The Regular Meeting of the Planning Board of the Township of Upper Deerfield was held on Monday,
September 15, 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., Joseph Spoltore,
Laura Hayes, Kenneth Jackson, Wayne Sabota, William Taylor Alt 2, and Ed Geletka Alt 3.

Staff: Solicitor Matthew Ritter Esq., and Secretaries Roy Spoltore and Sherrie Dixon.

Absent: Anthony Buono Sr., Anthony Lamanteer Sr. Alt 1, Ken Mecouch Alt 4, Engineer J. Michael
Fralinger Jr. PE, CME, Planner Randy Scheule, PP, AIC

On motion of Laura Hayes, seconded by Anthony Lamanteer Jr., the minutes of the August 11, 2025,
meeting were unanimously approved.

The Board members held a courtesy review of the proposed CRHS improvements to the facilities. The
updates included new bleachers, walk paths to the sport fields, bathrooms, locker room areas,
classrooms and air handlers. The school would receive around 54% funding from the state.
Transportation concerns during school hours were discussed due to the potential for future commercial
construction near the school. A secondary entrance/exit near the board office under the control of the
school was discussed but is not currently part of the proposed plan.

Matthew Ritter stated that Resolution 7-2025 should be amended at the completeness vote should read
6-1 instead of 7-0. He also stated that Mr. Patel’s attorney requested in condition F to reflect that there
would be an allowance for veterans or FEMA based subsidies. Mr. Ritter stated that those conditions
were not discussed during the applicants variance application and could be considered during the site
plan review.

On roll call vote, motioned by Wayne Sabota, seconded by Anthony Lamanteer Jr., the following
resolution was memorialized:

Russell Vanella - Aye Jack Waselik - Aye

James Crilley — No Vote Wayne Sabota - Aye

Anthony Lamanteer Jr. — Aye Joseph Spoltore — No Vote
Anthony Buono Sr. - Absent Laura Hayes — Aye

Kenneth Jackson — Aye

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

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



RESOLUTION 7-2025

TOWNSHIP OF UPPER DEERFIELD PLANNING BOARD

Applicant’s Name: Prachi Patel & Gita Patel

Application No.: P-6-2025

Application for: Use Variance and Waiver of Site Plan
Property: Block 1901, Lot 4 (1040 North Pearl Street)
Hearing: July 14 & August 11, 2025

Findings of Fact:
1. Applicant appeared before the Board represented by Jeffrey R. Chang, Esq., of Fox
Rothschild, LLP.
2. Attorney Chang discussed the Notice given and provided a summary of the application.
3. Applicant is the owner of Lot 4 of Block 1901, site of the former Highway 77 Motel.
4. The site contains 6.64 acres and is located in the B-3 Business Zoning District.
5. The closed motel was acquired by Lidl in 2017, after receiving approvals for the

development of a grocery store, which was never constructed.

6. The hotel structures were never demolished and remain today, in varying states of
disrepair.
7. Also in 2017, the Board’s Master Plan Reexamination Report recommended revision of

the B-2 zone (containing this lot), and the creation of the B-3 zone.
8. A March 2018 Ordinance converted the subject (and surrounding) properties to the B-3

zone, which specifically disallowed the motel use.



9. The applicant proposes to renovate the property and restore the now non-permitted
motel use. The applicant therefore requests a D(1) use variance and a waiver of site plan.
10. The Solicitor instructed the Board that, since a Use Variance was implicated, the Class |
and Class Il members of the Planning Board would not participate.
11. Board received and considered the following;:
a. Correspondence from Attorney Chang dated May 29, 2025
b. Application dated April 7, 2025
c. Completed Checklist C

d. Rider to Application

e. Traffic and Parking assessment Report, Stonefield Engineering & Design, May 11,
2025
f. Aerial photos (2), Stonefield Engineering & Design

g. Site Renderings (5 sheets), Wulff Architects
h. Variance Plan (3 sheets), Stonefield Engineering & Design, May 19, 2025
i Upper Deerfield Planning Board Resolution 17-2016 (November 21, 2016)
12. Applicant’s Engineer, Paul Mutch, PE, of Stonefield Engineering & Design, was sworn and
qualified as an expert.
13. Exhibit A-1, a colorized aerial of the site, was identified. Approximately 2/3rds of the site
is undeveloped.
14. Engineer Mutch indicated that an efficient rehabilitation of the site was planned without
any material changes.

15. Exhibit A-2, a use variance plan rendering, was identified.



16. Operations will utilize two site managers, the existing garage/trash facility, existing on-
site laundry, and use of the existing pool for guests only. No additions are proposed to the existing one-
and two-story buildings.

17. Existing over-sized first floor rooms will be renovated to be ADA compliant, all buildings
will be renovated to comply with the building code, and 45 total motel rooms are proposed.

18. Engineer Mutch then gave traffic engineering testimony. He indicated that traffic impact
was low, and that there was ample existing parking.

19. In conclusion, Engineer Mutch indicated that Applicant would comply with the conflict
Board Engineer’s comments.

20. Applicant’s Architect, David Schmauk, of Wulff Architects, was sworn and qualified.

21. Exhibit A-2, facade renderings, 5 sheets, was identified.

22. Mr. Schmauk discussed code and ADA compliance and landscaping. No elevator is
planned to service the second floor units.

23. Kumar Patel, the operator of the proposed Motel was sworn.

24, Mr. Patel indicated a full gut rehab is planned. He indicated there is a need for discount
lodging in the region for transients and area visitors.

25. The operator would not rent long term, including to section 8 tenants.

26. Mr. Patel discussed franchising and the need for customers to use online reservation
systems.

27. Applicant’s Planner, John Taikina, PP, of All Things Planning & Development, LLC, was
sworn and qualitied.

28. Planner Taikina discussed Medici and the D(1) variance standards, including special

reasons, as well as the Ordinance’s definition of motel/hotel. He indicated that the use is permitted



across Highway 77 from the site in question, and that the site was already developed for the use
proposed.

29. Planner Taikina argued that disuse is not abandonment, and that the 10 or so years of
discontinuity was not significant. He also provided argument in favor of the requested site plan waiver.

30. Planner Scheule questioned Mr. Taikina regarding the recent tax appeal which resulted in
a significant decrease in the assessed value. Mr. Taikina had no relevant information.

31. Because of the late hour and Board Policy, the hearing was adjourned at 10:06 pm to the
Board’s next meeting scheduled for August 11, 2025. The Board Solicitor made the appropriate
announcement to members of the public present.

32. The hearingrecommenced on August 11, 2025, with the Applicant represented by Bridget
Sykes, Esq., also of Fox Rothschild, LLP.

33. The Solicitor reminded the Board that, since a Use Variance was implicated, the Class |
and Class Il members of the Planning Board would not participate.

34. Engineer Mutch was recalled and identified Exhibit A-4, an updated, colorized use
variance plan. The Engineer discussed parking and circulation and indicated that the Applicant was
happy to comply with any imposed conditions.

35. Planner Scheule requested a copy of the survey, which Applicant agreed to submit.

36. Conflict Engineer Murphy indicated his frustration that he was unable to review the
updated variance plan prior to the recommencement of the hearing.

37. The Board turned to Completeness with the Solicitor, Engineer, and Planner all giving
input. The Board expressed concern with deeming the application complete given the request for a

waiver of site plan. Bifurcation of the application was discussed.



38. Operator Kumar Patel was re-sworn and gave testimony regarding the extent of planned
renovations. He was not concerned about the structural integrity of the buildings.

39. Engineer Murphy replied that he is not so sure the buildings are in a useable condition.

40. The Applicant agreed to bifurcate the application and seek only the requested use
variance at this time. Mr. Patel further indicated that he felt he could negotiate a franchise agreement if
a use variance was granted.

41. The Chair indicated his preference that the Board review a proper site plan prior to
deciding on the requested use variance.

42, Mr. Kumar reiterated his prior testimony that the community needs a motel with
reasonably priced rooms. He cautioned the Board not to let the prior operator’s many issues cloud their
judgment. He further reminded the Board that the use is permitted across the street.

43. After discussion, and on proper Motion, the Board voted 6-1 to deem the use variance
application complete, subject to compliance with the Board Professionals’ completeness comments.

44, The Board next received and considered the June 26, 2025, Report of Board Planner,
Randall Scheule, PP/AICP. Planner Scheule was present for and participated in the hearing.

45. Planner Scheule indicated his agreement with Applicant’s Planner that special reasons
existed for the granting of the requested use variance. Planner Scheule indicated that the Ordinance
definition of Motel referred to “transient guests” but did not define that phrase. Clarification was
recommended.

46. Mr. Patelindicated that transient guests would stay for 30 days or less, and that he would
not accept Section 8 tenants. He promised not to accept any subsidized tenancy.

47. There was a discussion of the use of remote wifi/keyless entry to the units, which aided

in the nonconfrontational removal of any patron who was disorderly.



48. The Board then received and considered the June 27, 2025, Report of Conflict Board
Engineer Brian J. Murphy, PE, PP, CME, who was present for and participated in the hearing.

49. Engineer Murphy indicated his opinion that the site was an eyesore and that its renovation
and reuse would be a benefit to the Township. In his regular position as Township Engineer, he was aware
of very few inquiries from other developers relative to the reuse of the property.

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

51. Nancy Ridgeway was sworn and indicated her opinion that the motel use was needed and
the site’s restoration was a good thing for the community.

52. Rod and Marie MacDonald, owners of the commercial property immediately to the north,
were sworn and gave testimony in opposition to the application.

53. There being no further members of the public who wished to testify, and on proper Motion,
the public portion was closed.

54. Attorney Sykes provided a summary of the application.

55. 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.

56. On proper Motion, the Board voted 7-0 to grant the requested Use Variance, subject to
conditions outlined below, including the submission of a formal Site Plan application within six (6)
months.

NOW THEREFORE BE IT RESOLVED that the Board has carefully considered this matter and
finds that good cause exists for the granting of a “D(1)” Variance for the operation of a motel in the B-3
Business Zone, subject to the conditions outlined below. The Board also finds, by clear and convincing
evidence, that the property in question is especially suited for the proposed use, and that special reasons

exist for the granting of the aforementioned D(1) use Variance. The Board further finds that the proposed



motel use does not present a substantial detriment to the public good, nor to the Township zoning plan

or zoning ordinance.

BE IT FURTHER RESOLVED that the Board does grant the foregoing use variance relief described

herein subject to the following conditions:

A.

Applicant must pay any and all required fees that are due, or become due to the Township,
and replenish any outstanding escrow accounts as directed, within seven (7) days’ notice
thereof.

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.

Applicant shall obtain approvals and permits as may be required by any other agency
having jurisdiction, including, but not limited to the Cumberland County Planning Board,
New Jersey Department of Transportation, Upper Deerfield Utility Department, and
Salem-Cumberland Soil Conservation District.

That compliance be had with all other requirements of the Upper Deerfield Township
Development Ordinance and building code.

Applicant shall exert its best efforts to secure a franchise agreement with a recognized
national hotel or motel brand. The Applicant shall provide the Board periodic updates,
upon request, regarding its progress in pursuing such a franchise affiliation.

Neither the Applicant, nor any subsequent Operator, shall enter into any agreements or
arrangements, either formal or informal, to lease, rent, or otherwise provide occupancyin
any unit within the Motel to any tenant, occupant, or other party who is receiving, or
intends to receive, rental assistance, housing subsidy, or other financial support under
any local, county, state, or federal housing program, including but not limited to the
Section 8 Housing Choice Voucher Program, project-based voucher programs, or any
similar public or quasi-public housing assistance initiative.

Applicant shall apply for formal Site Plan approval within six (6) months of the date of this
Resolution, subject to a reasonable extension of time, upon a showing of good cause by
the Applicant. Said application will include a copy of a current survey of the property. If
the Applicant fails to obtain Site Plan approval, as required by the contents of this
Resolution, the Use Variance granted herein shall lapse.

The Planning Board Planner, and Planning Board Engineer, are hereby delegated the
authorization to approve minor Site Plan changes requested, provided that such minor
changes are consistent with the Planning Board’s approval. 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, Secretary of the Upper Deerfield Township Planning Board, hereby certifies that
the above is a true copy of a Resolution adopted by said Board on September 15, 2025, to memorialize
action taken on July 14 and August 11, 2025.

Upper Deerfield Township Planning Board

RUSSELL S. VANELLA, Chairman
ATTEST:

ROY SPOLTORE, Secretary

On a roll call vote motioned by Jack Waselik, seconded by Laura Hayes, the following
resolution was memorialized:

Russell Vanella - Aye Jack Waselik - Aye

James Crilley — No Vote Wayne Sabota - Aye

Anthony Lamanteer Jr. — Aye Joseph Spoltore — No Vote
Anthony Buono Sr. - Absent Laura Hayes — Aye

Kenneth Jackson — Aye

Anthony Lamanteer Sr., Alt #1 — Absent William Taylor Alt #2 — No Vote
Edward Geletka, Alt #3 — No Vote Kenneth Mecouch Alt #4 — No Vote

RESOLUTION 8-2025

TOWNSHIP OF UPPER DEERFIELD PLANNING BOARD

Applicant’s Name: Hunter Durham
Application No.: P-7-2025

Application for: Use Variance



Property: Block 703, Lot 2 (Big Oak Road)

Hearing: August 11, 2025 (Completeness & Technical)

Findings of Fact:
1. Applicant Hunter Durham appeared before the Board with Realtor Mary Dean. Mr.
Durham was sworn and gave testimony in support of the Application.
2. Applicant is the new owner of Lot 2 of Block 703, an 11.29-acre vacant parcel in the
Agricultural Zoning District. The property is currently farmed.
3. Applicant plans to build a single-family dwelling “in a couple of years.” In the meantime,
the property will continue to be farmed.
4, The parcelis in the Agricultural zone, which does not permit new dwellings that are not a
Rual Residence or part of afarm. A D(1) use variance is therefore required.
5. The Solicitor instructed the Board that, since a Use Variance was implicated, the Class |
and Class Il members of the Planning Board would not participate.
6. Realtor Mary Dean was sworn and gave testimony regarding a 2020 subdivision, which
created adjoining Lot 2.02. That lot now contains a residence.
7. Board received and considered the following:
a. Application dated June 20, 2025
b. Copy of tax map
C. Street view photograph
d. Realtor listing

e. Zoning Permit Application, June 25, 2025



8. The Board also received and considered the July 29, 2025 Report of Board Planner,
Randall Scheule, PP/AICP. Planner Scheule was present for and participated in the meeting.

9. On proper Motion, the application was deemed Complete, after granting the waivers set
forth in the Planner’s Report, due to no new development proposed at this time.

10. Planner Scheule reviewed the technical comments in his Review Report, and indicated
that although this was previously identified as a farm targeted for preservation, the Township had no
intentions of continuing to preserve farmland south of Big Oak Road.

11. Planner Scheule further noted that the lot is bordered by the R-1 and R-2 Residential
zones, and is immediately adjacent to single-family homes fronting on Holly Avenue.

12. Engineer Fralinger noted that outside agency approvals would be required when the
property was developed.

13. A motion was made to open the Public Hearing.

14. Joseph and Sarah Black, owners of 179 Big Oak Road, were sworn and gave testimony in
opposition to the application. They presented a handout which was marked as Black-1 for identification.

15. Bruce Peterson, of 98 Sentry Drive, was sworn. Mr. Peterson gave testimony regarding
farmland preservation and indicated that the zoning in the area was deliberate and should be followed.

16. There being no further members of the public who wished to testify, and on proper Motion,
the public hearing was closed.

17. The Applicant indicated that 8 or more acres would continue to be farmed, even once the
property was developed.

18. 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.



19. On proper Motion, the Board voted 7-0 to grant the requested Use Variance, subject to
conditions.

NOW THEREFORE BE IT RESOLVED that the Board has carefully considered this matter and
finds that good cause exists for the granting of a “D(1)” use variance for the proposed future residential
use, subject to conditions. The Board also finds, by clear and convincing evidence, that the property in
question is especially suited for the proposed use, and that special reasons exist for the granting of the
aforementioned use variance. The Board further finds that the proposed residences do not present a
detriment to the public good, nor to the Township zoning plan or zoning ordinance.

BE IT FURTHER RESOLVED that the Board does grant the foregoing use variance relief described
herein subject to the following conditions:

A. Applicant must pay any and all required fees that are due, or become due to the Township,
and replenish any outstanding escrow accounts as directed, within seven (7) days’ notice
thereof.

B. 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.

C. Applicant shall obtain approvals and permits as may be required by any other agency
having jurisdiction, including, but not limited to the Cumberland County Planning Board
and Cumberland County Department of Health.

D. That compliance be had with all other requirements of the Upper Deerfield Township
Development Ordinance and building code.

E. The residential development of the lot in question will be subject to the then applicable
Schedule of District Regulations of the A-Agricultural District, non-farm dwelling
requirements.

F. Pursuant to 8405-95(c), the Use Variance granted herein shall automatically expire two
years following the date of this Resolution, unless prior to said date any structures for
which the variance approval was granted are lawfully completed, and the residential uses
lawfully commenced. Applicants shall be entitled to request an extension of this deadline
upon a showing of good cause, and payment of related application and escrow amounts
for said extension.



BE IT FURTHER RESOLVED that a Certified copy of this Resolution be furnished to Applicant and
Notice of this action be advertised as required by Law.

The undersigned, Secretary of the Upper Deerfield Township Planning Board, hereby certifies that
the above is a true copy of a Resolution adopted by said Board on September 15, 2025, to memorialize
action taken on August 11, 2025.

Upper Deerfield Township Planning Board

RUSSELL S. VANELLA, Chairman
ATTEST:

ROY SPOLTORE, Secretary

On a roll call vote motioned by Wayne Sabota, seconded by Anthony Lamanteer Jr., the
following resolution was memorialized:

Russell Vanella - Aye Jack Waselik - Aye

James Crilley — Aye Wayne Sabota - Aye

Anthony Lamanteer Jr. — Aye Joseph Spoltore — No Vote
Anthony Buono Sr. - Absent Laura Hayes — Aye

Kenneth Jackson — Aye

Anthony Lamanteer Sr., Alt #1 — Absent William Taylor Alt #2 — No Vote
Edward Geletka, Alt #3 — No Vote Kenneth Mecouch Alt #4 — No Vote

RESOLUTION 9-2025

Township of Upper Deerfield Planning Board

Applicant’s Names:  Singh Car Wash Systems, LLC
Application No.: P-8-2025
Property: Block 2001, Lots 4 & 4.01 — 16 Centerton & 2014 South Burlington Road

Application For: Preliminary and Final Major Site Plan Approval with Variances



Public Hearing: August 11, 2025
Findings of Fact:

1. The Applicant is represented by Matthew J. Robinson, Esq., of Robinson & Robinson, LLC.
Due to a scheduling conflict, the application was presented by Adam I. Telsey, Esq.

2. The properties in question are Lots 4 and 4.01 of Block 2001, commonly known as 2014
South Burlington Road. The site contains 1.915 acres, is irregularly shaped, and has frontage along South
Burlington Road, Centerton Road, and State Highway 77.

3. Applicant proposes the construction of a car wash and associated site improvements.
The site was previously approved for a “ModWash” express car wash but same was never constructed.
Prior to that, a different car wash was approved but also not constructed.

4. The parcels in question are located in the B-2 business district where car washes are a
permitted principal use.

5. Shared access is proposed to and from Route 77, via Lot 3 to the immediate South. A
Chipotle restaurant, Wingstop, and vacant retail space currently exist at that location.

6. Applicant specifically proposes a 5673 SF car wash facility with three laser wash bays and
four self-service wash bays, along with associated site improvements including parking and circulation
areas, vacuum stalls, sidewalks, utility improvements, stormwater management facilities and
lighting/landscaping. Lots 4 and 4.01 are to be consolidated.

7. The Board received into evidence the following documents in conjunction with the
Application:

a. Cover letter from Counsel dated July 21, 2025
b. Application form with attachments

c. Survey by Vargo Associates, March 19, 2025 (2 sheets)



d. Site Plan, Site Civil Engineering, June 10, 2025 (11 sheets)
e. Architectural Elevations, Ragan Design Group Architects, June 13, 2025
f. Stormwater Management Report, Site Civil Engineering, June 13, 2025
g. Engineer’s estimate of site costs, Site Civil Engineering, June 13, 2025
8. Attorney Telsey provided a summary of the application, and indicated that the following
variances, some of which were approved in conjunction with prior applications, were required:
a. Lot Area (2 acres required, 1.915 acres proposed)
b. Minimum Loading Spaces (1 required, O proposed)
c. Max Driveway Width (24’ required, 25" proposed)
d. Signs:
i. Number of Freestanding (1 permitted, 2 proposed)
ii. Setback (15’ required, 6" from Route 77 proposed)
iii. Freestanding sign height (20" permitted, 30" proposed)
iv. Freestanding sign area (20 SF permitted, 130.25 SF proposed)
v. Number of facade signs (1 permitted, 4 proposed)
vi. Facade sign area (30 SF permitted, 154 SF proposed)
9. Upon recommendation from its Professionals, and after granting the following waivers,
the Board deemed the application complete and moved to the technical hearing:
a. Checklist B, Item 39 — Road Dedication (defer to County and NJDOT)
b. Checklist B, Item 44 — Environmental Impact Report
10. Applicant’s Engineer, William P. Gilmore, PE, of Site Civil Engineering, was qualified as an
expert, and gave testimony from a color rendering of the provided site plan. Engineer Gilmore designed

the prior Modwash site.



11. Engineer Gilmore detailed the shared driveway and indicated that the sewer connection
was made via Midway Avenue.

12. The NJDOT has expressed no interest in the project, given the development of the
neighboring site.

13. There is no need for a loading space, as the facility would only receive supplies via a small
van.

14. The Applicant is requesting a design waiver for sidewalks (§405-62A(30)).

15. Discussion regarding the requested second freestanding sign adjacent to South
Burlington Road ensued.

16. Operator Navejot Parmar was sworn and gave testimony in support of the application.
Mr. Parmar currently owns and operates four carwashes.

17. The site will operate 24 hours per day, 7 days per week.

18. Deliveries will occur every 2-3 weeks, and trash pick-up will be two or three times per
week.

19. The site will be monitored by 20-30 security cameras.

20. The Board next received and considered the July 22, 2025, Report of Board Planner
Randal Scheule, PP, AICP (Exhibit A), who was present and participated in the hearing.

21. Planner Scheule indicated his support for the following required waivers:

§405-27](f)[6] — stacking lanes in front yard

Q

b. §405-62A(4)(h)[2] — landscaping strips (partial waiver)
c. 8§405-62A(4)(i)[2][b] — landscaping strips (partial waiver)

d. §405-62A(30) - sidewalks



22. The Applicant agreed to file a perfected plan which addressed the Planner’s technical
comments (see Exhibit A), and which depicted the proposed signage including the facade signs and
monument sign details (South Burlington Road) which will conform to the Ordinance.

23. The Board also received and considered the July 29, 2025, Report of Board Engineer J.
Michael Fralinger, Jr., PE, CME (Exhibit B), who was present and participated in the hearing.

24, Engineer Fralinger indicated the Applicant’s agreement to comply with his technical
comments 6 through 22 (see Exhibit B).

25. The Board then opened the meeting to the public.

26. Steve Smith was sworn and indicated his objection to the proposed project due to
drought conditions in New Jersey and the need to preserve water as a natural resource.

27. Bruce Peterson, of 98 Sentry Drive, was sworn and indicated that he had previously been
in the car wash business. Commercial car washes use less water per vehicle than hand washing at home.
He further indicated that the State can shut down commercial car washes during a state of emergency.

28. There being no other members of the public who wished to testify, the public portion
was closed, on proper motion.

29. At the request of the Chair, 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.

30. 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.

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

for the granting of the requested preliminary and final major site plan approval to the Applicant.



32. The Planning Board 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 substantially impair the intent and purpose of the zone plan and 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 the foregoing approvals, variances and waivers to Applicant subject to the following

conditions:

A. Applicant must pay any and all required fees that are due, or become due to the
Township, and replenish any outstanding escrow accounts as directed, within seven (7)
days’ notice thereof.

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

C. 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, Cumberland County Health Department, and New lJersey
Department of Transportation.

D. 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.

E. That Applicant prepare and file a perfected plan in accordance with the Planning Board
comments, Board Engineer’s Report (Exhibit B), Planner’s Report (Exhibit A), and the
contents of this Resolution.

F. That Applicant provide letters of service availability from all required utilities.

G. That Applicant provide a Deed of Consolidation for Lots 4 and 4.01, which shall be
reviewed and approved by the Board Solicitor and Conflict Engineer respectively.
Applicant shall confirm the surviving lot number with the Upper Deerfield Township Tax
Assessor.

H. That Applicant provide Easements for the shared driveway, which shall be reviewed and
approved by the Board Solicitor and Board Engineer respectively, prior to being recorded
in the Office of the Cumberland County Clerk.



That Applicant provide an engineer’s cost estimate of the site improvements, 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.

The Applicant grants authorization to the Township to enter the property as may be
necessary to inspect the site improvements and enforce other conditions of the
applicable approvals, and, if necessary, to exercise any rights the Township may have
under the aforementioned performance and maintenance guarantees.

That Applicant provide a Landscape Maintenance Plan for review and approval by the
Board Planner.

All stormwater maintenance records shall be stored on site in the office, and made
available to the Township upon request.

Pursuant to §405-95(c), the variance relief granted herein shall automatically expire two
(2) years following the date of this Resolution, unless prior to said date any structures for
which the variance approval was granted are lawfully completed, as evidenced by the
issuance of a final certificate of occupancy or other final construction approval, and any
use for which the variance approval was granted is lawfully commenced.

The Planning Board Planner, and Planning Board Engineer, are hereby delegated the
authorization to approve minor Site Plan changes requested, or applicant’s professionals,
provided that such minor changes are consistent with the Planning Board’s approval. 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 September 15, 2025, to

memorialize action taken on August 11, 2025.

ATTEST:

Upper Deerfield Township Planning Board

RUSS VANELLA, Vice Chairman

ROY SPOLTORE, Secretary



Matthew Ritter explained that the applicants submitted a letter requesting a two-year extension of the
amended Preliminary site plan approval for the development known as Stonebridge Run. The
development is in the process of having the plans amended to come before the Board for Final Site
Plan approval. On motion of Jack Waselik, seconded by Laura Hayes, 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 — Aye

Anthony Buono Sr. - Absent Laura Hayes — Aye

Kenneth Jackson — Aye

Anthony Lamanteer Sr., Alt #1 — Absent William Taylor Alt #2 — Aye
Edward Geletka, Alt #3 — No Vote Kenneth Mecouch Alt #4 — No Vote

RESOLUTION 10 - 2025

Township of Upper Deerfield Planning Board

Applicant’s Name: Louis Hankin and Anthony Hibbeln (current owners)

Former Owners: T.D. Bank, N.A., O.R.E.O. Department; Integrity Land Development, Inc.
Application For: Two Year Retroactive Extension of Amended Preliminary Site Plan Approval
Property: Block 1808, Lots 2, 3,4, and 17 (77 Laurel Heights Drive)

Board Action: September 15, 2025

Findings of Fact:

1. On March 12, 2007, the Upper Deerfield Township Planning Board adopted its Resolution
13-2007 which granted amended preliminary major site plan approval to Integrity Land Development,
Inc. for 279 town homes at 77 Laurel Heights Drive.

2. Subsequently, the property was acquired by TD Bank, N.A., OREO Department.

3. The prior owner, TD Bank, by letter dated August 8, 2016, had requested a one-year
extension of the preliminary major site plan approval.

4, By its Resolution 10-2016, the Board granted the request of TD Bank, thereby

retroactively extending the preliminary major site plan approval through June 30, 2018.



5. The current property owners, Hankin and Hibbeln, requested and received an additional
retroactive one-year extension of preliminary major site plan approval through June 30, 2019, via Upper
Deerfield Planning Board Resolution 19-2018.

6. This 2018 extension was expressly conditioned upon applicant’s compliance with the
Township’s Fair Share Plan and a 20% set aside for affordable housing.

7. Hankin and Hibbeln, by correspondence dated July 16, 2019 (revised as of July 31, 2019),
requested and received an additional retroactive one-year extension of preliminary major site plan
approval through June 30, 2020, via Upper Deerfield Planning Board Resolution 17-2019.

8. Hankin and Hibbeln, by correspondence dated November 12, 2020, requested an
additional retroactive extension through June 30, 2021. Same was granted by the Board on November
16, 2020, and memorialized in Resolution 10-2020.

9. By email dated October 20, 2021, Hankin and Hibbeln requested an additional retroactive
extension.

10. On November 11, 2021, Planning Board Solicitor Matthew W. Ritter, Esq. wrote to
Applicants and indicated that because the requested extension would exceed five (5) total years of
extensions, public notice was required pursuant to N.J.S.A. 40:55D-49 and 40:55D-12(a).

11. Applicants thereafter provided the required public notice, and a public hearing was
conducted by the Board on January 10, 2022.

12. At that hearing, and after considering input from the public, the requested extension was
granted and approved via Resolution 1-2022, adopted February 23, 2022. That extension was
retroactive to July 1, 2021, and expired June 30, 2023.

13. On September 14, 2023, Mr. Hibbeln wrote to the Township requesting an additional

extension. The correspondence submitted as good cause for this request that the Applicant was working



with several homebuilders and was attempting to complete final application materials and construction
plans.

14. By Resolution 9-2023, adopted October 11, 2023, the Board granted the requested
extension retroactive to July 1, 2023, expiring June 30, 2025.

15. On August 30, 2025, the owners emailed the Board Solicitor and Township Administrator
requesting an additional, retroactive extension.

16. The Board discussed the requested latest extension at the Board’s regular meeting held
September 15, 2025.

17. The Board Solicitor also discussed the requested extension with the Board Planner and
Township COAH Planner and neither indicated any objection to the request.

18. The Board Solicitor advised the Board regarding the standards to be applied when
considering the requested extension, which would protect the project from any changes in zoning during
the requested extension period. Additionally, the Applicants re-confirmed their ongoing agreement to
comply with the Township’s current Fair Share Plan 20% set aside for affordable housing, in developing
the project.

19. 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.

NOW, THEREFORE, BE IT RESOLVED that, for good cause shown, the Planning Board of the
Township of Upper Deerfield hereby grants an additional two-year extension, of amended preliminary
major site plan approval, as described in the Board’s Resolutions 13-2007, 10-2016, 19-2018, 17-2019,
10-2020, 1-2022, and 9-2023, as affects 77 Laurel Heights Drive, Upper Deerfield Township, Cumberland
County, New Jersey, retroactive to July 1, 2025, and subject to the Applicants’ complying with the

Township’s Fair Share Plan and a 20% set aside for affordable housing.



BE IT FURTHER RESOLVED that the foregoing extension is contingent upon Applicant’s
compliance with all conditions contained in the Board’s prior Resolutions, as set forth above.

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 September 15, 2025, to

memorialize action taken on that same date.

Upper Deerfield Township Planning Board

RUSSELL S. VANELLA, Chairman
ATTEST:

ROY SPOLTORE, Secretary

On a motion of William Taylor, seconded by Laura Hayes, the public comment portion was
unanimously opened. Resident Dallas Peterson asked if the Stone Bridge Run project was the
property near the bend on Laurel Heights Dr. by the railroad tracks. Seeing no one else wishing
to speak, the public comment portion was closed on motion of Anthony Lamanteer Jr.,
seconded by Jack Waselik.

Roy Spoltore gave a brief update on the Bristol Ponds project. The applicant is finalizing plans
with the Omni Trax to construct a water line under the rail line and is trying to obtain

financing.

With no further business, the meeting was adjourned on motion of Jack Waselik, seconded by
William Taylor.

Respectfully Submitted,

Roy Spoltore, Secretary Sherrie Dixon, Secretary



