
The Regular Meeting of the Planning Board of the Township of Upper Deerfield was held on Monday, July 11, 

2016 at 7:00 pm in the Municipal Building, Seabrook, N.J. 

 

Vice Chairman: Russ Vanella 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 The Daily Journal and The Press of Atlantic City and filed with the 

Township Clerk in compliance with 

said Act. 

 

Present:  

Vice Chairman: Russ Vanella 

Members: Ed Fleetwood, Terry O’Neill, Scott Smith, Anthony Buono, Jack Waselik, Joseph Spoltore, Robert 

Comer, Laura Hayes alt 1, Michele Mooney alt 2, Staff: Engineer J Michael Fralinger, Jr. PE, CME, Planner 

Randy Scheule, PP, AIC,  

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

Absent: Chairman: Ed Overdevest, Kenneth Jackson alt 3 

 

 

 

On motion of Ed Fleetwood seconded by Robert Comer minutes of June 20, 2016 approved. 

 

On motion of Ed Fleetwood seconded by Robert Comer Resolutions 7-2016 & 8-2016 were memorialized with all 

in favor. 

 

 

RESOLUTION 7- 2016 

Township of Upper Deerfield Planning Board 

Applicant’s Name:   Luciano Chiarelli 

Application:    #P2-16 

Application For:  Request for Interpretation or, in the alternative for a Use Variance to allow the parking of six 

dump trucks in the Agricultural Zone, and a waiver of site plan 

 

Property:  Block 2101, Lot 4.03; 166 Woodruff Road 

Public Hearing:   May 16, and June 13, 2016 

Findings of Fact: 

 1. Applicant was represented by Howard D. Melnicove, Esquire, who appeared and presented the application 

on applicant’s behalf. 

2. The property is known as 166 Woodruff Road.  It is designated Block 2101, Lot 4.03 and comprises 12.19 

acres. 

3. The Board received and considered: 

 A. Upper Deerfield Township application form and checklist dated February 12, 2016; 

 B. Survey by Robert Thomas dated July 6, 1988; 

 C. Variance Plan by G.S. Engineering dated April 28, 2016; 

 D. Application for Upper Deerfield Township Zoning Permit dated February 12, 2016; 

 E. Township of Upper Deerfield Zoning Board Resolution dated May 23, 1988; 

 F. Township of Upper Deerfield Zoning Board Resolution dated January 23, 1989. 
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4. The Board also received and considered the report of Planning Board Planner, Randall Scheule, dated May 

12, 2016. 

5. The Board also received and considered the report of Planning Board Engineer, J. Michael Fralinger, Jr., 

dated May 11, 2016. 

6. Engineer Fralinger and Planner Scheule were both present for and participated in the public hearing. 

7. After receiving input from Engineer Fralinger and Planner Scheule the Board accepted applicant’s April 28, 

2016 variance plan, in lieu of a formal site plan, allowed waivers for several checklist items and deemed the application 

complete. 

8. Applicant’s first witness was John Chiarelli, who was owner of the property when the 1988 and 1989 

resolutions were adopted by the Upper Deerfield Township Zoning Board. 

9. Mr. Chiarelli testified that, in 1988, he received permission to park up to six truck tractors on this property.  

Thereafter, he did so for approximately 12 years until acquiring a new location for his truck tractors, at Carlls Corner (the 

former Cross Transportation site). 

10. John Chiarelli identified Exhibit App-1, the 1988 resolution.   

11. John Chiarelli identified Exhibit App-2, an aerial photograph bearing an imagery date of June 21, 2015. 

12. John Chiarelli identified Exhibit App-3, an undated aerial photograph showing the property in the condition 

in which the property was conveyed, in February, 2013, by John Chiarelli to his brother, Luciano Chiarelli. 

13. John Chiarelli testified that the truck tractors which he parked at this property were, in his opinion, 

substantially the same as the dump trucks which are currently being parked at the property by his brother (the current owner 

and applicant) Lou Chiarelli. 

14. John Chiarelli testified that from 1988 to 2000, the truck tractors would leave his property, at 4 or 5 o’clock 

in the morning and would be in and out during the day. 

15. He testified that the pole barn was constructed, as mentioned in exhibit App-1 (the Zoning Board resolution 

from 1988).  He testified that the pole barn was used for minor truck repairs. 

16. John Chiarelli is still engaged in the tractor trailer business but at a different location.  He acquired his 

current Carlls Corner business location in 2000. 

17. John Chiarelli identified similarities between dump trucks and the truck tractors. He testified that these two 

types of trucks are similar in the number of axles, the type of engine, tire size, transmissions, noise generated and overall size.   

18. John Chiarelli testified that the length and height of the dump trucks is actually shorter and lower than the 

truck tractors equipped with a reefer. 

19. Applicant’s next witness was Luciano Chiarelli who testified that he acquired the subject property from his 

brother, John.   

20. Applicant testified that he had been parking dump trucks at this property for eight, or nine, years.   

21. After acquiring the property, from John Chiarelli, in February, 2012, applicant cleared additional ground and 

put down additional crushed stone on the south side of the pole barn. 

22. Luciano Chiarelli testified that the dump trucks start their day between 4:00 and 6:00 a.m. and return from 

their work sites between 3:00 and 5:00 p.m.  

23. Some drivers take their trucks home.  There is no trucking activity on the weekends. 

24. Lou Chiarelli testified that he was in the tractor trailer business for between ten and twelve years and that the 

engine noise from dump trucks is the same as engine noise from truck tractors. 

25. The dump trucks have the business name: “Chiarelli Paving” on the doors.  Lou Chiarelli testified that 

contrary to its name, Chiarelli Paving performs no paving work. 

26.  According to Lou Chiarelli all six dump trucks, owned by applicant, are under subcontract with South State, 

Inc., moving asphalt, stone and sand. 

27. There are, presently, three principal uses on this lot:  (1) dump truck parking; (2) a rental single family 

residence; and (3) farming. 

28. Lou Chiarelli testified that there is no business activity at the property other than minor maintenance in the 

garage and the parking of the six dump trucks. 

29. Lou Chiarelli identified a photograph showing a semi-trailer body which is located on the property, behind 

the pole barn, and which he said is used for storage. 

30. Lou Chiarelli identified a photograph from October 2015 showing an office trailer previously located at the 

property.  Applicant testified that the office trailer never had electric service hooked up and was never used, although it was 
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present on the property for approximately one year.  The office trailer has since been removed from the property and sold. 

31. Vehicle repair tools are stored inside the pole barn building. 

32. There is a dwelling on the lot which is rented to a tenant:  Donna Hamb. 

33. Applicant testified that he has endeavored to have his drivers minimize the potential adverse effects of 

commercial truck traffic in this neighborhood. 

34. Applicant offered to return to the Board with a site plan adding buffering and screening. 

35. Applicant testified that his son has an office in Woodstown and dispatches the dump trucks from that 

Woodstown office. 

36. Major truck maintenance on the applicant’s dump trucks is performed at professional mechanic shops, off-

site. 

37. Applicant testified that the trucks leave and come back to the yard empty.  They never come in loaded. 

38. Mr. Chiarelli testified that there is a lot of truck traffic on Woodruff Road. 

39. Exhibits Bd-1 through Bd-17 were introduced and identified by applicant.   

40. Exhibit Bd-1 showed the office trailer and a dumpster. 

41. Exhibit Bd-2 showed a Bobcat for stone spreading and driveway maintenance as well as a pile of topsoil and 

a pile of crushed stone. 

42. Exhibit Bd-3 showed employee vehicles. 

43. Exhibit Bd-4 showed an equipment trailer labeled “Chiarelli CLM” attached to a lowboy trailer which 

applicant testified was used for hauling farm equipment. 

44. Exhibit Bd-5 showed a paving machine which is marked Chiarelli Paving and which applicant said was used 

to pave in the vicinity of applicant’s brother’s warehouse.  Applicant testified that the paving machine has since been sold 

and Chiarelli Paving no longer performs any asphalt paving. 

45. Exhibit Bd-6 showed a dump truck. 

46. Exhibit Bd-7 showed a Peterbuilt dump truck. 

47. Exhibit Bd-8 showed the semi-trailer which applicant said is used to store farm equipment and some dump 

truck parts. 

48. Exhibit Bd-9 showed a Ford truck and a pile of broken concrete.  The concrete has since been removed from 

the site.  There was also a pickup truck in this October 2015 photograph with paving equipment on the back. 

49.  Exhibits Bd-1 through Bd-9 all bear the date of October 16, 2015. 

50. Exhibit Bd-10 was a letter to applicant from Edward P. Fleetwood, Jr. dated October 9, 2015. 

51. Exhibit Bd-11 was a second letter from Edward P. Fleetwood, Jr. to applicant dated October 23, 2015. 

52. Exhibit Bd-12 was a third letter from Edward P. Fleetwood, Jr. to applicant dated November 25, 2015. 

53. Exhibit Bd-13 was a fourth letter from Edward P. Fleetwood, Jr. to applicant dated December 16, 2015. 

54. Exhibit Bd-14 was a municipal court notice issued April 22, 2016 calling for a court date in June, 2016. 

55. Exhibit Bd-15 is a photograph bearing the date April 1, 2016 showing five dump trucks parked at the site. 

56. Exhibit Bd-16 shows the same storage trailer shown in Exhibit Bd-8, next to which is a port-o-pot used by 

the employees of Chiarelli Trucking. 

57. Exhibit Bd-17 shows three trucks parked on the side of the building. 

58. Applicant’s next witness was Donna Hamb who is the tenant living in the dwelling located at 166 Woodruff 

Road.  She has rented the dwelling for 26 months.  She is a nurse who is working away from home during the mornings but 

back in the home in the afternoons and evenings. 

59. Witness Donna Hamb testified that the noise from the trucks doesn’t bother her. 

60. Applicant rested and the floor was opened for public comment. 

61. Upper Deerfield Township Zoning Officer Edward P. Fleetwood, Jr. was sworn in. 

62. Mr. Fleetwood identified Board Exhibits 1 through 17.  Mr. Fleetwood personally took the photographs, and 

sent the four letters to applicant. 

63. Mr. Fleetwood became aware of the activities at this property when he received complaints from members of 

the public. 

64. Mr. Fleetwood testified that two municipal court complaints are currently pending against applicant for the 

commercial activities occurring at the property. 

65. Mr. Fleetwood testified that the storage trailer is not permitted at this location. 

66. Mr. Fleetwood testified that the paving company was being operated from this location. 
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67. Mr. Fleetwood testified that the dump trucks parked at this location have no connection to agriculture. 

68. By way of comparison in 1988, John Chiarelli was hauling agricultural product for Clement Pappas and 

Company and the parking of truck tractors, while John Chiarelli owned the property, that had that agricultural link. 

69. The next member of the public to testify was Kenneth Cymbalisty.  Mr. Cymbalisty owns the property at 160 

Woodruff Road, which is immediately next door and South of the subject property. 

70. Mr. Cymbalisty complained about exhaust from the trucks. 

71. Mr. Cymbalisty introduced Exhibits KC-1, KC-2 and KC-3 showing photographs of elements of the Chiarelli 

activities at the property which he found objectionable. 

72. Mr. Cymbalisty testified that the truck maintenance activities are non-stop, seven days per week. 

73. Mr. Cymbalisty testified that there are three or four mechanics who work in the garage doing heavy-duty 

mechanical work on the vehicles. 

74.  Mr. Cymbalisty testified that the truck maintenance activities occur as late as 9:00 p.m. 

75. Mr. Cymbalisty testified that from the time that he moved into his home in 2009 until 2014, there was no 

commercial activity at this property. 

76. Mr. Cymbalisty described the noise levels coming from the property as “terrible” and that one of the 

machines used in the maintenance activities in the pole barn sounds like a machine gun. 

77. Mr. Cymbalisty testified that there is little commercial truck traffic on Woodruff Road except for the truck 

traffic generated by applicant Luciano Chiarelli. 

78. Mr. Cymbalisty testified that there is welding and tire changing and much more than minor maintenance 

work occurring in the pole barn building at the subject property. 

79. Mr. Cymbalisty testified that a number of his neighbors contacted the Township and have expressed their 

opposition to the continued trucking and commercial activity currently occurring at the property.   

80. Mr. Cymbalisty described the noise from the traffic as a “roar” and at other times a “low rumble”. 

81. He testified that the trucks start as early as 3:00 or 3:30 a.m. and they are disturbing to him and other 

neighbors. 

82. Mr. Cymbalisty testified that the Chiarelli’s do not farm the adjacent ground themselves but rent the farm 

ground to Spring Brook Farms. 

83. Mr. Cymbalisty finished by testifying that Mr. Chiarelli operates a construction business which doesn’t 

belong in the Agricultural Zone. 

 84. The public hearing resumed on June 13, 2016.   

 85. Lenora Sheppard of 172 Woodruff Road was the next witness.  Ms. Sheppard moved to her present address 

eight years ago.  She testified that she was annoyed by lights from the dump trucks from between 3:00 and 5:00 a.m. on 

weekdays.  It wakes her up. The noise is very loud and disturbing.  Mrs. Sheppard also testified that the air tools for wheel 

repairs and lighting from welding were disturbing.   

 86. Ms. Sheppard doubted that the owner would comply with any restrictions that the Board may impose. 

 87. Ms. Sheppard has three horses which are frightened by the noises form the trucking operation. 

 88. Ms. Sheppard testified that there are industrial properties for sale in the township.  Ms. Sheppard strongly 

opposes the variance due to the noise and light emanating from the trucking operation. 

 89. The next member of the public to testify was David Halter of 105 East Finley Road.  His back yard faces this 

property. 

 90. Mr. Halter is a Department of Transportation manager. 

 91. Mr. Halter testified that, starting in 2017, pre-trip inspection regulations will require those inspections to 

occur at the location where the vehicle is parked overnight.  The inspections will involve noise and require a lit area where air 

brakes, the vehicle horn and other systems must be checked. 

 92. On cross-examination by applicant’s attorney, Mr. Halter testified that all commercial vehicles equipped with 

air brakes fall within the new regulation. 

 93. The next member of the public to testify was Tammy Smith-Halter.  She has lived in the neighborhood for 

five years. 

 94. Formerly, there was no noise in Ms. Smith-Halter’s back yard but, for the last several years, it has been noisy 

due to the Chiarelli dump truck operations. 

 95. Ms. Smith-Halter has a pool in her back yard and complains that the noise of the trucking operation disturbs 

her peace and serenity. 



Upper Deerfield Township Planning Board Meeting 

July 11, 2016 

Page 5 

 
 96. The next member of the public to testify was Corrine Borton of 178 Woodruff Road.  Ms. Borton and her 

family have lived at this property since 1986. 

 97. Ms. Borton and her family raise quarter horses at this property.  They currently have seven horses stabled 

there. 

 98. Ms. Borton testified that the increase in light and noise from the trucking operation is definitely significant. 

 99. Ms. Borton testified that noisy mechanical work was occurring at the Chiarelli property at 11:00 p.m. last 

Saturday night. 

 100. Applicant’s counsel then called Lou Chiarelli in rebuttal. Mr. Chiarelli testified regarding the type of 

mechanical work performed at the 166 Woodruff Road property:  work on lights, brakes, flat tires, fixing the tarp and a small 

amount of welding.   

 101. Mr. Chiarelli testified that all major mechanical work on the trucks occurs off-site. 

 102. Mr. Chiarelli testified that the biggest cause of the noise is the air hammer when wheels and tires must be 

repaired. 

 103. Mr. Chiarelli testified that the “shop” building has only 110 ampere electrical service. 

 104. Applicant’s counsel introduced additional exhibits through Lou Chiarelli: 

There is no Exhibit AP-4. 

Exhibit AP-5, taken in June, 2016, is a photograph of the inside of the “shop” building 

showing that it has no vehicle lift. 

Exhibit AP-6 is a photograph taken in June, 2016, showing the electrical pole with one 

transformer on it. 

Exhibit AP-7 is a list of the six trucks owned by Chiarelli Paving. 

Exhibit AP-8 was the payroll roster as of June 17, 2016 

Exhibit AP-9 contains many pages of bills paid to outside mechanics from December, 2014 

through December of 2015. 

Exhibit AP-10 are more outside mechanic repair bills incurred in 2015. 

Exhibit AP-11 are more truck repair bills incurred in 2015 

Exhibit AP-12 is a photograph of the office in Marco Chiarelli’s home in Woodstown. 

 105. Luciano Chiarelli testified that there is only one transformer serving the “shop” building. 

 106. Lou Chiarelli testified that some operators take their trucks home with them. 

 107. Lou Chiarelli testified that he and one other part-timer, Jose A. Cotto, are the only two mechanics working at 

the property.  There are no full time mechanics. 

 108. Lou Chiarelli testified that disturbing lighting from the headlights can be addressed by adding buffering.  

 109. Lou Chiarelli testified that to limit noise at night; he is willing to limit the hours of mechanical repairs to end 

at 7:00 or 8:00 p.m. 

 110. In response to Board questions, Lou Chiarelli testified that the trucking operations, including the mechanical 

repairs, have occurred at 166 Woodruff Road for the last three years. 

 111. Lou Chiarelli testified that there was a period of two or three years when no truck repairs occurred at the 

property and there was only incidental dump truck parking between 2005 and 2013 when dump truck drivers who lived in the 

residence on the property brought their trucks home overnight. 

 112. In response to a board member question, Lou Chiarelli testified that he doesn’t believe the new truck 

inspection law, to go into effect in 2017, will apply to him.   

113. Lou Chiarelli testified that the dump truck use is not tied, in any way, to agriculture.  He hauls stone and sand 

for South State. 

 114. Lou Chiarelli testified that the “shop” building is used exclusively for the trucking operations.  His brother, 

John Chiarelli, formally used the building to store farming equipment. 

 115. John Chiarelli testified, on June 13, 2016, that he is not personally farming the ground but leases it to a 

farmer, Henry DuBois. 

116. Mr. DuBois does not store farm equipment in the pole barn building. 

117. Mr. DuBois does not use the pole barn building for the agricultural use he makes of the ground. 

 118. The storage trailer at 166 Woodruff Road primarily stores equipment for the trucks and only incidental farm 

equipment.   Mr. DuBois does not store farm equipment in the storage trailer nor in the pole barn building.  Mr. DuBois has 

access to the pole barn building if he wants it. 
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 119. Lou Chiarelli testified that there was no truck maintenance activity occurring at 11:00 p.m. last Saturday 

night. 

  120. Applicant’s next witness was Jose A. Cotto who works for Chiarelli Paving as a dump truck driver.  He takes 

his truck home most of the time.  He also performs part time mechanical work in the “shop” building. 

 121. Jose Cotto testified that Jose and Lou Chiarelli are the only mechanics working in the shop building. 

 122. Applicant next called Walter Richman who owns a truck repair business in Woodstown.  Mr. Richman and 

Lou Chiarelli conducted an air tool noise experiment which concluded that the air tool noise could be minimized if all air tool 

work occurred in the “shop” building with the doors closed. 

 123. Mr. Richman testified that he performs mechanical work, off-site, on the Chiarelli vehicles.  Approximately 

once every two months Mr. Richman is called to the Chiarelli property to perform emergency mechanical work at 166 

Woodruff Road. 

 124. Applicant’s counsel next recalled John Chiarelli who sold the property to, his brother, Lou Chiarelli in 2013.

 125. John Chiarelli testified that he stopped parking his trucks at the 166 Woodruff Road property, entirely, in 

2005.  He relocated most activities to his Carlls Corner location, in approximately year 2000. 

  126. John Chiarelli testified that from 2005 to 2013 two dump trucks were incidentally parked at the property 

because two dump truck drivers working for Lou Chiarelli were renting the residence located at 166 Woodruff Road. 

 127. John Chiarelli testified that the pole barn was not used at all for the trucking operation from 2005 to 2013. 

 128. John Chiarelli testified that he totally stopped parking truck tractors at this property in 2005. 

 129. At the conclusion of testimony, after hearing closing argument from applicant’s counsel, the Board then 

turned to the request for interpretation issue.  The solicitor framed the first question: “Is the Lou Chiarelli parking of Chiarelli 

Paving dump trucks substantially similar to the permission granted in 1988 to John Chiarelli for the parking of truck tractors 

at 166 Woodruff Road? 

 130. The Board voted in the affirmative that the truck tractors are substantially similar to the dump trucks and 

therefore, a use variance to park dump trucks at 166 Woodruff Road is not required. 

 131. The Board was next asked to interpret the scope of the Zoning Board Resolution #16-1988. The second 

specific question on which the Board voted was: “Does the 1988 Resolution permit mechanical work in the Agricultural 

storage building which was erected pursuant to the variance contained in Resolution #16-1998 to permit applicant John 

Chiarelli “…to store his farm equipment in relation to the farming operation on the lot – a permitted use in the zone.” 

 132. The Board voted that the 1988 Resolution did not grant a use variance to permit mechanical work at the 166 

Woodruff Road property. 

  a. The Board observed that no mention is made in Zoning Board Resolution #16-1988 of a granting a use 

variance for minor truck maintenance being performed in the agricultural use storage building. 

  b. Zoning Board Resolution #16-1988 does not expressly permit the performance of minor truck 

maintenance on the semi-tractors that are allowed to be parked on the lot. 

c. The Board Resolution #16-1988 notes that the purpose for  which  John  Chiarelli 

applied for and received a variance to construct the storage building at 166 Woodruff Road was “…to store his farm 

equipment in relation to the farming operation on the lot – a permitted use in the zone.” 

 133. Counsel for applicant then asked the Board to vote upon his request for use variance to perform light 

mechanical repairs in the “shop” building, with the doors down, at 166 Woodruff Road. 

134. Counsel for applicant argued that by granting the use variance, the Board would have the power to impose 

hours of operation, require buffering and impose other restrictions for the benefit of the objecting neighbors. 

 135. The Board Solicitor pointed out that the public notice legal advertisement only asked for a use variance to be 

able to park up to six dump trucks at 166 Woodruff Road.  The public notice made no mention of mechanical repairs. 

 136. The Board declined to consider the pending application as one asking for a use variance to conduct 

mechanical repairs in the agricultural storage building at 166 Woodruff Road.   

137. The Board determined that applicant must file an entire new application if applicant wishes to seek a use 

variance to engage in any mechanical repairs on the six parked dump trucks at 166 Woodruff Road. 

 NOW, THEREFORE, BE IT RESOLVED that this Board does hereby determine that the parking of six dump 

trucks at 166 Woodruff Road is a valid pre-existing, non-conforming use.  The Board does further determine that the farm 

equipment storage building at 166 Woodruff Road may not be used for mechanical repairs of trucks, absent the filing of a 

new use variance application, with a site plan, and the granting of a separate, new use variance. 
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RESOLUTION 8 - 2016 

Township of Upper Deerfield Planning Board 

 

Applicant’s Names: Crestwood LP (Formerly known as Inergy Services, LLC) 

 

Application No.: P-6-16 
Property:  Block 2501, Lots 8 and 8.02 

Application For:  Preliminary and Final Major Site Plan Approval 

Public Hearing: June 20, 2016 

Findings of Fact: 

1. Applicant was represented by Howard Melnicove, Esquire who appeared and  

presented the application on its behalf. 

2. The property affected by this application is 1709, and 1725 South Burlington 

 Road, Upper Deerfield Township.  It is designated as Block 2501, Lot 8, and 8.02.  The property is in the General 

- Industrial Zone. 

3. Applicant seeks to consolidate two contiguous lots, both of which have been 

historically used for the storage and sales of liquefied petroleum gas. 

4. The following plans and documents constituted the development application. 

A. Planning Board Application Form, dated May 25, 2016. 

B. Check Lists Schedule B. 

C. Site Plan (10 sheets) by Site Civil Engineering, dated May 19, 2016. 

D. Environmental Impact Statement by Site Civil Engineering, May 2016. 

E. Stormwater Management Report by Site Civil Engineering, May 19, 2016. 

F. Traffic Impact Report, SAFE Highway Engineering, LLC, May 23, 2016. 

G. Cumberland County Planning Board Site Plan Review Report issued June 20, 2016, conditionally 

approving applicant’s site plan. 

 

5. The Board received and considered the June 15, 2016, report of Board Planner, 

Randall Scheule, PP/AICP.  Planner Scheule was present for, and participated in the public hearing. 

6. The Board received and considered the June 16, 2016, report of Board Engineer,  

J. Michael Fralinger, Jr., PE.  Mr. Fralinger was present for, and participated in the public hearing. 

         7.  The Board received and considered the June 16, 2015, report of the Upper Deerfield Township 

Environmental Commission.   

         8.  Waivers were requested, and granted as follows: 

                      A.       A design waiver for driveway width. 

                      B.       The location of all trees six inches or more in diameter. 

                     C.        Site easements at the driveway/street intersection. 

         9.  The Board deemed the application conditionally complete and proceeded to technical review and the 

public hearing for preliminary and final major site plan approval. 

      10. The applicant’s first witness was William Gilmore, PE of Site Civil Engineering. Engineer Gilmore was 

responsible for the development of the site plan before the Board.  Mr. Gilmore agreed that applicant would 

comply with all recommendations contained in the June 16, 2016, Board Engineer’s Report, the June 16, 2016, 

Environmental Commission Report, and the June 15, 2016, Board Planner’s Report. 

        11.  The Board, on motion voted, and determined that the predominant use at this site is a truck terminal.  This 

is the same predominant use that the Board found to exist regarding an earlier application relating to this property. 
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      12. Applicant’s Engineer testified regarding the necessity of having the wider northerly driveway to facilitate 

the movement of loaded tractor trailers. 

     13.  Applicant’s Engineer testified regarding the number of available parking stalls.  There are currently thirty-

two available spaces at the southerly building.  Applicant is proposing to create ninety tractor-trailer truck parking 

spaces.  Applicant additionally plans twenty-eight parking spaces for the tractor-trailer drivers. 

   14.  A new diesel fuel island will be created. 

   15.  Applicant will be modifying the stormwater basin to deepen its water retention capacity.  The stormwater 

basin will also be significantly enlarged in size. 

  16.  In discussion with the Planning Board Engineer, applicant’s engineer, and the Board, it was determined that 

parking bumper stops, or other delineation of the parking spaces for the tractor-trailers, and the truck driver’s 

would not be necessary. 

  17.  The Board determined that the lot coverage will be approximately 58% which is well below the 70% 

permitted for a truck terminal use in the GI Zone. 

  18.  Applicant agreed to consolidate the two lots by a lot consolidation Deed. 

  19.  The Board’s next witness was Gino Caselli who is the General Manager of Crestwood for the entire northeast 

region. 

20.  Mr. Caselli is familiar with operations at this location. 

21.  The old Modern Heating building (the northerly building on the site plan) will house office staff, and 

administration.  Other office employees will remain in the southerly building. 

22.  Eight employees currently housed at a leased Carll’s Corner office location will be moved to the former 

Modern Gas building making a total of twelve employees to be located in that building. 

 23.  The rear portion of the former Modern Gas building will be unused. 

24.  Hours of operation, except for truck traffic and railway siding use, will be 8:00 a.m. to 6:00 p.m. 

 25.  Applicant introduced Exhibit “App-1” a colorized version of the site plan. 

26.  There are no retail sales from this facility.  It is strictly a wholesale storage and distribution center.  The truck 

terminal use, already deemed to be the predominant use, is the means by which the LP Gas is removed from the 

site.  The LP Gas arrives by rail car. 

27.  Some truck repairs are performed on site, in the truck repair garage which is part of the southerly building on 

the property. 

28.  The applicant currently rents truck parking space across the street on the Hansen property.  That relationship 

will be terminated, once the current site plan is implemented as all tractor trailer parking will be on this site. 

29.  The truck traffic is a twenty-four hour a day operation. 

30.  The property will be gated at both driveways. 

31.  There are sixteen employees, including truck mechanics housed at the southerly building. 

32.  The operation will use the existing trash-dumpster which is provided by Waste Management, Inc.  Trash is 

picked up weekly.  The Board was satisfied with the testimony regarding trash, and recyclable storage. 

33.  Mr.  Casselli testified that four Crestwood safety personnel are housed at this site in the northerly building. 

34.  The scale house is currently a trailer set on a concrete pad.  The trailer is going to be replaced, in kind.   The 

Board determined that the furnishing of a cut sheet for the replacement scale house will, therefore, not be 

necessary. 
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APPLICANT/DEVELOPMENT 

Z 7-16  Comet 1101/13,14,18, 21.02, R-1 Zone,  87 acres Amended & New Use Variance and Site Plan 

Applicant was represented by Attorney Al Marmero, John Renz, Comet Land Development, Joseph Raday, 

Professional Engineer and James Miller, Professional Planner. Attorney Marmero along with applicant’s 

professionals gave details of application regarding completeness. On motion of Robert Comer seconded by 

Anthony Buono Completeness was granted  

Roll Call  
Ed Overdevest –Absent   Russell Vanella – Aye    

Ed Fleetwood – recused     Terry O’Neill – Aye    

Scott Smith – Aye     Jack Waselik – Aye     

Joseph Spoltore, Aye    Anthony Buono, Sr. Aye    

Robert Comer, Aye     

Laura Hayes, Alt #1 Aye   Michele Mooney, Alt #2 Aye    

Kenneth Jackson, Alt #3 Absent  Vacant Alt # 4 

 

Applicant’s representative and professionals discussed in further detail technical portions of application, reviewed 

Planning Board  Planner and Engineer reviews. 

On motion of Jack Waselik seconded by Joseph Spoltore the Public Hearing was opened.  Members of the public 

that came before the Board were as follows: 

Mati Jarve, Nancy Ridgway, Raimondo Giovannetti, Eileen Clark, Dominick Rodriquez, Rich Pettit, Frank 

Catalano, Sandra Rodriquez, John McGlynn   

Seeing no others come before the Board; on motion of Jack Waselik seconded by Robert Comer the Public 

Hearing was closed. 

After further discussion on motion of Robert Comer seconded by Jack Waselik the Use Variance was  Denied.  

The vote of Yes/Aye means Denied. Use Variance is 7 member vote needing majority of 5 out of 7. 

Roll Call  
Ed Overdevest –Absent      Russell Vanella – Aye    

Ed Fleetwood – recused (would not have been eligible to vote)    Terry O’Neill – not eligible to vote    

Scott Smith – not eligible to vote      Jack Waselik – Aye     

Joseph Spoltore, Aye       Anthony Buono, Sr. Aye    

Robert Comer, Aye     

Laura Hayes, Alt #1 Aye      Michele Mooney, Alt #2 Aye    

Kenneth Jackson, Alt #3 Absent     Vacant Alt # 4 

 

Due to the Board denying the Use Variance the application could not be heard regarding Site Plan with Waivers. 

 

 

PROFESSIONALS/COMMITTEE/COMMISSION 

Master Plan Review Committee met July 5 will try to meet every couple of weeks. 

 

PUBLIC COMMENT 

On motion of Ed Fleetwood seconded by Anthony Buono the public portion of the meeting was opened  

Nancy Ridgway questioned if Master Plan Committee meetings should be open to public and Eileen Clark  

believed decision for Comet denial was in best interest of all.  On motion of Ed Fleetwood seconded by Jack  

Waselik the public portion was closed. 
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BOARD MEMBER ADDITIONAL INFORMATION 

CC Dept. of Planning: letter dated June 29, 2016 to Administrator, Roy Spoltore stating Todd and Margret Casper 

enrolled Block 501 Lot 9.06 into permanent farmland preservation program. All nonagricultural development 

rights of property have been assigned to the County of Cumberland in accordance with a deed of easement dated 

May 19, 2016 for the St. of NJ Agriculture Retention and Development Program 

 

 

ADJOURNMENT 

 

 

Being no further business on motion of Ed Fleetwood seconded by Waslik meeting adjourned at 8:51 

 

 

Respectfully Submitted 

 

 

 

Vicki Vagnarelli 

 

 


