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

Monday, January 12, 2026, 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, 

Anthony Buono, Laura Hayes, Kenneth Jackson, Wayne Sabota, William Taylor alt 1, and TJ Durham 

alt 4. 

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

Ritter Esq., and Secretaries Roy Spoltore and Sherrie Dixon. 

Absent: Edward Geletka alt 2 and Ken Mecouch alt 3. 

 

REORGANIZATION 

 

Election of Chairperson and Vice Chairperson:  

Solicitor Matthew Ritter requested nominations to elect 2026 Chairperson. Jack Waselik made motion 

to nominate Russ Vanella, seconded by Laura Hayes. Seeing no other nominations, a unanimous vote 

was recorded for Russ Vanella to serve as Chairperson. Matthew Ritter turned the meeting over to 

Chairperson Vanella and he requested nominations to elect the 2026 Vice Chairman. Wayne Sabota 

made a motion to nominate Jack Waselik, seconded by Anthony Buono Sr. Seeing no other 

nominations, a unanimous vote for Jack Waselik was made to serve as Vice-Chairperson. 

 

Advertising Newspapers were approved by Township Committee at their January 5, 2026,  

reorganization meeting and are as follows: 

The Daily Journal – Meetings and Legal Notices 

The Press of Atlantic City – Meetings 

 

Appointment of Professionals were approved by Township Committee at their January 5, 2026,  

reorganization meeting and are as follows: 

Solicitors, Theodore H. Ritter, Esq. and Matthew Ritter, Esq. 

Engineer, J. Michael Fralinger, Jr. PE, CME, Fralinger Engineering 

Planner, Randall Scheule, PP, AIC, Scheule Planning Solutions, LLC 

 

On motion of Wayne Sabota, seconded by Anthony Lamanteer, the following meeting dates for 2026 

were unanimously approved: 

2026 Meetings 
  

January 1 2  &  2 6  

February 9  &  2 3  

March 9  &  1 6  

April 1 3  &  2 0  

May 1 1  &  1 8  



June 8  &  15  

July 13 

August 1 0  

September 14 & 21 

October 5 & 1 9  

November 9 & 1 6 

December 14 

Reorganization Meeting January 1 1 ,  2027  

 

Committees Assignments 2026 Planning Board 

 
Budget Committee 

Russ Vanella 

Joe Spoltore 

Anthony Buono 

 

Site Plan Review Committee 

Michael Fralinger, Fralinger Engineering PA - Board Engineer 

Jack Waselik 

Wayne Sabota 

Kenneth Jackson 

Alternate 

Ed Geletka 

 

Master Plan Review Committee 

Randy Scheule, Scheule Planning Solutions, LLC Board Planner 

Russ Vanella 

Anthony Buono 

Jack Waselik 

Joe Lacotte, Environmental Commission 

 

The reorganization portion of the meeting was completed, and Chairman Russell Vanella carried 

forward with the regular meeting of the Planning Board on Monday, January 12, 2026. 

 

Russ Vanella welcomed local businessman and resident, TJ Durham, to the Board. On a motion of 

Jack Waselik, seconded by Anthony Lamanteer, the minutes from the November 10, 2025, meeting 

was unanimously approved. Matthew Ritter, Esq. stated for anyone in attendance for the Patel motel 

project that it is tentatively scheduled to be heard on February 9, 2026.  

 

APPLICANT DEVELOPMENT: 

 

Areli Perez and Amado Ramos - 86 Finley Road - Block 1205, Lot 1.01 – The applicant is requesting 

to build a 40’ by 80’ outdoor storage area for materials and vehicles for a landscape business. They are 

seeking a variance for side yard setback, area and lot width as well as any other variances and waivers 

deemed necessary. The owners appeared before the Board with their attorney Ryan Hoffman and Greg 

Simonds, Engineer. All were sworn in by Matt Ritter.  Ms. Perez stated they purchased the property in 

2021. She stated that they currently operate their landscaping business from their home and are looking 

to expand. The proposed improvements include a 40’x 80’ pole barn, storage bins, fencing, outdoor 

storage area and a gravel parking lot.  



Randy Scheule reviewed his completeness report and was not opposed to the applicants request for 

four waiver items. Mike Fralinger reviewed his report for completeness and also was not opposed to 

the four requested waiver items. He added that the applicant will have to comply with the soil erosion 

plan. An Environmental Study is not required due to the size of the project. On a roll call vote 

motioned by Jack Waselik, seconded by Wayne Sabota, the application was deemed complete. 
 

Russell Vanella - Aye                                   Jack Waselik - Aye 

James Crilley – Aye                            Wayne Sabota - Aye     

Anthony Lamanteer Jr. – Aye                           Joseph Spoltore – Aye 

Anthony Buono Sr. – Aye                 Laura Hayes – Aye  

Kenneth Jackson – Aye 

William Taylor, Alt #1 – No Vote         Edward Geletka, Alt #2 – Absent 

Ken Mecouch, Alt #3 – Absent                           TJ Durham, Alt #4 – No Vote 
 

Greg Simonds Engineer from Ewing Associates, stated that the property is partially 

wooded/partially cleared and the applicant has no need for water and sewer. He added that the 

property would primarily be used for storage of materials for the landscaping business and its’ 

vehicles when not in use. He stated that the applicant is seeking 2 variances, one for a 5-acre 

minimum required as the property is only 2 acres and one for the 500 ft. minimum required lot 

width as it is only 241.72 square feet. The applicant originally proposed a fence that would 

require a variance but is moving it back to conform to the requirements. Mr. Simonds stated 

that there will be 7 parking spaces for employees to park during work hours as no public would 

be accessing the property. Ms. Perez stated that they have 5-6 employees that are employed 

from early spring through early fall as well as snow removal in the winter. The business 

accounts are primarily in Gloucester and Camden counties and typically work from 6am until 

6pm. The proposed eight storage boxes will contain mulch, gravel, dirt, stone and salt. They 

are not licensed to apply fertilizer so no storage of that is proposed. She also said there will be 

no signage necessary as it’s not open to the public. All vehicles used for the business will be 

housed in the garage.  

 

Randall Schuele went over his technical report and stated that the testimony provided by the 

applicant for lighting, sidewalk and parking waivers appear to be justified. Mike Fralinger did 

not have an issue with the requested waivers, and he added they will need a Site Safety and 

Stability Bond. On motion of Anthony Buono, Sr., seconded by Ken Jackson, the public 

portion was opened. With no comments from the public, the public portion was closed on 

motion of Jack Waselik, seconded by Ken Jackson. Matthew Ritter provided an overview of 

the variances and the waiver designs requested for a motion to be made to approve the 

application.  On a motion by Anthony Buono Sr., seconded by Jack Waselik, the application 

was approved on the following 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. – Aye                 Laura Hayes – Aye  

Kenneth Jackson – Aye 

William Taylor , Alt #1 – No Vote            Edward Geletka Alt #2 – Absent 

Ken Mecouch, Alt #3 – Absent                           TJ Durham  Alt #4 – No Vote 



Professionals/Committee/Commission: 

Russ Vanella discussed revisiting the tiny home topic as well as requiring applicants who 

intend to request an extension to their approval to appear before the Board. He stated 

Cumberland Dairy warehouse is open but not the offices yet and that Sika was open on a 

limited basis. Roy Spoltore stated that Bristol Ponds is still seeking financing and the Patel 

motel project is pushed back again and that the January 26, 2026, meeting was canceled. Jim 

Crilley welcomed TJ Durham to the Board and thanked everyone for a productive 2025. On a 

motion of Jack Waselik, seconded by Wayne Sabota, the public comment portion of the 

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

on motion of Jack Waselik, seconded by Wayne Sabota. 

 

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

seconded by Anthony Buono Sr. 

 

Respectfully submitted, 

 

 

 

Roy Spoltore, Secretary           Sherrie Dixon, Secretary 

 

 

 
 

 

 

 

 

 

 

 

 


