
 
 
 
 TOWNSHIP OF DENNIS 
 PLANNING BOARD 
 571 Petersburg Road 
 Dennisville, NJ   08214 
 (609) 861-9705 
 
 JULY 26, 2012 
 
 MINUTES 
 
 

This meeting was published in accordance with the "Open Public Meetings Act".  Notice of 
this meeting was published in an annual meeting notice in the Cape May County Herald and posted 
in Township Hall. 
 

The meeting was called to order by Chairman Stevens.  The following members were 
present:  Mr. Stevens, Mr. McManus; Mr. Watson, Mr. Daniels, and Ms. Morgan.  Mr. Germanio 
and Mr. Pettit arrived a few minutes after the meeting began.  Also present were Frank Corrado, 
Esquire, Board Solicitor; Andrew Previti, Board Engineer; and John Gibson, Township Engineer. 
 

Mr. Previti was sworn in by Mr. Corrado. 
 

Mr. Stevens called the meeting to order.  
 

Mr. Corrado advised that a quorum was present.  Mr. Stevens indicated that Ms. 

Baldwin, Mr. Teefy, and Mr. Burian will not be present this evening. 
 
 
APPLICATIONS:  
 
OCEAN FOOD AND FUELS, LLC - Block 64, Lots 20 and 21.01:
 

Located in a Historic Commercial (HC) Zone on Route 47 in Dennisville.  Applicant seeking 
a site plan waiver, as well as a use variance, to convert an existing 1,378 square foot Unit C from a 
previously approved office use to a take-out ice cream parlor. 
 

Mr. Stevens advised that the applicant has requested this matter be continued to the Boards 
August 23, 2012 meeting.  Mr. Corrado indicated that no one present, but an announcement should 
be made that the application has been continued to August 23, 2012 and no new notice is required.   

Mr. Corrado also wants the record to reflect that Mr. Germanio and Mr. Pettit have just 



arrived. 
 
Other Business:
 
 
Correspondence:   None. 
 
 
Board Discussion: 
 

Amendments to Pinelands Comprehensive Management Plan/Master Plan Re-
examination/State Plan Endorsement. 
 

Mr. Stevens asked if there were any updates. 
 

Mr. Previti indicated that he has not been authorized to proceed yet, and he understands that 
the Township is still in negotiations with the State. 
 

Mr. Gibson indicated that in order to make 2 units per acre work, we have to use language of 
"hamlet" or "village".  He said that basically it is just terminology and doesn't hurt the land and he 
doesn't believe it will be a disappointment property owners.  He said it becomes a problem because 
the Township Committee has financial difficulties and has made lay-offs, etc.  His job is to make it 
work financially and it will be his recommendation to "fish or cut bait" and get it done.  He hopes to 
be ready soon and then it will take Maser approximately 6 weeks from that point.  He wants to try to 
get it done by the Township Committee's first meeting in August.  If this can be done, a public 
hearing could be scheduled for September.  He suggests that the hearing coincide with the Board's 
meeting so that the Board's Engineer can handle the matter and reduce the cost. 
 

Mr. Watson asked for a clarification on language changes.  Mr. Gibson described the terms 
"hamlet" and "village".  He also said that a number of people who work and live in an area, as well 
as two other categories, determine if an area is designated as a hamlet or a village, with a hamlet 
being larger. 
 

There followed a discussion between Mr. Watson and Mr. Gibson as to hamlets and villages. 
 

Mr. Gibson advised that if the issue can't be resolved, all will be called villages.  Mr. Stevens 
advised that we want villages, not hamlets. 
 

Mr. Gibson continued by saying a hamlet is a less intense use and smaller than a village.  The 
Planning Commission gets the final say.  The recommendation tonight is to authorize Maser to do 
the extra work, based on a minimum amount of work and spend as little as possible, and the Cape 
May County Water Study has requested a grant and if that is approved, they think they can throw 
some manpower in. 
 

Mr. Stevens asked that if Clermont becomes a village, where will we be.  Mr. Gibson 
indicated that in going from 3 units to 2 units per acre, puts it as a hamlet. 
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Mr. Previti said that he understands the confusion of the Planning Board, and that areas were 

called villages prior to this and nothing was said and they are less dense than Clermont.  He also 
indicated that everything in the 2010 Plan was acceptable. 
 

Mr. Gibson advised that nothing will be lost.  Town Centers will remain intact, and people 
won't care if an area is called a village or a hamlet.  Mr. Previti advised that impervious coverage is 
less in a hamlet - 50% will be permitted.  Mr. Gibson added that impervious coverage is only 10% 
now. 
 

Mr. Corrado said that it seems to him that the Master Plan can be adopted referring to all 
areas as villages and if the State finds issue with that, then an amendment can be made at a later 
date. 
 

Mr. Watson said that as long as Clermont remains a village we should be OK. 
 

Mr. Stevens said that as far as he is concerned they are villages.  The Plan is satisfactory to 
the public and many meetings and hours have been put into it.  It has been thought about for years 
and he wants to protect the people.  He said he has talked with the people and they were happy with 
this.  He also said he has never been through a more detailed process in his life and isn't looking for 
any changes.  Mr. Stevens then polled the Board. 
 

Mr. Pettit said that he feels he doesn't have enough knowledge at this point. 
 

Mr. Germanio agrees that the Plan should be put through as is and if they want changes deal 
with it later. 
 

Ms. Morgan feels it is a good Plan and she is for it. 
 

Mr. Watson advised that he was good with it. 
 

Mr.  Daniels also agrees, and feels that the arguments from State don't make any sense.  He 
feels that the Board should stand its ground. 
 

Mr. McManus said he doesn't think anything should be changed and it should stay as is. 
 

Mr. Stevens then thanked Mr. Gibson for the work he's done, also thanked Mr. Previti for the 
wonderful work he has done for the Board. 
 
 
Miscellaneous:
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Mr.  Previti advised that there are two (2) applications pending, both appear to be zoning 
matters and those members who can't participate should be notified.  Also the Board needs to decide 
if a work session is needed.  It was decided to have a work session. 
 

Mr. Corrado advised that Mr. Glembocki and Mr. Teefy cannot sit on zoning matter 
involving D variances. 
 

Mr. Stevens said that he thinks it would be a good idea for the new members to attend and sit 
in on work sessions as a learning process. 
 

Mr. Corrado advised that work sessions are no more than three (3) members of the Board 
meeting informally with the applicants, they review information and discussion potential problems 
so that the applicant is aware of important issues and can work on resolving them before a meeting 
of the full Board. 
 

Mr. Stevens said that it's good for the new members to learn as they will, hopefully, be here 
for a long time and they can get a feel for the people of the town and what they want and don't want 
and what is best for the town. 
 

Mr. Gibson asked if there will be a hearing at regular meeting in September.  Mr. Stevens 
said that is the goal that is being set. 
 

Mr. Gibson then brought up the subject of Keith Larson, who has been before this Board and 
the prior Township Committee, and wants to subdivide 5 acres of his meadow and become a 5 acre 
marina.  Mr. Stevens indicated that he (Larson) came before this Board without an attorney, and if 
he wants to come in for the 5 acres, the Board will listen, but if he wants to take wetlands then he 
can forget about it. 
 

Mr. Corrado advised that he was uncomfortable speaking about this, and he thinks that 
talking about an application in this manner is really dangerous.  If Mr. Larson wants to make an 
application, then the Board will discuss and consider same. 
 

Mr. Stevens added that he doesn't want any conversation about any case unless it comes 
before the Board , and he doesn't do politics. 
 

Mr. McManus asked that if new members come to a work session would there be too many 
members and a quorum formed.  Mr. Corrado said no, they can sit in the audience without 
participating. 
 
 
Resolutions:   None. 
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Minutes:

 

A motion was made by Ms. Morgan, seconded by Mr. Watson and carried by all voting 

members to approve the minutes of the June 28, 2012 meeting. 

 

 

Bills:

 

A motion was made by Mr. Watson, seconded by Mr. McManus and unanimously 

carried to pay all outstanding bills. 

 

 
There being no further business to come before the Board, a motion to adjourn was made, 

seconded and unanimously carried to adjourn meeting. 
 

Meeting adjourned at 7:47 p.m. 
 
 
 

Carla A. Coffey                        

Carla A. Coffey, Secretary 

Dennis Township Planning Board 
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