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

held on Monday, May 11, 2026, at 7:00 pm in the Municipal Building.   

 

Russ 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: Russ Vanella, Jack Waselik, James Crilley, Joseph Spoltore, Anthony Buono 

Sr., Laura Hayes, William Taylor, Ken Mecouch 

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

Esq., Secretaries Roy Spoltore and Sherrie Dixon. 

Absent: Anthony Lamanteer Jr., Ken Jackson, Wayne Sabota, and Ed Geletka 

 

On motion of Joseph Spoltore, seconded by James Crilley, the minutes from the April 

13, 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 Dirosa and Operations Manager Todd Lester 

appeared before the Board for their periodic review of their sand and gravel mining 

operation. Mr. Tuohy stated that the Board heard testimony at last month’s meeting and 

decided to table the application until Joseph Maffei PE, PP, conflict Engineer, could do 

his inspection of the property. Mr. Tuohy submitted the Federal inspection report 

completed in March of 2026 and marked it as 2A-1 and the State inspection report that 

was completed January 2026 and marked it as 2A-2. He stated that both agencies spent 

approximately five hours on site and both had satisfactory reports. 

 

Joseph Maffei, PE stated he reviewed all of the old Planning Board resolutions and 

Township ordinances pertaining to this application along with the documentation from 

the Superior Court ruling prior to his inspection. Mr. Maffei reviewed his inspection 

report, stating he was accompanied by Lenny Morris of Diamond Materials. He stated 

that based on his site observations and his review of the documents, all of the resolution 

and court requirements are continuing to be met.  

 



On motion of Anthony Buono, Sr., seconded by Jack Waselik, the public comment 

portion was opened. Resident Michael Taylor and Patrice Taylor presented the Board 

and Applicant Counsel an exhibit identified as Objector 1addressing their concerns 

about the renewal application. Mr. Taylor identified three areas of Objection; 1 – 

Procedural Objection for Defective Completeness Determination, 2 - Substantive 

Objection for Systemic Violation of Mandatory Inspection, 3 – Specifically 

Unaddressed Violations and Omissions and 4 – Conclusion and Protection Against 

Automatic Default Approval. Dennis Tuohy responded to each of the Objections 

presented by Mr. Taylor.  He stated that Completeness is procedural, information 

provided is by licensed PE’s, Township ordinance allows for an inspection by the 

Township, but it does not require it.  

 

Russ Vanella stated that since he was absent during the last meeting, he listened to the 

recording to familiarize himself with what was discussed in April. He asked how the 

buffers were measured on the site plan. Mr. DiRosa, PE stated that it was done onsite 

and also by drone in February of 2026. Ken Mecouch wanted to make sure the bond 

meets the Township requirements. Joseph Maffei stated that when the plans are 

perfected the bond amount will also be updated.  Jack Waselik asked if the Township 

was deficient in not inspecting or just entitled to inspection? Matt Ritter, Esq. explained 

that Township inspections normally would deal with complaints. With no one else to 

speak, the public comment portion was unanimously closed on motion of Laura Hayes, 

seconded by Bill Taylor.   

 

Matthew Ritter explained that buffering setbacks were the primary issue at the last 

meeting and it has been testified that the measurements are being provided by a drone. 

Mr. Ritter explained that the Board could make a motion to approve or deny the three-

year periodic review.  On a motion by Joseph Spoltore, seconded by James Crilley, the 

three-year periodic review was approved with the following roll call vote.  

 
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 

      

 

Robert Robbins on behalf of George Robbins, owner of Block 1108, Lot 7.02 - 148 

Finley Road appeared before the Board for a Minor Subdivision requesting a use 



variance and bulk variances. The property is located in an Agricultural Zone requiring 6 

acres for a rural residence. Robert Robbins appeared with Kyle Denny, his engineer and 

surveyor. George Robbins owns Lot 7.02 consisting of 7.52 acres.  He is proposing to 

subdivide Lot 7.02 to contain 1.24 acres for his existing residence and create a new Lot 

7.03 consisting of 6.28 acres for his son to build a house.  Lot 7.03 will maintain the 

bulk of the property to be used for farmland. Both Randall Scheule and Mike Fralinger 

reviewed their reports for completeness and noted that other entities would have 

conditions that would need to be met before a home could be constructed. On a roll call 

vote motioned by Laura Hayes, seconded by William Taylor, the application was 

deemed complete.  

 
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 

 

Mr. Denny explained that there are a number of adjacent residences next to this lot and 

this proposed subdivision will not negatively impact the Master Plan or impact the 

neighbors in the area. The property owner will continue to farm the balance of the 

cleared land.  Both Randy Scheule and Mike Fralinger reviewed their technical 

comments in their reports. Mr. Scheule stated that since it is in the agricultural zone, the 

lot containing 1.24 acres will not conform for residence and will require a use variance. 

The professionals also determined Lot 7.02 will require side yard and rear yard 

variances. Lot 7.03 will require a Lot width variance. The applicant also noted that he 

would comply with the recommendation of the Fire Marshall regarding access for an 

emergency vehicle to maneuver on his property.   

 

On a motion of William Taylor, seconded by Ken Mecouch, the public hearing portion 

was opened. With no one wishing to speak, the public hearing was closed on motion of 

Jack Waselik, seconded by Anthony Buono Sr. Matthew Ritter, Esq. provided an 

overview of the application noting the Board would be approving a use variance for the 

smaller lot and approving bulk variance for both parcels.  The owner will comply with 

the recommendation of the Fire Marshall for property access for an Emergency Vehicle.  

On a roll call vote motioned by William Taylor, seconded by Ken Mecouch, the 

application was approved. 

 



 
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 

 

Randall Scheule reviewed his consistency report for the proposed Township Ordinance 

887.  This ordinance amends 405-3 and 405-12.  It creates additional definitions for an 

Asphalt Plant, Concrete Plant, Data Center and Computer Center in 405-3.  In 405-12, 

the ordinance prohibits the use of a data center, computer center, asphalt plant and 

concrete plant in any zone of the Township. Mr. Scheule found the proposed ordinance 

to be consistent with the Master Plan and recommended its approval.  The following 

resolution was approved and memorized on a roll call vote motioned by Anthony 

Buono, Sr., and seconded by Jack Waselik: 

 
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 4-2026 

 

TOWNSHIP OF UPPER DEERFIELD PLANNING BOARD 

 

MEMORIALIZATION OF THE UPPER DEERFIELD TOWNSHIP PLANNING BOARD 
RECOMMENDING AN AMENDMENT TO CHAPTER 405, ZONING AND DEVELOPMENT, OF THE 

TOWNSHIP OF UPPER DEERFIELD   
 

 WHEREAS, the Township Committee of the Township of Upper Deerfield has requested that the 

Township Planning Board review an Ordinance intended to amend the Township Land Use Code; and 

 WHEREAS, the proposed Ordinance 887 will amend Ordinance sections 405-3 (“terms defined”) 



and 405-12 (“use regulations”) of the Upper Deerfield Township Zoning and Development Code, by 

defining certain terms and adding to the list of specifically prohibited uses; and  

WHEREAS, the Planning Board is assigned referral power, pursuant to NJSA 40:55D-26, under 

which the Planning Board shall make and transmit to the governing body, within thirty-five days after 

referral, a Report, including identification of any provisions of a proposed development regulation, 

revision, or amendment, which are inconsistent with the Master Plan; and 

WHEREAS, the Planning Board reviewed the proposed Ordinance, as required by NJSA 40:55D-

64, at its Regular Meeting held on May 11, 2026; and  

WHEREAS, at said May 11, 2026, Regular meeting, the Planning Board received, reviewed and 

discussed a Consistency Report, dated May 8, 2026, consisting of three (3) pages, including attachments, 

and prepared by Board Planner Randall Scheule, PP, AICP. 

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

does hereby find and determine that the above referenced Ordinance, which amends Ordinance 

sections 405-3 (“terms defined”) and 405-12 (“use regulations”) of the Upper Deerfield Township Zoning 

and Development Code, is consistent with and serves to effectuate the Township’s Master Plan.  The 

Board further finds that no provision in the proposed Ordinance is inconsistent with the Master Plan of 

the Township. 

BE IT FURTHER RESOLVED, that the Planning Board hereby recommends the adoption of 

Ordinance 887, and hereby forwards this recommendation to the Mayor and Township Committee for 

the Township of Upper Deerfield for further deliberation as recommended by the Planning Board.

     CERTIFICATION 

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 May 11, 2026, to memorialize 

action taken on that same date. 

Upper Deerfield Township Planning Board 
 

       ________________________________  
                                        RUSSELL S. VANELLA, Chairman 

ATTEST: 
 
_______________________________ 
ROY SPOLTORE, Secretary  
 

 



On motion of Ken Mecouch, seconded by Anthony Buono Sr., and unanimously 

approved the public comment portion was opened. Resident Dean Hawk asked how the 

Township could prevent the possibility of data centers in the Township. It was stated 

that the resolution that was just approved is for an ordinance for the Township 

Committee to adopt that would prohibit data centers in the Township. Resident Joe 

Lacotte thanked the Township and the Board for making the decision to prohibit data 

centers. James Crilley stated that a data center is not a project the Township Committee 

would endorse, which is why the ordinance was created. With no one else wishing to 

speak, the public comment portion was unanimously closed on a motion of Joseph 

Spoltore, seconded by Jack Waselik. 

 

Randy Scheule went over potential language for ordinances that would create a 

procedure for extension approval requests and regulations for an Accessory Dwelling 

Unit. Roy Spoltore gave a brief update on upcoming applications. With no further 

business, the meeting was unanimously adjourned on motion of William Taylor, 

seconded by Laura Hayes. 

 

Respectfully submitted: 

 

 

 

Roy Spoltore, Secretary                                               Sherrie Dixon, Secretary 

 

 

 
 


