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LOWER TOWNSHIP ZONING BOARD

A regularly scheduled meeting of the Zoning Board of Adjustment was held on April 2, 2026, 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.

MEMBERS PRESENT:	Chairman James Hanson
[bookmark: _Hlk223593816]Joseph P. Baker
Robert Basco, Sr.
Robert Sweeten
Ernest Utsch III
Geoffrey Bostard/Alt I
Roy Abrams, Jr./Alt III

MEMBERS EXCUSED:	Vice Chairman Michael Kennedy
				David F. Brand, Jr.

MEMBERS ABSENT:	Thomas Doherty/Alt II

STAFF PRESENT:		Anthony J. Harvatt, II, Board Solicitor 
William J. Galestok, Board Secretary
Patrick Wood, Recording Secretary
William Cathcart, Board Engineer
Kathryn M. Steiger, Zoning Clerk







CORRESPONDENCE:

· Engineer and Solicitor Handouts: 	N/A

Chairman Hanson read the agenda aloud for the benefit of the public. Chairman Hanson advised that, at the request of the applicant, the following application is continued to the meeting of May 7, 2026:

Hardship variance application for the construction of a new single-family dwelling (SFD) on a lot that is deficient in lot are and lot frontage. Submitted by ARCR Home Builders, LLC for the location known as Block 331, Lot(s) 19+20, 140 Kentucky Avenue 

Mr. Utsch made a motion to approve minutes from the March 5, 2026 meeting, seconded by Mr. Sweeten. Motion carried.

1. Hardship variance application for the construction of additions to an existing residence that would encroach into the front yard setback. Submitted by Mark & Dawn Jones for the location known as Block 281, Lot(s) 1+2, 101 Pinetree Drive 

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

Mr. Gelzunas distributed a revised Site Plan exhibit, showing corrected setbacks, and then summarized the application request.  

	Mr. Mark Jones, applicant, was sworn in by Chairman Hanson. 

[bookmark: _Hlk184895743]Ms. Pamela Fine, was sworn in by Chairman	 Hanson, and provided credentials, which were accepted by the Board.

At the request of Mr. Gelzunas, Ms. Fine explained the following:
The property is a single-family dwelling (SFD) and is located on a corner lot. The proposed construction requires a hardship variance, noting the height is well under maximum requirements on an undersized lot. The proposed is a one story, rear addition, consisting of a family room, primary bedroom, bathroom, and closet, which is in line with the house and continue the 15-foot setback along Rutgers Road. The existing house will remain as is, with the new addition connected by a back door. All remaining setbacks and bulk requirements will comply and under the maximum, including parking. 

After reviewing several choices for the location of the addition, the option for the front of the dwelling worked both aesthetically and is consistent with the neighborhood. Open air, light, and open space are maintained, with no negative impact created, no impairments to the Zoning Plan or ordinances. 

The applicant, Mr. Jones, testified the property has been a secondary residence for vacation purposes over 30 years. Future use may be full time residency after retirement. 

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. Baker made a motion to conditionally approve the hardship variance, seconded by Mr. Sweeten. 
		
VOTE:		Mr. Baker		YES	Mr. Sweeten 	YES	Mr. Bostard 	YES				Mr. Basco		YES	Mr. Utsch	YES	Mr. Abrams	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.

2. Hardship variance application for the construction of a covered front porch that would encroach into the front and side yard setbacks. Submitted by James & Suzanne Malloni for the location known as Block 370, Lot(s) 15+16, 313 Village Road 

Mr. Ronald J. Gelzunas, Jr., Esq., is representing the applicant.

For the benefit of the Board, Mr. Gelzunas provided a summary of the application, explaining the purpose is for a renovation that includes a larger front porch.  

Mr. Paul C. Farnan, AIA, NCARB, Architect, was sworn in by Chairman Hanson, and provided credentials, which were accepted by the Board. 

Mr. James Malloni, applicant, was sworn in by Chairman Hanson. 

At the request of Mr. Gelzunas, Mr. Farnan explained the following:
The dwelling is a single-family “Dutch” inspired design. The proposed renovation is for a new front porch, on an undersized lot, requiring a hardship variance, due to front yard setback.   

In response to Mr. Gelzunas’ questions on setbacks, negative detriments and/or impacts, character of the neighborhood, benefits, Mr. Farnan responded the addition will not exacerbate a side yard setback, will complement the area aesthetically and cause no detriments. The addition will enhance the character, blocking no views, and will maintain open air, light, and space. There are no railings, noting the benefits outweigh the detriments, further noting the encroachment is minor, and is offset by the aesthetic value. 

Mr. Malloni, the applicant, testified he has owned the property for approximately 10 years, with future plans of year-round occupancy of the dwelling. The porch renovation will enable/enhance continued interactions with the neighbors. 

This portion of the meeting was opened to the public. 

Mr. Carl Duerr, resident of 1 Hazelwood Avenue, was sworn in by Chairman Hanson, and provided the following testimony:

· In total agreement with the renovations, the applicants are great neighbors, and the project will be an improvement to the neighborhood.

This portion of the meeting was closed to the public.

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

VOTE:		Mr. Baker		YES	Mr. Sweeten 	YES	Mr. Bostard 	YES				Mr. Basco		YES	Mr. Utsch	YES	Mr. Abrams	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 construction of an addition that would encroach into the front yard setback. Submitted by Keith & Susan Dezii for the location known as Block 494.12, Lot 22, 102 Keyport Road

The following two applicants were sworn in by Chairman Hanson:
· Mr. Keith Dezzi, applicant
· Mrs. Susan Dezii, applicant

Mr. Dezii testified the dwelling is located on a corner lot, noting the dwelling is small, approximately 1100 square feet. Since future plans include relocation as full time residents after retirement, this will provide more living space for that occupancy. Their contractor was supposed to be here, but was unable to attend.  

Mr. Galestok commented that corner lots make it difficult for renovations, due to the setback requirements. This proposal reflects only for a small encroachment.

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.

Chairman Hanson noted the encroachment is de minimis in nature. 

Mr. Sweeten made a motion to conditionally approve the hardship variance, seconded by Mr. Bostard. 
	
VOTE:		Mr. Baker		YES	Mr. Sweeten 	YES	Mr. Bostard 	YES				Mr. Basco		YES	Mr. Utsch	YES	Mr. Abrams	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.

4. [bookmark: _Hlk225756000]Discussion regarding the Board Engineer’s Inspection Review Letter, dated March 30th, 2026, in regards to the previously approved applications: 
a. 878-894 1st Avenue by Wilson Drive Developers, LLC.
b. Shawmount Estates Major Subdivision by DW Lower Cape May, LLC






Mr. Galestok reported the landscaper on Wilson Drive increased the grade by two (2) feet with fill, causing flooding into the neighboring house and street. DeBlasio Engineers notified Wilson Drive Developers multiple times, with no response. Mr. Galestok stated that if this is not rectified, further action by the Township will be necessary, with possible notification to the State and/or court action. No bond was required for this project. Mr. Cathcart noted that this may be in violation of the CAFRA (Coastal Area Facility Review Act) permit. 

Mr. Galestok then advised that Shawmount Estates have moved to fill in the trench, with paving occurring on Wednesday. 

Mr. Cathcart reported the work is mostly completed, according to the plan, with only a few small items and final pavement needed. 

Regarding Fulling Mill Road, Mr. Galestok stated that drainage basins are not working as required, and are filling from the outlet into the basin, rather than draining. The developer’s engineer needs to provide DeBlasio the final grades to review. Mr. Cathcart stated they are unable to do anything without grading, noting an apparent ongoing disagreement between the applicant and owners. 

Mr. Galestok advised there is a bond, which can be pulled if necessary.

In response to  Chairman Hanson’s question, Mr. Galestok confirmed that D. R. Horton is responsible for site improvements.

In conclusion, Mr. Galestok clarified this report is for informational purposes, due to the Board’s approval action, and not an enforcement request. 

At 6:37 P.M., Mr. Utsch made a motion to adjourn, seconded by Mr. Basco. 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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