
VIRTUAL MEETING MINUTES OF THE   
UPPER TOWNSHIP PLANNING BOARD 

DECEMBER 17, 2020 
 

The Upper Township Planning Board meeting was held as a virtual meeting on 
December 17, 2020.  The meeting was called to order at 7:30 p.m.  
 
SUNSHINE ANNOUNCEMENT 
SALUTE TO THE FLAG 
ROLL CALL 
 
Present:  Georgette Costello, Ted Kingston, Craig Reeves, Gary Riordan, Mayor Richard 
Palombo, Robert Young and Chairman Joseph Harney. 
 
Absent:  Michael Endicott, John Klebaur, Janet McCrosson. 
 
Also, in attendance were Jeffrey Barnes, Board Solicitor; Paul Dietrich, Board Engineer; 
Shelley Lea, Board Secretary and Zoning Officer. 
 
APPROVAL OF THE NOVEMBER 19, 2020 MEETING MINUTES 
 
A motion to approve the minutes was made by Mr. Riordan, seconded by Mr. Kingston, 
and approved.    
 
SWEAR IN PAUL DIETRICH 
 
APPLICATIONS 
 

1.  CEDAR LANE DEVELOPMENT LLC – BLOCK 647 LOT 8 – SUB 04-
2020 

 
Applicant is requesting sketch plat Classification of a proposed 12 lot major subdivision 
at 500 Tuckahoe Road in Marmora. 
 
Julius N. Konschak, Esquire, represented the applicant.  He stated the proposed 
subdivision has a road with a cul-de-sac and more than 3 lots.    
 
Mr. Dietrich agreed this is a major subdivision since it has more than 3 lots and roadway 
improvements.   
 
The meeting was open to the public.  Hearing no comment, the meeting returned to the 
board for finding of fact.  
 
MAYOR PALOMBO finds that Cedar Lane Development is proposing to subdivide 
Block 647 Lot 8 into 12 buildable lots.  The application meets the criteria for a major  
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subdivision since a new road is being constructed and there are more than 3 lots 
proposed.   
 
A motion to classify this as a major subdivision was made by Mr. Young, seconded by 
Mr. Kingston, and approved.  In favor:  Costello, Kingston, Reeves, Riordan, Palombo, 
Young, Harney. 
 

2.  CEDAR LANE DEVELOPMENT LLC – BLOCK 647 LOT 8 – SUB 05-2020 
 
Applicant is requesting preliminary major subdivision approval of a proposed 12 lot 
subdivision at 500 Tuckahoe Road in Marmora. 
 
Julius N. Konschak, Esquire, represented the applicant.  Mr. Konschak stated the subject 
property is located on the corner of Church Road and Tuckahoe Road and consists of 
15.238 acres.  They are proposing 12 residential lots plus a stormwater basin.  The 
submitted plans by EDA, dated 7-24-20 with three revision dates, 9-07-2020, 10-30-2020 
and 11-03-2020, consist of 9 pages.  There are no variances requested.  The proposed lots 
exceed most of the requirements in the ordinance.   
 
Vincent C. Orlando, Professional Engineer and Harry Vanderslice, 216 Victoria Lane, 
Ocean City, NJ, were sworn.   
 
Mr. Orlando testified the applicant proposes a 12-lot subdivision that will be serviced by 
a cul-de-sac.  The proposed lots meet or exceed the bulk standards in the ordinance and 
no variances are being requested.  A retention basin is proposed in the front of the 
property that is labeled lot 8.01.  The property is roughly 2 acres.  He discussed the 
proposed drainage for the subdivision.  They are not requesting any waivers under the 
RSIS standards that are imposed by the State and adopted by Upper Township.  The plans 
show a 40 foot right of way with a 24-foot wide cartway along with sidewalks on the 
northwest side of the property which starts at the cul-de-sac and extends to Church Road.  
They are providing the required number of shade trees as shown on the landscape plan.  
Mr. Dietrich has requested an additional inlet be installed along Church Road where there 
is drainage coming from the road.  This inlet will tie into the basin.  The plan originally 
proposed 7 Leland Cyprus on the south side of the property adjacent to Mr. Hanson’s 
house.  Mr. Hanson asked that the Cyprus trees be removed from the plan.  He stated that 
Mr. Hanson’s driveway encroaches on the applicant’s property and the applicant intends 
to work with him on this matter.  An application has been submitted to the NJDEP for 
offsite wetlands although there are no wetlands on the subject property.  They will return 
to the board for final approval once they have received approval from the NJDEP.  Mr. 
Orlando testified the plans meets the standards in the RSIS.   
 
Mr. Dietrich agrees the proposed lots meet the bulk requirements in the ordinance.  He 
testified the proposed roadway and drainage design meet the township standards and the 
Residential Site Improvement Standards.  He stated that the addition of the inlet next to 
Mr. Hanson’s property requires a drainage easement for maintenance.  The final plat  
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must show a drainage easement so the inlet can be maintained by the township.  Mr. 
Orlando agrees to add the easement on the final plan.  
 
Mr. Orlando addressed the correspondence received from Jay Newman, Chief of the 
Marmora Volunteer Fire Company, dated November 16, 2020.  He testified the proposed 
road meets the RSIS standards requiring a 20-foot-wide road and also the township 
requirement for a 24-foot wide road.  He stated that if water becomes available along 
Church Road the applicant will explore the possibility of running water down the new 
street with the appropriate fire hydrants to serve the community.  Mr. Dietrich stated that 
Jonathan Landing Road in Petersburg was built in compliance with RSIS standards and it 
is a very narrow road that is only 20 feet wide.  He stated that “No Parking” signs must 
be added since there is a grass shoulder and no curbing proposed.   Mr. Orlando agreed to 
add the signs to the final plan.   
 
There was discussion regarding sidewalks on both sides of the new street.  Mr. Dietrich 
stated RSIS standards do not require sidewalks but due to the proximity of a school the 
board can request that the subdivision contain sidewalks on one side of the street.   Mr. 
Orlando testified the proposed drainage easement will be 20 feet wide.  He feels this is 
more than adequate to service the inlet.  Mr. Reeves stated this would be sufficient space 
to service the inlet.  Mr. Orlando agreed that “No Parking” signs would be installed on 
both sides of the road.  Mr. Kingston and Chairman Harney both feel sidewalks should be 
installed in front of each of the 12 lots since they would benefit the community. 
 
The meeting was open to the public.  
 
Peter and Melissa Paterno, 313 Church Road, Marmora, were sworn.   Mr. Paterno 
testified that he is the most effected by the subdivision.  He owns a 2-acre flag lot with 
260 feet that abuts the new subdivision.  He requested a buffer along his property line 
since he will be able to see the houses from his kitchen and office.  He bought his home 
12 years ago for the privacy.   He is concerned about drainage and flooding.   
 
Mrs. Paterno concurs with her husband’s testimony.  She testified this is a private 
property that they have enjoyed for quite some time.  She is hoping the owners are good 
neighbors and provide a tree buffer along their property line and address the drainage 
issues.   
 
Joseph and Johnette Halpin, 446 Tuckahoe Road, Marmora, were sworn.  Mr. Halpin 
testified he lives next to the property.  He concurs with the comments by Mr. & Mrs. 
Paterno.  He referred to a thunderstorm in 2018 where it rained over 18 inches.  He stated 
the subdivision consisting of houses, roads and sidewalks would reduce the percolation 
and push the water toward him.  He testified to the substantial number of vehicular 
accidents in this area.  He would like to see the speed limit on Tuckahoe Road reduced. 
He suggested installing a traffic light at the intersection of Tuckahoe Road and Church 
Road.  He stated the amount of protection the drainage ponds afford is not adequate.  He 
is concerned about the increase in traffic and the culture in the area.   
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Mrs. Halpin testified they have replaced their mailbox 7 times since 2002.  She is 
concerned about flooding and traffic.   
 
Will Hanson, 321 Church Road, Marmora, was sworn.  His main concern is runoff from 
Stagecoach Road.  He requested the applicant extend the curb to his property line to keep 
the water flowing down Church Road into the proposed inlet.  He would like to see the 
sidewalk on the east side of the road extended to Church Road.  The sidewalk would 
provide a place for the people to take a walk in a safe environment  
  
Steven Becotte, 310 Church Road, Marmora, was sworn.  He agrees with the concerns 
addressed by his neighbors.  He moved here for the quit.  He feels the development will 
directly and severely impact his lifestyle and way of living.  He stated that no one obeys 
the 35 MPH speed limit on Church Road.  He is a member of Marmora Fire Company 
and the most dangerous intersection in the township is Church Road and Stagecoach 
Road.  He feels there will be too much congestion.  He has lived here for 25 years.  Over 
the past 10 years his property has been getting wetter.  He believes the subdivision will 
allow water to flood his property and flood his basement.   
 
Mr. Dietrich testified that he has reviewed the drainage and testified the drainage shown 
on the plan will prevent any runoff from leaving this site and going onto adjoining lots.  
There is a required 10-foot landscape buffer that will be maintained on each of the lots.  
 
Mr. Vanderslice agreed to extend the sidewalk.  Mr. Orlando stated the sidewalk will be 
extended along lots 8.10, 8.11, 8.12 and 50 foot past the driveway on lot 8.13.  Mr. 
Orlando testified this is a County Road and they have no intention of installing a curb.  
The County may be acceptable to adding a curb or a berm.  He does not plan to petition 
the County to install a curb. The inlet was located near Church Road to accept the runoff 
from Mr. Hanson’s property.  Mr. Hanson’s parking area encroaches 20 feet onto their 
property. Mr. Dietrich stated that it is wooded along the property line near the Paterno’s 
and Mr. Hanson and there is a 10-foot buffer requirement.  Residential subdivision are 
not required to enhance the buffer.    
 
Hearing no further comment the board was asked for finding of fact.  
 
MR. RIORDAN – Cedar Lane Development is requesting preliminary approval of a 12-
lot major subdivision at 500 Tuckahoe Road in Marmora, also known as Block 647 Lot 8.  
The applicant was represented by Jules Konschak, Esquire.  No variances are requested.  
Expert testimony was received by Vincent Orlando, PE.  The 12 lots meet or exceed the 
bulk requirements.  The applicant has agreed to work with Mr. Hanson concerning an 
encroachment of a parking area.  The width of the proposed road has been increased from 
20 feet to 24 feet which exceeds RSIS standards.  No parking signs will be added to both 
sides of the road.  The sidewalk will be extended to include 8.10, 8.11, 8.12, and 50 feet 
past the driveway on lot 8.13.  Harry Vanderslice is one of three partners of Cedar Lane 
Development.  Paul Dietrich has requested the applicant install an additional swale to  
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limit the water leaving the subdivision.  There is a 10-foot landscape buffer along the rear  
of each lot.  Numerous members of the public had concerns about drainage, flooding and 
loss of privacy.  The plan prepared by EDA is dated 7-24-2020 and last revised 11-03-
2020.   
MAYOR PALOMBO – There are 3 proposed drainage easements that are being created 
and will be maintained by the township.  The proposed shade trees comply with the 
ordinance.   
MR. REEVES – He concurs.  The easements are large enough for the township to 
maintain the inlets.   
MRS. COSTELLO – The site is 15.238 acres.  It is the intent of the applicant to create 12 
residential lots to be serviced by well and septic.  A permit has been filed with the 
NJDEP and they are waiting for a response. The subdivision meets the requirements in 
the RSIS.   
MR. YOUNG – He agrees.  
MR. KINGSTON – He understands the neighbors’ concerns, however there are no 
variances being requested.  He does have some concerns with the drainage but hopes Mr. 
Vanderslice will help to ensure there are no problems.  He appreciates the applicant 
extending the sidewalks since he feels this is good for the neighborhood.   
MR. HARNEY – the applicant has been working with the board tonight even though they 
conform with the ordinance and the RSIS standards. They have not received approval 
from the NJDEP.  The plan has been revised three times to address the concerns of the 
township engineer.  He does not feel the property will be overdeveloped.   
 
A motion was made by Mr. Young and seconded by Mr. Kingston to grant preliminary 
major subdivision approval for a 12-lot subdivision where the applicant has agreed to 
install 6 “No Parking’ signs, to widen the street to 24 feet, continue the sidewalk on the 
south side of the road extending 50 feet beyond the driveway on lot 8.13, there will be 
two 15-foot easements and one 20-foot drainage easement for maintaining the inlets.  In 
favor:  Costello, Kingston, Reeves, Riordan, Palombo, Young, Harney.  
 

3.  REVISION TO THE UPPER TOWNSHIP ANNEX FOR THE CAPE MAY 
COUNDY ALL HAZARDS MITIGATION PLAN 

 
Paul Dietrich explained the hazard mitigation plan must be updated which is also serves 
as the flood mitigation plan through FEMA.  The plan must be updated every 5 years 
with the State OEM and FEMA.  The County gets a grant from the State OEM to prepare 
the plan.  This includes all the hazards we could encounter in the township and how to 
lessen the impacts of those hazards through different planning activities and projects.  
Every year we do an annual update to the plan.  The County identified some additional 
hazards this year such as pandemic and drought.  This will be sent to FEMA for review 
and then will come back to the township for final approval and adopted as part of the 
master plan.   
 
A motion was made by Mr. Kingston and seconded by Mr. Riordan to accept the plan.  In 
favor:  Costello, Kingston, Reeves, Riordan, Palombo, Young, Harney. 
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PUBLIC PORTION  
 
There was no public comment. 
 
RESOLUTIONS 
 

1.  DETERMINATION OF NEED REPORT – SPECIAL RESOLUTION 05-2020 
 
 A motion to adopt the resolution was made by Mr. Kingston and seconded by Mayor 
Palombo.  In favor:  Costello, Kingston, Palombo, Reeves, Riordan, Young, Harney. 
 
APPROVAL OF THE 2021 MEETING DATES 
 
Meetings will be held on the third Thursday of each month at 7:30 p.m. 
 
BILLS 
 
A motion to pay the vouchers was made by Mr. Young, and approved.  
 
ADJOURNMENT 
 
A motion to adjourn the meeting was made by Mr. Young, and approved.   
  
Submitted by, 
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