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MINUTES OF THE 
LAND USE BOARD, 

 BOROUGH OF HOPATCONG,  
111 RIVER STYX ROAD 

HOPATCONG, NEW JERSEY  
May 17, 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, Mark Gaffney, Judith Kracht, Walt Rossi, Michael Smith, Ron 

Tappan, Jonathan Taylor, Councilman Richard Schindelar, Mayor Michael Francis, 
Alan Gilbert 

 
ABSENT: Jim Dell’Arena, Robert Duncan, Robert Rehe 
 
PROFESSIONALS  
IN ATTENDANCE: William Haggerty- Attorney  
  Bill Donegan- Zoning Officer 
   Dan Hanoshowsky- Engineer 
 
PROFESSIONALS 
ABSENT:  John Ruschke- Engineer 
 
MINUTES: 
Chairman Gilbert asked the Board if there were any additions or corrections to the May 3, 2022 meeting 

minutes. Seeing none, he entertained a motion.  

 

A motion was made by Mark Gaffney and seconded by Ron Tappan to approve the May 3, 2022 minutes.  

 

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

1. Michael Pellicione & Cheryl O’Connell Block 31101 Lot 51 201 Maxim Dr. 

Applicant would like to expand the existing deck. Variance being requested is 242-18A structure within 50’ 

of lake, any variances required by the Land Use Board. Preexisting nonconforming; 242-38d1 lot size, 242-

38D2 lot width, 242-38D4 front yard setback, 242-38D5 side yard setback, 242-38E2 lot coverage, 242-

28C1 retaining wall setback, 242-15B5 accessory structure in front yard. 

 

Michael Pellicione (property owner), Cheryl O’Connell (property owner), and Joe Gates (architect) were 

sworn in by Mr. Haggerty. 

 

Mr. Gates explained the size of the applicant’s current deck is not large enough for their family to dine 

outside together. The current deck is only 6’ wide. Mr. Gates stated the well is located in the front of the 

property so the deck addition would have no impact. 

 

Chairman Gilbert stated that a silt fence or hay bales should be used during construction. 

 

The applicants were in agreement. 

 

Chairman Gilbert asked if anyone from the public would like to comment on this application. Seeing none, 
he brough it back to the Board. 
 
A motion was made by Mayor Francis to approve the Pellicione/O’Connell application and was seconded by 
Mark Gaffney. 
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Upon roll call vote: 
Ayes: Bongiovanni, Gaffney, Kracht, Smith, Tappan, Taylor, Councilman Schindelar, Mayor Francis, 
Chairman Gilbert 
Nays: Absent: Dell’Arena, Duncan, Rehe Abstentions 
 
The applicants requested a waiver of memorialization. 
 
A motion was made by Mayor Francis to grant the waiver of memorialization and was seconded by John 
Taylor. 
 

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

 

CONTINUED 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). * Continued from April 5, 2022 

 
Mayor Francis and Councilman Schindelar recused themselves from this application. 
 
Renee Wood (property owner) and Jeff Careaga (engineer) were sworn in by Mr. Haggerty. 
 
Bernd Hefele, Attorney for the applicants reviewed the revisions that have been made to the plans. The 
height of the boathouse has been reduced to the existing height, they have removed a dock, have reduced 
the number of slips to 4, reduced the length of the dock, and expanded one of the docks that was previously 
2 feet wide to now 4 feet wide. 
 
Chairman Gilbert stated the revisions still left a total of 5 spaces to dock boats and that by definition would 
be considered a marina. 
 
There was discussion about alternate revisions that could be made to reduce the number of docks to 4. 
 
Ms. Wood stated that the dock area to the left of the boathouse is used only for swimming and they do not 
dock a boat there. Ms. Wood asked if that area could be deed restricted to a swimming area only and 
eliminate the need to remove any further docks. 
 
Mr. Haggerty stated that could be done. 
 
Chairman Gilbert asked if anyone from the public would like to comment on this application. Seeing none, 
he brough it back to the Board. 
 
A motion was made by Anthony Bongiovanni to approve the Wood application and was seconded by Mark 
Gaffney. 
 
Upon roll call vote: 
Ayes: Bongiovanni, Gaffney, Kracht, Rossi, Smith, Tappan, Taylor, Chairman Gilbert 
Nays: Absent: Dell’Arena, Duncan, Rehe 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)  
* Continued from April 5, 2022 
 
Chairman Gilbert stated that this application was changed considerably since the prior meeting. 
 
Mr. Haggerty stated that the school is located in the R-1 zone and after reviewing statutes and ordinances, 
a permitted use includes municipal facilities; this would make the school a permitted use. Mr. Haggerty also 
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recited the land use law that states, no zoning ordinance shall discriminate against a public or nonprofit 
accredited school. Mr. Haggerty then asked if the Board agreed with this and if so, the application would no 
longer be a use variance. 
 
Chairman Gilbert stated that the paperwork provided was not clear, and part of the pages were missing. 
 
Mr. Hefele stated that the paperwork was to show the conveyance of title to Princeton Management Group 
Inc, they own the property and pay the property taxes. Elite Prep Academy is the operator, not the owner of 
the school.   
 
Chairman Gilbert stated that he was not able to verify that they were accredited. 
 
Chairman Gilbert asked if Mayor Francis and Councilman Schindelar agreed that this was not a use 
variance, and therefore unnecessary for them to recuse themselves. 
 
Mayor Francis stated that out of an abundance of caution he was going to recuse himself. 
 
Councilman Schindelar stated that he would also recuse himself out of caution. 
 
There was discussion with the Board to determine if the Hudson Maxim school was a municipal facility, and 
if it was, it would make it a permitted use. Otherwise, it would be a preexisting nonconforming use. 
 
Chairman Gilbert stated he feels that it is a preexisting nonconforming use. 
 
Chairman Gilbert asked if anyone from the public wanted to comment on the preexisting nonconforming 
use part of this application. 
 
Mara Modes was sworn in by Mr. Haggerty. Ms. Modes stated that she was under the impression that the 
school was deed restricted to be a school until the school was put in the redevelopment zone. 
 
Chairman Gilbert asked if anyone else from the public wanted to comment on the preexisting 
nonconforming use part of this application. Seeing none, he brought it back to the Board. 
 
A motion was made by Ron Tappan to accept the application as a preexisting nonconforming use 
application and was seconded by John Taylor. 
 
Upon roll call vote: 
Ayes: Bongiovanni, Gaffney, Kracht, Rossi, Smith, Tappan, Taylor, Chairman Gilbert 
Nays: Absent: Dell’Arena, Duncan, Rehe Abstentions 
 
Mr. Haggerty stated that Mr. Hefele would need to provide testimony to the changes that have been made 
to the plans. Mr. Hefele will also need to confirm the preexisting nonconforming use would not be expanded 
upon. 
 
Yi Qian (Principal & Director), Ken Fox (Architect), John McDonough (Planner) and Connor Hughes (Traffic 
Expert) were sworn in by Mr. Haggerty. 
 
Mr. Hefele reviewed what was presented at the last meeting and the changes that have been made to 
address the concerns from the Board regarding exterior aesthetics and parking. They have added parking 
and no longer require any parking variances. They have also upgraded the architecture, signage, walkways, 
and lighting. They removed impervious coverage and added landscaping. 
 
Mr. Fox shared a rendering of the school showing the improvements; deco trim to the front of the building, 
window replacement near the entrance, trim around the windows, the main entrance will be upgraded with 
new lighting and stonework. The left side of the building will also be upgraded with new stucco and trim, and 
that entrance will also be updated with the same stonework. Mr. Fox then shared the site plan changes that 
show the reconfigured parking area, adding 2 additional parking spaces that will be used for faculty as well 
as an EV parking space. The flow of traffic was improved and appropriate signage was added to the lower 
parking lot. Mr. Fox also shared the improvements to the landscaping, drainage, walkways, exterior lighting, 
and handrails. 
 
Mr. Hughes reviewed the changes that have been made that impact the traffic. The two way traffic on 
Lakeside Blvd was restudied and shows no negative impact to traffic flow. The student body has been 
reduced from 170 students to 120 students (less than half of student body from Hudson Maxim), staff has 
been reduced from 25 to 22 staff members. The morning drop off and afternoon dismissal will be done in 
two sessions with 30 minutes in between. There will be two groups of 60 students each, with 40 of the 
students traveling by bus. There will also be aftercare provided so not all students will be leaving at the 
designated dismissal time. 
 
Mr. Hefele stated that the dorms in Byram have been approved, and the students arriving from the dorms 
will come in by mini busses. 
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Mr. Smith questioned if there would be concerts, and where would guest parking be. 
 
Mr. Hefele stated that they are discussing alternate locations, and for concerts that take place at the school 
the parking would be the same as events that took place at Hudson Maxim, on street parking would handle 
the overflow from the parking lot. 
 
Mr. Hefele stated that he believes enough testimony has been provided and with the revisions to the 
application they removed all new variances and improved on one of the pre-existing nonconforming 
variances.  
 
Mr. Tappan stated there is a resolution and ordinance number 2020-62 that approved the school as part of 
the redevelopment area. 
 
Mr. Hefele stated that only the lower parking lot was included. 
 
Chairman Gilbert asked if anyone from the public would like to comment on this application.  
 
Mara Modes was sworn in by Mr. Haggerty. She stated the improvements look good and she questioned 
the exterior lighting. Ms. Modes asked if there is a definite start date yet. 
 
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. 
 
Mr. Rossi questioned if it was normal that there wasn’t anyone present from the Princeton Management 
Group to speak on behalf of the application. 
 
Mr. Quian stated that, as the applicant, he can act independently with consent from Princeton Management 
Group. 
 
Chairman Gilbert questioned the signatures on the application. 
 
Mr. Hanoshowsky stated if the application is approved, the crosswalk signage needs to be updated. 
 
Mr. Fox stated that all signs will be updated. 
 
Mr. Hanoshowsky asked if there is going to be signage that restricts public parking during school hours. 
 
Mr. Hefele stated that a sign should be put in place, the public is allowed to park there when school is not in 
session and there aren’t any school related events taking place; this information is in the deed. 
 
Mr. Bongiovanni questioned if we were able to confirm whether or not the school is actually in the 
redevelopment zone. 
 
Mr. Tappan shared his screen showing both the resolution and the ordinance confirming that the school is in 
the redevelopment zone. 
 
A motion was made by Mark Gaffney to approve the Elite Prep site plan application and was seconded by 
Jonathan Taylor. 
 
Upon roll call vote: 
Ayes: Bongiovanni, Gaffney, Kracht, Rossi, Smith, Tappan, Taylor  
Nays: Chairman Gilbert 
Absent: Dell’Arena, Duncan, Rehe Abstentions 
 
  
ZONING OFFICER REPORT: NONE 
 
DISCUSSION: NONE 
 
RESOLUTION:          Hearing Date 

1. Andre Andrutchuk       April 19, 2022 
A motion is in order to approve the Andrutchuk resolution granting variance approval permitting construction 
of a single-family home on a vacant lot at 108 Unger Ave, Block 20101 Lot 12. 
 

A motion was made by Mark Gaffney to approve the Andrutchuk resolution and was seconded by Jonathan 

Taylor. 

 

Upon roll call vote: 
Ayes: Bongiovanni, Gaffney, Smith, Tappan, Taylor, Councilman Schindelar, Mayor Francis 
Nays: Absent: Dell’Arena, Duncan, Rehe Abstentions: 
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CORRESPONDENCE:  
1. Lake Hopatcong Commission response letter regarding Pellicione application. 
2. Mr. Haggerty entered correspondence from Mr. Gage. 

 
BILLS:    

MOTT MC DONALD 
Inv. 507450745    BellaRosa    $67.50 
Inv. 507450747    Genelle III    $135.00 
Inv. 507450749    IAT Reinsurance   $284.00 
Inv. 507450826    Scibetti    $284.00 
Inv. 507450827    Lentine    $142.00 
Inv. 507450828    Glasser    $142.00 
Inv. 507450829    Pellicione    $88.50 
Inv. 507450830    Velez     $59.00 
Inv. 507450831    MRE Development   $413.00 
Inv. 507450832    Strallow    $118.00 
Inv. 507450834    Marcus Renovation   $236.00 
Inv. 507450835    Ruszkiewicz    $206.50 
Inv. 507450836    IAT Reinsurance   $88.50 
Inv. 507450952    Designer Home Subdivision  $206.50 
 

DOLAN & DOLAN 
Inv. 944378     Andrutchuk    $280.50 
Inv. 944376     Wisdom    $528.00 
Inv. 944380     MRE Development   $41.25 
Inv. 944379     Velez     $33.00 
Inv. 944377     Sciarrino    $49.50 
Inv. 944375     Scibetti    $66.00 
Inv. 944374     Glasser    $41.25 
Inv. 944372     Wood     $33.00 
Inv. 944367     Lentine    $132.00 
Inv. 944366     General – Monthly Mtg.  $856.25 
Inv. 944365     General    $528.00 
Inv. 944180     Selander    $49.50 
 

NEW JERSEY HERALD 
 
A motion was made by Judy Kracht and seconded by Anthony Bongiovanni to approve the bills for May 17, 
2022 meeting.  
 
Upon roll call vote: 
Ayes: Bongiovanni, Gaffney, Kracht, Smith, Tappan, Taylor, Councilman Schindelar, Mayor Francis, 
Chairman Gilbert 
Nays: Absent: Dell’Arena, Duncan, Rehe 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. 
 
Mara Modes wanted to thank Mr. Tappan for looking up and sharing the ordinance and resolution. 
 

OLD BUSINESS: None 
 
NEW BUSINESS: None 
 
ADJOURNMENT: Chairman Gilbert requested a motion to adjourn the meeting at 9:28pm. 
 
Motion by:  Judy Kracht     Seconded by: All      All in favor? Aye 
 
 
 
 
                     _____________________________ 
             Nicole Fazio 
             Land Use Board Secretary 
 


