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

held on Monday, August 11, 2025, at 7:00 pm in the Municipal Building.   

 

Russell 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: 

Members: Russell Vanella, Jack Waselik, James Crilley, Anthony Lamanteer Jr., 

Anthony Buono Sr., Laura Hayes, Kenneth Jackson, Wayne Sabota, Anthony Lamanteer 

Sr. Alt 1, William Taylor Alt 2, Ed Geletka Alt 3 and Ken Mecouch Alt 4. 

 

Staff: Engineer J. Michael Fralinger Jr. PE, CME, Conflict Engineer Brian J. Murphy, 

PE, PP, CME, Planner Randy Scheule, PP, AIC Solicitor Matthew Ritter Esq., and 

Secretaries Roy Spoltore and Sherrie Dixon. 

 

Absent: Joseph Spoltore    

 

On motion of Anthony Lamanteer Sr., seconded by Wayne Sabota, the minutes of the 

July 14, 2025, meeting were unanimously approved. 

 

The hearing recommenced for the continuation of the application of Prachi Patel & Gita 

Patel c/o Kumar Patel Block 1901 Lot 4, 1040 N Pearl Street for a Use Variance & Site 

Plan Waiver from the meeting of July 14, 2025. The Applicant was represented this 

evening by Bridget Sykes, Esq., also of Fox Rothschild, LLP, who appeared on behalf of 

her clients. She gave a brief overview of the application stating that Mr. Patel would like 

to bring the 45-room motel up to code and operate under a flagship franchise. Mr. Kumar 

Patel was sworn in and stated that there is a need in the area for a place for people to stay 

whether it be a couple of nights or an extended stay if in the area for work, etc. and the 

closest motel is in Vineland.   

 

Paul Mautch PE was sworn in and submitted exhibit A-4 showing the parking and 

landscaping that is proposed. Both Randall Scheule and Brian Murphy were concerned 

that exhibit A-4 was not previously submitted with the application as they did not have 

sufficient time to review it.  They also requested a survey be provided. The Board 

expressed concern with deeming the application complete given the request for a waiver 



of site plan.  Bifurcation of the application was discussed. The Board deemed that the 

application would only be considered for completeness for the Use Variance. The 

applicant agreed to comply with the Board Professionals’ completeness comments. 

Randall Scheule added that the Site Plan will need to conform to Section 405 in the 

Ordinance for conditional standards. On the following roll call vote motioned by 

Anthony Lamanteer Sr., seconded by Wayne Sabota, the application was deemed 

complete for the Use Variance only. 

 

Russell Vanella - Aye                                   Jack Waselik - Aye 

James Crilley – No Vote                 Wayne Sabota - Aye     

Anthony Lamanteer Jr. – Aye                           Joseph Spoltore – Absent 

Anthony Buono Sr. - Aye       Laura Hayes – Aye  

Kenneth Jackson – No 

Anthony Lamanteer Sr., Alt #1 – No Vote   William Taylor Alt #2 – No Vote 

Edward Geletka, Alt #3 – No Vote                      Kenneth Mecouch Alt #4 – No Vote 

 

Mr. Kumar Patel stated that the 45-room motel will include 3 ADA compliant rooms that 

were originally suites.  These will be reconfigured to meet the ADA requirements.  The 

other units will receive cosmetic upgrades unless the professionals find something 

requiring attention. Ken Mecouch asked whether the pool would be open to the public. 

Mr. Patel stated the pool would be for motel guests only. Russ Vanella wanted to see the 

Site Plan submitted.  

 

Randall Scheule and Brian Murphy both reviewed their technical comments in their 

report and they will not recommend a Site Plan waiver. Mr. Scheule indicated that the 

Ordinance definition of Motel referred to “transient guests” and asked Mr. Patel to define 

his intention.  Mr. Patel indicated that transient guests would stay for 30 days or less, and 

that he would not accept section 8 tenants and agreed not to accept any subsidized 

tenancy.  Mr. Scheule added that the 2017 Master Plan Reexam created a B-3 zone where 

the property is located and does not permit a motel/hotel use in the zone. 

 

Russ Vanella asked about restricting the length of stay for guests and not allowing 

government subsidized rentals in order to stay away from past problems with the motel. 

Mr. Patel stated that some long-term stays would be beneficial for the community such as 

construction workers etc., who would also be spending money locally on dining and 

entertainment, as opposed to going to Vineland.  On motion of William Taylor, seconded 

by Wayne Sabota, the public portion was opened. Resident Nancy Ridgway stated it 

would be a good thing for the community. Rod and Marie McDonald owners of the 

property next door were concerned that the location does not permit motel use in a B-3 

Zone according to the changes made to the Master Plan. Seeing no one else wishing to 

speak, a motion was made by Anthony Lamanteer Sr., seconded by Laura Hayes, the 

public portion was closed.  

 



Attorney Sykes provided a summary of the application for her client. Matt Ritter stated 

that the applicant’s planner presented testimony at the last meeting pertaining to 

conformance with master plan. Mr. Ritter presented a summary of a resolution that would 

permit the use variance based on special reasons existing for the granting of the 

aforementioned D(1) use Variance and the proposed motel use does not present a 

detriment to the public good, nor to the Township zoning plan or zoning ordinance.    The 

applicant will have 6 months to submit a Site Plan, and the use variance resolution will 

have language pertaining to defining transient guests as discussed in the applicant’s 

testimony. On motion of Wayne Sabota, seconded by Jack Waselik, the application for 

the Use variance was approved on the following roll call vote: 

 

Russell Vanella - Aye                                   Jack Waselik - Aye 

James Crilley – No Vote                 Wayne Sabota - Aye     

Anthony Lamanteer Jr. – Aye                           Joseph Spoltore – Absent 

Anthony Buono Sr. - Aye       Laura Hayes – Aye  

Kenneth Jackson – Aye 

Anthony Lamanteer Sr., Alt #1 – No Vote   William Taylor Alt #2 – No Vote 

Edward Geletka, Alt #3 – No Vote                      Kenneth Mecouch Alt #4 – No Vote 

 

Hunter Durham with property on Big Oak Road, Block 703 Lot 2 is proposing to build a 

home on the 11.29 acre property but needs a variance for minimum road frontage and a 

use variance. Mr. Durham appeared with Mary Dean, a local realtor and resident. He 

stated that he purchased the property in hopes of one day building a home within the next 

two years and continue to lease the farmland portion to the current farmer using the 

property for corn. The parcel is in the Agricultural zone, which does not permit new 

dwellings that are not a Rual Residence or part of a farm, therefore a D(1) use variance is 

required. Randall Scheule went over his report for completeness and agreed to grant the 

waivers set forth in his report, since there is no new development proposed at this time. 

On motion of Ken Jackson, seconded by Wayne Sabota, the application was deemed 

complete on the following roll call vote: 

 

Russell Vanella - Aye                                   Jack Waselik - Aye 

James Crilley – No Vote                 Wayne Sabota - Aye     

Anthony Lamanteer Jr. – Aye                           Joseph Spoltore – Absent 

Anthony Buono Sr. - Aye       Laura Hayes – Aye  

Kenneth Jackson – No 

Anthony Lamanteer Sr., Alt #1 – No Vote   William Taylor Alt #2 – No Vote 

Edward Geletka, Alt #3 – No Vote                      Kenneth Mecouch Alt #4 – No Vote 

 

Randall Scheule went over his technical comments and indicated that although this was 

previously identified as a farm targeted for preservation, the Township has no intention of 

continuing to preserve farmland south of Big Oak Road. He also noted that neighboring 

properties are in the R-1 and R-2 zones and the property is immediately adjacent to 



single-family homes fronting on Holly Avenue. Mike Fralinger went over his technical 

comments of his report and reminded Mr. Durham that outside agency approvals would 

be required when the property is developed, such as the Board of Health for the septic 

system and soil conservation for soil erosion. On motion of Anthony Lamanteer Sr., 

seconded by Wayne Sabota, the public comment portion was opened. Residents Joseph 

and Sarah Black were concerned with farmland changing to residential property. She 

referred to various sections of the Township Farmland Preservation Study. Resident 

Bruce Peterson stated that Upper Deerfield is #1 in the County for Farmland 

Preservation, and this proposed residential use will not impact the Township’s 

agricultural goals. Mr. Durham stated that he was only planning on using 2 acres for his 

home and would continue to have the remainder of the lot farmed. Seeing no one else 

wishing to speak, the public comment portion was closed on motion of William Taylor, 

seconded by Anthony Buono Sr.  

 

The Solicitor reviewed the application and testimony before the Board and noted there is 

good cause to grant a “D(1)” use variance for the proposed future residential use, subject 

to conditions and special reasons exist for the granting of the aforementioned use 

variance.  On the following roll call vote, motioned by Anthony Lamanteer Sr., seconded 

by Wayne Sabota, the Use Variance and road frontage variance were approved: 

 

Russell Vanella - Aye                                   Jack Waselik - Aye 

James Crilley – No Vote                 Wayne Sabota - Aye     

Anthony Lamanteer Jr. – Aye                           Joseph Spoltore – Absent 

Anthony Buono Sr. - Aye       Laura Hayes – Aye  

Kenneth Jackson – Aye 

Anthony Lamanteer Sr., Alt #1 – No Vote   William Taylor Alt #2 – No Vote 

Edward Geletka, Alt #3 – No Vote                      Kenneth Mecouch Alt #4 – No Vote 

 

Singh Car Wash Systems LLC-16 Centerton Road and 2014 S. Burlington Road - Block 

2001 Lots 4 & 4.01. In Attorney Matt Robinson’s absence, Attorney Adam Telsey 

appeared with the applicant seeking variances for the proposed carwash. Applicant 

intends to construct a car wash and seeks variances for minimum lot area, minimum 

loading spaces, maximum driveway width and signage variances. He stated that the 

applicant also owns other carwashes including one in Hopewell.  The proposed facility 

will consist of 3 laser wash bays and 4 self service bays along with vacuum service stalls. 

The site contains 1.915 acres, is irregularly shaped, and has frontage along South 

Burlington Road, Centerton Road, and State Highway 77. Mr. Telsey stated that a 

carwash was previously approved for the site. Randall Scheule and Mike Fralinger both 

reviewed their reports for completeness. Both stated they would support requested 

waivers and that the application could be deemed complete. 

 

On the following roll call vote motioned by Wayne Sabota, seconded by William Taylor, 

the application was deemed complete: 



 

Russell Vanella - Aye                                   Jack Waselik - Aye 

James Crilley – Aye                            Wayne Sabota - Aye     

Anthony Lamanteer Jr. – Aye                           Joseph Spoltore – Absent 

Anthony Buono Sr. - Aye       Laura Hayes – Aye  

Kenneth Jackson – Aye 

Anthony Lamanteer Sr., Alt #1 – Aye             William Taylor Alt #2 – No Vote 

Edward Geletka, Alt #3 – No Vote                      Kenneth Mecouch Alt #4 – No Vote 

 

Engineer William Gilmore, with Site Civil Engineering, stated that the Stormwater plan 

meets the requirements. Mr. Gilmore detailed the shared driveway with the 

Chipotle/Wingstop and stated NJDOT has provided a letter of no interest in the project.  

The engineer added that the sewer connection will be tied into the Chipotle/Wingstop 

connection made via Midway Avenue.  He added that there is no need for a loading 

space, as the facility would only receive supplies via a small van and is requesting a 

design waiver for sidewalks. 

 

Owner Navejot Parmar was sworn and gave testimony in support of the application.  Mr. 

Parmar currently owns and operates four carwashes. The site will operate 24 hours per 

day, 7 days per week and deliveries will occur every 2-3 weeks, trash pickup will be two 

or three times per week. 

 

The Board reviewed the technical report of Board Planner Randal Scheule. Mr. Scheule 

indicated his support for the waivers regarding stacking lanes in front yard, landscaping 

strips (partial waiver) and sidewalks. The Applicant agreed to file a perfected plan which 

addressed the Planner’s technical comments and which depicted the proposed signage 

including the façade signs and monument sign details. The Board also reviewed the 

technical report of Board Engineer J. Michael Fralinger, Jr.  Mr. Fralinger indicated the 

Applicant’s agreement to comply with his technical comments 6 through 22.  

 

On motion of William Taylor seconded by Anthony Lamanteer Jr., the public comment 

portion was opened. Resident Steve Smith stated that he was concerned about water 

usage given the drought last year and that there’s already 3 carwashes in the area. 

Resident Bruce Peterson stated that a carwash uses significantly less water than a resident 

washing their car in the driveway. He also stated that the State has the authority to 

temporarily shut down a carwash if there is a severe drought. On motion of Anthony 

Lamanteer Sr., seconded by Wayne Sabota, the public comment portion was closed.  

 

The Solicitor provided a detailed summary of the variances and waivers required, and the 

items and/or conditions to which the Applicant had agreed as a condition of any approval. 

Based on the testimony and professional reports good cause exists for the granting of the 

requested preliminary and final major site plan approval to the Applicant and further 

finds that good cause exists for the granting of the requested variances and waivers, each 



of which can be granted without substantial detriment to the public good and the granting 

of which will not impair the intent and purpose of the zone plan and zoning ordinance. 

On the following roll call vote motioned by Kenneth Jackson, seconded by Jack Waselik, 

the application was approved: 

 

Russell Vanella - Aye                                   Jack Waselik - Aye 

James Crilley – Aye                            Wayne Sabota - Aye     

Anthony Lamanteer Jr. – Aye                           Joseph Spoltore – Absent 

Anthony Buono Sr. - Aye       Laura Hayes – Aye  

Kenneth Jackson – Aye 

Anthony Lamanteer Sr., Alt #1 – Aye             William Taylor Alt #2 – No Vote 

Edward Geletka, Alt #3 – No Vote                      Kenneth Mecouch Alt #4 – No Vote 

 

On motion of Anthony Lamanteer Sr., seconded by Anthony Buono Sr., the following 

resolution was memorialized on a roll call vote: 

 

Russell Vanella - Aye                                   Jack Waselik - Aye 

James Crilley – Aye                            Wayne Sabota - Aye     

Anthony Lamanteer Jr. – Aye                           Joseph Spoltore – Absent 

Anthony Buono Sr. - Aye       Laura Hayes – Aye  

Kenneth Jackson – Aye 

Anthony Lamanteer Sr., Alt #1 – Aye             William Taylor Alt #2 – No Vote 

Edward Geletka, Alt #3 – No Vote                      Kenneth Mecouch Alt #4 – No Vote 

 
RESOLUTION 6-2025 

Township of Upper Deerfield Planning Board 

 
 
Applicant’s Name: S&M 77, LLC 
 
Application No.: P-5-2025 
 
Property:  Block 1207, Lots 1, 1.01, 2 & 3 
 
Application For:  Preliminary Major Site Plan Approval with Design Waivers  
 
Public Hearing: June 16, 2025 (Completeness) and July 14, 2025 (Technical) 
 

Findings of Fact: 



1. Applicant S&M 77, LLC (the “Applicant”) was represented by Michael J. Lario, Jr., 

Esq., of Nehmad Davis & Goldstein, P.C., who appeared at the Completeness Hearing on June 16, 

2025, and presented the application on behalf of the LLC. 

2. Applicant is the owner of the properties in question, known as Lots 1, 1.01, 2 & 3 

of Block 1207.   

3. The parcels total 125.15 acres, and a future minor subdivision is contemplated, at 

the time of final approvals, which would merge lots 1 and 2, and subdivide the newly merged lot 

to create Lot 1 (58.52 acres) and Lot 2 (29.93 acres).  Lots 1.01 and 3 are proposed to merge into 

new Lot 3, containing 36.70 acres. 

4. Applicant presently seeks Preliminary Major Site Plan approval for the 

improvement of Big Oak Road Extension (identified as Commerce Drive), and the development of 

three warehouse buildings containing a total of 1,710,500 SF, parking and trailer spaces as follows: 

a. Lot 1 – Building 1 (909,150 SF): 450 auto spaces, 223 tractor trailer spaces, and 
11 loading docks. 
 

b. Lot 2 – Building 2 (400,400 SF): 187 auto spaces, 154 tractor trailer spaces, and 
11 loading docks. 

 
c. Lot 3 – Building 3 (400,950 SF): 189 auto spaces, 199 tractor trailer spaces, and 

11 loading docks. 
 

5. All sites are proposed to have multiple access points, including Commerce Drive 

(proposed), Love Lane, and Silver Lake Road.  

6. The parcels are within the Highway 77 Redevelopment Area.  At their meeting of 

September 21, 2023, meeting, the Upper Deerfield Township Committee, sitting as the 

Redevelopment Entity, made the following findings with regard to the project: 



a. S&M 77 LLC meets all the ordinance and statutory requirements for designation 
as Redeveloper.  
 

b. The request for deferral of the execution and negotiation of a Redevelopment 
Agreement is appropriate. 

  
c. The plans as presented are substantially consistent with the adopted 

Redevelopment Plan.  
 

7. Additionally, the Redevelopment Entity resolved as follows: 

a. That S&M 77 LLC be and the same is hereby designated as Redeveloper for the 
Proposed Project.  

 
b. that the Proposed Project being a Warehouse and Distribution facility as 

defined in the Submissions is consistent with the Redevelopment Plan and 
Redevelopment Ordinance and refers the Project to the Upper Deerfield 
Planning Board for site plan review.  

 
c. That any approval granted by the Planning Board be subject to the Redeveloper 

obtaining final approval of the project by the Township Redevelopment Entity. 
  
d. That any approval granted by the Planning Board shall be subject to the 

Redeveloper entering into a Redevelopment Agreement with the Township 
Redevelopment Entity in form and on terms and conditions acceptable to the 
Redevelopment Entity.  

 
8. The Applicant was designated as Redeveloper of the Property by the Township 

Redevelopment Entity, and the approval granted herein is subject to final approval by the 

Redevelopment Entity, as well as the Redeveloper entering into a Redevelopment Agreement with 

the Township.   

9. The Board received into evidence the following documents: 

a. Correspondence from Stephen Nehmad, Esq., April 30, 2025. 
 

b. Upper Deerfield Planning Board Application with attachments, November 29, 
2023. 

 
c. Site Plan (25 sheets) by Dixon Associates Engineering, LLC, April 11, 2025. 

 



d. Architectural Plans (6 sheets), Feldman Architects, April 17, 2025. 
 

e. Traffic Engineering Assessment Report, Shropshire Associates, LLC, April 28, 
2025. 

 
f. Environmental Impact Statement, Kashi Consulting Company, Inc., November 

20, 2023. 
 

g. Upper Deerfield Township Resolution 2023-5, September 21, 2023. 
 

10. The Board also received and considered the June 12, 2025 (Completeness), and July 

9, 2025 (Technical - Exhibit A hereto) Review Reports of Board Engineer J. Michael Fralinger, Jr., 

PE, CME.  Engineer Fralinger was present and participated in the Completeness and Technical 

Hearings. 

11. The Board further received and considered the June 12, 2025 (Completeness) and 

July 13, 2025 (Technical – Exhibit B hereto) Review Reports of Board Planner Randall Scheule, PP, 

AICP.  Planner Scheule was present and participated in the Completeness and Technical Hearings.   

12. Finally, the Board also considered the June 30, 2025, Report of Traffic Engineer 

David H. Horner, P.E., PTOE, of Horner & Canter Associates, PC (Exhibit C hereto).  Engineer Horner 

was present and participated in the Technical hearing only.   

13. At the June 16, 2025, Completeness hearing, Counsel for the Applicant clarified that 

the Applicant was seeking conditional completeness with no waivers sought.  Applicant agreed to 

comply with all completeness comments of the Board’s Professionals.   

14. On proper Motion, and upon recommendation of the Board Professionals, the 

Application was deemed conditionally complete.  The Applicant indicated that all other Checklist 

items would be supplied prior to, or at the Technical Hearing. 



15. Because notice of the Technical Hearing had been given for June 16, 2025, the 

Board Solicitor announced to the members of the public present that the Board would hear the 

merits of the application at its next regular meeting on July 14, 2025 and that no further notice 

would be provided.   

16. The Chair pointed out to the Applicant that the Township had recently adopted 

new parking requirements and suggested that the plans be revised, prior to the Technical Hearing, 

in order to reduce the amount of auto parking provided. 

17. After confirming that all conditional completeness items had been satisfied by the 

Applicant, the Board conducted the Technical Hearing on July 14, 2025.   

18. Attorney Lario again appeared for the Applicant at the Technical Hearing and 

reviewed the history of the project. 

19. Counsel explained that because of the recent Parking Ordinance amendments, the 

Applicant proposed to “bank” future parking spaces as the stormwater management system had 

already been designed for the number of spaces proposed.  The Board was agreeable. 

20. Applicant’s Engineer, Kevin J. Dixon, PE, PP, PTOE, CME, was sworn and qualified.   

21. Engineer Dixion identified and gave testimony from the following Exhibits: 

a. A-1: aerial location map 

b. A-2: rendered site plan 

22. Mr. Dixon explained that the current four lots would be subject to a future Minor 

Subdivision, to coincide with final approvals, which would separate each of the proposed 

warehouses onto its own lot.   



23. Parking and circulation were discussed.  Truck traffic will be directed toward Silver 

Lake Road, and the Applicant is proposing to prohibit truck ingress and egress on Love Lane.   

24. Sidewalks are proposed internally, and along Commerce Drive only.   

25. There are a total of 38 stormwater basins proposed, in order to comply with the 

current regulations.   

26. The Applicant requests a design waiver for the required 40’ of buffering between 

future lots 1 and 2.  21.7’ is provided and the buffering would be between similar uses, bifurcated 

by an internal lot line. 

27. Engineer Dixon confirmed that trash would be handled internally to the 

warehouses and no trash enclosures are required or proposed.   

28. Connection to the rail line was discussed.  A crossing gate will be installed at the 

Commerce Drive rail crossing.   

29. Connection to water and sewer were detailed, and a pump station is proposed near 

Commerce Drive and Love Lane.   

30. A deceleration lane is expected on Love Lane, and significant Route 77 

improvements, within the jurisdiction of the NJDOT, are anticipated.   

31. Finally, Mr. Dixon confirmed that the Applicant will comply with all technical 

comments from the Board’s Engineer, Planner, and Traffic Engineer.  Their respective reports are 

therefore attached hereto, as Exhibits A, B, & C, for clarity.   

32. David Feldman, applicant’s Architect, was sworn and qualified.  Mr. Feldman 

clarified that no height variance was required based upon the Township’s method of building 

height calculation. 



33. Exhibit A-3, six pages of architectural renderings, was identified.  The Architect 

discussed the wall height variations, windows, and color schemes designed to break up the large 

buildings pursuant to the Design Standards contained within the Redevelopment Plan. 

34. Applicant’s traffic engineer, Nathan B. Mosely, PE, CME, was sworn and qualified.  

Engineer Mosely discussed the updating of traffic data post-2022.  Category 150 – general 

warehouse – was utilized from the ITE Trip Generation Manual.   

35. The traffic study was reviewed in detail, with the intersection of Route 77 and Silver 

Lake Road predicted to operate at level C, and Route 77 and Love Lane operating at Level D.  No 

traffic light will be installed at Love Lane and Route 77.  

36. Engineer Mosely again indicated that the Applicant would comply with the 

Technical Comments in Mr. Horner’s review letter (Exhibit C hereto).    

37. Applicant’s Planner, Mark A. Remsa, PP, LLA, was sworn and qualified.  Mr. Remsa 

reviewed the Township’s Master Plan and Redevelopment Plan and indicated his opinion that no 

variances were required.   

38. Planner Remsa discussed the following waivers requested by the Applicant: 

a. External sidewalks 

b. Center landscape buffer between lots 1 and 2 

c. Exterior trash/waste storage (because of internal handling of waste) 

39. Planner Scheule requested that the Applicant consider increasing sidewalk widths 

to 5’ due to vehicle overhangs.  The Applicant agreed. 



40. John Mayorek, a member of the Applicant LLC, was sworn.  He indicated that the 

Applicant is seeking class A warehouse operators.  The intent is to operate the project as a single 

complex and not as an industrial park. 

41. Planner Scheule next reviewed the technical comments in his July 13, 2025, Review 

Report.  He indicated his agreement with the Applicant that no height variance was required and 

clarified the applicability of the 40’ landscape buffer. 

42. The Applicant agreed to comply with review comments #8 (fire lanes) and #9 (fire 

zones) as a condition of approval. 

43. Planner Scheule indicated his support for the requested waiver of exterior 

sidewalks.    

44. Engineer Fralinger reviewed the technical comments in his July 9, 2025, Review 

Report.  The Applicant agreed to comply with the Board Engineer’s review comments #11 through 

33. 

45. Finally, Traffic Engineer Horner reviewed his June 30, 2025, Report (Exhibit C).  Mr. 

Horner also utilized ITE code 150 for general warehousing in his analysis.   

46. The Applicant agreed that none of the sites would be utilized as a fulfillment center 

or parcel hub type warehouse.   

47. It was reiterated that truck traffic will not use Love Lane and will instead be directed 

to Silver Lake Road. 

48. Mr. Horner requested, and the Applicant agreed, to revise the Traffic Report to 

include driveway usage data.   

49. On proper Motion, the meeting was opened to the public.   



50. Dallus Peterson was sworn, and spoke of concern with regard to traffic, the number 

of trucks and potential gridlock. 

51. There being no further members of the public who wished to testify, and on proper 

motion, the public hearing was closed.   

52. Attorney Lario provided a summary and closing comments. 

53. The Board Solicitor provided a summary of the Application and the approvals 

sought, including the requested waivers and conditions agreed to. 

54. The Board finds that compliance has been had with each of the various 

requirements of the Open Public Meetings Law, P.L. 1975 c. 231. 

55. The Planning Board has carefully considered this matter and finds that good cause 

exists for the granting of the requested Preliminary Major Site Plan approval to Applicant, with the 

waivers set forth below, subject to conditions.   

56. Finally, the Board finds that good cause exists for the requested exterior sidewalk 

waiver, partial buffer waiver between lot 1 and lot 2 and around the perimeter of the site, and 

waiver for trash/storage enclosure designs. 

NOW, THEREFORE, BE IT RESOLVED that the Planning Board of the Township of Upper 

Deerfield does grant the application of S&M 77, LLC for Preliminary Major Site Plan approval, along 

with the waiver relief set forth above, subject to the following conditions: 

A. That compliance be had with all applicable requirements of the Upper Deerfield 
Township Development Ordinance and Building Code. 
 

B. That Applicant rectify any financial responsibility to the Township related to the 
review of this application. 

 



C. That Applicant must comply with all representations made through any 
representative during the course of applicant’s presentation to the Board, and in 
all documents filed with the application.   
 

D. That Applicant obtain approvals from all other agencies having jurisdiction 
including, but not limited to, the Cumberland County Planning Board, Cumberland-
Salem County Conservation District, New Jersey Department of Transportation, 
New Jersey Department of Environmental Protection, Upper Deerfield Township 
Utility Department, and Cumberland County Utilities Authority.    

 

E. The Applicant shall provide letters of service availability from all required utilities. 
 

F. That Applicant prepare and file, in conjunction with final approvals, a Perfected 
Plan and Minor Subdivision Plan, which satisfactorily addresses the comments 
contained in the Review Reports of the Board Planner, Board Engineer, and Traffic 
Engineer (as set forth in Exhibits A, B, and C), and the contents of this Resolution.  
 

G. That Applicant prepare and file a revised Traffic Study setting forth the driveway 
usage data requested by Engineer Horner. 

 

H. The Applicant shall obtain final approvals from the Township Redevelopment 
Entity, and shall enter into a Redevelopment Agreement with the Township’s 
Redevelopment Authority, the form of which shall be satisfactory to the Township 
Solicitor, and shall comply with all terms thereof.   
 

I. Pursuant to N.J.S.A. 40:55D-49, Applicant’s Preliminary Approval granted herein is 
subject to the protections of that Statute for a period of three (3) years from the 
date of the adoption of this Resolution.   

 

J. Upon receiving final approvals, the Applicant shall provide an engineer’s cost 
estimate of the site improvements, a Site Safety and Stabilization Bond, and a 
Performance Bond in an amount to be set by the Planning Board Engineer, in a form 
to be approved by the Planning Board Solicitor.  No site disturbance is to occur until 
the Site Safety and Stabilization Bond is approved by the Planning Board Engineer 
and is in place with the Township. 

 

K. As an essential and non-severable condition of this approval, the Applicant shall 
comply with all affordable housing obligations, including, but not limited to those 
created by the Statewide Non-Residential Development Fee Act, signed into law in 
July 2008 (N.J.S.A. 50:55D-8.1, et seq).   

 



L. The Planning Board Planner, and Planning Board Engineer, are hereby delegated 
the authorization to approve minor Site Plan changes, requested by the Applicant’s 
professionals, provided that such minor changes are consistent with the Planning 
Board’s approval herein.  Any such changes shall be reported to the Planning Board 
at its next regular meeting. 

   
BE IT FURTHER RESOLVED that a Certified copy of this Resolution be furnished to Applicants 

and Notice of this action be advertised as required by Law. 

The undersigned, Chairman of the Upper Deerfield Township Planning Board, hereby 

certifies that the above is a true copy of a Resolution adopted by said Board on August 11, 2025, 

to memorialize action taken on June 16 and July 14, 2025. 

       
Upper Deerfield Township Planning Board 
 

 
       ________________________________  

                                        RUSSELL S. VANELLA, Chairman 
ATTEST: 
 
 
_______________________________ 
ROY SPOLTORE, Secretary  
 

On motion of William Taylor, seconded by Anthony Buono Sr., the public portion of 

meeting was unanimously opened.  Seeing no one wishing to speak, the public comment 

portion was unanimously closed on motion of William Taylor, seconded by Laura Hayes. 

Russ Vanella stated in regard to the courtesy review for the proposed CRHS 

Improvements he spoke with architect and discussed a proposed exit to Love Lane that is 

not in the proposed plan. Roy Spoltore gave a brief update on upcoming applications. 

With no further business, the meeting was unanimously adjourned on motion of Anthony 

Buono Sr., seconded by Ken Jackson.  

 

Respectfully Submitted, 

 

 

 

Roy Spoltore, Secretary           Sherrie Dixon, Secretary 


