
The Special Meeting of the Planning Board of the Township of Upper Deerfield was held on Monday, 

March 2, 2026, at 7:00 pm in the Municipal Building.   

 

Jack Waselik, Vice-Chairperson called the meeting to order and read the following notice: This Special 

Meeting is Being Held in Accordance with the “Open Public Meetings Act”. Notices of this meeting 

were sent on February 22nd and published as required by law in the Daily Journal, and the Press, 

Cumberland County Edition. Notice has also been posted in the Municipal Building and filed in the 

office of the Municipal Clerk. The Secretary shall enter this statement in the minutes of this meeting. 

In compliance with State Fire Safety Statutes, the Vice-Chairman instructed those present how to exit 

the room in an emergency. 

 

Present: 

Jack Waselik, James Crilley, Anthony Lamanteer Jr., Ken Jackson, Wayne Sabota, Bill Taylor Alt 1, 

Ed Geletka Alt 2 and Ken Mecouch Alt 3. 

 

Staff: 

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

 

Absent: 

Russ Vanella, Joe Spoltore, Anthony Buono Sr., Laura Hayes, TJ Durham Alt 4, Planner Randy 

Scheule, PP, AIC, Engineer J. Michael Fralinger Jr. PE, CME. 

 

On motion of James Crilley, seconded by Anthony Lamanteer Jr., the minutes of the January 12, 2026, 

meeting were unanimously approved.   

 

Professionals/Committee/Commission: 

 
Roy Spoltore gave an update on the state regulated guidelines for Round Four Affordable Housing 

Obligations and the Township’s Agreement with Fair Share Housing. The state determined that the 

Township should have 118 Prospective need units and 31 Present need units. The Township requested 

approval for 75 Prospective need units and 18 Present need units. Fair Share Housing and Holly View 

development challenged the Township’s proposal.  The Township reached an agreement with Fair 

Share Housing settled on 95 Prospective need units and 31 Present need units. To meet the Round Four 

prospective need obligation, the Township used over 80 credit units from Countryside Village, 

increased the density for senior housing behind Walmart from 6 units per acre to 6.5 acres per unit and 

provided for market to affordable units using the Township’s Affordable Housing Trust Funds to gut 

rehab up to 10 properties and require the property to have a 30-year deed restriction put in place. To 

meet the present need numbers the Township is using its Home Rehabilitation grant program to satisfy 

this obligation; 25 homes have been brought to code since 2020 under this grant program.  

 

In order to meet the State deadline of March 15th to have Affordable Housing resolutions, ordinances 

and guidelines submitted to the state, the Township Committee introduced Ordinance 882 on February 

19th that affects Chapter 405 of the development code of the Township.  This ordinance clarifies the 

map behind Walmart as a Senior Inclusionary Housing Zone, and it increases the housing density from 

6 units per acre to 6.5 units per acre.  Since the Ordinance would amend Chapter 405 Zoning and 

Development, the Planning Board would need to recommend approval of the ordinance. Randy 

Schuele wrote a report that determined that the proposed Ordinance 882 is consistent with the 

Township Master Plan and recommended that the proposed resolution recommending the adoption of 

the senior inclusionary housing, affordable housing, mandatory development fee ordinances and the 



adoption of an amended spending plan for the fourth round of affordable housing obligation be 

approved. James Crilley thanked Roy Spoltore and former Solicitor Rocco Tedesco for their work on 

the Affordable Housing process. With no other comments the Board moved on to the next agenda item.  

 

Resolutions: 

 

 On motion of Ken Mecouch, seconded by Anthony Lamanteer Jr., the following resolution was 

approved on a roll call vote: 

 

TOWNSHIP OF UPPER DEERFIELD PLANNING BOARD  
 

RESOLUTION 1-2026 
 

RECOMMENDING THE ADOPTION OF THE SENIOR INCLUSIONARY 

HOUSING, AFFORDABLE HOUSING, MANDATORY DEVELOPMENT FEE 

ORDINANCES AND THE ADOPTION OF AN AMENDED SPENDING PLAN 

FOR THE FOURTH ROUND OF AFFORDABLE HOUSING OBLIGATION 

 

WHEREAS, in March of 2024, Governor Philip Murphy signed an amendment to the New 

Jersey Fair Housing Act, N.J.S.A. 52:27D-301 et seq. (hereinafter “FHA II”) and 

 

WHEREAS, FHA II established a procedure by which municipalities can secure approval of a 

Housing Element and Fair Share Plan (“HEFSP”); and 

 

WHEREAS, in addition to FHA II, the Acting Administrative Director of the Administrative 

Office of the Courts issued Directive #14-24, dated December 13, 2024 (“Administrative Directive #14-

24”); and 

  

WHEREAS, the law required municipalities to adopt a resolution by January 31, 2025 

committing to affordable housing obligations for the Fourth Round and filing a declaratory relief action 

within 48 hours from its adoption with the Affordable Housing Dispute Resolution Program (the 

“Program”); and  

 

WHEREAS, the Township Committee adopted a resolution on January 29, 2025 committing to 

affordable housing obligations and filing a declaratory relief action on January 30, 2025 which was 

within 48 hours from adoption of the resolution as required; and 

  

WHEREAS, the Township’s affordable housing obligations were challenged by Fair Share 

Housing Center (“FSHC”) and the New Jersey Builders Association (‘NJBA”) before the Program; and 

WHEREAS, the Township and FSHC through the auspices of the Program entered into a 

Mediation Agreement (“Agreement”) dated April 7, 2025 and the NJBA accepted those terms as to its 

challenge; and  

 

WHEREAS, the Agreement specified a Fourth Round Present Need of 31 units and a 

Prospective Need of 95 units; and 

 

WHEREAS, by Order of the Hon. Robert Malestein, P.J. Ch. Dated May 5, 2025, the Agreement 

was accepted by the court and established the Township’s Fourth Round affordable housing obligations; 

and 



 

WHEREAS, the Planning Board adopted a Fourth Round Housing Element and Fair Share Plan 

(“HEFSP”) on June 9, 2025, that addressed the Township’s Fourth Round affordable housing 

obligations; and  

 

WHEREAS, the Township Committee endorsed the adopted Fourth Round HEFSP by 

resolution on June 19, 2025; and  

 

WHEREAS, the adopted Fourth Round HEFSP, Planning Board resolution, and Township 

Committee resolution were filed with the Program within 48 hours of adoption pursuant to FHA II; and  

 

WHEREAS, challenges to the Township’s Fourth Round HEFSP were timely filed by interested 

parties: Fair Share Housing Center (“FSHC”) and Hollyview Development Group (“Hollyview”); and 

 

WHEREAS, pursuant to informal discussions between the Township and FSHC and by virtue 

of the Program mediation conferences/session with the parties, the Township of Upper Deerfield and 

FSHC executed a Fourth Round Mediation Agreement on November 20, 2025 (“Mediation 

Agreement”), to resolve the challenge; and 

 

WHEREAS, on February 4, 2026, the Hon. Julio l. Mendez, J.S.C. (Ret.), Member of the 

Affordable Housing Dispute Resolution Program issued a Program Decision Recommendation on Upper 

Deerfield’s HEFSP; and 

 

WHEREAS, the Program Decision Recommendation found that the Township’s HEFSP is 

constitutionally compliant and recommends issuance of a Certification of Compliance and Repose; and  

 

WHEREAS, such Decision Recommendation is conditioned on the timely adoption of 

ordinances and resolutions pursuant to the amended Fair Housing Act, P.L. 2024, c.2; and   

 

WHEREAS, the Township Committee has introduced legislation amending the land 

development ordinance for senior inclusionary housing and to update Chapter 108 of the General Code 

of Upper Deerfield for the municipality’s affordable housing and mandatory development fee ordinances 

to comport with recently adopted state administrative rules; and 

WHEREAS, the Township Committee has proposed an amended Spending Plan to guide the 

expenditure of monies from the affordable housing trust fund to implement the affordable housing 

programs of the HEFSP and seeks the Planning Board’s comment on same; and 

 

WHEREAS, the Planning Board has reviewed the proposed ordinances in accordance with 

N.J.S.A. 40:55D-26 for a determination as to their consistency with the adopted Master Plan of Upper 

Deerfield; and   

 

WHEREAS, the Planning Board determined that the aforementioned ordinances effectuate the 

goals and objectives for affordable housing of the current Master Plan of Upper Deerfield with particular 

regard to its Housing Plan Element, and that adoption and implementation of the ordinances is in the 

public interest and protects public health and safety and promotes the general welfare; and 

 

WHEREAS, the Planning Board has reviewed the amended Spending Plan and finds that the 

proposed expenditure of monies is consistent with the purposes and intent of the HEFSP and will enable 

the fulfillment of its program objectives. 

 



NOW, THEREFORE, BE IT RESOLVED by the Planning Board of Upper Deerfield, County 

of Cumberland, State of New Jersey, that the Planning Board hereby recommends to the Township 

Committee the adoption of the ordinances referred to the body for master plan consistency and 

furthermore the adoption of the amended Spending Plan; and  

 

BE IT FURTHER RESOLVED that the Planning Board hereby requests that the Planning 

Board Secretary convey these findings to the Township Committee prior to the public hearings on the 

introduced ordinances scheduled for March 5, 2026.   

  
Moved By: Ken Mecouch    Seconded By: Anthony Lamanteer 

 
Voting In Favor Against Abstain No Vote Absent 

Russell Vanella     X 

Jack Waselik X     

Anthony Buono     X 

James Crilley X     

Laura Hayes     X 

Kenneth Jackson X     

Anthony Lamanteer X     

Wayne Sabota X     

Joseph Spoltore     X 

William Taylor, Alt 1 X     

Ed Geletka, Alt 2 X     

Ken Mecouch, Alt 3 X     

TJ Durham, Alt 4     X 

 

On motion of Ken Jackson, seconded by Anthony Lamanteer Jr., the following resolution was 

memorialized on a roll call vote:  

 

RESOLUTION  2-2026 
 

TOWNSHIP OF UPPER DEERFIELD PLANNING BOARD 
 

 
Applicant’s Name: Areli Perez and Amado Ramos 
 
Application No.: P-1-2026  
 
Application for:            Minor Site Plan Approval with bulk variances and design waivers 
 
Property:                          Block 1205, Lot 1.01 (86 Finley Road – CR#617) 
 
Hearing:  January 12, 2026 (Completeness & Technical) 
 
 
Findings of Fact: 
 

1. Applicant appeared before the Board represented by Ryan Hoffman, Esq., of Hoffman 

DiMuzio.   



2. Applicant Areli Perez was sworn and gave testimony in support of the application.   

3. Applicant’s Engineer, Gregory J. Simonds, PE, of Ewing Associates, was sworn and 

qualified as an expert by the Board. 

4. Applicants are the owners of Lot 1.01 of Block 1205, a 2-acre parcel in the Ag-Business 

Zone.  The lot is partially cleared and presently contains wooded and gravel areas.  They have owned the 

lot for approximately five years.   

5. Applicants propose to develop a landscaping business with improvements consisting of 

a 40’ x 80’ pole barn, storage bins, fencing, outdoor storage area and gravel parking lot.  No employees 

are proposed as the site will be used for storage of materials and equipment only.   

6.  The proposed use is permitted in the Zone; however, variances are required for lot area, 

lot width and side yard setback (west side).   

7.   Board received and considered the following: 

A. Completed Application form with attachments, including Checklist B 

B. Correspondence from Ewing Associates, November 7, 2025 

C. Minor Site Plan (4 pages), Ewing Associates, August 14, 2024, last revised 

October 10, 2025 

D. Survey, Ewing Associates, April 8, 2024 

E. Stormwater Maintenance Plan and Report, Ewing Associates 

8. The Board next heard from the Board Planner and Engineer regarding their Completeness 

comments.   

9. On proper Motion, the Application was deemed complete, after the granting of the 

following waivers: 

A. Checklist B, Item 27 – Wooded Areas 

B. Checklist B, Item 28 – Location of Trees 



C. Checklist B, Item 44 – Environmental Impact Report 

D. Checklist B, Item 45 – Landscaping Plan 

E. Checklist B, Item 46 – Soil Erosion and Sediment Control Plan (to be provided 

under separate cover) 

F. Checklist B, Item 50 – Wetlands Delineation 

10. Engineer Simonds gave testimony regarding the Minor Site Plan. The Applicant requested 

to move the side yard fence from 42’ to 25’, and to relocate the front yard fence to comply with the 

required minimum 10’ setback; same to be depicted on a Perfected Plan.   

11. Waivers are required for parking spot sizes and the use of stone for the parking surface.  

Given the proposed usage, the Applicant also requested a light intensity waiver since only security 

lighting is proposed, and no customers will be on site.  Finally, Applicant requests a sidewalk waiver and 

perimeter landscaping waiver.   

12. Mr. Simonds gave planning testimony with regard to the variances and waivers requested.   

13. Attorney Hoffman then presented testimony from Applicant Perez, who has a BA in 

landscaping architecture.  She indicated that the business had 5-6 employees.  The site will store gravel, 

mulch and topsoil.  No fertilizer will be stored at the site as Applicant is not currently licensed.   

14. The business also performs snow removal and equipment for same will be stored in the 

pole barn, along with two dump trucks and two pickup trucks.   

15. No signage is proposed. 

16. The Board next received the technical portion of the December 19, 2025, Review Report 

of Board Planner Randall Scheule, PP/AICP.  Mr. Scheule was present and participated in the hearing. 

17. Planner Scheule indicated that the Applicant should revise the front yard setback 

calculation in the perfected plan.    



18. The Board also received and considered the January 6, 2026, Review Report of Board 

Engineer J. Michael Fralinger, Jr., PE, CME.  Mr. Fralinger was present and participated in the hearing.   

19. Engineer Fralinger indicated that, as a condition of approval, Applicant comply with any 

applicable ADA requirements, via the perfected plan.   

20. On proper Motion, the meeting was opened to the public, however no members of the 

public wished to give testimony in regard to the application.   

21. The Board Solicitor provided a summary of the application and relief requested.   

22. 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.   

23. On proper Motion, the Board voted 9-0 to grant the requested Minor Site Plan approval, 

along with the requested bulk variance relief and design waivers, subject to conditions set forth below.   

 NOW THEREFORE BE IT RESOLVED that the Board has carefully considered this matter and 

finds that good cause exists for the granting of the requested Minor Site Plan approval, subject to 

conditions.  The Planning Board further finds that good cause exists for the granting of the requested bulk 

variances and design 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. 

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

subject to the following conditions: 

A. Applicants 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. Applicants must comply with all representations made through any representative during 

the course of Applicants’ presentation to the Board, and in all documents filed with the 
Application. 

 
C. Applicants 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 Soil Conservation District. 

 
D. Submission of a perfected Plan by the Applicants which complies with the 

representations made at the hearing, and the Technical Comments contained in the 
Board Engineer and Planner’s Review Letters.  

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

Development Ordinance and building code.   
 
F. Submission to the Board Engineer the Applicants’ Engineer’s estimate of site 

improvement costs for determination of the Performance Bond and Escrow amounts.  No 
work is to be performed on site until the site safety/stability bond and inspection escrow 
funds are in place with the Township.     

 
G. The Stormwater Maintenance Plan & Field Manual shall be recorded upon the Deed of 

record for the parcel on which the maintenance described in the maintenance plan must 
be undertaken.  Prior to recording, the Applicants must submit to the Planning Board 
Solicitor, for review and approval as to form of the proposed Deed. 

 
H.  Pursuant to §405-95(c), the Variances 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 use 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.     

I. 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 February 23, 2026, to memorialize 

action taken on January 12, 2026.     

Moved By: Kenneth Jackson   Seconded By: Anthony Lamanteer 

 
Voting In 

Favor 

Against Abstain No Vote Absent 

Russell Vanella     X 

Jack Waselik X     

Anthony Buono     X 

James Crilley X     

Laura Hayes     X 



Kenneth Jackson X     

Anthony Lamanteer X     

Wayne Sabota X     

Joseph Spoltore     X 

William Taylor, Alt 1 X     

Ed Geletka, Alt 2    X  

Ken Mecouch, Alt 3    X  

TJ Durham, Alt 4     X 

 

The public comment portion of the meeting was opened on a motion of Bill Taylor, seconded by Ken 

Mecouch and unanimously carried. Seeing no one wishing to speak, the public comment portion was 

closed on motion of Bill Taylor, seconded by Ken Jackson and unanimously carried. Roy Spoltore 

reminded everyone that the motel application is scheduled for the March 9, 2026, meeting and that this 

moment, no applications have been received for the March 16, 2026, meeting. With no further 

business, the meeting was unanimously adjourned on motion of Bill Taylor, seconded by Anthony 

Lamanteer Jr.  

 

Respectfully submitted: 

 

 

Roy Spoltore, Secretary                                               Sherrie Dixon, Secretary 


