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

July 13, 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, James Crilley, Jack Waselik, Anthony Lamanteer Jr., Laura Hayes, Ken 

Jackson, William Taylor, Ed Geletka Wayne Sabota, and Ken Mecouch. 

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

Ritter Esq., Secretaries Roy Spoltore and Sherrie Dixon. 

Absent: Joseph Spoltore, Anthony Buono Sr., and Ken Lechner. 

 

On motion of Laura Hayes, seconded by William Taylor, the minutes from the June 15, 2026, meeting 

were approved with James Crilley, Wayne Sabota, and Ken Mecouch abstaining since they were 

absent from the meeting.  

 

APPLICANT/DEVELOPMENT: 

 

Terance Bennett Esq., appeared with applicant Eduardo Espinoza, owner of El Pacifico, Inc - Block 

1901, Lot 17 - 892 N Pearl Street. The applicants’ Architects, Thomas D’Arrigo and Christina 

D’Arrigo, were both sworn in along with the applicant. Mr. Bennett stated that the existing restaurant 

is located in the City of Bridgeton and has a very small triangular portion that is in Upper Deerfield 

Township. Ms. D’Arrigo stated that the restaurant is looking to enlarge the facility in Bridgeton and 

would like to have outdoor seating and a separate area to sell package goods. 

 

Mr. Espinoza stated the improvements in Upper Deerfield would consist of a section of paved parking 

spaces, a paved pedestrian walkway and a decorative wall/fence. Mr. Bennett stated that the parcel in 

Upper Deerfield is not currently taxed.  The applicant has already received preliminary approval from 

Bridgeton where the principal use structure is located. Randall Schuele and Mike Fralinger both 

reviewed their reports for completeness and were satisfied with the applicants’ responses and requests 

for waivers. On motion of Jack Waselik, seconded by Ken Jackson, the application was deemed 

complete on the following roll call vote: 

 

Moved By: Jack Waselik    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  

Ken Lechner, Alt 4     X 

 

Randall Scheule and Mike Fralinger reviewed their technical comments of their reports. Randall 

Scheule stated that since there is not a principal use structure on the Upper Deerfield parcel, a use 

variance will be required as well as Bulk Variances for Lot Area and Lot Width.  Mr. Fralinger stated 

that the proposed improvements are not considered a major development and would not require 

Stormwater Management regulations. He also stated that the grading plan should be revised. Mr. 

Bennett added that the County said they would be reviewing the plan as it is on a State Highway. Mr. 

Bennett noted that the development would be a positive development for both municipalities and is 

located in each community’s commercial zones.  

 

On motion of Ken Mecouch, seconded by Wayne Sabota, the public comment portion was 

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

closed on motion of Ken Jackson, seconded by Laura Hayes.  Mr. Ritter summed up the testimony 

presented that there is good cause to grant the use variance for the proposed use. The property in 

question is especially suited for the proposed use, and that special reasons exist for the granting of the 

requested use variance.  The proposed parking spots, pedestrian walkway, retaining wall, landscaping 

and lawn areas adjacent to the expanding restaurant, located in Upper Deerfield, do not present a 

detriment to the public good, nor to the Township zoning plan or zoning ordinance.   

 

On a motion by Ken Jackson, seconded by Anthony Lamanteer Jr., the minor site plan application with 

Use Variance and Bulk Variances was approved on the following roll call vote: 

 

Moved By: Ken Jackson    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  

Ken Lechner, Alt 4     X 

 

PROFESSIONALS/COMMITTEE/COMMISSION:  

 

Randall Scheule reviewed his preliminary investigation requested by the Township Committee 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, and 9 meets the requirements for a declaration as an Area in Need 

of Redevelopment. As he reviewed his report, he noted that there are several ways the lots in question 

could meet the criteria of the Local Redevelopment and Housing Law and only one of the statutory 

criteria needs to be met to qualify. Based on his review, each of the parcels can meet one of the State’s 

criteria. He stated there would be a Public Hearing at the Planning Board meeting on August 10, 2026. 

Each of the property owners will receive a public notice of the hearing. 

 

Mr. Scheule then reviewed the proposed draft ordinance regarding applicants requesting an extension 

of their previous approvals. Russ Vanella stated that the Board should also take a look at the sign 

ordinance as they have not been updated. Roy Spoltore thought the sign ordinance was reviewed in the 

late teens but was never moved forward.  

 

RESOLUTION 

8-2026 - David Cruz Perez - Block 2802, Lot 1.03 - 294 Gouldtown Woodruff Road – Variance for 

deficient road frontage. The following resolution was memorialized on motion of Jack Waselik, 

seconded by William Taylor: 

 

Moved By: Jack Waselik    Seconded By: William Taylor 

 

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 

 

 

RESOLUTION 8-2026 

 

TOWNSHIP OF UPPER DEERFIELD PLANNING BOARD 

 

 

Applicant’s Name: David Cruz Perez 

 

Application No.: P-6-2026  

 

Application for:         Lot Frontage Bulk Variance 

 

Property:                    Block 2802, Lot 1.03 (156 Lebanon Road)   

 

Hearing:  June 15, 2026 (Completeness & Technical) 



 

 

Findings of Fact: 

 

1. Applicant David Cruz Perez appeared before the Board, was sworn and gave testimony 

in support of the Application through interpreter Sergio Cortez, who is a realtor involved in the 

transaction.  

2. Applicant’s engineer, Greg Simonds of Ewing Associates was sworn and qualified as an 

expert. 

3. Applicant purchased the lot with the purpose of constructing a farmhouse and farming 

the property. 

4. The subject lot, along with the lots on either side of it, have 250 feet of frontage, more or 

less, and six acres of total acreage. 

5. The homeowner of the property immediately to the west, Sherry Riddle, confirmed the 

dimensions of her lot and asked where the new farmhouse was intended to be placed on Applicant’s lot. 

6. The applicant has applied for a lot frontage variance, since 500 feet of frontage are now 

required under the current schedule of district regulations.  No other variances are required. 

7. Through Engineer Simonds, an aerial photograph was submitted. 

8. The Board also received and considered the following:  

a. Upper Deerfield Township Application Form, April 7, 2026  

b. Survey of Premises, Ewing Associates, February 10, 2026  

c. Plot Plan, Ewing Associates, April 1, 2026  

d. Review Report of Board Planner Randall Scheule, PP/AICP 

e. Review Report of Boad Engineer J. Michael Fralinger, Jr., PE, CME 

9. Upon the recommendation of Board Engineer, Applicant was granted a waiver for an 

environmental report. 



10. Board Planner, Randy Scheule had no comments regarding completeness of the 

application and deferred comments to Mr. Fralinger. 

11. The Board deemed the application complete and proceeded to hear the technical 

comments from Board Engineer Fralinger and Board Planner Scheule, respectively. 

12. Board Planner Randall Scheule recommended three conditions of approval: 

 A. Applicant shall rectify any financial responsibility to the Township related to the 

review of this application. 

 B. Applicant shall address all planning revisions and provide additional information 

as may be required by this report of the Planning Board. 

 C. Applicant shall obtain all other permits and approvals as required. 

13. The Board Engineer recommended two conditions of approval, namely, 

 D.  County Planning Board approval. 

 E. Approval by any other regulatory agency having jurisdiction 

14. Applicant Cruz Perez submitted a Farm Operation Statement which was prepared with 

the assistance of interpreter Sergio Cortez.  Applicant also submitted a Variance Justification Statement 

which, likewise, was prepared with the assistance of interpreter Sergio Cortez. 

15. The hearing was opened to the public.  No one spoke in opposition to the application. 

16. 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. 

 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 lot frontage variance due, in part, to the 

fact that other lots in the immediate vicinity of this lot have essentially identical dimensions.  The Board 

further finds that Applicant has satisfied the positive criteria, pursuant to NJSA 40:55D-70(C) for the 

granting of the requested bulk variance and that such relief can be granted without causing substantial 

detriment to the public good.  Lastly, the Board finds that the granting of the said variance will not 



substantially impair the intent or purpose of the zone plan nor the development ordinance of the 

Township of Upper Deerfield. 

NOW, THEREFORE, BE IT FURTHER RESOLVED that the Board grants the lot frontage 

variance subject to the following conditions: 

A. Applicant shall rectify any financial responsibility to the Township related to the 

 review of this application. 

 

B. Applicant shall address all planning revisions and provide additional information as may 

be required by this Resolution of the Planning Board. 

 

C. Applicant shall obtain all other permits and approvals as required. 

 

D.  Applicant shall obtain County Planning Board approval. 

 

E. Applicant shall obtain approval by any other regulatory agency having jurisdiction. 

 

F. 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.  

 

G. 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. 

 

H. 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. 

 

I. Applicant shall prepare and file a perfected variance plan which addresses the technical 

comments of the Board Planner and Board Engineer. 

 

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

Ordinance and Building Code. 

 

K. The Variance granted herein shall automatically expire two years following the date of 

execution of this Resolution unless prior to said date the dwelling structure on the lot has 

been lawfully completed.  Applicant shall be entitled to request an extension of this 

deadline upon a showing of good cause, payment of related application and escrow 

amounts for said extension and compliance with any approvals extension ordinance 

which may hereafter be adopted by the Township. 

 

BE IT FURTHER RESOLVED that a certified copy of this Resolution be furnished to the 

Applicant and Notice of this action be advertised as required by Law. 

 

The undersigned, Secretary of the Upper Deerfield Township Planning Board, does hereby 

certify that the above is a true copy of a Resolution adopted by said Board on July 13, 2026, to 



memorialize action taken on June 15, 2026.    

     

APPLICANT/DEVELOPMENT: 

Attorney Matthew Robinson appeared with Nave Parmar, owner of 16 Centerton Road and 2014 S. 

Burlington Road- Block 2001 Lots 4 & 4.01. Mr. Parmar had previously been before the Board with a 

proposed bay car wash facility. The State rejected having access to Highway 77 with a “three tunnels” 

the car wash. The plan is now for a single tunnel automated car wash system along with an area for 

vacuum parking spaces. They are seeking variances for minimum lot area, loading area, driveway 

width and signs. Randall Scheule reviewed his report for completeness. Name clarification, proof of 

payment of taxes and a copy of the Vargo Associates survey were requested and the applicant agreed 

to comply with all. Mike Fralinger reviewed his report for completeness which included a copy of the 

survey and a photograph of the property taken from the opposite side of the street. A waiver for the 

environmental impact report had previously been granted. The required road dedication is subject to 

review by the Cumberland County Planning Board. On the following roll call vote, the application was 

deemed complete: 

 

Moved By: Wayne Sabota    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  

Ken Lechner, Alt 4     X 

 

Mr. Robinson stated that the single-tunnel touchless car wash would have three points of service kiosks 

with an employee helping guide customers and another employee to help keep the facility clean and 

help customers if needed. The facility would be open 7 days a week from 8:00 am until 7:00 pm.  

Chemicals and other supplies would be delivered approximately once every 2 months by a van so no 

dedicated loading space would be required. The S. Burlington Road entrance was moved to avoid 

illumination onto a neighbor’s property. The facility will probably operate with membership packages. 

There would be 20 vacuums at and spots for customers to clean the interior of their vehicles. The 

applicant has requested a larger pylon sign for Highway 77 since there is a shared access point. 

William P. Gilmore, PE, of Site Civil Engineering, explained that minor adjustments were made to the 

storm water management and that there will be plenty of space for stacking of vehicles. 

 

Both Mike Fralinger and Randall Schuele reviewed their technical comments of their reports. Mr. 

Fralinger stated that he did not have a problem with a waiver for a loading stall and sidewalks. The 

applicant agreed to comply with the technical comments provided by Mr. Fralinger.  Mr. Scheule did 

not have an issue with the requested waivers and the applicant agreed to comply with Mr. Scheule’s 

other comments.  



 

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

opened. Resident Dean Hawk asked about the lighting with the neighbor’s house off S. Burlington 

Road. Mr. Robinson stated that the entrance to the facility off S. Burlington Road was moved further 

south to avoid potential lighting issues. With no other comments, the public comment portion was 

unanimously closed on motion of Jack Waselik, seconded by Ken Jackson.  

 
Mr. Ritter summed up the testimony of the applicant that showed good cause exists for the granting of 

the requested preliminary and final major site plan approval.  The testimony also provided reasoning 

for the granting of the requested variances for minimum lot area, loading area, driveway width and 

signs and 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.  

  

On a motion by William Taylor, seconded by Jack Waselik, the preliminary and final major site plan 

application with variances and waivers was approved on the following roll call vote: 

 

Moved By: William Taylor    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 

 

The public comment portion was unanimously opened on motion of Jack Waselik, seconded by Ken 

Mecouch. Seeing no one wishing to speak, the public comment portion was unanimously closed on 

motion of Jack Waselik, seconded by Ken Mecouch. 

 

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

unanimously adjourned on motion of Ken Mecouch, seconded by Anthony Lamanteer. 

 

Respectfully submitted: 

 

 

Roy Spoltore, Secretary                                               Sherrie Dixon, Secretary 

 

 

 



 
 


