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

was held on Monday, April 13, 2026, at 7:00 pm in the Municipal Building.   

 

Jack Waselik 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: Jack Waselik, James Crilley, Anthony Lamanteer Jr., Joseph Spoltore, 

Anthony Buono Sr., Laura Hayes, Ken Jackson, Wayne Sabota, William Taylor, 

Ed Geletka 

Staff: Planner Randy Scheule, PP, AIC, Joseph Maffei, P.E., P.P., Solicitor Matt 

Ritter Esq., Secretaries Roy Spoltore and Sherrie Dixon. 

Absent: Russ Vanella, Ken Mecouch, TJ Durham, and Engineer J. Michael 

Fralinger Jr. PE, CME. 

 

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

the March 9, 2026, meeting were unanimously approved.  

 

APPLICANT/DEVELOPMENT: 

 

Attorney Dennis Tuohy, Esq. representing K & E Holding I LLC, owner of Block 

707, Lots 2 & 5 along with Engineer Anthony Derosa and Operations Manager 

Todd Lester appeared before the Board for their periodic review of their sand and 

gravel mining operation.  

 

Matthew Ritter stated that in accordance with 405-42D of the Township Code, the 

applicant must request a review and get approval every 3 years, the last one being 

in 2023 covering through 2025.  In reviewing the application, prior resolutions and 

court judgments, the Township has the ability to request two local inspections a 

year. During this review it was determined that the last local inspection of the 

property was done in 2023.   Roy Spoltore stated that the Township Committee 

granted a four-month extension for K & E in January and the Township apparently 

did not request additional inspections. 



Mr. Tuohy provided a history of the operation at this site.  He stated that they 

recently had a State inspection in January 2026 and a Federal inspection in March 

2026. He stated that those inspections focus primarily on the health and safety of 

the public and that they were in compliance with both agencies. He stated the 

municipality has the right to do biannual inspections but hasn’t done one since 

2023. He stated he didn’t feel K & E should be penalized for the Township not 

exercising their right to inspect the property. Both Randy Scheule and Joe Maffei 

reviewed their reports for completeness and supported their waiver requests. 

 

On motion of Wayne Sabota, seconded by Anthony Lamanteer Jr., the application 

was deemed complete on the following roll call vote: 

 
Moved By: Wayne Sabota    Seconded By: Anthony Lamanteer Jr. 

 
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 

 

Todd Lester, Operations Manager for K & E, affirmed that the prior testimony was 

true. Anthony Derosa, Engineer for K& E, provided exhibits A1 and A2 showing 

Land Use maps as evidence of existing conditions. Randall Scheule reviewed his 

technical report. Joe Maffei reviewed his technical report. 

 

On motion of Ken Jackson, seconded by Laura Hayes, the public comment portion 

was opened. Resident Joe Lacotte was sworn in and stated that while he is happy 

that the property has fencing all around to keep trespassers out and looks good 

from the outside, we really don’t know what it looks like on the inside without the 

Township inspection. He stated he reviewed the statement from Tristate 

Engineering & Surveying, and it appears the environmental and reclamation 

statement is not current. Resident Mike Taylor was sworn in and stated he thought 

the Township inspection was important and that he found a sample inspection 

report that is more thorough and complex than what was presented. He stated that a 

proper site inspection would protect all involved and would ensure that proper 



buffers are being maintained, reclamation of site, potential pollution in basin, 

status of topsoil on site and depth of excavation. Mr. Tuohy stated the state and 

federal inspections test the environmental operations of the site. Mr. Derosa stated 

that the 300’ buffer is referenced in Exhibit A2. Joe Maffei stated he would review 

all documents prior to his inspection to familiarize himself with the property and 

the requirements. Mike Taylor stated he would like to see this tabled until the 

Township’s inspection is done and would like all setbacks measured. Resident 

Patrice Taylor noted that the application does not include the State or Federal 

inspection reports and without a Township inspection how can the Board 

recommend approval of the operation. With no other public comments, on a 

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

portion was unanimously closed.  

 

Joe Spoltore stated he would like to see the application tabled until an inspection 

could be done and made available for everyone to review. The Township 

committee could extend the January extension for another two months to allow K 

& E to operate until an inspection could be done.  The application could then be 

discussed at the Boards May 11th meeting. Several Board members were concerned 

about the lack of the Municipal inspection. 

 

Matthew Ritter summarized the options for the Board to either approve or table the 

application. On a motion of Joe Spoltore, seconded by Ken Jackson to table the 

application until a local inspection of the property could be done and 

recommending the Township Committee grant an additional two-month extension 

for K&E to operate, the following roll call vote was recorded. 

 
Moved By: Joe Spoltore    Seconded By: Ken Jackson 

 
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 Bill Taylor seconded by Laura Hayes, the following resolution was 



memorialized on roll call vote: 
 
Moved By: Bill Taylor    Seconded By: Laura Hayes 

 
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 

      

 
RESOLUTION 3-2026 

 
TOWNSHIP OF UPPER DEERFIELD PLANNING BOARD 

 
Applicant’s Name: Prachi Patel & Gita Patel 
 
Application No.: P-2-2026  
 
Application for:            Preliminary & Final Site Plan (bifurcated from Use Variance approval) 
 
Property:                          Block 1901, Lot 4 (1040 North Pearl Street) 
 
Hearing:  March 9, 2026  
 
Findings of Fact: 
 

1. Applicants appeared before the Board represented by Bridget A. Sykes, Esq., of Fox 

Rothschild, LLP. 

2. Applicants are representatives of Bridgeton Hospitality LLC, the owner of Lot 4 of 

Block 1901, site of the former Highway 77 Motel. 

3. The site contains 6.64 acres and is located in the B-3 Business Zoning District. 



4. The closed motel was acquired by Lidl in 2017, after receiving approvals for the 

development of a grocery store, which was never constructed.   

5. The hotel structures were never demolished and remain today in varying states of 

disrepair. 

6. 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. 

7. A March, 2018 Ordinance converted the subject (and surrounding) properties to the 

B-3 zone, which specifically disallowed the motel use.  

8. The applicant proposes to renovate the property and restore the now non-permitted 

motel use.  In that regard, the Applicants received a Use Variance, as part of a bifurcated 

application, on August 11, 2025, via Resolution 07-2025. 

9. Solicitor Ritter noted that because the Zoning Board had granted the foregoing Use 

Variance, the Zoning Board retained jurisdiction with regard to Site Plan review.  Therefore, the Class 

I and III members of the Planning Board would not participate. 

10. Board received and considered the following: 

a. Correspondence from Attorney Chang dated October 8, 2025 
 

b. Application dated October 6, 2025 
 

c. Completed Checklist B 
 

d. Checklist Waiver Memorandum, October 6, 2025 
 

e. Zoning Relief Memorandum, October 6, 2025 
 

f. Traffic and Parking assessment Report, Stonefield Engineering & Design, 
October 7, 2025 

 



g. Preliminary and Final Site Plan (14 sheets), Stonefield Engineering & Design, 
October 6, 2025 

 
h. Architectural Plans (11 sheets), Wulff Architects, Inc., September 29, 2025 

 
i. Upper Deerfield Planning Board Resolution 07-2025 (September 10, 2025) 

 
11. The Board also received and considered the following from its Professional staff: 

 a. February 6, 2026, Review Report from Conflict Board Engineer Brian J.  
  Murphy, PE, PP, CME (a copy of which is attached hereto as Exhibit A). 
  
 b. Undated Review Report from Fire Marshall Christopher E. Williams. 
 
 c. February 10, 2026, Review Report from Board Planner Randall Scheule, PP, 
   AICP. 
 d. February 11, 2026, Review Report from Board Architect Gerald S. 
Blackman,   Jr., AIA, PP. 
 
12. Attorney Sykes discussed provided a history of the project and a summary of the 

application. 

13. Applicants’ Architect, Engineer and Planner were sworn and qualified. 

14. Mr. Radosti reviewed portions of the Board Engineer’s and Board Architect’s Review 

Reports.  He indicated that the reconstruction would meet all standards of the rehab subcode.  He 

further confirmed that no elevator was required. 

15. The new ADA-compliant rooms were discussed.  The existing pool will be 

eliminated, and the existing pool house will be converted into two ADA-compliant units. 

16. The Applicant’s Architect confirmed that the portico will be removed. 

17. The number of rooms and varied square footage was discussed at length, including 

calculation methods. 

18. The Board’s Architect, Jerry Blackman, Jr., AIA, PP indicated his agreement with the 

testimony offered by Mr. Radosti. 



19. The Applicants’ Engineer, Aaron Chan, PE, provided testimony in response to the 

Board Engineer’s Report.  Engineer Chan’s testimony primarily focused on Checklist B, Item 37, 

which requests plans and profiles of existing utility layouts, such as sewers, storm drains, water, 

gas communications and electric, etc.   

20. The Applicants requested a waiver thereof, indicating that it was unaware, at this 

stage of the project, of the location or condition of many of these systems.  Engineer Chan indicated 

that the Applicant would make any necessary repairs, perform maintenance, and submit the 

necessary information at the time of building permits.  If any site changes necessitated amended 

approvals, the Applicants indicated they would return to the Board. 

21. Conflict Board Engineer Murphy countered that it was unfair to the Board to proceed 

without the information required in #37.  He gave examples, “building C manhole cover,” and “filed 

map 482,” to illustrate the number of gaps in the application and the difficulty Mr. Murphy felt was 

generated by the lack of information regarding existing conditions. 

22. The Applicants conceded that some piping had significantly exceeded its useful life, 

and that at least one such pipe ran under one of the existing buildings. 

23. Engineer Chan responded that it was simply not feasible, at this stage of the project, 

to provide the required information; thus a waiver was requested. 

24. Significant discussion followed between members of the Board, the Applicants’ 

team, and the Board’s Professionals.  Several members of the Board felt that the lack of data was 

an impediment to proceeding, with at least one member suggesting that the various existing 

systems should be located, inspected and mapped prior to consideration of the Site Plan 

Application.   



25. The Applicants countered that such an investigation was not warranted at this point.   

26. Engineer Chan provided commentary on the typical timing of such an investigation 

27. After a short break, attorney Sykes provided a summary and indicated the 

Applicant’s willingness to supply the Checklist #37 information as a condition of approval. 

28. After and inquiry from the Board Solicitor, Planner Scheule indicated his opinion that 

the expansion of the motel use into the former pool house did not necessitate a new d(2) use 

variance.   

29. Vice Chairman Waselik indicated his preference for the prior architectural designs. 

30. Chairman Vanella indicated his support for the Board Engineer’s position that a 

waiver for the Checklist B, Item 37 items should be denied.     

31. 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. 

32. A Motion to deem the application complete failed by a vote of one (1) for and six (6) 

against. 

33. The Planning Board has carefully considered this matter and deems the Application 

incomplete primarily for the reasons set forth in the substitute Board Engineer’s Review Report 

dated February 6, 2026, a copy of which is attached hereto, as Exhibit A, for reference.    

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

matter and, by a vote of 1-6 (one for and six against completeness), deems this matter incomplete.  

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 April 13, 2026, to 

memorialize action taken on March 9, 2026. 

       Upper Deerfield Township Planning Board 

 
       ________________________________  

                                        JACK WASELIK, Vice Chairman 
ATTEST: 
 
 
_______________________________ 
 
ROY SPOLTORE, Secretary  
 
On motion of Joe Spoltore, seconded by Jim Crilley, the public comment portion 

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

portion was closed on motion of Bill Taylor, seconded by Anthony Buono Sr.  Roy 

Spoltore reported there will be an application for a potential rural residence on May 

11th. With no further business, the meeting was unanimously adjourned on motion 

of Bill Taylor, seconded by Laura Hayes. 

 

Respectfully submitted: 

 

 

Roy Spoltore, Secretary                                               Sherrie Dixon, Secretary 

 

 

 

 
 

 

 

 
 


