
 

 

 

 TOWNSHIP OF DENNIS 

 CONSOLIDATED LAND USE BOARD 

 571 Petersburg Road 

 Dennisville, NJ   08214 

 (609) 861-9705 

 

 MARCH 7, 2013 

 

 WORK SESSION - NOTES 

 

 

 

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 Mr. Butto.  The following members were present:  Mr. 

Watson, Mr. Germanio, and Mr. Butto.  Also present were Jon Batastini, Esquire, Board Solicitor; 

and Carl Gaskill, Board Engineer, and Michael Fralinger, Jr., Assistant Board Engineer. 
 

Mr. Butto and Mr. Watson had an off-record discussion regarding procedure. 
 

Mr. Butto advised that the first matter this evening is the Walters application. 
 
 
APPLICATION TO BE REVIEWED FOR COMPLETENESS: 

 

 

WALTERS, WILLIAM AND RONALD - Block 224, Lot 74.03: 

 

Located on Woodbine-Ocean View Road in the B (Business) District.  Applicant seeking a 

use variance to operate a 8,220 square foot gym and fitness facility out of a previously approved 

15,000 square foot building. 

 

 ~ James Pickering, Esquire - attorney for applicants.  Existing site, fully developed on Route 
550.  Currently developed with 2 buildings of 15,000 square feet each.  One building is fully 
occupied.  Other building was used by Dock Connection and building is now empty.  Applicant 



has tentative agreement to put a gym in that building.  Proposed to use a little more than half 
of the building on the west side.  A lot of Dennis Township people use the gym at its present 
location.  Sports related uses currently exist on site.  Nice compliment to what is there and 
better use than permitted uses.  No changes to site plan are requested.  Just asking for a use 
variance. 
 ~ Germanio - what is use now? 
 
 ~ Pickering - a commercial building the Business Zone.  Business Zone is more for light 
manufacturing, warehouse, contractor's yards, and that type of thing. 
 
 ~ Pickering - only 2 buildings on site.  Refer to site plan and describe what is on this site 
and surrounding area.  One building has a gymnastic studio in the front; in the back is an 
indoor soccer and baseball area.  The other building, which is the subject of this application, is 
currently empty.  Proposed gym would be in portion of the vacant building.  Applicants will be 
leasing to Miracle Fitness. 
 
 ~ Batastini - read permitted uses for area.  A gym is not listed as a permitted use and that 
is why the applicant is here. 
 
 ~ Pickering - only here because of the use.  Whenever a non-permitted use is put on the 
site or portion of the site, required to come for a variance. 
 
 ~ Germanio - doesn't see why a commercial use has to come back and get a use variance 
each time. 
 
 ~ Gaskill - suggest that applicant have some type of exhibit showing the "as built" property 
either by an aerial photo, other photos, etc.  Also would like testimony as to the parking and 
intensity of use and if enough parking spaces. 
 
 ~ Pickering - most use will be nights and weekends. 
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 ~ Gaskill - nothing else to add, deems complete to be on 3/28 agenda. 
 
 ~ Pickering - will also have Ocean Food and Fuel application on 3/28. 
 
 ~ Butto - hopes there will be enough members present at the 3/28 meeting; and advised 
that 2 more alternates will be appointed by then. 
 
 

BONJORNO, JOSEPH, JR.  - Block 237, Lot 20: 
 

Located on Route 9 in Ocean View in a R-3 (Moderate Density Residential) Zoning 
District.  Applicant seeking variances for a 15 foot side yard accessory setback and a 10 foot 
from wetlands buffer, whereas 35 feet is required, in order to construct a 768 square foot 
garage on an existing lot containing a single family dwelling.   
 

 ~ Matthew Hender from Engineering Design Associates - prepared plan.  Applicant wants to 
construct a garage, flag lot off of Route 9 near Upper Township border.  Proposing location of 
garage where it is so it can act as screen between his house and neighbors house; also if 
constructed with required set backs, will be too close to a wetlands buffer. 
 
 ~ Butto - any questions 
 
 ~ Hender - DEP assigns the buffer number; to be conservative applicant has assigned a 150 
foot buffer.  Normal side setback is 35 feet.  Describe what is on adjacent lot - some wooded 
area, house. 
 
 ~ Batastini - discussion with Hender as to lot lines.  Hender came forward and referred to 
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plan to respond to Batastini's questions.  There is also a garden and shed on the property.  
Basically the last house on Route 9 in Dennis Township on Upper Township line.  Will be 
used for applicant's own private use.  Wants to use for storage of his personal vehicles. 
 
 ~ Gaskill - applicant needs to be prepared to make case regarding comments that have been 
made this evening and explain why applicant wants the garage in the location requested.  
Board can't make determinations regarding wetlands buffer and suggests that applicant have 
more information regarding same.  Deemed complete for 3/28 meeting. 
 

 

ESTATE OF JAMES B. ANDERSON - Block 251, Lot 101: 
 

Located on Main Street in Ocean View in a R-3 (Moderate Density Residential) Zone. 
 Applicant seeking minor subdivision approval, as well as variances for lot area, lot width and 
lot frontage to create 2 separate lots from the existing 33.28 acre lot. 
 

~ Ray Went, Esquire - attorney for applicant - provided background to the Board members.  
Property was inherited by 5 heirs.  Dispute among heirs, ended up in litigation.  Went to 
arbitration.  Arbitrator gave one parcel to Strasenberg and the other to Alma George and her 
parents.  The reason for the "hockey stick" is to permit access to the one lot, because 
without it the property would be landlocked, although she has access as she is still one of the 
owners of the large parcel.  There had to be a complete severance of the parties because no 
one could agree on anything per the Judge's decision.  There is another attorney involved and 
he will have an answer from him by the meeting as to what his clients are willing to do. 
 
 ~ Watson - any other lots lacking access 
 
 ~ Alma George - there is another lot, which is owned by Ms. Strasenberg's daughter, who is 
not part of this. 
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 ~ Batastini - how can there be a road over the wetlands area on the property. 
 ~ Alma George - owners of that lot are only interested in foot access to that lot so they can 
enjoy nature, such as ducks. 
 
 ~ Watson - as far as wetlands go, 
 
 ~ Alma George - uplands and wetlands - refer to map and show area in question and 
describe same. 
 
 ~ Gaskill - there are 6 requests for waivers, he has no technical objection to the first (show 
structures within 200 feet); show name and owner - suggest the list be updated and current; 
show proposed streets - no objection; drainage - have flavor of it here, no objection; streams, 
etc. subject to flood - only looking for foot access (can always ask for more information at 
meeting); asking for relief from having written DEP approval of wetlands - important to know, 
no objection as long as professional is here to give testimony and Board is satisfied by same. 
 
 ~ Batastini - ask Went to provide a copy of the Court's transcript and certain other 
information. 
 
 ~ Application deemed to complete to be heard at 3/28 meeting. 
 

 
Mr. Butto asked for any further questions, there were none and he indicated that as far as he 

can see, the applications will be deemed complete and be heard at the March 28, 2013 meeting. 

 
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 7:40 p.m. 
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Carla A. Coffey                                 
Carla A. Coffey, Secretary 
Dennis Township Consolidated Land Use Board 
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