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

June 15, 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, Joseph Spoltore, Anthony Lamanteer Jr., Anthony Buono Sr., 

Laura Hayes, Ken Jackson, William Taylor, Ed Geletka and Ken Lechner. 

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

Ritter Esq., Secretaries Roy Spoltore and Sherrie Dixon. 

Absent: James Crilley, Wayne Sabota, and Ken Mecouch. 

 

Ted Ritter, Esq. swore in new member Ken Lechner and everyone welcomed him to the Planning 

Board. On motion of Jack Waselik, seconded by Anthony Buono, the minutes from the May 11, 2026, 

meeting were unanimously approved. 

 

APPLICANT/DEVELOPMENT: 

 

Attorney Sean McGowan, Esq. representing AB Bridgeton, LLC, owner of Block 1901, Lots 15, 15.03 

& 16 requested an extension of the Final Major Subdivision Approval with Variances for two years to 

run through May 15, 2028.  Mr. McGowan explained that the previous developer was not able to 

secure financing for the project and Perth Amboy Bank has found a new developer to complete the 

project.  Elizabeth Renna, Director of General Services for the Bank added that the bank has an 

executed contract with the new developer.  DEP permits will need to be renewed, and the storm 

drainage upgraded.  The applicant will have a revised site plan before the Board by the end of the year.  

Mr. McGowan added that the development will remain the same except there may be additional storm 

water features.  Mr. Vanella reminded the applicant that green space for recreation is required. 

 
The following resolution was approved and memorized on a roll call vote motioned by Jack Waselik 

and seconded by Anthony Buono, Sr.: 
 

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    X 

Ken Lechner, Alt 4    X  

 



RESOLUTION 5-2026 

TOWNSHIP OF UPPER DEERFIELD PLANNING BOARD 

 

Applicant’s Name: AB Bridgeton, LLC 

 

Application No.: P-4-2026 

 

Property:  Block 1901, Lots 8, 15, 15.01, 15.03, and 16 (61 Cornwell Drive) 

 

Application For:  Extension of Final Major Subdivision Approval with Variances  

 

Hearing:  June 15, 2026 

 

Findings of Fact: 

1. Applicant AB Bridgeton, LLC is the owner of certain approvals for Lots 

15, 15.03, and 16 of Block 1901 in the Township of Upper Deerfield.  These Lots are to 

be subdivided into new lots 15.05, 15.06, 15.07 and 15.08, pursuant to Final Approvals 

granted to AB Bridgeton, LLC on May 17, 2021, via Resolution Number 10-2021.   

2. Applicant is represented by Sean R. McGowan of Greenbaum Rowe Smith 

& Davis, LLP. 

3. Upper Deerfield Township Ordinance §405-95 specifies that any variance 

or other relief granted by the Planning Board shall expire and become void if construction, 

alteration or conversation has not been completed, and the use thereof commenced within 

two years from the date of the Board’s approval.   

4. Therefore, Applicant, via correspondence dated May 15, 2026, has 

requested that the Board grant an additional extension of the previously issued Final 

Approvals. 

5. The Board had most recently granted a similar extension via 

aforementioned Resolution 6-2023 through May 16, 2026. 



6. Applicant requests a two-year retroactive extension from May 16, 2026, 

through May 15, 2028.   

7. Applicant offered to appear before the Board at its regular meeting 

scheduled for June 15, 2026, in order to provide justification for the request, and to 

answer any questions posed by the Board.   

8. The Board Planner, Engineer, and Solicitor indicated that they had no 

objections to the requested two-year extension, so long as all conditions of approval 

remained in place. 

9. The Board found that compliance was had with each of the various requirements  

of the Open Public Meetings Law, P.L. 1975 c. 231. 

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

Deerfield hereby finds and determines that good cause has been shown, allowing the Applicant to be 

granted an additional two-year extension of the previously granted Final Approvals, including the bulk 

variances granted therewith, retroactive to May 16, 2026, and running through May 15, 2028. 

 BE IT FUTHER RESOLVED that the Board does grant the aforementioned Extension subject 

to the following Conditions: 

A. That compliance be had with all requirements set forth in all prior Board, Township 

Committee, and Redevelopment Authority Resolutions, unless modified herein. 

 

B. That compliance be had with all requirements set forth in any Resolution of the Upper 

Deerfield Township Committee, including any action by the Redevelopment Authority, 

relative to this project, unless modified herein.  Specifically, the Applicant shall comply 

with the phasing plan which is described in Upper Deerfield Township Resolution 2021-

03. 

 

C. That Applicant satisfy any financial responsibility to the Township related to the review 

of this Application, and replenish any escrow within seven (7) days of a request therefore. 

 

D. As an essential and non-severable condition of this approval, the Applicant shall comply 

with all affordable housing obligations, including, but not limited to those created by the 

Statewide Non-Residential Development Fee Act, signed into law in July, 2008 (N.J.S.A. 

50:55D-8.1, et seq).   

 



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

Township Development Ordinance and Building Code. 

 

 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 June 15, 2026, to memorialize the 

Board’s action taken on that same date. 

Greg Simonds, PE with Ewing Associates represented the applicant David Cruz Perez owner of Block 

2802, Lot 1.03 – 294 Gouldtown Woodruff Road requesting a variance for deficient road frontage. The 

property is located in an Agricultural Zone requiring 500 feet of frontage and the property has 250 feet 

of road frontage. Both Randall Scheule and Mike Fralinger reviewed their reports for completeness 

and were ok with applicants request for completeness waivers. On a roll call vote motioned by Ken 

Jackson, seconded by Laura Hayes, 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 

Ken Lechner, Alt 4    X  

 
Randy Scheule reviewed his technical comments stating that all the other setbacks are conforming but 

a perfected plan will need to be submitted if the application is approved. Michael Fralinger reviewed 

his technical report stating that the proposed project is not a major development as less than 1/4 acre of 

new impervious surface is proposed and the applicant will need to receive Cumberland County 

Planning Board Approval.  

 
David Cruz Perez appeared and gave testimony in support of the Application through interpreter Sergio 

Cortez.  Mr. Simonds explained that the lot width is consistent with existing lots in the area as he believed  

the previous frontage requirement was 250 feet. Applicant Cruz Perez submitted a Farm Operation 

Statement and a Variance Justification Statement as part of the application which was prepared with the 

assistance of interpreter Sergio Cortez.   

 
On a motion of Anthony Lamanteer, seconded by Anthony Buono, the public hearing portion was 

opened. Sherry Riddle, a neighbor, asked where the home and pole barn are proposed to be located.  

Mr. Simonds showed Ms. Riddle the proposed location of the home and pole barn on a map. With no 

one else wishing to speak, the public hearing was closed on motion of Jack Waselik, seconded by Ken 



Jackson. Theodore Ritter, Esq. provided an overview of the application noting the Board would be 

approving a road frontage variance for a pre-existing non-conforming lot similar to others in the area.  

On a roll call vote motioned by Jack Waselik, seconded by Anthony Buono, 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 

Ken Lechner, Alt 4    X  

 
The following resolution was approved and memorized on a roll call vote motioned by Joseph Spoltore 

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 

Ken Lechner, Alt 4    X  

 

PROFESSIONAL DISCUSSION: 

 

Randall Scheule stated that the Township Committee has asked the Planning Board to Conduct a Study 

to determine whether the properties known as Block 1901, Lots 1, 2, 2.02, 2.03, 2.05, 2.07, 4, 4.02, 

4.03, 5, 5.01, 6, 7, 8, 8.01 & 9 as shown on the Upper Deerfield Township Tax Map meets the 

requirements for a Declaration as an Area in Need of Redevelopment.  Mr. Scheule reviewed his initial 

analysis of his preliminary investigation of the parcels.  He will be presenting his findings at the July 

meeting.  Mr. Scheule also presented a proposed concept for an ordinance dealing with applicants 

requesting an extension of their previous approval from the Board.  

 

RESOLUTION: The following resolution was approved and memorized on a roll call vote motioned 

by Joseph Spoltore and seconded by Jack Waselik: 

 

RESOLUTION 6-2026 



TOWNSHIP OF UPPER DEERFIELD PLANNING BOARD 

 

Applicant’s Name: K&E Holding I Limited Liability Company 

 

Application No.: P-3-2026 

 

Property:  Block 707, Lots 2 & 5 

 

Application For:  Periodic Review of Existing Resource Extraction Operation 

 

Public Hearing: April 13 and May 11, 2026 

 

Findings of Fact: 

1. Applicant was represented by Dennis M Tuohy, Jr., Esq., of Hyland Levin Shapiro, LLP, 

who presented the application on the LLC’s behalf. 

2. Applicant is the owner of Block 707, Lots 2 & 5 which are located at the corner of Fox 

Road and Centerton Road in the Township’s Agricultural Zoning District. 

3. The existing resource extraction operation has been approved and periodically reviewed 

and re-approved via Board Resolutions 4-2016, 1-2017, 9-2017, 9-2019, and most recently 04-2023. 

4. Per Ordinance 405-42, the Applicant seeks a 3-year periodic review of existing 

operations. 

5. Prior to the adoption of the present Ordinance 405-42, the property had been licensed as 

a mine since at least 1989. 

6. The Township Committee granted Applicant an extension of the current license, in order 

to allow for the Board’s review of this Application dated February 26, 2026.  The new 3-year license 

period would run through December 31, 2028. 

7. In conjunction with the Periodic Review, the Board received and considered the 

following: 

  A. Planning Board Application Form dated February 26, 2026, with Rider; 

 

B. Section 405-42D Checklist; 

 



C. Mining volume per Plan; 

 

D. Environmental Impact Statement, Tristate Engineering and Surveying, February 

2026; 

 

E. Site Plan (6 sheets), by Tristate Engineering and Surveying; 

 

F. Boundary and Topographic Survey – West, dated September 16, 2022; 

 

G. Boundary and Topographic Survey – East, dated September 16, 2022; 

 

H. Stipulation of Settlement dated January 30, 2017; 

 

I. Planning Board Resolutions 4-2016, 1-2017, 9-2017, 9-2019, and 4-2023; 

 

J. Upper Deerfield Ordinances 405-12 and 312. 

 

8. The Board also received and considered the April 9, 2026, Report of Board Planner 

Randall Scheule, PP, AICP, who was present and participated in the hearings.   

9. Finally, the Board also received and considered the April 6, 2026, and later the April 30, 

2026, Report of Conflict Board Engineer Joseph H. Maffei, PE, PP of Engineering Design Associates, 

P.A., who was present and participated in the hearings. 

10.   Applicant requested the following waivers: 

A. Property boundaries, existing topographical contour lines of the land involved and 

abutting lands and roads within 500’ (partial waiver). 

 

B. An accurate cross-section or sections showing the location or locations and 

quantities, in cubic yards, of soil to be removed. 

 

C. §405-42.D.(2)a.[9] – Reclamation Plan (plan on file) 

 

D. §405-42.D.(2)a.[11] – Soil Erosion and Sediment Control Plan (plan on file)  

 

11. At the hearing on April 13, 2026, after receiving Completeness comments from the Board 

Planner and Conflict Board Engineer, the Board voted unanimously to deem the Application Complete. 

12. Todd Lester, Materials Superintendent for the Applicant, and Anthony DiRosa, P.E., 

P.L.S., were sworn and qualified as experts in their respective fields.   

13. Applicant indicated that the facility had passed all State and Federal safety inspections.   

14. The following Exhibits were marked by the Applicant: 



A. A-1 - Colorized image of mining operation 

B. A-2 - Colorized aerial image 

15. A discussion followed regarding the existing mandate that the lots be consolidated.  It 

was acknowledged by all parties that same was imprudent, at this time, due to the agreed upon mining 

setbacks that differed from lot to lot.   

16. Applicant’s Engineer discussed the condition of Fox Road. 

17. The Board Planner and Conflict Engineer reviewed their respective Technical Comments 

with the Board.  It was acknowledged that no municipal inspections had occurred since the last license 

renewal.   

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

19. Joseph Lacotte was sworn and indicated that while the mine looks fine from the outside, 

the fact that no municipal inspections had occurred should require tabling of the application.  He also 

inquired about the Environmental Impact Statement and Reclamation Plan.  

20. Mike Taylor was sworn and gave testimony regarding the importance of municipal 

inspections which he argued were mandatory.  Mr. Taylor introduced “Taylor-1,” a mining inspection 

checklist he created via Google. 

21. Counsel for the Applicant provided a detailed response and Mr. DiRosa supplemented 

the record with testimony regarding the existing fencing, buffering, berm location, landscaping and 

mining limits.   He reiterated that the Applicant cannot force the Municipality to perform any inspection.   

22. Comments followed from the Conflict Engineer and Board members regarding whether 

the Board should proceed without the benefit of a site inspection.  The Applicant and some Board 

members indicated such a delay was an unfair penalty to the Applicant who was not to blame for the 

lack of municipal inspections. 

23. Mr. Lacotte and Mr. Taylor gave additional testimony encouraging the Board to table the 

application pending an inspection.  Patrice Taylor was sworn and also so indicated. 



24.   On proper Motion, the public hearing was closed, and Counsel for the Applicant gave 

closing remarks.   

25. Upper Deerfield’s ordinance does not require inspections at the municipal level to occur 

as a pretext to license renewal. 

26. Nonetheless, after further discussion, and on proper Motion the matter was tabled so that 

a municipal inspection could be conducted in the interim, with seven (7) voting in favor and two (2) 

voting against.   

27. The Board Solicitor made the appropriate announcement to the public that the matter 

would be heard on May 11, 2026, and indicated that the Applicant would not need to provide new notice.   

28. A municipal inspection occurred on April 23, 2026, which found the Applicant compliant 

with all local ordinances. 

29. A Supplemental Report was issued on April 30, 2026, by Conflict Engineer Maffei which 

memorialized the municipal inspection and verified that the Applicant’s representations were accurate.  

30. The hearing continued at the Board’s regular meeting held May 11, 2026.  The Solicitor 

indicated that the Chairman had listened to the tape of the April meeting, had so certified, and would 

participate in the continued hearing.   

31. Attorney for the applicant provided a summary of the last hearing and Mr. Lester was re-

sworn.   

32. Federal and State Inspection reports demonstrating compliance were marked 2A-1 and 

2A-2 and entered into evidence.   

33. Mr. DiRosa indicated for the record that the Applicant was not wet mining.   

34. Conflict Engineer Maffei reviewed the contents of his April 30, 2026, Supplemental 

Report which documented his site visit.  He indicated that he was able to field-verify the Applicant’s 

plan submissions within a reasonable degree of certainty. 

35. On proper Motion, a new public hearing was opened. 



36. Mike Taylor was sworn and read a four-page, single spaced document titled “FORMAL 

PROCEDURAL AND SUBSTANTIVE OBJECTION FOR THE RECORD” which the Solicitor 

marked as Objector-1 for identification.  Because the document was read word-for-word, its entry into 

the record was unnecessary. 

37. There being no further members of the public who wished to testify, the public hearing 

was closed.  

38. Counsel for the Applicant and the Board Solicitor provided a detailed response to the 

Statement read by Mr. Taylor due to it containing a variety of legal arguments.  

39. The Board did not find Mr. Taylor’s comments to be persuasive. 

40. The Board found the expert testimony provided by the Applicant’s Engineer as well as 

the Board’s Conflict Engineer to be persuasive and uncontroverted.  Additionally, the Board found Todd 

Lester’s testimony to be credible. 

41. Board discussion followed regarding the stockpiling of topsoil, the filing of a Perfected 

Plan, and the updating of estimates and the current bond amount.  

42. The Applicant clarified the method involved in verifying the various setbacks and 

discussed the use of drones and GPS. 

43. The Board found that there was ample and compelling testimony demonstrating that the 

Applicant remains compliant with all laws and regulations, such that license renewal would be 

appropriate.  

44. On proper Motion, the Board voted unanimously to approve the Application for periodic 

review and forward the materials to the Township Committee for further action with regards to 

Applicant’s mining license.     

45. The Planning Board has carefully considered this matter and, based upon the 

representations and testimony presented on the Applicant’s behalf, as well as the information set forth 

in the application materials and exhibits, and the input from the Board’s professionals, and by unanimous 



vote, finds that good cause exists for the granting of the four (4) requested waivers, and approval of 

Applicant’s periodic review application, subject to conditions.    

NOW THEREFORE BE IT RESOLVED by the Board that, for the foregoing reasons, 

Applicant’s periodic review application is hereby approved and forwarded to the Township Committee 

for further action, subject to the following conditions: 

A. That compliance be had with all other applicable requirements of the Upper Deerfield 

Township Development Ordinance and Building Code. 

 

B. That Applicant obtain approvals from all other agencies having jurisdiction including but 

not limited to the issuance of permits by the Upper Deerfield Township Committee, 

Cumberland Soil Conservation District and Cumberland County Planning Board (if 

applicable).  Proof thereof shall be provided to the Planning Board Secretary.   

 

C. 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.   

 

D. That Applicant rectify any financial responsibility to the Township related to the review 

of this application, including updating and renewal of any required estimates, bonds, or 

guarantees. 

 

E. That Applicant shall comply with the Technical Review Comments (including any 

requested plan revisions) contained in the Board Planner and Conflict Board Engineer’s 

respective Review Letters and file the appropriate Perfected Plan.  

 

F. Applicant will be subject to a new periodic review in December 2028. 

 

 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, 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 June 15, 2025, to memorialize the 

Board’s action taken on April 13, 2026, and May 11, 2026. 

RESOLUTION: The following resolution was approved and memorized on a roll call vote motioned 

by Jack Waselik and seconded by Anthony Buono: 
 

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   X  

Ed Geletka, Alt 2      

Ken Mecouch, Alt 3     X 

Ken Lechner, Alt 4    X  

 

                                                                                                                                                                                                                                                                                                                                                                                      

RESOLUTION 7-2026 

 

TOWNSHIP OF UPPER DEERFIELD PLANNING BOARD 

 

 

Applicant’s Name: Robert Robbins 

 

Application No.: P-5-2026  

 

Application for:            Use Variance, Bulk Variances and Minor Subdivision 

 

Property:                       Block 1108, Lot 7.02 (148 Finley Road / CR #617) 

 

Hearing:  May 11, 2026 (Completeness & Technical) 

 

 

Findings of Fact: 

 

1. Applicant Robert Robbins appeared before the Board, was sworn and gave testimony in 

support of the Application.  

2. Applicant’s Engineer, Kyle Denny, PE, PLS, of Basin Management Plus, was sworn and 

qualified as an Expert. 

3. Applicants’ parents are the owners of the lot in question, which is 7.52-acre parcel in the 

Agricultural Zoning district.  The property is improved with a 1,196 SF dwelling and accessory structures 

and is currently farmed.  6.52 acres is 3B farm qualified. 

4. Applicant proposes a minor subdivision of Lot 7.02, for the creation of one new building 

lot.  Proposed new Lot 7.03 will contain 6.28 acres with 101.3 feet of frontage and will continue to be 

farmed after the construction of Applicant’s new home. 



5. Remainder Lot 7.02 will contain 1.243 acres with 197’ of frontage and will encompass 

the existing dwelling and all accessory improvements.   

6. The proposed subdivision implicates the following variances: 

 a. As to Lot 7.02: 

  i. Minimum Accessory Side Yary – 20’ required, 1.8’ proposed 

  ii. Minimum Accessory Rear Yard – 20’ required, 6.2’ proposed 

 b. As to new Lot 7.03: 

  i. Minimum Lot Width – 150’ required, 101.33’ proposed  

7. Additionally, because the proposed subdivision will reduce the size of the farm by which 

the existing dwelling is a permitted use, a use variance is required.   

8. Finally, Applicant requires a waiver of the required agricultural buffer as to the remained 

lot.      

9. The Solicitor instructed the Board that, since a Use Variance was implicated, the Class I 

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

10. Board received and considered the following: 

a. Transmittal letter from BMP, dated March 26, 2026 

b. Application dated April 7, 2026 

c. Topographic Survey, BMP, dated January 9, 2026 

d. Plan of Minor Subdivision, BMP, dated March 11, 2026 

11. The Board also received and considered the May 7, 2026, Report of Board Planner, 

Randall Scheule, PP/AICP.  Planner Scheule was present for and participated in the meeting. 

12. The Board further received and considered the May 6, 2026, Report of Board Engineer J. 

Michael Fralinger, Jr., PE, CME, who was present for and participated in the meeting. 

13. On proper Motion, the application was unanimously deemed Complete. 



14. Planner Scheule reviewed the technical comments in his Review Report, noting the 

required Use Variance and Agricultural Buffer waiver. 

15. The Board noted that a fire turnaround should be designed, approved by the Fire Marshal, 

and shown on a Perfected Plan.   

16. Engineer Fralinger reviewed the Technical Comments in his Review Report. 

17. Mr. Denny provided detailed testimony in support of the variances requested.  It was 

noted that Lot 7.01 is also owned by a family member of the Applicant. 

18. A motion was made to open the Public Hearing; however, no members of the public came 

forward to give testimony. 

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. 

20. On proper Motion, the Board voted 6-0 to grant the requested Use Variance, bulk 

variances, waiver of the Agricultural Buffer, and Minor Subdivision, subject to conditions.   

NOW THEREFORE BE IT RESOLVED The Planning Board has carefully considered this 

matter and finds that good cause exists for the granting of the requested minor subdivision approval, 

with bulk variances and a waiver of the Agricultural Buffer.  The Board further finds that the Applicant 

has satisfied the positive criteria pursuant to N.J.S.A. 40:55D-70(c) for the granting of the requested bulk 

variances, and that such relief can be granted without causing substantial detriment to the public good.  

The Board further finds that the granting of the said variances will not substantially impair the intent and 

purpose of the zone plan, nor the Development Ordinance of the Township of Upper Deerfield.   

 NOW THEREFORE BE IT FURTHER 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 existing 

residential use on reduced remainder Lot 7.02, 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 and bulk variance 

relief, and waiver of the Agricultural Buffer 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. Applicants shall prepare and file a perfected minor subdivision plan which addresses the 

technical comments of the Board Planner and Board Engineer.   

 

E. The Applicant must submit to the Planning Board Engineer, for his review and approval, 

the metes and bounds descriptions to be included in the Deeds which will effectuate the 

subdivision. 

 

F. Applicant must submit to the Planning Board Solicitor, for review and approval as to 

form, the Deeds that will effectuate the subdivision.  The minor subdivision deeds must 

contain the statement “Minor subdivision approval of the premises described herein was 

granted by the Upper Deerfield Township Planning Board at its May 11, 2026, regular 

meeting, and memorialized on June 15, 2026, in Resolution 7-2026.”  This text should be 

followed by signature lines for Russell S. Vanella, the Planning Board Chairman, and 

Roy Spoltore, Planning Board Secretary.   

 

G. Once approved by the Planning Board Solicitor, the Applicant must submit the minor 

subdivision Deeds to the Planning Board for signature by the Chairman and Secretary.  

The Applicant must comply with all above conditions, prior to the Planning Board 

Chairman and Secretary signing the Deeds.   

 

H. Applicant must record the minor subdivision Deeds in the Cumberland County Clerk’s 

Office and file the Deeds with the Township Engineer and Tax Assessor, within 190 days 

of the date of this Resolution.   

 

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

Development Ordinance and building code.   

 



J. Any further development of remainder Lot 7.02 will be subject to the then applicable 

Schedule of District Regulations of the A-Agricultural District, non-farm dwelling 

requirements. 

K. 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 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.    

 

L. The Planning Board Planner, and Planning Board Engineer, are hereby delegated the 

authorization to approve minor changes 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 

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 June 15, 2026, to memorialize action 

taken on May 11, 2026. 

 
On motion of Anthony Lamanteer, seconded by Anthony Buono Sr., and unanimously approved the 

public comment portion was opened. Resident Jon Marino asked how the Carlls Corner area was 

selected to be studied as an Area in Need of Rehabilitation. It was reported that a couple of property 

owners asked if the area could be designated for an Area in Need of Rehabilitation. Mr. Marino also 

felt the Board handled the K & E Holdings permit renewal process well.  Resident Dean Hawk stated 

the Township should be doing inspections of K & E and issuing the reports to the public. 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 Jack Waselik, seconded by Anthony 

Lamanteer. 

 

Roy Spoltore gave a brief update on upcoming applications. With no further business, the meeting was 

unanimously adjourned on motion of Laura Hayes, seconded by Anthony Lamanteer. 

 

Respectfully submitted: 

 

 

 

Roy Spoltore, Secretary                                               Sherrie Dixon, Secretary 

 

 
 


