
1 
 

MINUTES OF THE 
LAND USE BOARD, 

 BOROUGH OF HOPATCONG,  
MUNICIPAL BUILDING, 111 RIVER STYX ROAD 

HOPATCONG, NEW JERSEY  
NOVEMBER 15, 2022 

OPEN PUBLIC MEETING 7:30 PM-HELD REMOTELY 

 
CALL TO ORDER: Chairman Gilbert called the meeting to order at 7:30pm. 
 
OPEN PUBLIC MEETINGS ACT STATEMENT:  Chairman Gilbert stated “that this meeting is held in 
accordance with the Open Public Meetings Act 10:4-6 et seq. annual notice been forwarded to the New Jersey 
Herald, the New Jersey Sunday Herald and posted on the bulletin board maintained in the Municipal Building 
for public announcements.” 
 
SALUTE TO THE FLAG:  Chairman Gilbert invited all present to salute the flag. 
 
ROLL CALL:   The Recording Secretary called the roll. 
 
PRESENT: Jim Dell’Arena, Robert Duncan, Mark Gaffney Judith Kracht, Robert Rehe, Michael 

Smith, Jonathan Taylor, Councilman Richard Schindelar (7:34pm), Mayor Michael 
Francis, Alan Gilbert 

 
ABSENT: Anthony Bongiovanni, Walt Rossi 
 
PROFESSIONALS  
IN ATTENDANCE: William Haggerty- Attorney  
  Bill Donegan- Zoning Officer 
   Samantha Anello- Engineer 
 
PROFESSIONALS 
ABSENT:  John Ruschke, Engineer 
 
Chairman Gilbert requested a motion appointing Danielle Rennie as temporary Land Use Secretary. 
 
Bob Duncan made a motion to appoint Danielle Rennie as temporary Land Use Secretary, seconded by 
John Taylor. 
 
Upon roll call vote: 
Ayes: Dell’Arena, Duncan, Gaffney, Kracht, Rehe, Smith, Taylor, Mayor Francis, Chairman Gilbert 
Nays: Absent: Bongiovanni, Rossi Abstentions: 
 
MINUTES: 
Chairman Gilbert asked the Board if there were any additions or corrections to the October 18, 2022 

meeting minutes. Seeing none, he entertained a motion.  

 

A motion was made by Mark Gaffney and seconded by Bob Duncan to approve the October 18, 2022 

minutes.  

 

Upon roll call vote: 
Ayes: Duncan, Gaffney, Kracht, Rehe, Taylor, Mayor Francis, Chairman Gilbert 
Nays: Absent: Bongiovanni, Rossi Abstentions: 
 
Chairman Gilbert asked the Board if there were any additions or corrections to the October 18, 2022 
Executive Session meeting minutes.  Seeing none, he entertained a motion. 
 
A motion was made by Mark Gaffney and seconded by Bob Duncan to approve the October 18, 2022 
Executive Session meeting minutes. 
 
Upon roll call vote: 
Ayes: Duncan, Gaffney, Kracht, Rehe, Taylor, Mayor Francis, Chairman Gilbert 
Nays: Absent: Bongiovanni, Rossi Abstentions: 
 
CONTINUED APPLICATION:  

    1. Logan Hills Community Club        Block 10712   Lot 2                 34 Shore Rd.  
  This application is for the placement of a dock for seasonal use; May through September. Variances being 

requested are 191-5 site plan, 242-30C4 water area coverage, 242-30c6 one dock for each 100’, 242-30C7 

minimum distance between docks, 242-30C10 maximum size of irregularly shaped dock, any variances 

required by the Land Use Board. 

**See correspondence dates November 2,2022. 
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Chairman Gilbert read a letter received from the attorney for the applicant, Bernd Hefele.  The letter 

requested a continuation of the application. 

 

Mr. Haggerty said this application is a use variance and if proper noticing had not been done, new noticing 

for a use variance would be required. 

 

Mark Gaffney made a motion to continue the Logan Hills Community Club application to the December 20, 

2022 meeting with use variance notice, seconded by Bob Rehe. 

 

Upon roll call vote: 
Ayes: Duncan, Gaffney, Kracht, Rehe, Taylor, Chairman Gilbert 
Nays: Absent: Bongiovanni, Rossi Abstentions: 
 

NEW APPLICATION: 

1.  Beth Ann Meredith                   Block 30501 Lot 65                       409 Lakeside Blvd. 

This application is for the continued use of their nonconforming boathouse as living quarters. Variances 

being requested are 242-38D5 side yard setback, 242-30C2 dockside yard, 242-38E2 lot coverage, 242-

30C3 dock length, 242-18A structure within 50 ft of lake, 242-30C4 water area coverage, 242-30C10 

maximum size of irregularly shaped dock, 242-38A1 2 family use, 242-38D1 lot size, 242 38D2 lot width, 

242-38D4 front yard setback, 242-28C1, any variances required by the Land Use Board. 

 

Councilman Schindelar and Mayor Francis recused themselves from this application. 

 

Beth Ann and Timothy Meredith were sworn in by Mr. Haggerty.  Also sworn in were witnesses Larry 

Morgan (former occupant) and Dimitre Carbone (share common driveway). 

 

Chairman Gilbert asked if any permits were obtained for any renovations that were done. 

 

Mrs. Meredith said there was and during Hurricane Sandy the front of the house was damaged.  As a result 

of that, they also had to rebuild a staircase that was there.  However, the stairway was not on the original 

survey from 1988.  She said the real issue has to do with the boathouse; this is pre-existing nonconforming.  

Mr. Morgan is testifying on their behalf as a former occupant of the boathouse.  She further explained the 

deed research done by them back to 1959.  A previous owner (Bill Romano) had told them about Mr. 

Morgan occupying the boathouse for a summer around that time.  Mrs. Meredith said the tax records from 

1977 are included in the packets and show the boathouse as a one bedroom, one bathroom, one kitchen 

dwelling.  The tax record also indicates it was built in 1921, although it is unclear when the kitchen was 

added, possibly in the 1940’s.   

 

Larry Morgan said he lived in the boathouse with his friend Ron Post; they rented it from the Rizzolo’s back 

in 1966.  He said there was one bedroom in the back, and nothing looked new.  He said there was no 

driveway, only steps.   

 

Dimitre Carbone spoke saying he has been a neighbor for 30 years and the boathouse has always been in 

the same condition.  He said people lived there all summer and any repairs were done to what was existing. 

 

Mr. Haggerty said we have tax records that precedes our ordinance, and as the years go by it will become 

harder to produce witnesses.   

 

Mr. Duncan asked about sanitation for the kitchen and bathroom and Mrs. Meredith explained that before 

the sewers there was an enclosed system that would pump to the septic at the back of the house.  In 2007 

they connected to the sewers.   

 

Mr. Duncan asked if the house is only for family use and Mrs. Meredith explained that prior to their 

ownership all the other owners rented it out.  He then asked about the dock and infill.   

 

Mrs. Meredith said they have only resurfaced the dock, but the contractor did not get a permit. 

 

Mr. Donegan explained that there has been a shared driveway and stairs added to the property over the 

years.   

 

There was a brief discussion concerning if this property should be deed restricted to only being family use. 

 

Mr. and Mrs. Meredith said this would hurt resale value, and this property has always been rented. 
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There was also a discussion about parking, and Mr. and Mrs. Meredith said there are six parking spots on 

the property. 

 

Mr. Gaffney asked what had happened to bring on this application. 

 

Mr. Donegan explained that there was an issue with the property next door having a sewer leak, and both 

neighbors were asking questions about each other leading to the question about legal use of the property. 

The neighbor also had a boathouse that changed to a shed-type usage and at some point, changed to a 

family room situation; they will be coming to the Board in the near future.  Mr. Donegan said basicially they 

are before the Board to clean up the pre-existing nonconforming boathouse, the added deck, and minor 

changes done to the property over the years. 

 

Mr. Duncan wanted to know how the boathouse was built and if there was infill, and Mrs. Meredith said it is 

u-shaped concrete with water under the boathouse; the wood is most likely untreated. 

 

Chairman Gilbert asked if anyone from the public would like to comment on this application. 

 

Tibrou Stupar was sworn in by Mr. Haggerty.  He asked if this was a single-family home with an apartment. 

 

Mr. Haggerty explained what needs to be proved for establishing pre-existing nonconforming use. 

 

Mr. Stupar asked about the survey from 1988 showing the deck in front of the boathouse.  He wanted to 

know when it was made larger. 

 

Mrs. Meredith said 22 years ago there was a dock that they covered with trex decking.  The survey left off 

the stairs and walkways, and she explained pictures submitted showing the old dock. 

 

Mr. Duncan asked about the swim dock, and Mr. Meredith said the floating platform is at the shoreline most 

of the time; it’s moved out when they have company over to swim.   

 

Mr. Stupar asked if the bathroom in the boathouse is connected to the sewer, and Mrs. Meredith said they 

have permits for connecting to the sewers. 

 

Robert Whitehead, 401 Lakeside Blvd, was sworn in by Mr. Haggerty.  He has been a neighbor since 2006 

and is in support of the application. 

 

Chairman Gilbert commented on a letter from the Lake Hopatcong Commission saying that this project is 

regulated by the NJ DEP. 

 

Ms. Anello said they disagree with this and any changes to the project would then trigger a permit by rule. 

 

Colleen Lyons, Lake Hopatcong Commission, was sworn in by Mr. Haggerty.  She clarified that if the 

certification was not granted, this would be regulated under the NJ DEP. 

 

Chairman Gilbert asked if anyone else from the public would like to comment on this application.  Seeing 

none, he brought it back to the Board. 

 

Bob Rehe made a motion to approve the Meredith application for the pre-existing nonconforming use 

without rental restriction, seconded by John Taylor. 

 

Upon roll call vote: 
Ayes: Dell’Arena, Duncan, Kracht, Rehe, Taylor 
Nays: Chairman Gilbert Absent: Bongiovanni, Rossi Abstentions: Gaffney 
 
Mayor Francis and Councilman Schindelar rejoined. 
 

      2.  Cameron Toole       Block 30407 Lot 1   211 Lakeside Blvd. 

Applicant would like to remove original dock and roof, and replace with new dock. Variances being 

requested are 242-3062 dock side yard setback,242-30C10 maximum size of irregularly shaped dock. Any 

variances requested by the Land Use Board. 

 

Cameron Toole was sworn in by Mr. Haggerty.  Mr. Toole explained he purchased the property in 2017.  

The dock along the right side of the property consists of two 20’ piers with a canopy roof.  The dock is in 
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disrepair and is only 20’ long, with 10’ having a shallow sandy bottom.  This dock is also 3’ over the property 

line.  He would like to replace it with an L-shaped dock which will eliminate the 3’ encumbrance but it will still 

lack the 10’ setback required.  The current measurements of the current irregularly shaped dock is at 70’, 

and the proposed design reduces that number to 67’, which would require a variance. 

 

Chairman Gilbert asked about the distance between the his and the neighbors dock, and Mr. Toole said 

the distance would be approximately 32’.   

 

Chairman Gilbert asked if anyone from the public would like to comment on this application.  Seeing none, 

he brought it back to the Board. 

 

Mayor Francis made a motion to approve the Toole application, seconded by Bob Rehe. 

 

Upon roll call vote: 
Ayes: Duncan, Gaffney, Kracht, Rehe, Taylor, Councilman Schindelar, Mayor Francis, Chairman Gilbert 
Nays: Absent: Bongiovanni, Rossi Abstentions: 
 

Mr. Toole then requested a Waiver of Memorialization. 

 

Mayor Francis made a motion to approve the Waiver of Memorialization, seconded by John Taylor. 

 

Upon roll call vote: 
Ayes: Duncan, Gaffney, Kracht, Rehe, Taylor, Councilman Schindelar, Mayor Francis, Chairman Gilbert 
Nays: Absent: Bongiovanni, Rossi Abstentions: 
 

WORK SESSION:  

        1. Edward & Karla Mulligan           Block 11107 Lot 18                             618 Durban Ave. 

Applicant would like to address the Board regarding removing house from foundation leaving 2  

existing walls. 

 

Edward and Karla Mulligan explained they would like to keep two of the existing foundation walls and 

replace the walking deck, front and side wall. The addition would be to the right side of the home. 

 

Mr. Haggerty said a survey would need to be done showing all of the setbacks, and Mr. Mulligan said that 

was provided for the zoning permit.  Mr. Haggerty explained this would be more than partial destruction and 

would need an application to the Board. 

 

Mr. Donegan added if the full foundation and two of the walls remain, then it would not need a variance. 

 

2. Sanom Home LLC                   Block 10602 Lot 10             5 Lakeside Blvd. 

Applicant would like to address the Board regarding the construction of 5 townhomes.     

 
Ms. Rumba explained they would like to build up to 5 townhomes on a lot that is zoned as commercial; this 
would require a use variance.   She would like the Board opinion on the use variance for the townhomes, as 
well as the slope of the lot. 
 
Chairman Gilbert said this lot is located on the outer limits of the proposed redevelopment zone. 
 
Mayor Francis and Ms. Anello said the designation process is underway; we are currently waiting on 
feedback from the Highlands Council.   
 
Chairman Gilbert asked about access being on Lakeside Blvd. or Atno Ave, and Ms. Rumba said access 
would be via Lakeside Blvd. 
  
Mr. Rehe is extremely concerned about the steep slope on the property; Mayor Francis and Ms. Anello are 
concerned about drainage/stormwater issues as well as steep slope.   
 
The Board agreed more detailed plans would be needed and suggested growth in other areas of the town. 
 
ZONING OFFICER REPORT: 
 
DISCUSSION: 

1.  Ordinance regarding domestic animals 
 
Mr. Haggerty said this has been presented from the Council for opinion/comments. 
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Councilman Schindelar explained the Council has had residents asking why they can’t have chickens, and 
this is being proposed as a solution to that. 
 
After a discussion concerning chickens, lot size, and number of animals, it was suggested this be continued 
to the next meeting for discussion. 
 
RESOLUTION:          Hearing Date 

1. Sergey Losev   Block 31101 Lot 26   October 18, 2022 
A motion is in order to approve the replacement of a dock. Variances being requested are242-30c2 dock 
side yard setback, 242-30c4 water area coverage, 242-30c6 number of docks, 242-30f maximum dock 
width. Any variances requested by the Land Use Board. *Continued from June 21, 2022, August 2, 
2022, September 6, 2022, Oct 18, 2022. 

 
Chairman Gilbert asked if there were any additions or corrections to the Losev resolution.  Seeing none, 
he entertained a motion. 
 
John Taylor made a motion to approve the Losev resolution, seconded by Bob Rehe. 
 
Upon roll call vote: 
Ayes: Duncan, Gaffney, Kracht, Rehe, Taylor, Councilman Schindelar, Mayor Francis, Chairman Gilbert 
Nays: Absent: Bongiovanni, Rossi Abstentions: 
 

2. Borough of Hopatcong       Block 11101 Lot 9                              October 18,2022 
      A motion is in order to approve the proposed lot line adjustment, at 214 Brown Trail, Block 11101  
      L 9, making both lots closer to conforming size. 
 
Chairman Gilbert asked if there were any additions or corrections to the Borough of Hopatcong resolution.  
Seeing none, he entertained a motion. 
 
Bob Duncan made a motion to approve the Borough of Hopatcong resolution, seconded by Mark Gaffney. 
 
Upon roll call vote: 
Ayes: Duncan, Gaffney, Kracht, Rehe, Taylor, Councilman Schindelar, Mayor Francis, Chairman Gilbert 
Nays: Absent: Bongiovanni, Rossi Abstentions: 
 

3. Smile of Hopatcong       Block 10708 Lot 9    October 4,2022 

     A motion is in order to approve a two-family dwelling for the proposed use as an independent 
living facility. Variances being requested are 242-38R1- 2 family use in R1 zone and any variances    
requested by Land Use Board. 
 
Chairman Gilbert asked if there were any additions or corrections to the Smile of Hopatcong 
resolution.  Seeing none, he entertained a motion. 
 
Bob Duncan made a motion to approve the Smile of Hopatcong resolution, seconded by John 
Taylor. 
 
Upon roll call vote: 
Ayes: Duncan, Gaffney, Kracht, Rehe, Taylor, Councilman Schindelar, Mayor Francis, Chairman Gilbert 
Nays: Absent: Bongiovanni, Rossi Abstentions: 

 
4. Ana and George Tatoris       October 4, 2022 
A motion is in order to approve the Tatoris resolution granting variance approval authorizing the 
modification of an existing driveway and construction of exterior stairs at 307 Maxim Drive, Block 31101 
Lot 19. 

 
Chairman Gilbert asked if there were any additions or corrections to the Tatoris resolution.  Seeing none, 
he entertained a motion. 
 
John Taylor made a motion to approve the Tatoris resolution, seconded by Bob Duncan. 
 
Upon roll call vote: 
Ayes: Duncan, Gaffney, Kracht, Rehe, Taylor, Councilman Schindelar, Mayor Francis, Chairman Gilbert 
Nays: Absent: Bongiovanni, Rossi Abstentions: 
 

5. Laurie Averill        October 4, 2022 
A motion is in order to approve the Averill resolution authorizing the installation of railings near a parking 
area, a shed for watercraft storage and a personal watercraft floating device and patio pavers at 36 
Shore Road, Block 10712 Lot 3. 
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Chairman Gilbert asked if there were any additions or corrections to the Averill resolution.  Seeing none, 
he entertained a motion. 
 
Bob Duncan made a motion to approve the Averill resolution, seconded by John Taylor. 
 
Upon roll call vote: 
Ayes: Duncan, Gaffney, Kracht, Rehe, Taylor, Councilman Schindelar, Mayor Francis, Chairman Gilbert 
Nays: Absent: Bongiovanni, Rossi Abstentions: 
 
CORRESPONDENCE:  

1.    Letter from Bernd Hefele concerning Logan Hills Community Club dated 11-2-22. Applicant is         
asking for a continuation to 12/20/22. 

2.    Letter from Lake Hopatcong Commission regarding 409 Lakeside Blvd-Meredith Application. 
3.    Letter from Lake Hopatcong Commission regarding 211 Lakeside Blvd-Toole Application. 

 
ESCROW REFUND: 

 
BILLS:    

MOTT MC DONALD 
Inv. 507454524     Green      $59.00 
Inv. 507458481     Ruszkiewicz     $265.50 
Inv. 507458482     Hudson Farms    $151.00 
Inv. 507458483     MRE DEV     $113.25 
Inv. 507458484     Eladly      $147.50 
Inv. 507458485     MRE DEV     $759.38 
Inv. 507458486     Rosa      $67.50 
Inv. 507458487     Papaleo     $236.00 
Inv. 507458488     Horak      $177.00 
Inv. 507458480     General Meeting Attendance   $364.00 
Inv. 507458489     Meredith     $181.25 
Inv. 507458491     American Red Crescent   $328.75 
Inv. 507454418    Annis      $189.00 
 

DOLAN & DOLAN 
INV. 945492     Annis      $33.00 
INV. 944919     Annis      $140.25 
INV. 945945     General     $290.50 
INV. 945938     General     $297.00 
INV. 945939     General     $597.25 
INV. 945941     Losev      $371.25 
INV. 945942     Chaves     $82.50 
INV. 945943     Marcus Renovation    $379.50 
INV. 945944     Smile of Hopatcong    $193.22 
INV. 945946     Averill      $346.50 
INV. 945947     Tatoris      $346.50 
INV. 945948     38 Geneva Group    $90.75 

 
NEW JERSEY HERALD 

Inv. 7758191     Riedener     $4.29 
Inv. 7758210     Lesch      $3.90 
Inv. 7758250     Chaves     $4.29 
Inv. 7819567     Johnston     $4.29 
INV. 7508017     Annis      $6.63 
INV. 7886082     MRE Development    $6.24 
INV. 7886116     Green      $6.63 
INV. 7948667     Marcus Renovation    $5.85 
 
A motion is in order to approve the bills for the meeting of November 15, 2022. 
 
Bob Duncan made a motion to approve the bills for November 15, 2022, seconded by Mark Gaffney. 
 
Upon roll call vote: 
Ayes: Duncan, Gaffney, Kracht, Rehe, Taylor, Councilman Schindelar, Mayor Francis, Chairman Gilbert 
Nays: Absent: Bongiovanni, Rossi Abstentions: 
 
MEETING OPEN TO THE PUBLIC: 
After giving all persons present an opportunity to address the Land Use Board, Chairman Gilbert returned 
to the regular order of business. 
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OLD BUSINESS: 
Mr. Duncan asked about a prior application approval for 503 River Styx Road.  There is now a shed on the 
property and he stated there was no mention of this in the meeting minutes even though it is on the 
approved plans.  He believes the lot is overdeveloped.   
 
Mr. Donegan said the shed is shown on the stamped approved site plan. 
 
Mr. Haggerty said they would need to come to the Board for the height if the shed is over 18’, otherwise it is 
on the stamped approved site plan. 
 
NEW BUSINESS: 
 
EXECUTIVE SESSION: 
Chairman Gilbert will request a motion to adjourn into Executive Session. 
 
THE OPEN PUBLIC MEETINGS ACT ALLOWS THE LAND USE BOARD TO EXCLUDE THE PUBLIC FROM 

A PORTION OF A MEETING IN CERTAIN CIRCUMSTANCES. 

BE IT RESOLVED BY THE LAND USE BOARD OF THE BOROUGH OF HOPATCONG THAT THE PUBLIC 

SHALL BE EXCLUDED FROM DISCUSSION OF MATTERS ALLOWED BY NEW JERSEY LAW. 

THE EXECUTIVE SESSION MINUTES WILL BE PLACED ON FILE IN THE BOROUGH CLERK’S OFFICE, 

AND WILL BE AVAILABLE TO THE PUBLIC AS PROVIDED FOR BY NEW JERSEY LAW. 

John Taylor made a motion to enter into Executive Session, seconded by Councilman Schindelar. 
Upon roll call vote: 
Ayes: Duncan, Gaffney, Kracht, Rehe, Taylor, Councilman Schindelar, Mayor Francis, Chairman Gilbert 
Nays: Absent: Bongiovanni, Rossi Abstentions: 
 
John Taylor made a motion to return to regular session, seconded by Councilman Schindelar. 
 
Upon roll call vote: 
Ayes: Duncan, Gaffney, Kracht, Rehe, Taylor, Councilman Schindelar, Mayor Francis, Chairman Gilbert 
Nays: Absent: Bongiovanni, Rossi Abstentions: 
 
ADJOURNMENT: Chairman Gilbert requested a motion to adjourn the meeting at 9:46pm. 
 
Motion by:  Judy Kracht     Seconded by: All      All in favor? Aye 
 
 
 
 
                     _____________________________ 
             Danielle Rennie 
             Land Use Board Secretary 
 


