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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  
April 5, 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 15, 2022 

meeting minutes. Seeing none, he entertained a motion.  

 

A motion was made by Bob Rehe and seconded by Anthony Bongiovanni to approve the March 15, 2022 

minutes.  

 

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

1. Matthew & Renee Wood  Block 30408 Lot 5  261 Lakeside Blvd. 

Applicant would like to rebuild existing 2 story boathouse with a 5-foot extension and 4-foot balcony. 

Variances being requested are 242-30c3 dock length, 242-30c4 water area coverage, 242-30c8 max 

number of boats allowed, 242-3c10 max size of irregularly shaped dock, 242-30c5 minimum dock width, 

any variance required by the Land Use Board. Pre-existing nonconforming (242-38d2 lot width, 242-38d4 

front yard setback, 242-38d5 side yard setback, 242-38d8 lot coverage, 242-18a structure within 50’ of lake, 

242-38c1 retaining wall setback). 

 

Matthew Wood (property owner) and Jeff Careaga (Engineer) were sworn in by Mr. Haggerty. 

 

Bernd Hefele, attorney for the applicant, explained the existing 2 story boathouse is in a state of disrepair, 

and applicant would like to replace it with another 2-story boathouse including minimal changes. The 

proposed boathouse would be an additional foot taller, and water coverage would increase by 2%. 

 

Chairman Gilbert addressed that with all 11 variances being requested, it is adding a substantial amount of 

nonconformity to the lot. Chairman Gilbert questioned if all prior work was permitted and addressed the 

amount of boats located at the property. 
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Mr. Careaga discussed the variances being requested, and asked for consideration for a possible 5th boat to 

be docked on occasion. He explained that the dock would not be changed, the boathouse would be 

extended 5 feet further out, and a 4-foot balcony would be added. 

 

Chairman Gilbert asked when the docks were put in place and if they were done with permits. 

 

Mr. Donegan stated that he does not recall any variances being granted for the docks.  

 

There was discussion regarding what was done when Mr. Wood owned the property, and what was pre-

existing.  

 

Mr. Wood explained he added fingers to the straight docks. 

 
Mr. Bongiovanni further questioned if the fingers that had been added to the dock were done with permits, 
and asked for the reasoning for expanding the boathouse by 5 feet. 
 
Mr. Wood stated that he believed his contractor did take out the proper permits for the extensions on the 
dock. He explained the need for expanding the boathouse by 5 feet was for the future purchase of a larger 
boat. Mr. Wood added, the boathouse would not have any plumbing or heat. 
 
Mr. Bongiovanni addressed the width of the finger pier being only 2 feet wide; as the ordinance has a 4-foot 
minimum requirement.  
 
Mr. Hefele agreed to expanding the finger pier to 4 feet wide, and limiting the boat parking to 4 boats. 
 
Mr. Duncan stated the amount of decking / dock on the property is excessive and adding the balcony seems 
unnecessary. 
 
Ron Tappan stated expanding the boathouse is adding to the nonconformity that is already preexisting and 
replacing what is already there without expansion would make it more agreeable to the Board. 
 
Mr. Hefele said they will need time to revise the plans and would like to come back next month to share the 
revisions and additional information regarding the permits from the dock with the Board. If no permits were 
done, the dock additions will be included in the application. 
 
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. Hefele. 

 

Ms. Lyons wanted to clarify water coverage area, the amount of boats allowed to be parked and also stated 

due to the length of the dock, an application would need to be submitted and reviewed by the State Park. 

 

The Board discussed reducing the size of the dock to reduce the nonconformity. 

 

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 Anthony Bongiovanni to continue the Wood application to May 17, 2022 without 

further notice and was seconded by Bob Rehe. 

 

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

2. Elite Preparatory Academy  Block 30612 Lot 1  452 Lakeside Blvd 
Block 30706 Lots 1 & 2 

Applicant is seeking a Use variance. There are no site modifications proposed, only interior school 
modifications for a music school. Variances being requested are 242-38aD1 use variance-permitted 
principle use in R-1 zone (proposed non-municipal owned school), 242-44 use variance -permitted principle 
use in B-1 zone (Block 30706, lots 1 & 2 use as a parking lot with no principle structure), 242-26c parking 
requirements, 242-27a off street loading and unloading, 242-29 signs, any variances required by the Land 
Use Board. (Preexisting nonconforming for Block 30612 lots1& 7 minimum rear yard setback, max lot 
coverage, max building coverage, for Block 30706 lots 1 & 2 minimum lot depth, maximum lot coverage. 
 
Mayor Francis and Councilman Schindelar recused themselves from this application. 
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Bernd Hefele, Attorney, represented the applicants. Yi Qian (Principal & Director), Ken Fox (Architect), John 

McDonough (Planner) and Connor Hughes (Traffic Expert) were sworn in by Mr. Haggerty. 

 
Mr. Hefele was reminded about the timeline for submissions for Land Use applications. 
 
Mr. Hefele stated the property, formally Hudson Maxim School, was purchased approximately one year ago 
from the Board of Education with the intention to reopen as a private school. The use would remain the 
same and it would have less students compared to the previous enrollment at Hudson Maxim school. The 
improvements would mainly be made to the interior of the building.  
 
Mr. Qian provided the Board with his educational background and the vision for the academy. Elite Prep is a 
private school for K-12 grades offering music and arts programs in addition to academics. At full capacity 
they are projecting a student count of 90 for grades K-8, and 80 students from grades 9-12 plus a 
faculty/staff total of 25. He said more than 60% of students will receive scholarships, with more than 70% of 
the scholarship being reserved for local students.  
 
Chairman Gilbert questioned the qualification requirements of the teachers. 
 
Mr. Qian stated the teachers must have a Master degree in Teaching but they do not need to be state 
certified; the school is licensed by the NJ Department of Education. 
 
Mr. Rehe questioned the tuition for the school. 
 
Mr. Qian stated the average tuition ranged from $22,000 for the elementary grades to $38,000 for the high 
school. 
 
Mr. Gaffney asked about the recruitment process. 
 
Mr. Qian explained they reach out to different school districts; they have not started recruiting for Hopatcong 
as of yet. About 20% of their students will be international students that will dorm in Byram. The tuition 
collected from the international students will be the majority of their income and subsidize the tuition for the 
local students. 
 
Mr. Rehe questioned if this was a for profit organization.  
 
Mr. Qian stated they are a nonprofit organization. 
 
There was discussion regarding the varying information related to the school being for profit vs. nonprofit; 
the original reports reflected that Elite Prep was a for profit organization. 
 
Mr. Hefele reviewed the easement that exists between the school and the Borough. The Borough has the 
rights to use the parking lot when school is not in session and there are no school events occurring. 
 
Ken Fox explained the layout of the building and the entrances that would be used. The parking variance 
was discussed, and Mr. Fox explained why they felt 35 spaces would be adequate. Students will not be 
permitted to drive to school and park in the lot. The bussing pickup and drop off will be the same as it was 
with Hudson Maxim, but with less students. They are projecting 4 busses to be needed. The staggered start 
and end times for the lower school and the high school will alleviate extra congestion during those times. 
 
Handicap parking and accessibility were discussed and the necessary modifications would be made to 
ensure ADA compliance. 
 
Water, sewer, and dumpster were discussed. No changes will be necessary from when it was Hudson 
Maxim School. 
 
Chairman Gilbert questioned the location of handicap restrooms in the building. 
 
Mr. Fox stated there would be renovations made and bathrooms would be more compliant than they 
currently are. 
 
Mr. Dell’Arena asked about the lack of outside aesthetic improvements as this building is in the 
Redevelopment zone. 
 
Mr. Fox stated that there will be necessary repairs made before opening, and that additional aesthetic 
improvements would be done over time as the school grows. 
 
Mr. Tappan stated that there has been quite a bit of work done in the Redevelopment area to improve the 
appearance and the school should be mindful of that. Mr. Tappan also reiterated the discrepancy in the 
planning documents regarding whether or not the school would be a for profit or nonprofit organization; this 
needs to be clarified. 
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Mr. Qian again stated they are a nonprofit organization. 
 
A discussion ensued regarding parking and traffic flow. 
 
Mr. Tappan questioned where they were getting bus service from. 
 
Mr. Qian stated that they were inquiring about sharing bus services with Hopatcong Public Schools, and 
they were also planning on purchasing a bus of their own. 
 
There was further discussion about the appearance of the building and the lack of proposed changes to the 
exterior. 
 
John McDonough (planner) discussed the inherent benefits and the adverse impacts to the Borough. 
 
The Board continued to express concerns about the appearance of the outdated building not being updated 
in a Redevelopment zone. There is concern that it will not assist in inviting other new businesses to the 
area. The Board also took issue that there have been no visuals provided for what the future plans are for 
improving the exterior. 
 
After further discussion Mr. Hefele stated that it would be best to continue this application and come back 
with more information to satisfy the Board regarding the concerns that have been discussed. 
 
Connor Hughes (traffic expert) provided testimony on traffic studies that were conducted near the school. 
The studies showed there would be a decrease in traffic at the school compared to when Hudson Maxim 
was open. The parking lot layout and access would remain as it was before. The area for bussing would 
also remain the same. A crossing guard and staff would be present for pickup and drop off times. There 
would be a 45-minute interval between the lower school and high school start and end times that would 
alleviate congestion. 
 
Mr. Hughes stated that the traffic study was applicable to both using Lakeside Blvd as a two-way street 
(current use) or returning back to its former one way use when Hudson Maxim School was operational. 
The application is proposing using two-way traffic. 
 
Mr. Ruschke questioned the plan for the busses when school has reached its targeted student count. 
 
Mr. Hughes reviewed the staggered start times and they are proposing 2 busses in use at a time. 
 
Mr. Hefele stated the approximately 20 international students coming from Byram would be brought back 
and forth using a mini bus and the remainder of bussed students would be utilizing a full-sized bus. Parents 
that would be dropping off would be using the street if no busses are present, as well as the lower parking 
lot. 
 
The Board commented that the lower lot is very tight and two-way direction in that lot is going to cause 
confusion and traffic back up on the County Road. 
 
Mr. Hefele stated that this use is substantially less than what was used before in regards to parking and 
traffic; he is confident that it will work for this school. Mr. Hefele stated that if the Board wanted it to go back 
to one-way traffic, they would take the steps to make that change. 
 
Mr. Duncan questioned the seating capacity in the recital room and mentioned parking conditions when 
parents attend these events. He added past use allowed big events to be held at Hopatcong High School.  
 
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 stated the 

Commission would like to see a reduction in impervious coverage with future landscaping. 

 

Dave Carol owner of 440 Lakeside Blvd was sworn in by Mr. Haggerty. Mr. Carol shared concerns about 

the pickup and drop off. Mr. Carol asked about the 10,000-gallon oil tank location and condition.  

 

Mr. Qian stated they have a monthly service plan in place and there is a security system in place for it.  

 

Mr. Rehe stated the oil tank is located on the River Styx Rd side of the building. 

 

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

 

Mara Modes was sworn in by Mr. Haggerty. Ms. Modes shared concerns about using the lower parking lot 

for drop off and pick up. It is going to take some time for parents to watch the kids safely get up the stairs 

and across the street. She also questioned the translation of the school’s motto and Mr. Qian stated the 
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motto was about higher education in 2004.  Ms. Modes stated that Google translated it “To defeat you”, she 

expressed her discomfort with that translation. 

 

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 Judy Kracht to continue the Elite Prep application to May 17, 2022 without further 

notice and was seconded by Mark Gaffney. 

 

Upon roll call vote: 
Ayes: Bongiovanni, Dell’Arena, Duncan, Gaffney, Kracht, Rehe, Tappan, Chairman Gilbert 
Nays: Absent: Taylor Abstentions: 
 
Mayor Francis and Councilman Schindelar rejoined the meeting. 
 
ZONING OFFICER REPORT: NONE 
 
DISCUSSION: NONE 
 
RESOLUTION:          Hearing Date 
 

CORRESPONDENCE: NONE 
 

ESCROW REFUND: 

T3 Innovations    232 Knox Way   $141.20 
Joseph Fagan     337 Flora Ave   $440.65 
Warren Adey     17 Portside Rd  $425.40 
 
BILLS:    

MOTT MC DONALD 
Inv. 507447870    Elite Prep   $2109.00 
Inv. 507449077    Andrutchuk (Rutgers)  $643.50 
Inv. 507449078    BellaRosa   $719.50 
Inv. 507449082    Besthorne   $88.50 
Inv. 507449084    Peski    $284.00 
Inv. 507449085    Selander   $142.00 
Inv. 507449086    Sciarrino   $67.50 
Inv. 507449087    Lentine   $59.00 
Inv. 507449088    Glasser   $29.50 
Inv. 507449089    Andrutchuk (Unger)  $67.50 
Inv. 507449090    Wisdom   $240.25 
Inv. 507449092    Pellicione   $147.50 
Inv. 507449093    Haar    $421.50 
Inv. 507449094    Velez    $118.00 
Inv. 507449080    Ruszkiewicz   $67.50 
 

DOLAN & DOLAN 
Inv. 943822     Virtue Builders – Gage $107.25 
 

NEW JERSEY HERALD 
Inv. 0001055850    Devine    $6.90 
Inv. 0001055851    Martens   $7.20 
Inv. 0001058608    IAT Reinsurance  $7.20 
 
 
A motion was made by Robert Rehe and seconded by Ron Tappan to approve the bills for April 5, 2022 
meeting.  
 
Upon roll call vote: 
Ayes: Bongiovanni, Dell’Arena, 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: 
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NEW BUSINESS: Chairman Gilbert discussed an article from the Star Ledger about the requirements for 
recording of meetings. 
 
ADJOURNMENT: Chairman Gilbert requested a motion to adjourn the meeting at 10:22pm. 
 
Motion by:  Judy Kracht     Seconded by: All      All in favor? Aye 
 
 
 
 
                     _____________________________ 
             Nicole Fazio 
             Land Use Board Secretary 
 


