
The Regular Meeting of the Planning Board of the Township of Upper Deerfield was held on Monday, April 10, 

2017 at 7:00 pm in the Municipal Building, Seabrook, N.J. 

 

 Chairman: Ed Overdevest 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:  

Chairman Ed Overdevest,  

Vice Chairman: Russ Vanella, 

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

Robert Comer, Laura Hayes alt 1, Kenneth Jackson alt 3, Wayne Sabota alt 4 

Staff: Engineer J Michael Fralinger, Jr. PE, CME, Planner Randy Scheule, PP, AIC,  

Solicitor Matthew Ritter, Esq. and Secretary Vicki Vagnarelli 

Absent: Scott Smith, Michele Mooney alt 2, Solicitor Theodore H. Ritter Esq., 

 

 

On motion of Ed Fleetwood, seconded by Robert Comer, Minutes of March 20, 2017 approved. 

 

On motion of Russell Vanella seconded by Ed Fleetwood the following resolution was memorialized 

 

RESOLUTION 2- 2017 

Township of Upper Deerfield Planning Board 

 

 

Applicant’s Names: MedExpress Urgent Care, NJ - PC 

Application No.: P-2-17 

Property:  Block 1208, Lot 4 

Application For:  Preliminary and Final Major Site Plan Approval and Design Waiver for Street Frontage 

Landscaping 

Public Hearing: March 20, 2017 

Findings of Fact: 

 1. Applicant was represented by Robert D. Mintz, Esquire, of Haddonfield, New Jersey who 

appeared and presented the application on its behalf. 

2. Applicant intends to lease a pad site at the Upper Deerfield Plaza Shopping Center located on the 

North side of Cornwell Drive, immediately West of Maple Avenue. 

3 The shopping center property is Block 1208, Lot 4.  It is zoned Business-2    (B-2). 

4. The Board accepts as factual the plans and documents submitted by and on behalf of applicant as 

follows: 

 A. Upper Deerfield Township Application Form; 

 B. Checklist Schedules “A” and “B”; 

C. Site Plan prepared by Kimley-Horn, dated February 24, 2017, fourteen (14) sheets; 



D. Photometric Plan prepared by Ceso, Inc., dated February 21, 2017, one (1) sheet; 

E. Architectural Floor Plans and Elevations prepared by Benjamin T. Bell, Architect, dated 

February 24, 2017, three (3) sheets; 

F. Sign Plans prepared by Egan Sign, dated February 22, 2017, nine (9) sheets. 

5. The shopping center comprises 22 acres.  The portion to be leased to applicant is one acre. 

6. At the onset, it was agreed between Applicant and the Board’s professionals that the sign 

variances, which are a part of the application, would be bifurcated and heard separately at the Board’s meeting 

scheduled for April 17, 2017. 

7. Applicant’s first witness was Anthony Caponigro, a Licensed Professional Engineer who 

supervised the preparation of the Site Plan.  Mr. Caponigro was qualified as an expert witness. 

8. The pad site is to be located in the Southeast corner of the Upper Deerfield Plaza Shopping 

Center. 

9. Applicant’s first exhibit, APP-1, was a survey dated January 15, 2017. 

10. Applicants second exhibit, APP-2, was page C110 of the Site Plan prepared by Kimley-Horn and 

Associates, Inc. of Philadelphia, Pennsylvania, by which Mr. Caponigro is employed. 

11. MedExpress Urgent Care is a doctor’s office with x-ray facilities but no pharmacy on site.  The 

hours of operation would be 8:00 a.m. to 8:00 p.m., seven days per week. 

12. Applicant proposes to construct, on the one-acre pad site at Upper Deerfield Plaza Shopping 

Center, a 4,714-square foot building for the urgent care medical facility. 

13. The testimony indicated that the site improvements will include paved parking, driving isles, 

utility improvements, storm water collection improvements, site lighting and grassed/landscaped areas. 

14. Mr. Caponigro testified that 24 parking places are required under the ordinance, however, the 

present site plan provides for 53 parking places, three of which are for the handicapped.  The non-handicapped 

parking places, on the present site plan, measure  9 feet by 18 feet in size. 

15. Deliveries would be by U.P.S. truck two to three times per week.  No delivery by tractor trailer is 

anticipated.  Medical waste would be professionally handled. 

16. Applicant’s next witness was Licensed Professional Planner Tiffany Cuviello, who was also 

qualified as an expert witness. 

17. Planner Cuviello testified regarding the setback of the parking nearest Cornwell Drive.  There is 

a pre-existing grass berm separating the pad site curb line from Cornwell Drive.  This is the reason that 

applicant proposes a 1.3-foot setback form the curb of the pad site, since there is already an existing green space 

buffer along Cornwell Drive. 

18. Applicant introduced exhibit APP-3 which is a photograph of the Runnemede, New Jersey, 

MedExpress Urgent Care building.  The Runnemede building design is a specimen elevation showing the 

general appearance of the Upper Deerfield building.  

19. Testimony from applicant indicated that one doctor would be on staff during all open hours.  The 

number of employees would be 8 to 10 per shift and the employees would work a 12-hour shift.  There would 

be no ambulance service. 

20. The Board received and considered the March 14, 2017 report of Board Professional Planner 

Randall Scheule, P.P./A.I.C.P.  Planner Scheule was present for and participated in the public hearing.  

21. The Board received and considered the report of Board Engineer J. Michael Fralinger, Jr., dated 

March 14, 2017.  Mr. Fralinger was present for and participated in the hearing. 

22. Based upon recommendations of the Board Planner and Engineer, respectively, waivers were 

granted for proposed utilities layout, an environmental impact report and wetlands delineation.   

23. After the waivers were granted, the Board deemed the application complete and proceeded to 

discuss the Board Professional Planner’s and Board Professional Engineer’s respective Technical Comments. 

24. The Board asked and applicant agreed to consider a redesign of the parking spaces to increase 

the size of at least some of the parking spaces to 10 feet in width.  The Board Professionals will also meet and 

discuss with the applicant’s professionals the location of the lighting poles so as to not interfere with the 

opening of car doors in parking stalls adjacent to those light poles. 

25. The Board also granted design waivers for: 

 A.  Sidewalks 



 B. Drainage Pipe of H.D.P.E., rather than metal composition; 

 C. Drainage pipe diameter; and 

D. The planting of trees and the buffer width along Cornwell Drive and Maple Avenue. 

26. Applicant agreed, on the record, to: 

A. Furnish a sealed copy of the survey by First Order, L.L.C. 

B. Note building dimensions and proposed building setback lines from the lease line on the 

perfected plan; 

C. Have the final plans sealed by the design engineer; 

D. Provide a detail for the trash enclosure; 

E. Provide a detail for the proposed retaining wall; 

F. Add details for the proposed lighting standards, including height, to the plan.  All lighting 

fixtures will be equipped with full cutoffs. 

G. Clarify the proposed curb radii on the perfected plan; 

H. Have applicant’s professionals meet and discuss with the Board engineer the access drive 

connecting the Cornwell Drive signalized entrance to the Upper Deerfield Plaza 

Shopping Center to the proposed urgent care facility, including line striping and adequate 

buffering. 

I. Add spot elevations to the grading plan. 

J. Clarify whether the existing monitoring well to the west of the proposed freestanding 

sign is to be maintained or removed. 

K. Install a stormwater inlet East of the trash enclosure radius; and 

L. Provide a type “E” inlet casting detail. 

27. Engineer Caponigro confirmed that the site complies with the A.D.A. parking stall requirement. 

28. Applicant recognizes and agrees that installation of the domestic water line, fire hydrant and the 

proposed sanitary sewer lateral are subject to approval by the Upper Deerfield Utility Department Engineer. 

29. The only member of the public who appeared and testified was Lynn Maun, who requested that 

all landscape plantings be of native species. 

30. The Upper Deerfield Township Planning Board has carefully considered the preliminary and 

final major site plan approvals requested by applicant.  The Board finds that such relief can be granted based 

upon the evidence presented, pursuant to N.J.S. 40:55D-1, et seq. and the development ordinance of the 

Township of Upper Deerfield. 

NOW, THEREFORE, BE IT RESOLVED that this Board does hereby: 

A. Grant preliminary and final Major Site Plan approval and a design waiver for street frontage 

landscaping pursuant to N.J.S.A. 40:55D-1, et seq. and the provisions of the Upper Deerfield Township 

Development Ordinance provided that the following conditions are met: 

C1. That applicant file a perfected plan in conformity with the testimony adduced at the public 

hearing on the application and the recommendations of Board Engineer Fralinger and Board Planner Scheule as 

contained in the Board Professionals’ respective reports, both dated March 14, 2017, all as referenced above. 

C2. That compliance be had with all other applicable requirements of the Upper Deerfield Township 

Development Ordinance and Building Code. 

C3. That applicant come back before the Board for a separate hearing on the applicant’s pending 

request for sign variances. 

C4. That applicant comply with all conditions of preliminary site plan approval. 

C5. That applicant rectify any financial responsibility to the Township. 

C6. That applicant obtain permits and approvals from all other agencies having jurisdiction 

including, but not limited to: 

A. Cumberland-Salem Conservation District and 

B. Cumberland County Planning Board. 

 C7.   That applicant provide letters of service availability from all utilities. 

C8. That applicant provide an Engineer’s cost estimate for performance and maintenance guarantees 

required by the Township code. 

C9. That applicant deposit performance bond and escrow amounts prior to commencement of 



construction. 

C10. The Board Planner and Board Engineer are hereby delegated the authorization to approve minor 

site plan changes requested by applicant, or applicant’s professionals, provided that such minor changes are 

consistent with the Planning Board’s approval within approval.  Any such changes will be reported to the 

Planning Board at its next regular meeting. 

C11.  That compliance be had with all applicable requirements of the Upper Deerfield Township 

Development Ordinance and building code. 

       

Upper Deerfield Planning Board 

 

 

Roll Call  
Ed Overdevest – Aye    Russell Vanella – Aye   

Ed Fleetwood – Aye    Terry O’Neill – Aye  

Scott Smith – Absent    Jack Waselik – Aye    

Joseph Spoltore, Aye    Anthony Buono, Sr. Aye    

Robert Comer, Aye     

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

Kenneth Jackson, Alt #3   Wayne Sabota, Alt # 4 

 

 

John Pagels 167 Richards Road block 702 lot 14 came to speak with the Board informally regarding a 

subdivision.  His neighbor is block 702 lot14.02 and Mr. Pagels would like to purchase approximately 10 acres 

of lot 14.02 for farming hay and grain.  Zoning officer Ed Fleetwood informed the board Mr. Pagel would be in 

compliance with acreage but not with frontage, however he would not need a variance because a variance would 

have been granted when subdivision was originally completed.  Board did not have any issues with Mr. Pagels 

moving forward on this.  He will come back to the Board with a subdivision plan. 

 

Planner Scheule reviewed the Master Plan Reexamination Report.  Minor changes were made and will again 

discuss at April 17 meeting.  Board is hopeful public hearing will be May 8.  

 

On motion of Russell Vanella seconded by Robert Comer the public portion of the hearing was opened. 

Joe Lacotte is in support of what was discussed regarding MP.  Environmental Commission will host April 11 a 

program titled “Saving the World One yard at a Time” and May 10 will host a program “I Have a Stray Cat 

Problem” at senior center 7pm.   

 

Nancy Ridgway listening to all comments regarding MP questioned if there was anything she could do on her 

property to help pay taxes. 

On motion of Jack Waselik seconded by Joseph Spoltore public portion was closed. 

 

Being no further business on motion of Ed Fleetwood seconded by Robert Comer the meeting was adjourned. 

 

Respectfully Submitted 

 

 

 

Vicki Vagnarelli 

 


