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MINUTES OF THE 
LAND USE BOARD, 

 BOROUGH OF HOPATCONG,  
HELD AT THE MUNICIPAL BUILDING, 111 RIVER STYX ROAD 

HOPATCONG, NEW JERSEY  
March 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: Anthony Bongiovanni, Jim Dell’Arena, Robert Duncan, Mark Gaffney, Judith Kracht, 

Walt Rossi, Robert Rehe, Michael Smith, Ron Tappan, Councilman Richard 
Schindelar, Mayor Michael Francis, Alan Gilbert 

 
ABSENT: Jonathan Taylor 
 
PROFESSIONALS  
IN ATTENDANCE: William Haggerty- Attorney  
  Bill Donegan- Zoning Officer 
   John Ruschke- Engineer 
 
PROFESSIONALS 
ABSENT:   
 
MINUTES: 
Chairman Gilbert asked the Board if there were any additions or corrections to the March 1, 2022 meeting 

minutes. Seeing none, he entertained a motion.  

 

A motion was made by Mark Gaffney and seconded by Mayor Francis to approve the March 1, 2022 

minutes.  

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

NEW APPLICATION: 
 

1. Greg Lentine   Block 31101 Lot 40   225 Maxim Drive 
Applicant would like to expand the second story of their home, staying within the same footprint and expand 
the detached garage. Variances being requested are 242-38D7 height (P. garage), 242-38D4 front yard 
setback, 242-38D5 side yard setback, 242-38E2 lot coverage, 242-38E1 building footprint, 242-15B5 
accessory structure in front yard. Any variances required by the Land Use Board. Preexisting 
nonconforming (242-38D1 lot size, 242-38D2 lot width, 242-18A structure within 50’ of lake, 242-28C1 
retaining wall setback).   
 
Greg Lentine (property owner), Pete Kalafut (project manager) and Elizabeth Reeves Lindh (architect) were 
sworn in by Mr. Haggerty. 
 
Mr. Kalafut explained that Mr. Lentine’s home currently does not provide adequate ceiling height on the 
second story. The proposed renovation will allow for 7-foot ceilings in the partially unfinished basement and 
main floor and 8-foot ceilings on the second story. This is within the height restrictions and within the current 
footprint of the home. Mr. Kalafut said the existing garage is in disrepair and close to the road. The 
proposed changes would not change the setback on the left side, but would be located further off the road 
at 16’. The garage would be 24 x 24, with 8-foot ceilings to allow for additional storage, and there would be 
a pull-down staircase to access the storage area. 
 
Bob Duncan questioned how close the overhang of the roof would come to the property line.  
 
Mr. Lentine explained that the roofline is not exceeding what is currently there.  Mr. Lentine also stated that 
the home is going from a 4-bedroom house to a 3-bedroom with a den and they plan to use this home as 
their fulltime retirement home. 
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Chairman Gilbert asked if anyone from the public would like to comment on this application.  

 

Colleen Lyons from the Lake Hopatcong Commission shared that there was a letter submitted providing 

recommendations to Mr. Lentine to protect the lake. 

 

Mr. Lentine stated he was in full agreement of the recommendations. 

 

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. 

 

A motion was made by Mayor Francis to approve the Lentine application and was seconded by Anthony 

Bongiovanni. 

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

2. Hal Glasser   Block 10812 Lot 5   23 Cove Rd. 
Application is for existing items at the property consisting of a dock, boat lift, wave runner dock and storage 
shed. Variances being requested are 242-38D5 side yard setback shed,242-14A no use on lot without 
principal building, 242-30C3 dock length, 242-30C5 minimum dock width, 242-30C2 dock side yard, 242-
18A structure within 50’ of lake, 242-30C10 maximum size of irregularly shaped dock. Any variances 
required by the Land Use Board. Preexisting nonconforming (242-38D1 lot size, 242-38D2 lot width). 
 
Mayor Francis and Councilman Schindelar recused themselves from this application. 
 
Hal Glasser (property owner), Marybeth Lemendella (neighbor), Lorraine Tuths (neighbor) and Sandy 
Toronzi (neighbor) were sworn in by Mr. Haggerty. 
 
Mr. Glasser explained that the conditions already exist on the property, he is not adding anything else. He 
added, the dock was already there when he purchased the property. 
 
Chairman Gilbert questioned if the four boats on the property belonged to Mr. Glasser. 
 
Mr. Glasser explained that one is his, one belongs to a friend, and two belong to a neighbor. He is not 
renting the space to them, just allowing them to keep the boats there for winter storage. 
 
Ms. Lemendella stated that the property is being used as all other lake properties are being used and she is 
in support of Mr. Glasser. 
 
Bob Duncan questioned the shed. He said there are no permits on file for the shed, and an exact location 
from the property line could not be determined. 
 
Mr. Haggerty stated the survey provided was very old, and recommended the Board request a new survey 
showing everything that is currently on the property. 
 
Mr. Ruschke also recommended a current survey. 
 
There was discussion regarding an accessory structure on a lot without a principal structure. 
 
Chairman Gilbert stated that he was unhappy with the appearance of the property with so many boats 
being stored. 
 
Ms. Tuths commented that her lakefront property does not provide enough room for her to store her boat 
and jet skis; she is grateful for her friend/neighbor allowing her to store them for the winter. She expressed 
that this is “lake living”. 
 
Anthony Bongiovanni expressed concern over the minimum dock width, and the lack of permits for any of 
the other variances. 
 
Mr. Glasser explained the dock was preexisting and that he was unaware he needed permits for the other 
improvements. 
 
Chairman Gilbert asked if anyone from the public would like to comment on this application.  
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Ms. Leitzel, 18 Cove Rd, was sworn in by Mr. Haggerty. Ms. Leitzel stated that there are discrepancies 

about the number of boats/jet skis being stored at this property. She also stated that there has been an 

increase in use and traffic from this lot and, at times, her driveway is blocked by the boats. 

 

Ms. Toronzi of 5 Vale Way reiterated Mr. Glasser’s property is representative of lake life. 

 

Ms. Lemendella spoke in support of this application. 

 

Mr. Roy Winfield of 25 Cove Rd, was sworn in by Mr. Haggerty. Mr. Winfield explained the history of the 

subject property and how the use has increased significantly since Mr. Glasser bought the property. He also 

stated that the neighbors in support of this application are the neighbors using this property to store their 

boats and watercrafts as opposed to docking / storing them elsewhere during the off season. 

 

Ms. Leitzel referenced the ordinance that states 5 or more boats constitutes a marina, and that at this time 

Mr. Glasser would technically have a marina which would not be permissible. 

 

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

none he brought it back to board. 

 

A discussion ensued determining that this property has a separate deed from his residence. Mr. Glasser 

stated that he would remove one boat from the property; he was unaware of the ordinance. 

 
Mr. Rehe and Mr. Duncan both stated that this lot is being over used for the small residential area. 
 
Mr. Tappan stated that we need a survey showing what is there before voting. 
 
Mr. Haggerty agreed a professional survey should be submitted including the dock length and width, wave 
runner dock length and width, and the shed location and dimensions. 
 
A motion was made by Mark Gaffney to continue the Glasser application pending an updated survey to May 

3, 2022 and was seconded by Bob Duncan. 

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

Mayor Francis and Councilman Schindelar rejoined the meeting.  

 

3. Robert Scibetti  Block 30702 Lot 16   52 W. River Styx Rd. 
Applicant would like to renovate and construct a second-floor addition to the residence/boathouse, a dock 
extension and exterior staircase. Variances being requested are 242-38d5 side yard setback, 242-38d6 rear 
yard setback, 242-38d7 building height, 242-30b4 dock extending more than 15% of waterway, 242-30c2 
dock side yard, 242-30c3 dock length, 242-30c4 water area coverage, 242-30c10 maximum size of 
irregularly shaped dock, 242-30d8 living space above boathouse, 242-30d9 deck above boathouse, any 
variances required by the Land Use Board. Preexisting nonconforming; (242-38d1 lot size, 242-38d2 lot 
width, 242-38e2 lot coverage, 242-38e1 building footprint, 242-18a structure within 50’ of lake, 242-28c1 
retaining wall set back). 
 
Robert Scibetti (property owner) and Stephen Bias (architect) were sworn in by Mr. Haggerty. 
 
Mr. Scibetti described the current condition of the boathouse/residence and the need for the second story 
addition, as well as the dock expansion. He said the current freestanding roof deck will be removed, and 
they intend to keep the shed that is currently on the property. The property currently has city sewer and a 
well, however, a new well will be installed. 
 
Mr. Duncan asked for more information from Mr. Bias about the work that is being proposed. 
 
Mr. Bias explained the state of disrepair of much of the property and how they would like to repair, replace 
or do away with certain areas to fit the needs of Mr. Scibetti. Currently the floor plan does not allow for 
desired ceiling height. They want to remove wood frame structure, and increase height of foundation and 
reconstruct wood frame floor levels, increasing width of building from 16’ to 18’. The first-floor ceiling height 
would be 9’ and 2nd story would have 10’ ceiling height; this would also allow for a new staircase to be put in 
place. Mr. Bias added they are proposing a flat roof top deck that would preserve views and allow for a 
recreational space. 
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Mr. Bias spoke about the house saying the existing floor area is 705 SF; the proposed work would bring the 
1st floor to 860 SF and the 2nd floor to 943 SF. This increase includes a two-foot cantilever and the staircase 
on both floors, and the attic area is for mechanicals only. 
 
Mr. Duncan questioned how the construction could occur without imposing on the neighboring properties 
since the proposed work would bring this property right to the property line. He also discussed the impact 
this expansion would have on the neighbor’s view.  
 
Mr. Bias stated that the applicant is familiar with zero lot line construction. He said that this is a unique 
property, and these challenges would be faced with or without the addition. The location of the neighboring 
homes would not be a problem. 
 
Mr. Scibetti stated that due to the grade of the properties the views would not be greatly impacted. 
 
There was discussion about the 3900 SF lot being overdeveloped. It was also determined that the 
boathouse is the primary residence and not an accessory structure. 
 
Mr. Bias then reviewed all the variances being requested, resulting in a discussion determining lot 
coverage. 
 
Mr. Bongiovanni stated that the lot coverage numbers should be further looked into; they did not seem to be 
correct as noted. 
 
Mayor Francis spoke regarding concerns over the dock size. 
 
Mr. Scibetti discussed changing the dock dimensions / configuration to extend 35 feet out from the concrete 
bulkhead and 4.5 feet wide. 
  
Mr. Rehe and Mr. Duncan both expressed concern with how far out the dock would be extending into a 
narrow waterway. 
 
Chairman Gilbert asked if anyone from the public would like to comment on this application.  

 

Colleen Lyons, Lake Hopatcong Commission was sworn in by Mr. Haggerty.  

 

Ms. Lyons would like clarification on the measurements of the dock. She reminded the applicant of the rules 

and regulations that should be reviewed from the 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. 

 

Mayor Francis stated that he still takes issue with the dock and the proposed length. It should be 

comparable to the neighboring docks; he suggested a 30-foot dock. 

 

Mr. Donegan explained the dock should be getting measured from the waterline. 

 

A discussion ensued regarding the bulkhead and what would be an appropriate length dock to allow the 

parking of a 24-foot boat. 

 

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. 

 

A motion was made by Mayor Francis to approve the structure and the dock not to exceed 30 feet in length 

and 4.5 feet wide, and was seconded by Ron Tappan. 

 
Upon roll call vote: 
Ayes: Gaffney, Kracht, Tappan, Mayor Francis 
Nays: Bongiovanni, Duncan, Rehe, Councilman Schindelar, Chairman Gilbert   
Absent: Taylor Abstentions: 
 
The application was not approved. 
 
Mr. Haggerty recommended the applicant revise the plans and come back in front of the Board. 
 
Mr. Scibetti had questions regarding the revisions that would satisfy the Board and is coming in front of the 
Board for a work session on May 3, 2022. 
 
ZONING OFFICER REPORT: None 
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DISCUSSION: John Ruschke discussed the Highlands Resource Analysis report for the redevelopment of 
the Hopatcong Business Corridor. The area covers the Lakeside Boulevard Business Corridor through the 
Hopatchung Road Business Corridor, up to the Borough Hall. 
 
There was discussion regarding including part of the property in the Board of Education area that was not 
included from the Highlands. 
 
There was discussion regarding the differences in what the Highlands were proposing, versus what the 
Borough was seeking, and how these differences would impact the redevelopment and use of the PILOT 
program. 
 
A motion was made by Chairman Gilbert and seconded by Mark Gaffney to accept the Highlands Resource 
Analysis report for the Hopatcong Business Corridor. 
 
Upon roll call vote: 
Ayes: Bongiovanni, Dell’Arena, Duncan, Gaffney, Kracht, Rehe, Tappan, Councilman Schindelar, Mayor 
Francis, Chairman Gilbert 
Nays: Absent: Taylor Abstentions: 
 
RESOLUTION:          Hearing Date 

1. Gary & Susan Selander      February 15, 2022 
A motion is in order to approve the Selander resolution granting variance approval for an adjustment in lot 
lines at 45 & 47 Northwestern Way, Block 30801 Lots 63, 64 & 65 
 
A motion was made by Robert Rehe and seconded by Ron Tappan to approve the Selander resolution.  
 
Upon roll call vote: 
Ayes: Bongiovanni, Dell’Arena, Duncan, Gaffney, Kracht, Rehe, Tappan, Councilman Schindelar, Mayor 
Francis, Chairman Gilbert 
Nays: Absent: Taylor Abstentions: 
 

2. Theresa Peski       February 15, 2022 
A motion is in order to approve the Peski resolution granting variance approval permitting the construction 
of a single-family home on a vacant parcel at 496 River Styx Rd, Block 31603 Lot 22.02. 
 
A motion was made by Judy Kracht and seconded by Councilman Schindelar to approve the Peski 
resolution.  
 
Upon roll call vote: 
Ayes: Duncan, Kracht, Tappan, Councilman Schindelar, Mayor Francis, Chairman Gilbert 
Nays: Absent: Taylor Abstentions: Bongiovanni, Gaffney, Rehe 
 

3. Andre Andrutchuk       February 15, 2022 
A motion is in order to approve the Andrutchuk resolution granting an extension for a prior variance 
approval at 7 Rutgers Way, Block 40212 Lot 17. 
 

A motion was made by Ron Tappan and seconded by Bob Duncan to approve the Andrutchuk resolution. 
 
Upon roll call vote: 
Ayes: Duncan, Kracht, Tappan, Councilman Schindelar, Mayor Francis, Chairman Gilbert 
Nays: Absent: Taylor Abstentions: Bongiovanni, Gaffney, Rehe 
 

CORRESPONDENCE:  
1. Lake Hopatcong Commission response letter regarding Lentine application. 
2. Lake Hopatcong Commission response letter regarding Glasser application. 
3. Lake Hopatcong Commission response letter regarding Scibetti application. 

 
BILLS:    

MOTT MC DONALD 
Inv. 507447663    IAT Reinsurance    $284.00 
Inv. 57445619     Bednarski     $382.50 

DOLAN & DOLAN 
Inv. 943695     TBB Real Estate    $371.25 
Inv. 943819     General     $123.75 
Inv. 943820     Selander     $396.00 
Inv. 943821     General -meetings    $650.00 
Inv. 943823     Ruszkiewicz     $156.75 
Inv. 943824     Besthorne     $33.00 
Inv. 943825     IAT Reinsurance    $66.00 
Inv. 943828     BellaRosa     $74.25 
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Inv. 943829     Ruszkiewicz     $412.50 
Inv. 943830     Ruszkiewicz     $462.00 
Inv. 943831     Glasser     $41.25 
Inv. 943832     Polak      $346.50 
Inv. 943833     Peski      $387.75 
Inv. 943834     Andrutchuk     $107.25 
Inv. 943839     Somjen     $371.25 
 
A motion was made by Bob Duncan and seconded by Councilman Schindelar to approve the bills for March 
15, 2022 meeting.  
 
Upon roll call vote: 
Ayes: Bongiovanni, Duncan, Gaffney, Kracht, Rehe, Tappan, Councilman Schindelar, Mayor Francis, 
Chairman Gilbert 
Nays: Absent: Taylor 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. 
 

OLD BUSINESS: None 
 
NEW BUSINESS: None 
 
ADJOURNMENT: Chairman Gilbert requested a motion to adjourn the meeting at 10:10pm. 
 
Motion by:  Judy Kracht     Seconded by: All      All in favor? Aye 
 
 
 
 
                     _____________________________ 
             Nicole Fazio 
             Land Use Board Secretary 
 


