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LOWER TOWNSHIP PLANNING BOARD

A regularly scheduled meeting of the Lower Township Planning Board was held on January 15, 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
Roland Roy
Marissa McCorkel
				Gunär Arenberg
				Steve Morris
Richard Roach/Alt I
Alyce Parker/Alt II

	MEMBERS EXCUSED:	Frank Sippel
Anthony Vetrano

	MEMBERS ABSENT:	Lindsey Selby
										
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:	January 12, 2026
· List of Board Solicitor Vouchers, dated:	January 13, 2026
· List of Mott McDonald Vouchers, dated:	January 12, 2026

Chairman Rosenberg advised the public this is the Annual Reorganization Meeting, and proceeded with the following resolutions for the year of 2026:

Mr. McDuell made a motion to nominate Mr. Michael Rosenberg as the Board Chairman for the calendar year of 2026, seconded by Mr. Morris. Motion carried.

Mr. Morris made a motion to nominate Mr. Christopher McDuell as the Board Vice-Chairman for the calendar year of 2026, seconded by Mr. Arenberg. Motion carried.

Chairman Rosenberg made a motion to approve of the resolution that would nominate Mr. William J. Galestok, PP, AICP, as the Board Secretary for the calendar year of 2026, seconded by Mr. Roy. Motion carried.

Chairman Rosenberg made a motion to approve of the resolution that would nominate Mr. Patrick Wood as the Board Recording Secretary for the calendar year of 2026, seconded by Mr. Arenberg. Motion carried. 

Ms. Parker made a motion to approve of the resolution that would nominate Mr. Avery Teitler, Esq., as the Board Solicitor for the calendar year of 2026, seconded by Mr. Morris.  Motion carried.

Mr. McDuell made a motion to approve of the resolution that would nominate DeBlasio &
Associates, PC as the Board Engineer for the calendar year of 2026, seconded by Mr. McDuell. Motion carried.

Chairman Rosenberg made motion to nominate Mr. McDuell, Mr. Morris, and himself as members of the minor subdivision committee and Mrs. Selby and Mr. Vetrano as alternate members for the calendar year of 2026. Seconded by Mr. Roy. Motion carried.

    	Mr. McDuell made a motion to approve of the schedule of Board meetings and dates for the calendar year of 2026, seconded by Mr. Roy. Motion carried.

    	Mr. Teitler read the agenda aloud for the benefit of the public. Mr. Teitler then 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 Rosenberg welcomed Mr. Richard Roach as the newest member of the Planning Board.

1. Extension for a previously approved Minor Subdivision application submitted by Edward & Suzanne Wuerker for the property known as Block 146, Lot(s) 1-4, 160 Pennsylvania Avenue 

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

Mr. Gelzunas provided a recap of the application and explained the original approval was in 2024. Due to a tenant relocation, a whole year had lapsed, requiring another extension. There are no changes to the plan, or to the neighborhood, summarizing there are no reasons to decline the request.   

In response to Mr. Teitler’s question, Mr. Gelzunas advised that a six (6) month to one (1) year extension would be acceptable. Mr. Teitler recommended a new extension date of December 31, 2026.

Mr. Roy made a motion to approve the extension, seconded by Mr. Morris.  

VOTE:		Mr. McDuell	YES	Mr. Morris		YES	Ms. Parker	YES
		Mr. Arenberg	YES	Mr. Roy		YES	Ms. McCorkel	YES	
		Mr. Roach	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. Variance relief requested for encroachment into the front yard setback, and minimum distance between accessory structures. Submitted by Dolores and Albert Turse for the location known as Block 416, Lot 3, 161 Fishing Creek

Mr. Anthony P. Monzo, Esq., is representing the applicant.

		Mr. Monzo submitted photographs of the property into evidence, explaining the cause of one of the variances is due to an existing accessory structure encroaching into the minimum distance requirement between buildings. The existing home and all structure will meet all bulk requirements. No variances are being exacerbated, noting that due to the subdivision, relief is required.

		The applicant, Ms. Dolores Turse, was sworn in by Chairman Rosenberg.

		Ms. Turse provided the following testimony:
		The property was purchased approximately eight (8) years ago. A shed and pavilion are preexisting structures that was added by the second homeowner. Ms. Turse noted the pavilion was originally a produce stand on the property. Since the pavilion dates, circa 1920, with the shed in the 1930s-1940s, the intent is to leave these buildings where they are currently situated. Plans may include renovation and beautification of the structures, however; if necessary, these structures can be removed. There is no intent to construct on the subdivided lot, as funds received from the sale of the property would be directed for renovation of the cottage. The mature trees will remain.

		In response to questions from the Board regarding whether the structures are permanent, Ms. Turse stated the shed sits on an old cement base, but has no anchoring’s to the foundation.  

		Mr. Galestok stated that, per 40:55D-68, it may be possible to obtain a Certificate of Non-Conforming Use.

		Mr. Cathcart apologized for the lateness of the report, stating that testimony has been provided to address issues, and advised that revisions can be sent to the office, prior to the mylar printings. 

		Mr. Monzo thanked the Board for their time and wished all a Happy New Year.

Mr. Morris made a motion to conditionally approve the minor subdivision and hardship variance, seconded by Mr. McDuell.  

VOTE:		Mr. McDuell	YES	Mr. Morris		YES	Ms. Parker	YES
		Mr. Arenberg	YES	Mr. Roy		YES	Ms. McCorkel	YES	
		Mr. Roach	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 application for the construction and reconstruction of metal storage buildings. Submitted by Wiftek, LLC for the location known as Block 820, Lot 8.01, 1011 Ocean Drive

Mrs. Erika Lezama-Simonson, Esq., is representing the applicant.

Mrs. Lezama-Simonson explained the proposal is to construct a metal storage unit on the adjacent concrete loading dock. A typographical error on the plan, stating 25 feet, is actually 100 feet. The unit will be used for storage and boat repair, with no impact any pedestrian traffic, lighting, or landscaping. The proposed building will not exceed 25% of the principal structure. 

Ms. Cynthia S. Chemerys, PE, PP, was sworn in by Chairman Rosenberg, and provided credentials, which were accepted by the Board.

Ms. Chemerys testified the existing buildings have a bit of cross-hatching, rehab the structure to essentially the same footprint. The structures exist over the water, but will be rebuilt on an upland area. The de minimis impact is less than 10% of the area. 

In response to the Board’s question on whether any NJDEP (New Jersey Department of Environmental Protection) and/or CAFRA (Coastal Area Facility Review Act) approvals are necessary, Ms. Chemerys replies this is permitted by rule, with UCC (Uniform Construction Code) rules being followed. 

The Board inquired if further development is intended. 

Mr. Wayne Reichle, principal member of Wiftek LLC, was sworn in by Chairman Rosenberg.

In response to the Board’s question, Mr. Reichle testified that minor improvements will be completed. Any major improvements must come back before the Board.

Mr. McDuell made a motion to approve the minor site plan waiver, seconded by Mr. Roach.  



VOTE:		Mr. McDuell	YES	Mr. Morris		YES	Ms. Parker	YES
		Mr. Arenberg	YES	Mr. Roy		YES	Ms. McCorkel	YES	
		Mr. Roach	YES	Chairman Rosenberg	YES

	 			Motion approved.

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

Mr. Roy made a motion to approve the Minutes from the meeting of December 11, 2025, seconded by Mr. Roach. Motion carried.

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

Mr. Roy made a motion to approve the Mott McDonald vouchers, seconded by Mr. Arenberg. Motion carried.

Ms. McCorkel made a motion to approve the Board Engineer vouchers, seconded by chairman Rosenberg. Motion carried.

Ms. McCorkel made a motion to approve the Resolutions from the meeting of December 11, 2025, seconded by Mr. McDuell. Motion carried.

4. Discussion regarding a pattern recognized by Zoning Board of Adjustment from the Annual Variance Report.
   
Mr. Galestok advised that review of the annual Variance Report is required and reported that, based on data analysis, frontage, width, and area represented the largest percentages of application requests for 2025, noting that the Board has done a good job. All requests were related to minor sub divisions of undersized lots.

Mr. Galestok continued and stated the Board should consider negative criteria – e.g.: lack of parking, number of similar lots in the area, etc. Prior to 2006, minor subdivisions were denied twice, then overturned, with decisions stating that so long as there are no detriments to the public good, there should be no reason for denial. 

In response to a question regarding deed restrictions for smaller houses, Mr. Galestok advised that would require an ordinance change.

Mr. Galestok concurred with Mr. Teitler’s suggestion to consider reducing lot size to a “hardline” size of 50 x 100.

Mr. Galestok preference is to avoid a subset of the Mainland Residential (R-3) Zone, since there is no need to stimulate development, as it is already happening.

Chairman Rosenberg noted the original 30-foot lots were known as “Millman” lots, with no vehicles, commenting that times have changed. 

Ms. Parker inquired about involvement with affordable housing. Mr. Galestok replied that no ordinance has been created. Attempts to make iterations for a COAH plan have occurred, with another one in progress. Affordable rentals vs purchases are preferable, since a deed restriction time period of 30 years is required.  

At 6:46 P.M., Mr. Morris made a motion to adjourn the meeting, seconded by Mr. McDuell.
Motion carried.




































Respectfully submitted,



Patrick Wood,
Recording Secretary

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