
The Regular Meeting of the Planning Board of the Township of Upper Deerfield was held on 

November 9, 2015 at 7:00 pm in the Municipal Building, Seabrook, N.J. 

 

Chairman Bruno Basile called the meeting to order and read the following notice: 

 

This is a regularly scheduled meeting of the Planning Board of the Township of Upper Deerfield.  

In compliance with the "Open Public Meeting Act" a schedule of regular meetings containing the 

location and time and date of each meeting was approved at the Annual Organization Meeting of 

the Board, and within seven days following such Organization meeting, a copy of such schedule 

of regular meetings was posted in the Municipal Building at Seabrook, New Jersey, which 

Notice has remained so posted throughout the year, and copies of the schedule of regular 

meetings have been mailed to South Jersey Times South and The Press of Atlantic City and filed 

with the Township Clerk in compliance with 

said Act. 

 

Present: 

Chairman: Bruno Basile 

Members: Edward Fleetwood, Terry O’Neill, Scott Smith, Russ Vanella, Jack Waselik, Joseph 

Spoltore, Anthony Buono, Robert Comer alt 1, :   Michele Mooney alt 2, Laura Hayes alt 3, 

Kenneth Jackson alt 4, Planner Randy Scheule, PP, AICP, 

Staff: Engineer J. Michael Fralinger, Jr. PE, CME,  

Solicitors Theodore H. Ritter, Esq., Matthew Ritter, Esq., and Secretary Vicki Vagnarelli. 

Absent:  Vice Chairman: Ed Overdevest 

 

On motion of Ed Fleetwood seconded by Jack Waselik Minutes of October 14, 2015 Approved 

 

On motion of Jack Waselik seconded by Russell Vanella Resolution 12-2015 for Completeness 

was memorialized. 

On motion of Ed Fleetwood, seconded by Jack Waselik Resolution 12-2015 for Use Variance 

was memorialized. 

UPPER DEERFIELD TOWNSHIP 

PLANNING BOARD 

RESOLUTION NO. 12- 2015 

Applicant’s Name:  Cellco Partnership d/b/a Verizon Wireless 

Application No.  Z 9-15 

Application:         For Minor Site Plan Approval and Use Variance 

Public Hearing:  October 14, 2015 

Findings of Fact: 

 1. Applicant was represented by James A. Mitchell, Esquire, who presented 
the application on applicant’s behalf. 

2. The property is designated as 382 Centerton Road, Block 708, Lot 4.  It  
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consists of 15.3 acres and is located in the Agricultural Zone. 
 3. Applicant seeks a use variance and minor site plan approval to add 12 
additional antenna panels to an existing 285’ guyed tower. 
 4. The proposed improvements include: 

A.  New Equipment Cabinets; 
B. A new 30 KW generator; 
C. Colocation of 12 new antenna and antenna mounts 

on the existing guyed tower; 
D. Two new hybrid cables along the existing tower; and 
E. New electric and phone service.  

 5. Wireless communication facilities are not permitted by right in the 
agricultural zone, thus requiring the use variance and minor site plan approval. 
 6. The Board received and considered: 

A. Development Application dated September 22, 2015 
with attachments; 

B. Site Plan by Advantage Engineers (8 sheets) last 
revised August 4, 2015; and 

C. Checklists – Schedule A. and Schedule B. 
7. The Board received and considered the 8 page report of its Planner, 

Randall Scheule, dated October 12, 2015. 
8. The Board received and considered the 3 page report of Board Engineer, J. 

Michael Fralinger, Jr., dated October 13, 2015.  Engineer Fralinger was present for and 
participated in the public hearing. 

9. The testimony indicated that the site currently contains the 285’ guyed 
tower with three storage buildings at the base, an access drive and a single family 
dwelling with a detached garage. 

10. The application meets all bulk zoning requirements. 
11. Testimony indicated that the new antennas will be mounted 

approximately 150’ above ground on the existing tower. 
12. Applicant first presented the expert testimony of Professional Engineer of 

Andrew Miller.   
13. Engineer Miller testified that the structure of the tower would be modified 

to make it stronger. 
14. A new gate to the Verizon equipment will be installed and the fencing of 

the compound at the base of the tower will be expanded. 
15. The testimony further indicated that the residence on the property is the 

home of the daughter of tower owner Gerald W. Sykes, owner of G & G 
Communications, Inc. 

16. Testimony further indicated that A T & T antennae are on the tower now 
at a level of 209’ above ground. 

17. Applicant next called expert witness Andrew Petersohn who is an 
Electrical Engineer and Radio Frequency Specialist.  Mr. Petersohn has been involved in 
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the design of over 1,000 antenna installations. 
18. Engineer Petersohn introduced three reports which he had prepared as 

follows: 
A.  Interference Analysis for Proposed Telecommunications 

Facility dated October 8, 2015, comprising 4 pages; 
B. Electromagnetic Emissions Analysis, also dated October 

8, 2015, comprising 7 pages; and 
C. Radio Frequency Design of Proposed Communication 

Facility: “VIN – APEX”, dated October 9, 2015 and 
comprised of 5 pages. 

Engineer Petersohn then testified respecting the content of the three reports. 
19. The purpose of the installation is to improve cell telephone coverage in 

Upper Deerfield Township areas which are currently underserved.  Engineer Petersohn 
testified that the installation would result in “a significant coverage improvement.” 

20. The conclusions of Mr. Petersohn’s reports and testimony were that 
A. There would be no radio frequency emission 

exposure level greater than 1 percent of the FCC 
limits at all locations of public access. 

B. No potential exists for the manifestation of harmful 
interference from this proposed installation. 

21. Applicant next called as a third expert witness Professional Planner James 
Kyle, who has been practicing Planning for 20 years. 

22. Planner Kyle testified that the expansion of the existing non-conforming 
use requires a d-2 use variance.  The installation, while not a per se inherently beneficial 
use, would promote the general welfare by increasing reliability and capacity to 
Verizon customers, particularly those in Upper Deerfield Township. 

23. Planner Kyle testified that 45.4 percent of American households have only 
a cell phone and no landline telecommunications access.  This fact makes in-building 
coverage critical.  The installation would improve that in-building coverage which is 
spotty and unreliable in the current Verizon service area to be served by the proposed  
VIN - APEX antenna array.  Planner Kyle testified that this is another public benefit. 

24. The Verizon antennae are licensed by the Federal Communications 
Commission which is another aspect of promotion of the public welfare. 

25. Planner Kyle testified that the site is particularly suited for this use 
because it is isolated in a particularly rural area.  Except for the tower owner’s house on 
the lot, there are very few homes in the vicinity. 

26. Applicant introduced and relied upon the following Exhibits: 
A-1 The Engineering Plan as revised 
A-2 The coverage plotting without the new proposed antenna 

array 
A-3 The coverage plotting with the new proposed antenna array 

on this tower 
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A-4 Photographs of the Tower taken from different points in the 
general vicinity. 

27. Mr. Kyle testified that a further public benefit is the fulfillment of a 
substantial coverage gap. 

28. As to the negative criteria, Mr. Kyle testified that there was a limited 
visual impact since the tower already exists and there are already antennae located 
upon it. 

29. Planner Kyle further referenced the particularly rural nature of the area 
where the tower is located, by referring to the photos on Exhibit A-4. 

30.  Planner Kyle testified regarding the balancing of the positive and negative 
criteria.  He cited the benefit to the public as the positive criteria. 

31. In Planner Kyle’s opinion, there is very little detrimental effect.  This is an 
unmanned facility.  There is no emission of smoke, noise, glare or any pollutant. 

32. Planner Kyle testified that the visual impact of adding the 12 panels to the 
existing tower is minor and that the new ground equipment would not be visible from 
the road. 

33. Planner Kyle testified that co-location of multiple antennae on existing tall 
structures is expressly favored in the law and further promotes the public good. 

34. The site will receive an equipment check visit, approximately once per 
month, by a Verizon representative who will most likely be traveling in a small pick-up 
truck. 

35. It is Planner Kyle’s opinion, when applying the balancing test that the 
positive far outweighs the negative minor visual impact. 

36. Applicant requested and received waivers for: 
A.  A metes and bounds description of the parcel based 

upon current land survey information and 
B. an Environmental Impact Report regarding soils and 
C. Drainage Calculations. 

37. The Planning Board, on motion duly adopted and, based upon the 
recommendations of its professional staff, determined that the above-referenced data 
submitted by and on behalf of the applicant was deemed complete. 

38. No one from the public appeared to testify for or against the application. 
The Planning Board of Upper Deerfield Township has carefully considered this 

matter and finds that special reasons exist for the granting of the use variance.  The 
Board further finds that the positive criteria greatly outweigh the negative minor visual 
impact.  The Board further finds, clearly and convincingly, that such relief can be 
granted without substantial detriment to the public good and that the granting of such 
variance will not substantially impair the intent nor the purpose of the Zone Plan of the 
Zoning Ordinance of the Township of Upper Deerfield. 

NOW, THEREFORE, BE IT RESOLVED that the Planning Board of the 
Township of Upper Deerfield does hereby grant a use variance and minor site plan 
approval to applicant pursuant to N.J.S.A. 40:55D-70(d) and provisions of the Upper 
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Deerfield Township Development Ordinance provided that the following conditions 
are met: 
 A. The site plan must be revised to add a signature block for signatures of the 
Board Chairman and Secretary. 

B. If the site is eventually abandoned, all equipment must be removed. 
C. Applicant’s Engineer must submit an estimate of the site improvements to 

Planning Board Engineer J. Michael Fralinger, Jr. for review and determination of the 
performance bond and inspection escrow amounts. 

D. Applicant must secure approvals of any and all other regulatory agencies 
having jurisdiction including, without limitation, the Cumberland County Planning 
Board. 

E. That compliance be had with all other applicable requirements of the 
Upper Deerfield Township Development Ordinance and Building Code. 
 F. The Planning Board Planner and Planning Board Engineer are hereby 
delegated the authorization to approve minor site plan changes requested by the 
applicant or applicant’s professionals, provided that such minor changes are consistent 
with the Planning Board’s approval.  Any such changes must be reported to the 
Planning Board at is next regular meeting. 
 
Vote to Memorialize Completeness Resolution 12-2015 Cellco/dba Verizon Wireless 

Roll Call    
Bruno Basile – Aye      Ed Overdevest – Aye 

Ed Fleetwood – no vote              Russell Vanella – Aye 

Terry O’Neill – no vote   Scott Smith – no vote 

 Jack Waselik – Aye    Joseph Spoltore – no vote  

Anthony Buono, Sr. no vote   Robert Comer, Alt #1 Aye  

Michele Mooney, Alt #2 no vote  Laura Hayes, Alt #3 no vote 

Kenneth Jackson, Alt #4 no vote 

 

Vote to Memorialize Use Variance Resolution 12-2015 Cellco/dba Verizon Wireless 

Roll Call    
Bruno Basile – Aye      Ed Overdevest – Aye 

Ed Fleetwood – no vote              Russell Vanella – Aye 

Terry O’Neill – no vote   Scott Smith – no vote 

 Jack Waselik – Aye    Joseph Spoltore – no vote  

Anthony Buono, Sr. no vote   Robert Comer, Alt #1 Aye  

Michele Mooney, Alt #2 no vote  Laura Hayes, Alt #3 no vote 

Kenneth Jackson, Alt #4 no vote 

 

 

APPLICANT/DEVELOPMENT 

P 10-15 Galetto Realty Company 1206/1.03  2500 sq. ft expansion of existing adult day care 

center, new storm water basin.  Attorney Michael Fralinger represented applicant along with  

project Engineer Steven Filippone,  project Manager and Architect of Manders & Merighi, Dave 
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Mander.  On motion of Ed Fleetwood seconded by Robert Comer Completeness was Approved.  

Roll Call    
Bruno Basile – Aye      Ed Overdevest – Absent 

Ed Fleetwood – Aye               Russell Vanella – Aye 

Terry O’Neill – Aye    Scott Smith – Aye 

 Jack Waselik – Aye    Joseph Spoltore – Aye 

Anthony Buono, Sr. – Aye   Robert Comer, Alt #1 Aye  

Michele Mooney, Alt #2 no vote  Laura Hayes, Alt #3 no vote 

Kenneth Jackson, Alt #4 no vote 

 

After discussion between the board and applicant on motion of Robert Comer with all in favor 

the public hearing was opened.  Dean Hawk questioned drainage area.  On motion of Jack 

Waselik with all in favor the public hearing was closed.  On motion of Russell Vanella seconded 

by Jack Waselik Pre/Final Major Site Plan was Approved 

Roll Call    
Bruno Basile – Aye      Ed Overdevest – Absent 

Ed Fleetwood – Aye               Russell Vanella – Aye 

Terry O’Neill – Aye    Scott Smith – Aye 

 Jack Waselik – Aye    Joseph Spoltore – Aye 

Anthony Buono, Sr. – Aye   Robert Comer, Alt #1 Aye  

Michele Mooney, Alt #2 no vote  Laura Hayes, Alt #3 no vote 

Kenneth Jackson, Alt #4 no vote 

 

 

 

 

PROFESSIONALS/COMMITTEE/COMMISSION 

 Informal discussion - Planner Randall Scheule - Bristol Ponds Redevelopment Area 

Investigation draft report of 10/29/15 is as follows: 
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1 INTRODUCTION 

There exists in Upper Deerfield Township certain lands identified as Block 1901, Lots 
15, 15.02, 15.03 and 16, a portion of which was previously approved for garden 
apartments and self-storage facilities. Neither of these developments has been 
constructed, purportedly due to the economic downturn which has plagued the area 
since 2007. The Township Committee recognizes that the property could be developed 
as a mix of commercial and residential uses, and that the residential uses could 
stimulate commerce and improve the local economy.  
The purpose of this investigation is to determine whether the study area referred to 
herein as the “Bristol Ponds Project” meets the requirements for designation as an “area 
in need of redevelopment” as established under NJSA 40A:12A. Pursuant to the Local 
Redevelopment and Housing Law NJSA 40A:12A-1 et. seq., the Township Committee 
has commenced the statutorily prescribed process to determine whether the study area 
qualifies under the statute as an “area in need of redevelopment”.  On May 7, 2015, 
Township Committee adopted Resolution 15-89 (Appendix A) directing the Planning 
Board to conduct a study to determine whether the properties described herein qualify 
as an “area in need of redevelopment”. 
"Redevelopment area" or "area in need of redevelopment" means an area determined to 
be in need of redevelopment pursuant to sections 5 and 6 of P.L. 1992, c.79 (C.40A:12A-5 
and 40A:12A-6) or determined heretofore to be a "blighted area" pursuant to P.L.1949, 
c.187 (C.40:55-21.1 et seq.) repealed by this act, both determinations as made pursuant 
to the authority of Article VIII, Section III, paragraph 1 of the Constitution. A 
redevelopment area may include lands, buildings, or improvements which of 
themselves are not detrimental to the public health, safety or welfare, but the inclusion 
of which is found necessary, with or without change in their condition, for the effective 
redevelopment of the area of which they are a part. 
In the preparation of the study, the following Township records and documents were 
reviewed. 

 Official tax maps of the Township of Upper Deerfield 

 Tax records for each block and lot within the study area 

 Aerial photos of the study area 

 Building department and property management records for the study area (i.e., 

building/construction permits, code violation). 

 Development applications and resolutions 

 1988 Master Plan of the Township of Upper Deerfield and Reexaminations of 

1994, 2002, 2003 and 2010 

 Zoning Ordinance and Zoning Map of the Township of Upper Deerfield. 

 Property evaluation (Block 1901/Lot 15.03), prepared by Property Evaluations 

Co. Inc., September 8, 1995 
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 Township of Upper Deerfield Resolution 15-89 

 Upper Deerfield Township Draft Area in Need of Redevelopment Designation 

Study Report, January 2007 

 Township of Upper Deerfield Redevelopment Plan-South, April 2008 

 Letter report to Stephen Patron prepared by Tiffany Cuviello, PP, LLC, August 

24, 2015 

In addition to the above, we also physically inspected the various buildings/structures 
and grounds with representatives of the property owner. This analysis included both 
exterior and interior inspections of buildings.  
The remainder of this report is divided into six chapters. Chapter 2 describes the 
redevelopment process. Chapter 3 provides a description of the study area and its 
locational context. Chapter 4 provides an analysis of the applicable zoning, master plan 
and municipal actions affecting the study area. Chapter 5 discusses the criteria specified 
at NJSA 40A:12A-5 for qualification as an “area in need of redevelopment.” Chapter 6 
applies these criteria to the study area to determine whether or not an area in need of 
redevelopment determination is warranted. Chapter 7 summarizes the overall 
conclusions of the report. 
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2 REDEVELOPMENT PROCESS 

NJSA 40A:12A-6 describes the requirements pertaining to the investigation for 
determination as redevelopment area, and public hearing as follows. 

a. No area of a municipality shall be determined a redevelopment area unless the governing 

body of the municipality shall, by resolution, authorize the planning board to undertake a 

preliminary investigation to determine whether the proposed area is a redevelopment area 

according to the criteria set forth in section 5 of P.L. 1992, c.79 (C.40A:12A-5). Such 

determination shall be made after public notice and public hearing as provided in 

subsection b. of this section. The governing body of a municipality shall assign the 

conduct of the investigation and hearing to the planning board of the municipality. 

 

b. (1) Before proceeding to a public hearing on the matter, the planning board shall prepare 

a map showing the boundaries of the proposed redevelopment area and the location of the 

various parcels of property included therein. There shall be appended to the map a 

statement setting forth the basis for the investigation. 

(2) The planning board shall specify a date for and give notice of a hearing for the purpose 
of hearing persons who are interested in or would be affected by a determination that the 
delineated area is a redevelopment area. 
(3) The hearing notice shall set forth the general boundaries of the area to be investigated 
and state that a map has been prepared and can be inspected at the office of the municipal 
clerk. A copy of the notice shall be published in a newspaper of general circulation in the 
municipality once each week for two consecutive weeks, and the last publication shall be 
not less than ten days prior to the date set for the hearing. A copy of the notice shall be 
mailed at least ten days prior to the date set for the hearing to the last owner, if any, of 
each parcel of property within the area according to the assessment records of the 
municipality. A notice shall also be sent to all persons at their last known address, if any, 
whose names are noted on the assessment records as claimants of an interest in any such 
parcel. The assessor of the municipality shall make a notation upon the records when 
requested to do so by any person claiming to have an interest in any parcel of property in 
the municipality. The notice shall be published and mailed by the municipal clerk, or by 
such clerk or official as the planning board shall otherwise designate. Failure to mail any 
such notice shall not invalidate the investigation or determination thereon. 
(4) At the hearing, which may be adjourned from time to time, the planning board shall 
hear all persons who are interested in or would be affected by a determination that the 
delineated area is a redevelopment area. All objections to such a determination and 
evidence in support of those objections, given orally or in writing, shall be received and 
considered and made part of the public record. 
(5) After completing its hearing on this matter, the planning board shall recommend that 
the delineated area, or any part thereof, be determined, or not be determined, by the 
municipal governing body to be are development area. After receiving the 
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recommendation of the planning board, the municipal governing body may adopt a 
resolution determining that the delineated area, or any part thereof, is a redevelopment 
area. The determination, if supported by substantial evidence, shall be binding and 
conclusive upon all persons affected by the determination. Notice of the determination 
shall be served, within 10 days after the determination, upon each person who filed a 
written objection thereto and stated, in or upon the written submission, an address to 
which notice of determination may be sent. 
(6) If written objections were filed in connection with the hearing, the municipality shall, 
for 45 days next following its determination to which the objections were filed, take no 
further action to acquire any property by condemnation within the redevelopment area. 
(7) If a person who filed a written objection to a determination by the municipality 
pursuant to this subsection shall, within 45 days after the adoption by the municipality of 
the determination to which the person objected, apply to the Superior Court, the court 
may grant further review of the determination by procedure in lieu of prerogative writ; 
and in any such action the court may make any incidental order that it deems proper. 

c. An area determined to be in need of redevelopment pursuant to this section shall be 

deemed to be a" blighted area" for the purposes of Article VIII, Section III, paragraph 1 of 

the Constitution. If an area is determined to be a redevelopment area and a redevelopment 

plan is adopted for that area in accordance with the provisions of this act, the 

municipality is authorized to utilize all those powers provided in section 8 of P.L. 1992, 

c.79 (C.40A:12A-8). 

Subsequent to designation of the redevelopment area, the Planning Board prepares a 
redevelopment plan in accord with NJSA 40A:12A-7. The redevelopment plan 
establishes the Township’s goals and objectives in designating the area in need of 
redevelopment and describes the action necessary to accomplish these aspirations. The 
redevelopment plan is then referred to the Township Committee for adoption. The 
Township Committee may thereafter adopt the redevelopment plan by ordinance, at 
which time it becomes an explicit amendment to the Township’s zoning code and zone 
district map.  
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3 DESCRIPTION OF THE STUDY AREA 

The area that is under consideration for redevelopment area designation encompasses a 
moderate-sized property referred to in this report as the “Bristol Ponds Project.” The 
study area is located on the south side of Cornwell Drive and abuts the Winchester 
Western Railroad Seabrook Farms Branch Mainline to the west, the ShopRite access 
drive to the east and the City of Bridgeton to the south. The approximate boundaries of 
the study area are shown on Figure 1. 

Figure 1 
“Bristol Ponds” Aerial 

 
Source: Google Earth, June 21, 2015 

According to the official tax records of Upper Deerfield, the four (4) parcels comprising 
the study area total ±49.99 acres. These parcels are Block 1901, Lots 15, 15.02, 15.03 and 
16. When considered collectively, the subject property has ±496.57 feet of frontage on 
Cornwell Drive. The study area boundaries and tax parcels are shown on Figure 2.  

Figure 2 
“Bristol Ponds” Tax Parcels 
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At the present time, the subject property is predominantly vacant. Improvements at the 
site are limited to municipal storage building (Lot 15.02) and a closed commercial 
building (Lot 15.03). Specific characteristics regarding the four subject parcels 
comprising the study area are described in Table 1. 

Table 1 
“Bristol Ponds” – Parcel Characteristics 

Block Lot Address Owner Size 
(Acres) 

Zone 
2015 Assessment ($) 

Land Improvements Total Ratio1 
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1901 15 
65 

Cornwell 
Drive 

AB  
Realty, LLC 

34.67 B2/R3 $1,119,000 -0- $1,119,000 NA 

1901 15.02 
71 

Cornwell 
Drive 

Twp. of 
Upper 
Deerfield 

1.8 B2 $182,000 $115,400 $297,400 1.6 

1901 15.03 
61 

Cornwell 
Drive 

Bridgeton 
Welding  
& Spring 

4 B2 $370,000 $299,400 $669,400 1.2 

1901 16 
N. Pearl 

Street 
Matzel 
Development 

9.52 B2 $65,400 --0- $65,400 NA 

Totals: 49.99  $1,736,400 $414,800 $2,151,200  

 
Table 1 Notes –  
 1 – Ratio compares value of land to the value of improvements.  

 
In terms of its locational context, the study area adjoins both residential and commercial 
uses. Properties directly east and north are predominantly commercial in nature. Single-
family residential neighborhoods have been established to the southeast and west of the 
site. The study area context is shown on the aerial image above - Figure 1. 
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4 STUDY AREA MASTER PLAN AND ZONING DESIGNATIONS 
 

4.1 MASTER PLAN 

The most recent comprehensive Master Plan for the Township of Upper Deerfield was 
adopted in 1988. At the time of the 1988 Master Plan, it was noted that the Township 
was “on the brink” of major development activity. 
The Township’s 1979 Master Plan set out three major goals.  These goals were 
acknowledged and carried forward by the 1988 Master Plan, and have been reviewed 
and re-validated as part of the reexamination process.  These three goals are the 
foundation for more specific goals, objectives, principles and recommendations found 
in the Master Plan. 

1. The preservation of the Township’s character and the physical features, both 

natural and man-made, from which it [the community’s character] emanates and 

is derived. 

2. Enhancement of the quality of life for all the community’s residents through the 

improvement of the Township’s ability to deal with development. 

3. Innovation in and continual evaluation of the approaches and methods used for 

resolving the conflicts, problems and pressures in the community’s evolution. 

The 2010 Reexamination Report indicates that 75% of the Township’s land area is 
undeveloped, and sixty (60) percent is used for agricultural purposes. A mere fifteen 
(15) percent of the Township’s area is developed as residential/urban. These conditions 
reinforce the need for the Township to maximize the economic potential of its 
commercial areas.  
Within the context of the Master Plan goal statements, the Township seeks to maintain a 
well-balanced community in which to live, work and recreate in a clean and safe 
environment.  This includes housing, business, industrial, recreation, and open space 
opportunities to meet the diverse needs of the citizenry’s dissimilar ages, ethnic groups, 
and income levels.  In addition, the Planning Board and the governing body seek to 
enhance the historical, environmental, and cultural resources of the community.  
Preservation of these resources is integral to maintaining the character and quality of 
life that is identified with the community. 
The 1988 Master Plan Future Land Use Plan utilizes nine distinct zoning designations to 
describe the Township’s plan for the future. The preservation of agriculture is the over-
riding goal of the plan. The plan also makes a conscious effort to accommodate various 
residential densities and assure adequate opportunities for commercial and industrial 
uses to provide a diverse economy and healthy tax base. The front portion of the study 
area is located within the Business-2 (B-2) zone; the rear portion is within the 
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Residential-3 (R-3) zone. See Figure 3. The B-2 zone accounts for 4.2%, and the R-3 zone 
represents 1.9% of the Township’s land area. 
The Land Use Plan describes the business retail area as a location for stores, shops, large 
retail and food establishments, office, banks, and commercial recreation. These uses and 
their associated traffic can be easily accommodated on Cornwell Drive. The rear portion 
of the site is identified in the Master Plan as an area for high density residential 
development. High density residential development is described as permitting ten (10) 
or more units per acre within planned and cluster developments. Conventional single-
family dwellings are to be limited to two (2) units per acre. 
In addition to the Master Plan goals described above, the Township endeavors to guide 
development in accord with the following objectives: 

 To promote a variety of residential, commercial, industrial, recreational, public, 

and conservation land uses 

 To preserve the residential character of neighborhoods within the Township 

while providing a mix of housing types and uses 

 To safeguard the tax base and provide for a continuing source of employment 

and tax ratables through appropriate use of nonresidential land 

 To encourage mixed-use development where appropriate 

Within the context of these goal statements and objectives, the Township seeks to 
maintain a well-balanced community in which to live, work and recreate in a clean and 
safe environment.  This includes housing, business, industrial, recreation, and open 
space opportunities to meet the diverse needs of the citizenry’s dissimilar ages, ethnic 
groups, and income levels.  In addition, the Planning Board and the governing body 
seek to enhance the historical, environmental, and cultural resources of the community.  
Preservation of these resources is integral to maintaining the character and quality of 
life that is identified with the community. 
The Master Plan defines Cornwell Drive (CR 622) which fronts the study area as a 
collector road. Collector roads function to promote free traffic flow and should not 
provide parking, deliveries, trash pickup, or access frontage to residential lots.  
4.2 ZONING 

Under the current zone plan, the study area lies partially in the Business-2 zoning 
district and partially in the R-3 Residential Zone. The subject B-2 and R-3 zones and 
zoning of adjoining properties are illustrated on Figure 3.  
The B-2 zone permits public buildings; clubs and lodges; farms; banks, insurance and 
professional offices; retail and personal services; restaurants; lumber yards; auto sales 
and gas stations. Permitted conditional uses include kennels; public utility installations; 
medical labs; shopping centers; industrial parks and warehousing. B-2 zone bulk 
requirements vary depending on the nature of use. 
Permitted uses in the R-3 zone include schools, parks, churches, detached single-family 
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dwellings, apartments and townhouses. Home occupations, rooming houses and 
funeral homes are permitted conditional uses. Bulk requirements in the R-3 zone vary 
depending upon use and sewer availability.  
Located to the west of the study area beyond the railroad is an R-2 Residential zoning 
district. This zone encompasses a single-family neighborhood adjoining Laurel Heights 
Drive.  
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Figure 3 
“Bristol Ponds” Zoning Map 

 
4.3 Smart Growth 

The Township’s redevelopment activities in conjunction with its policy of encouraging 
development in the most appropriate locations while preserving agriculture and open 
space are consistent with Smart Growth Principles.  These Principles as noted below are 
encouraged as a way of implementing the State Development and Redevelopment Plan.    
 
The New Jersey State Development and Redevelopment Plan (the State Plan) is a policy 
guide to be used by state, regional, and local agencies to increase the consistency of 
planning efforts.  Municipal, county, and regional plans may be reviewed by the State 
Planning Commission to evaluate consistency with the State Plan.  If the Commission 
finds a plan to be consistent, then the plan will be eligible for priority assistance and 
incentives.  According to the State Plan, there are seven planning areas (excluding 
water) in Cumberland County in addition to four Pinelands Management Areas. The 
Bristol Ponds study area is within the Metropolitan Planning Area (PA1) where growth 

R2 
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and redevelopment are encouraged. 
 

 

Smart Growth Principles 

 

1. Mix Land Uses 

2. Take Advantage of Compact 

Building Design 

3. Create a Range of Housing 

Opportunities and Choices 

4. Create Walkable Neighborhoods 

5. Foster Distinctive, Attractive 

Communities with a Strong Sense 

of Place 

6. Preserve Open Space, Farmland, 

Natural Beauty, and Critical 

Environmental Areas 

7. Strengthen and Direct 

Development Towards Existing 

Communities 

8. Provide a Variety of 

Transportation Choices 

9. Make Development Decisions 

Predictable, Fair, and Cost 

Effective 

10. Encourage Community and 

Stakeholder Collaboration in 

Development Decisions 
 

 

4.4 MUNICIPAL ACTIONS 

Municipal records were requested from the Township regarding development 
applications, development approvals, zoning variances, issuance of zoning, building 
and construction permits, and property management and building code violations for 
the study area over the last five years.  
The subject properties were included within the ‘Area in Need of Redevelopment 
Designation Report’ dated January 2007. This study area (Redevelopment Area South) 
on the south side of Cornwell Drive is contiguous to the previously designated 
‘Highway 77 Redevelopment Area’ on the north side of Cornwell Drive. 
Redevelopment Area South consisting of approximately 496 acres and 96 separate 
parcels was designated an area in need of redevelopment on May 17, 2007. A draft 
Redevelopment Plan South dated April 2008 was not adopted.  
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The individual parcels within the study area have been subject to municipal 
development approvals as noted below. 

o May 9, 2005 – Preliminary and final major site plan application for apartment 

complex (Lots 15 and 16) deemed complete (Resolution 13-2005). 

o June 20, 2005 - Preliminary and final major site plan application for 192-unit 

apartment complex (Lots 15 and 16) granted (Resolution 26-2005). 

o October 11, 2005 – Amended preliminary and final major site plan approvals for 

180-unit apartment complex (Lots 15 and 16) granted (Resolution 34-2005). 

o September 11, 2006 – Amended subdivision approval; lot line adjustment Lots 

15, 15.01, 16 (Resolution 17-2006). 

o February 9, 2009 – Preliminary and final site plan approval for 592-unit self-

storage facility granted on Lot 15.xx (Resolution 4-2009). 
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5 STATUTORY CRITERIA FOR AN AREA IN NEED OF 

REDEVELOPMENT DESIGNATION AND APPLICATION TO THE 

STUDY AREA 

The laws governing redevelopment by municipalities in New Jersey are set forth in the 
Local Redevelopment and Housing Law, which is codified at NJSA 40A:12A et seq. This 
statute grants municipal governing bodies the power to authorize the planning board to 
conduct an investigation to determine whether an area is in need of redevelopment; to 
make such a determination following the completion of the study; and to adopt a 
redevelopment plan for the designated area. 
Such area may be determined to be in need of redevelopment only if, after an 
investigation by the Planning Board and a public hearing for which notice has been 
given, it is found to meet one or more of the following conditions as per NJSA 40A:12A-
5. 

a. The generality of buildings are substandard, unsafe, unsanitary, dilapidated or 

obsolescent, or possess any of such characteristics, or are so lacking in light, air or 

space, as to be conducive to unwholesome working or living conditions. 

b. The discontinuance of the use of buildings previously used for commercial, 

manufacturing or industrial purposes; the abandonment of such buildings; or the 

same being allowed to fall into so great a state of disrepair as to be untenantable. 

c. Land that is owned by the municipality, the county, a local housing authority, 

redevelopment agency or redevelopment entity, or unimproved vacant land that 

has remained so for a period of ten years prior to adoption of the resolution, and 

that by reason of its location, remoteness, lack of means of access to developed 

sections or portions of the municipality, or topography, or nature of the soil, is 

not likely to be developed through the instrumentality of private capital. 

d. Areas with buildings or improvements which, by reason of dilapidation, 

obsolescence, overcrowding, faulty arrangement or design, lack of ventilation, 

light and sanitary facilities, excessive land coverage, deleterious land use or 

obsolete layout, or any combination of these or other factors, are detrimental to 

the safety, health, morals or welfare of the community. 

e. A growing lack or total lack of proper utilization of areas caused by the condition 

of the title, diverse ownership of the real property therein or other conditions, 

resulting in a stagnant or not fully productive condition of land potentially 

useful and valuable for contributing to and serving the public health, safety and 

welfare. 

f. Areas, in excess of five contiguous acres, whereon buildings or other 

improvements have been destroyed, consumed by fire, demolished or altered by 
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the action of storm, fire, cyclone, tornado, earthquake or other casualty in such a 

way that the aggregate assessed value of the areas has been materially 

depreciated. 

g. In any municipality in which an enterprise zone has been designated pursuant to 

the “New Jersey Enterprise Zones Act,” P.L. 1983, c.303 (C.52:27H-60 et seq.) the 

execution of the actions prescribed in that act for the adoption by the 

municipality and approval by the New Jersey Urban Enterprise Zone Authority 

of the zone development plan for the area of the enterprise zone shall be 

considered sufficient for the determination that the area is in need of 

redevelopment pursuant to sections 5 and 6 of P.L. 1992, c.79 (C.40A:12A-5 and 

40A-12A-6) for the purpose of granting tax exemptions within the enterprise 

zone district pursuant to the provisions of P.L. 1991, c.431 (C.40A:20-1 et seq.) or 

the adoption of a tax abatement and exemption ordinance pursuant to the 

provisions of P.L. 1991, c.441 (C.40A:21-1 et seq.). The municipality shall not 

utilize any other redevelopment powers within the urban enterprise zone unless 

the municipal governing body and planning board have also taken the actions 

and fulfilled the requirements prescribed in P.L. 1992, c.79 (C.40A:12A-1 et al.) 

for determining that the area is in need of redevelopment or an area in need of 

rehabilitation and the municipal governing body has adopted a redevelopment 

plan ordinance including the area of the enterprise zone. 

h. The designation of the delineated area is consistent with smart growth planning 

principles adopted pursuant to law or regulation. 

In evaluating the above-referenced statutory criteria, it should be recognized that a 
redevelopment area determination cannot be made until all of the properties within a 
study area are evaluated against all of the conditions cited above, such that an overall 
conclusion can be made with respect to the area. For purposes of this particular “area in 
need of redevelopment” investigation, the study area consists of individual properties 
with separate and/or disparate uses. As such, the only logical way to evaluate the study 
area and apply the statutory criteria is to consider the property as a whole and 
ultimately render a determination as to whether one or more of the conditions are 
prevalent. Such an analysis is provided in the ensuing chapter. 
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6 STUDY AREA EVALUATION 
 

6.1 PROPERTY OVERVIEW 

The study area is located between Cornwell Drive and Bridgeton City limits. Although 
the site was granted approvals in 2005 for 180 apartments and for a self-storage facility 
in 2009, no new development has occurred. The Bridgeton Welding and Spring Works 
on Lot 15.03 may be considered functionally obsolete and detrimental to community 
welfare. The welding shop has not undergone any significant renovation/repair for 
some time. The remainder of the site can be described as overgrown/fallow farm field. 
The following provides an evaluation of the study area and considers whether it meets 
the statutory criteria for an “area in need of redevelopment”. The analysis is based on 
surveys of use, conditions and occupancy, and physical inspection of the exteriors and 
interior of existing buildings/structures. 
6.2 PROPERTY EVALUATIONS 

Block 1901, Lot 15  
Street Address: 65 Cornwell Drive 
Owner: AB Realty, LLC 
Size: 34.67 acres 
Assessed Value: 
Land: $1,119,000 
Improvements: -0- 
Total: $1,119,000 
Current Use: Vacant (approved for self-storage and apartments) 
Description: The area under evaluation consists of a single property. The property is 
irregular in shape and abuts the City of Bridgeton to the south and the Winchester 
Western railroad to the west. The property has 205± feet of frontage on Cornwell Drive, 
is vacant and has been farmed. Stone Bridge Run and associated wetlands preclude 
access at rear of the property. Development approvals were granted to permit 
construction of garden apartments and self-storage facilities on Lot 15 in 2005 and 2009, 
respectively. These improvements have not been constructed, initially due to 
unavailable water supply, and then due to the economic recession. 
Block 1901, Lot 15.02  
Street Address: 71 Cornwell Drive 
Owner: Township of Upper Deerfield 
Size: 1.80 acres 
Assessed Value: 
Land: $182,000 
Improvements: $115,400 
Total: $297,400 



Upper Deerfield Township Planning Board 
November 9, 2015 
Page 26 
 

Current Use: This building is used for storage of public works equipment and other 
municipal property. 
Description: This flag-shaped Township lot contains a 1-story cinder block building 
located behind the Fire Company. Due to the irregular lot shape and limited frontage 
on an improved street, this parcel is not conducive to be developed for commercial 
purposes even though it is located in the Business-2 Zone. 

 
Block 1901, Lot 15.03  
Street Address: 61 Cornwell Drive 
Owner: Bridgeton Welding and Spring Works 
Size: 4.0 acres 
Assessed Value: 
Land: $370,000 
Improvements: $299,400 
Total: $669,400 
Current Use: Machine shop (closed) 
Description: The area under evaluation consists of a single private property owned and 
operated as Bridgeton Welding and Spring Works. According to a 1995 evaluation, the 
1-story building has 9,860 square feet of floor area and was constructed in 1986. 
According to the owner the building has no central heat, and operated as machine shop 
from 1986 through 2014. The property abuts the ShopRite access drive to the east, and is 
generally rectangular in shape with 240± feet of frontage on Cornwell Drive. Driveway 
access is provided from Cornwell Drive. The value of the land at this site is 1.2 times the 
value of the building.  



Upper Deerfield Township Planning Board 
November 9, 2015 
Page 27 
 

  



Upper Deerfield Township Planning Board 
November 9, 2015 
Page 28 
 

Block 1901, Lot 16  
Street Address: N. Pearl Street  
Owner: Matzel Development at Upper Deerfield 
Size: 9.52 acres 
Assessed Value: 
Land: $65,400 
Improvements: -0- 
Total: $65,400 
Current Use: Vacant (approved for apartments) 
Description: The area under evaluation consists of a single triangular-shaped vacant 
property located to the rear of Lot 15. This landlocked property has no public ROW and 
abuts Stone Bridge Run to the south and east, and the Winchester Western railroad to 
the west. Stone Bridge Run and associated wetlands preclude access at rear of the 
property. 
6.3 CONSIDERATION OF A REDEVELOPMENT AREA DESIGNATION FOR 

THE STUDY AREA 

Based on the investigation described herein, the Planning Board finds that the study 
area may qualify as “area in need of redevelopment” in accord with the following 
criteria as described in NJSA 40:A-12A-5.  

a. The generality of buildings are substandard, unsafe, unsanitary, dilapidated or 

obsolescent, or possess any of such characteristics, or are so lacking in light, air or 

space, as to be conducive to unwholesome working or living conditions. 

 

Comment: The closed welding shop may satisfy this criterion due to overall condition of 

the property and the absence of a central heating system in the building. 

 

c. Land that is owned by the municipality, the county, a local housing authority, 

redevelopment agency or redevelopment entity, or unimproved vacant land that 

has remained so for a period of ten years prior to adoption of the resolution, and 

that by reason of its location, remoteness, lack of means of access to developed 

sections or portions of the municipality, or topography, or nature of the soil, is 

not likely to be developed through the instrumentality of private capital.  

 

Comment: The Township-owned parcel (Lot 15.02) and the Bristol Ponds project (Lots 

15 and 16) appear to satisfy this criterion. Lot 15.02, due to its irregular shape and 

limited street frontage could be considered remote and lacking adequate access for 

commercial development. Development of Lots 15 and 16 may be considered 

compromised due to exceptional lot configuration and limited street access. 
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d. Areas with buildings or improvements which, by reason of dilapidation, 

obsolescence, overcrowding, faulty arrangement or design, lack of ventilation, 

light and sanitary facilities, excessive land coverage, deleterious land use or 

obsolete layout, or any combination of these or other factors, are detrimental to 

the safety, health, morals or welfare of the community. 

 

Comment: Lot 15.03 (welding shop) may qualify under this criterion due to the value 

ratio of land to building. The land is valued at 1.23 times the value of the building. 

Neighboring properties generally exhibit higher overall values, and land-to-improvement 

ratios below 1.0. 

 

e. A growing lack or total lack of proper utilization of areas caused by the condition 

of the title, diverse ownership of the real property therein or other conditions, 

resulting in a stagnant or not fully productive condition of land potentially 

useful and valuable for contributing to and serving the public health, safety and 

welfare. 

Comment: As noted herein, Lots 15 and 16 have been approved for development of garden 
apartments and self-storage. These parcels have not been developed despite development 
of adjoining properties. The physical condition of these two parcels including irregular 
shape and limited street frontage may be detrimental to conventional development 
opportunities. 

h. The designation of the delineated area is consistent with smart growth planning 

principles adopted pursuant to law or regulation. 

The Redevelopment Statute states that if any one (1) of the above conditions is found 
that the area can be designated as an “area in need of redevelopment”.  
 
 

Figure 4 
“Bristol Ponds” Area in Need of Redevelopment 
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7 CONCLUSIONS 

The foregoing investigative report was prepared on behalf of the Township of Upper 
Deerfield Planning Board to determine whether an area commonly referred to as the 
Bristol Ponds site qualifies as “an area in need of redevelopment,“ in accordance with 
NJSA 40:12A-5. 
In the event the Bristol Ponds study area is designated “an area in need of 
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redevelopment,” a redevelopment plan should be prepared as required by NJSA 
40A:12A-7. The redevelopment plan will establish the Township’s goals and objectives 
in designating the area in need of redevelopment and describe the action necessary to 
accomplish these aspirations. The redevelopment plan should maximize opportunities 
for commercial development, address potential tax abatements and describe the 
redeveloper’s responsibility regarding affordable housing. The Township Committee 
may adopt the redevelopment plan by ordinance, at which time it becomes an explicit 
amendment to the Township’s zoning code and zone district map. 
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8 APPENDIX A 
TOWNSHIP OF UPPER DEERFIELD 

RESOLUTION 15-89 

DIRECTING THE UPPER DEERFIELD TOWNSHIP PLANNING BOARD TO 

CONDUCT A STUDY TO DETERMINE WHETHER THE PROPERTY KNOWN AS 

BLOCK 1901, LOTS 15, 15.02, 15.03 AND 16 AS SHOWN ON THE UPPER DEERFIELD 

TOWNSHIP TAX MAP (AND COMMONLY REFERRED TO AS THE BRISTOL 

PONDS PROJECT) MEETS THE REQUIREMENTS FOR A DECLARATION FOR 

AREA IN NEED OF REDEVELOPMENT. 

 WHEREAS, there exists in Upper Deerfield Township certain lands and premises 

identified as Block 1901, Lots 15, 15.02, 15.03 and 16 as shows on the Upper Deerfield 

Township Tax Map (the “Property”); and 

 WHEREAS, a portion of the Property was previously approved for development as a 

garden-style apartment complex; and  

 WHEREAS, the apartment complex has not proceeded to construction and is claimed by 

the current owners to be a victim of the economic downturn commencing in 2007 and continuing 

thereafter; and  

 WHEREAS, the current owner and prospective developer have requested that the 

Township consider declaring the Bristol Ponds Project, together with some adjoining lots 

(collectively referred to herein as the “Property”), to be an area in need of redevelopment 

preparatory to the Township considering the adoption of a redevelopment plan for the 

development of the Property; and 

 WHEREAS, the Township Committee recognizes that the Property could be developed 

for mixed commercial and residential uses, and that the residential use could stimulate 

commercial development which is the primary focus of the Township Committee; and 

 WHEREAS, the owner and prospective developer have agreed to pay all professional 

service fees incurred by the Township in conducting the necessary studies to determine whether 

or not the Property qualifies as an area in need of redevelopment pursuant to the New Jersey 

Local Redevelopment and Housing Law, N.J.S.A. 40A:12A-1, et seq. (the “Redevelopment 

Law”) and has agreed to deposit in escrow funds to cover the costs of those professional services 

as more particularly set forth in the draft Escrow Agreement attached hereto; and 

WHEREAS, the Township Committee of Upper Deerfield Township has agreed to direct 

the Planning Board to proceed with the necessary studies to determine whether or not the 

Property qualifies as an area in need of redevelopment under the Redevelopment Law, without 

making any commitment as to the declaration of the Property to be an area in need of 

redevelopment.   

NOW, THEREFORE, BE IT RESOLVED by Township Committee as follows: 

1. The Planning Board is hereby directed to proceed with the study to determine whether or 

not the Property qualifies as a property in need of redevelopment pursuant to the Redevelopment 

Law. 

2. The study shall not be commenced until such time as the owner/developer has executed 

the Escrow Agreement and has made the initial deposit thereunder. 

3. All costs and fees associated with the study to be conducted by the Planning Board and 

any review and analysis to be done by Township Committee and the Professionals of the 

Township Committee and/or the Planning Board shall be paid from the Escrow Account to be 
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administered in the same fashion as escrow accounts are administered pursuant to N.J.S.A. 

40:55(d) and -53.1, -53.2 and -53.2(a).   

4. The Mayor and Municipal Clerk are hereby authorized to execute the Escrow Agreement 

substantially in the form attached hereto. 

5. The action taken herein does not constitute a commitment to declare the Property to be an 

area in need of redevelopment, and only refers the matter to the Planning Board, for study and 

report to Township Committee.  
Moved By:  John Daddario   
Seconded By:  John O’Neill   

VOTING  In Favor Against Abstain Absent 

James P. Crilley  X    

John L. Daddario  X    

John T. O’Neill, Sr.  X    

Bruce T. Peterson  X    

Scott Smith  X    

CERTIFICATION 

I hereby certify that the foregoing is a true copy of Resolution adopted by the Township 

Committee of the Township of Upper Deerfield, in the County of Cumberland, at a meeting 

thereof held May 7, 2015.    ______________________________ 

Roy J. Spoltore, Township Clerk 

 
No determination was made regarding Area in Need of Redevelopment. 

 

 

Solicitor Ted Ritter: Discussion of Resolution 6-2015 and the Noise Consultancy, LLC Invoice 

dated 10/25/15.  Resolution stated amount not to exceed $5,500.00. Invoice is over that amount 

approved to increase to $7,500.00. 

Roll Call    
Bruno Basile – Aye      Ed Overdevest – Absent 

Ed Fleetwood – Aye               Russell Vanella – Aye 

Terry O’Neill – Aye    Scott Smith – Aye 

 Jack Waselik – Aye    Joseph Spoltore – Aye 

Anthony Buono, Sr. – Aye   Robert Comer, Alt #1 Aye  

Michele Mooney, Alt #2 no vote  Laura Hayes, Alt #3 no vote 

Kenneth Jackson, Alt #4 no vote 

 

 

Planner Randall Scheule discussed 2016 Plan Program & Budget and on motion of jack Waselik  

seconded by Joseph Spoltore was Approved. 

Roll Call    
Bruno Basile – Aye      Ed Overdevest – Absent 

Ed Fleetwood – Aye               Russell Vanella – Aye 

Terry O’Neill – Aye    Scott Smith – Aye 

 Jack Waselik – Aye    Joseph Spoltore – Aye 

Anthony Buono, Sr. – Aye   Robert Comer, Alt #1 Aye  
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Michele Mooney, Alt #2 no vote  Laura Hayes, Alt #3 no vote 

Kenneth Jackson, Alt #4 no vote 

 

 

PUBLIC COMMENT 

On motion of Russ Vanella seconded by Jack Waselik the public portion of the meeting was  

Opened. 

Nancy Ridgway had questions regarding the Area in need of redevelopment 

 

Being no further business on motion of Ed Fleetwood with all approved the meeting was  

adjourned at 8:25pm. 

 

Respectfully submitted, 

 

 

Vicki Vagnarelli 


