERS ABSENT:	Mayor Frank Sippel
					Councilman Roland Roy

STAFF PRESENT:		Avery S. Teitler, Board Solicitor
William J. Galestok, Board Secretary
Patrick L. Wood, Recording Secretary
William Cathcart, Board Engineer 

STAFF EXCUSED:		Kathryn M. Steiger, Planning Clerk

	




CORRESPONDENCE:
Handouts:
· List of Board Engineer Vouchers, dated February 17, 2026
· List of Board Solicitor Vouchers, dated February 19, 2026

Chairman Rosenberg read the agenda aloud for the benefit of the public and 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.

1. Minor site plan waiver application for the construction of a 50 x 28 (1400 sq ft.) outdoor workout area. Submitted by GP Fitness for the location known as Block 741.01, Lot 28.01, 3845 Bayshore Road, Units 14-19 

At 6:02 P.M., Mr. Galestok recused himself from this portion of the meeting due to being in conflict.

Mr. Kristopher J. Facenda, Esq., is representing the applicant. 

Mr. Facenda explained that they were before the Board to cover and establish an existing outdoor work out area.

Mr. Matthew Hender, Engineer, was sworn in by Chairman Rosenberg.
	
Mr. Hender attested that the subject workout area has been around since the COVID-19 Pandemic and were allowed to use rubber matts as an impromptu outdoor area. Mr. Hender stated that the application is to establish the area as a permanent fixture and fence in with a covering. Mr. Hender testified that the application involves no increase in coverage, no effect on parking, and no setback variance are required for working within the existing footprint.

The Board inquired if the area in question is part of the applicant’s lease agreement. Mr. Facenda stated that it was and the proposal were given the consent of the landlord.

The Board inquired into the two (2) existing bollards for the site. Mr. Hender stated that the bollards exist to protect an existing electrical standard, but curbing and landscaping buffering is proposed to soften the outside appearance and make the area safer.

From the consensus of the Board, Mr. Teitler establishes a condition of approval that this outdoor area be for gym purposes only. Mr. Facenda agrees and accepts the condition.

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. Arenberg made a motion to conditionally approve the minor site plan waiver application, seconded by Mrs. Selby.  

VOTE:		Mr. McDuell		YES	Mr. Morris		YES	Mr. Vetrano	YES
		Mr. Arenberg		YES	Mrs. Selby		YES	Mr. Roach	YES
		Ms. Parker		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 site plan waiver application for the construction of second floor deck, submitted by Port Marina, Inc. for the location known as Block 822.03, Lot 8, 954 Ocean Drive 

At 6:10 P.M., Mr. Galestok returns to the meeting.

Mr. Robert J. Casella, Esq., is representing the applicant. 

[bookmark: _Hlk176874078]Mr. Arthur SanFilippo, Architect, NCARB, LEED AP, was sworn in by Chairman Rosenberg, and provided credentials, which were accepted by the Board.

Mr. SanFilippo reported the property is currently operating as a marina, with boat slips, and restaurant, offering indoor/outdoor seating. The purpose for the application is to obtain approval for a second (2nd) floor deck to the building and vestibule, which will be situated over the existing structure. There will be no expansion to the footprint of the existing building. 

Mr. SanFilippo advised in 2018, a Site Plan approval was obtained by MV Engineering for 221 parking spaces, with relief granted by the Board for another seven (7) additional spaces. Mr. Wood recommended reduction to the parking spaces to be within compliance, otherwise, a request for variance relief would be necessary. 21 seats removed from the occupancy count, making a total of 310 remaining. 

In response to the Board’s question on whether more parking spaces would be lost, Mr. SanFilippo advised this request, as presented, will bring the property into compliance. 

Questions, responses, and discussions relating to parking occurred, as follows:
The Board inquired about shared parking with the adjacent restaurant. Mr. SanFilippo stated no. Mr. Teitler informed the Board the previous owner had litigation regarding parking, which included signage. 

Mr. Galestok reported numerous efforts have been made for delineation of the parking areas, but the nature of a clamshell parking lot is just too difficult, noting that there have been no issues about parking. 

Regarding the Board’s questions on ADA (Americans with Disabilities Act) compliance, Mr. SanFilippo advised ramps are to the first (1st) floor and no elevators. Mr. Galestok reported concrete handicap parking spaces exist. 

Mr. Teitler advised the Board that parking between the restaurant and marina was resolved after years and years of litigation. Regarding dedicated parking spaces for the marina, Mr. SanFilippo testified that 110 spaces are required and confirmed that the marina and restaurant have the same owner. 

	Concluding this discussion, Mr. Galestok the research of prior approvals and reflect approval for 221 parking spaces, which is the same being proposed for this application, and is to the applicant’s advantage to become more compliant, rather than less compliant. 

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. Casella and Mr. SanFilippo thanked the Board for their time and consideration. 

In response to Mr. Teitler’s question on the deck’s dimensions, Mr. SanFilippo confirmed
it is a 12-foot wide, “L” shaped deck.  

Mr. Morris made a motion to approve minor site plan waiver, seconded by Mr. Vetrano.  

VOTE:		Mr. McDuell		YES	Mr. Morris		YES	Mr. Vetrano	YES
		Mr. Arenberg		YES	Mrs. Selby		YES	Mr. Roach	YES
		Ms. Parker		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 subdivision and hardship variance application for the creation of two (2) new lots. Variance relief requested for lot area, lot depth, 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 

Mr. Cory J. Gilman, Esq., is representing the applicant.

Mr. Gilman explained the purpose of the application is taking six (6) tax lots and creating two (2) new lots. The existing single-family dwelling will remain, with variance needed for area, depth, and rear yard. A new home will be constructed on the other newly created lot, which will comply. 

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

Mr. Kates explained the site is directly across from the park and basketball courts. The property has been vacant and has fallen into disrepair. Mr. Kates restated Mr. Gilman’s testimony to retain and renovate the existing home, and construct a single-family dwelling (SFD) on the new lot, further noting the existing shed will be removed that eliminates any variance relief. 

Mr. Kates then submitted into evidence a color coasted tax map and explained the colored lots on the above-mentioned evidence are those lots that do not meet current standards. There are 60 lots that are undersized for 7500 square foot required area, or approximately 60%. The application being presented is requesting relief for lot area and depth for both proposed lots, and rear yard for the lot where the existing dwelling is located. Insufficient depth is what causes the issue regarding depth and area. 

Mr. Kates summarized there are no detriments to the public good, nor any negative effect to the Zoning Plan or Zoning Ordinances. The proposal promotes a desirable visual environment, establishment of appropriate population densities. A C-2 variance could be granted in addition to the C-1. The existing trees will be trimmed and fix the natural buffer. 

In response to questions from the Board regarding parking, Mr. Kates advised three (3) spaces for the existing home will remain and will be compliant for the new home, as per RSIS (Residential Site Improvement Standards).


Mr. Teitler stated that a condition of approval will be established that the new home will be designed to comply with RSIS Standards.  

Mr. Gilman clarified to the Board that the existing dwelling is only being renovated, no further additions/expansions are planned. If so, this will be represented to the Board.

Mr. Cathcart report most items were answered. Two (2) of the variances are nor existing non-conformities, where the only way to rectify is to demolish, and the plan is to renovate. 

This portion of the meeting was opened to the public. 

The following members of the public were sworn in individually by Chairman Rosenberg:

Mr. Robert J. Sommers, resident of 228 East Atlantic Avenue. Mr. Sommers stated he resides directly behind the subject property and that overhanding trees are an issue; the property is in disrepair and has deteriorated over 25 years. This is a sad situation, especially since the location is across from the Clem Mulligan Playground. Mr. Sommers confirmed speaking with a member of the LLC, Dan Bowersock, and informed Mr. Bowersock that his (Mr. Sommers) stove could be supplemented with wood from the removed trees. 

As a condition of the approval, Mr. Galestok inquired whether Mr. Sommers wanted the Board require removal of the trees? Mr. Sommers confirmed yes. 

Mr. Teitler stated that a condition of approval will be established that the removal of trees from the site will be required. 

Ms. Maria Hettenbach, resident of 218 E. Atlantic Avenue. Ms. Hettenbach testified she resides directly behind the subject property and stated that the main concern are the trees. Ms. Hettenbach commented that a six (6) foot privacy fence would be nice, concluding there is no issue with a two (2) story home. 

This portion of the meeting was closed to the public.

Mr. Teitler asked Mr. Gilman whether adding a six (6) foot fence would present any issue. Mr. Gilman stated that would be acceptable. Mr. Teitler stated that the six (6) foot fence will be required as a condition of approval.

Mr. Gilman advised that the property has been unoccupied for years, in response to the Board’s question. The Board noted is appears the house is wide open and unlivable.
 
Mrs. Selby made a motion to conditionally approve the minor subdivision and hardship variance application, seconded by Mr. McDuell.  

VOTE:		Mr. McDuell		YES	Mr. Morris		YES	Mr. Vetrano	YES
		Mr. Arenberg		YES	Mrs. Selby		YES	Mr. Roach	YES
		Ms. Parker		YES	Chairman Rosenberg	YES

	 			Motion approved.

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


4. Discussion of the NJDEP (New Jersey Department of Environmental Protection) REAL (Resilient Environments and Landscapes) rules and their impact on home building heights.

The Board held the following discussion regarding recent NJDEP changes, effecting an increase into flood levels. 

The impact to prevent constant variance relief is needed. These changes are causing much confusion, due to how it is worded by the State. It was noted that the City of Cape May recently increased the building maximum height requirement to accommodate for these changes. 

Mr. Galestok reported that the height increase would only be for existing strictures that have to be raised to meet the new requirements.  

Mr. Morris made a motion to approve the Minutes from the meeting of January 15, 2026, seconded by Mr. Vetrano. Motion carried.

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

Mr. Roach made a motion to approve the Board Solicitor vouchers, seconded by Mr. Arenberg. Motion carried

Mrs. Selby made a motion to approve the Resolutions from the meeting of January 15, 2026, seconded by Mr. McDuell. Motion carried.

At 6:59 P.M., Ms. Parker made a motion to adjourn the meeting, seconded by Mr. Vetrano.
Motion carried.











Respectfully submitted,



Patrick Wood,
Recording Secretary

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