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LOWER TOWNSHIP ZONING BOARD

A regularly scheduled meeting of the Zoning Board of Adjustment was held on July 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
				Vice Chairman Michael Kennedy
[bookmark: _Hlk223593816]Joseph P. Baker
Robert Basco, Sr.	
David F. Brand, Jr.
Robert Sweeten
Ernest Utsch III
Geoffrey Bostard/Alt I	- Arrived 6:04 P.M.

MEMBERS EXCUSED:	Roy Abrams, Jr./Alt III

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:
Handouts:
· List of Board Engineer Vouchers, dated June 30, 2026
· List of Board Solicitor Vouchers, dated June 30, 2026

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

At the request of Mr. Galestok, Mr. Wood then read, and presented, the two Proclamations summarized below, to recognize the following Board Members for years of service:
· Mr. David Brand:
30 years of service to Lower Township that include membership on the Township Council, Planning Board, and Zoning Board of Adjustment.
· Mr. Ernest Utsch:
More than 30 years as a Board Member on the Zoning Board of Adjustment.

Mr. Brand made a motion to approve minutes from the meeting of June 4, 2026, seconded by Mr. Kennedy. Motion carried.

Mr. Kennedy 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. Brand.  Motion carried.

Mr. Brand made a motion to approve all other resolutions from the meeting of June 4, 2026, seconded by Mr. Kennedy. Motion carried.

At 6:04 P.M., Mr. Bostard joined the meeting. 

1. Certificate of non-conforming use application for the certification of a non-conforming triplex. Submitted by CMEH Seashore, LLC for the location known as Block 752.01, Lot(s) 10.01+10.01 QFARM, 1036 Seashore Road 

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

Mr. Monzo described the location of the property and existing structure, which was purchased by the applicant approximately one (1) year ago, as a three-unit dwelling. The purpose of the application is to obtain a Certificate of Non-Conforming Use, due to the long-established existence of the three (3) units. This property was formerly owned by the McPherson Family for many years. 

Mr. Charles McPherson, previous owner of the subject property, was sworn in by Chairman Hanson. 

At the request of Mr. Galestok, Mr. Wood read a statement by Mr. McPherson, providing the historic details of the property, number of units, occupancies, and rentals that include United States Coast Guard (USCG) families. Upon conclusion, Mr. McPherson affirmed the accuracy of the statement. 

Board members who have long-resided in Lower Township also concurred that, based on their knowledge, the structure has always been a three-unit building. 

This portion of the meeting was opened to the public. 
The following members of the public were individually sworn in by Chairman Hanson, and provided the following testimony:

Mr. Anthony J. Beningo, resident of 23 Strawberry Lane:
His property directly connects to the Taylor Farm. If passed, how many occupants can reside?
Mr. Harvatt clarified this application is to obtain Certification of Non-Conforming Use, not a variance, explaining this structure has existed as a three-unit building, circa 1960. Mr. Beningo again questioned how many people can occupy the building, noting his observation the building is used to house workers of the owner and expressed concern over the number of occupants. 

The Board advised Mr. Beningo to contact the Bureau of Fire Safety regarding the number of occupants, since this is out of the jurisdiction of the Zoning Board of Adjustment. If there are other questions, the Zoning Office may be contacted for assistance/direction. 

Ms. Joan Brown, an approximate 12-year resident at 17 Strawberry Lane
Her property is adjacent to the subject property, thanked the Board for this opportunity, and wishes to continue as a good neighbor. She shares similar concerns previously expressed on number of occupants and use, who is responsible for monitoring the property, guarantees on future use and additions, why was a large septic system installed, are future party events planned, and noise levels. 

The Board recommended that Ms. Brown contact the County Health Department regarding the new septic system for further information. 

This portion of the meeting was closed to the public.

In response to the public comments about the new septic system and/or future additions or use, Mr. Monzo advised:
· The County was the source for requiring the new system, which had to meet all new standards
· Any future additions or use require a new application, review, and decision by the Board 

		Mr. Brand	made a motion to approve the Certification of Non-Conforming Use, seconded by Mr. Kennedy.	

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

After the motion, Mr. Monzo extended his good wishes to Mr. Brand and Mr. Utsch on their milestones.  

2. Hardship variance application for the construction of a 3-Season Room that would encroach into the rear yard setback. Submitted by William & Denise Wills for the location known as Block 723, Lot 5, Qualifier C-A, 225 E. South Station Avenue 

Chairman Hanson individually swore in the following applicants:
· Mr. William Wills
· Mrs. Denise Wills
Mr. Wills explained the purpose of the application is to add living space to the rear of the dwelling that will require a setback variance. 

In response to the Board’s questions regarding year-round use and location of the addition, Mr. Wills testified:
· Installation of heat has not been decided, as yet
· The three-sided, roofed addition will be the same size & location of the existing deck
· The property has never been rented and is strictly used as a family residence
· This addition provides for more living space to accommodate for expanding family 

Due to the approximate 1500 square footage size of the units, Mr. Galestok advised that multiple applications, for this same reason, have been received.  

Mr. Wills summarized that, based on his communications with the surrounding neighbors, there are no objections to the application, further validated by no public in attendance to voice opposition. 

There was a brief discussion between the Board and Mr. Wills on dimensions of the unit, lot size, and duplex situation.

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, seconded by Mr. Sweeten.	

	VOTE:	Mr. Kennedy		YES	Mr. Basco	YES	Mr. Sweeten	YES
Mr. Baker		YES	Mr. Brand	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. Hardship variance application for the construction of an addition that would encroach into the front yard setback. Submitted by Robert Young for the location known as Block 702, Lot 11, Qualifier C-002, 108 E. Richmond Avenue 

Mr. Robert Young, applicant, was sworn in by Chairman Hanson.

Mr. Young testified the purpose of the application is to add a bath and walk-in shower, that will be approximately 10 square feet in size. 

The Board had no further questions.

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, seconded by Mr. Utsch.	

	VOTE:	Mr. Kennedy		YES	Mr. Basco	YES	Mr. Sweeten	YES
Mr. Baker		YES	Mr. Brand	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. Hardship variance application for the construction of covered decks that would encroach into the front yard setback. Submitted by James J. Leyden, Jr. for the location known as Block 136, Lot(s) 63+64, 101 W. Bates Avenue 

Chairman Hanson individually swore in the following applicants:
· Mr. James J. Leyden, Jr.
· Mrs. Beatrice Leyden

Mr. Leyden stated the purpose of the application is for a 20 x 12 side deck, with a runway, and a covered, screened-in, three season room. 

In response to the Board’s question on elevation, Mr. Leyden confirmed the walkway will be level with the steps. 

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. Kennedy.	

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

5. Hardship variance application for the construction of a new 2-story detached garage that would exceed in height that of the principal structure. Submitted by Joseph M. & Donna M. Schneider for the location known as Block 682, Lot 1, 1006 Rose Hill Parkway 

Chairman Hanson individually swore in the following applicants:
· Mr. Joseph M. Schneider
· Mrs. Donna M. Schneider



Mr. Schneider attested to a long history of seasonal residency in Lower Township, starting from his childhood with his grandfather, who lived across the street. Approximately seven (7) years ago, the subject property was purchased as a secondary residence, with no intent to rent. The lot size is not a perfect rectangle. 

The purpose of the application is to replace the existing garage and attached shed, with a new, two-car, two-story garage. The height of the proposed garage will be 24 feet, exceeding the 15.3-foot height of the existing principal dwelling. All other setback and bulk requirements are in compliance, including lot coverage. 

The second floor of the new garage will be used for storage, and a crafts/workout space for Mrs. Schneider. There will be no living space. 

In response to the Board’s questions regarding utilities, Mr. Schneider stated that electric will be installed, however, no gas or water is planned. This space will be “unfinished.”

Mr. and Mrs. Schneider confirmed the following:
· Confirmation the principal dwelling is a single-story structure
· The new second story area is for workout equipment and/or crafting
· Not interested in adding a second floor to the house for more space
· Occupancy is typically on weekends, not year round

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, seconded by Mr. Baker.	

	VOTE:	Mr. Kennedy		YES	Mr. Basco	ABSTAIN	
			Mr. Sweeten		YES	Mr. Baker	YES	
			Mr. Brand		YES	Mr. Utsch 	ABSTAIN
		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.

At 6:32 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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