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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  

MAY 19, 2015 
OPEN PUBLIC MEETING 7:30 PM 

 
 
CALL TO ORDER: Chairman Alan Gilbert called the meeting to order at 7:30pm. 
 
OPEN PUBLIC MEETINGS ACT STATEMENT:  Chairman Alan Gilbert stated “that this 
meeting is held in accordance with the Open Public Meetings Act 10:4-1 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: Councilman Michael Francis, Ron Jobeless, Alan Gilbert, Robert Rehe, 

Robert Duncan, Ken Trumpore, Sam Hoagland, Justin Lijo, Mark Gaffney, 
and Phillip Reilly. 

 
ABSENT: Mayor Sylvia Petillo and Mike Rahill 
 
PROFESSIONALS  
IN ATTENDANCE: John Ruschke- Engineer 
  William Haggerty- Attorney  
  Bill Donegan- Zoning Officer 
 
ABSENT:  None 
 
 
APPROVAL OF MINUTES: 
 
A motion is in order to approve the meeting minutes of May 5, 2015. Chairman Gilbert stated 
that any additions or corrections have been forwarded to the secretary for inclusion. 
 
Ken Trumpore made a motion to approve the meeting minutes of May 5, 2015. Seconded by Ron 
Jobeless. 
 
Upon roll call vote: 
Ayes: Councilman Francis, Jobeless, Gilbert, Duncan, Trumpore, Hoagland, and Gaffney  
Nays: None Absent: Mayor Petillo and Rahill Abstentions: Rehe, Lijo, and Reilly 
 
CONTINUED APPLICATION: 
 

1. Patrick’s Pub (Patrick Ferguson)  Block 31606 Lot 20  475 River Styx Rd. 

(Continued from 4/21//2015 without further notice) 
Applicant is seeking approval for the permitting of clearance of lot, improvements as per 
provided plans with final usage to be a parking lot.  Variances requested 242-25C Buffer 
between business and residential, 242-26B Minimum parking space size, 242-14A No use 
without principal building relating to that use, and 242-11C(1) Steep/Critical Slope.  Any 
variances required by the Land Use Board. 
 
Councilman Francis recused himself from the application. Mr. Reilly sat in as the alternate. 
 
Bernd Hefele, the attorney for the applicant came before the Board stating that this was their 
third time before them. 
 
Mr. Haggerty stated that it was their second public hearing. 
 
Chairman Gilbert stated that the first time was a work session. 
 
Mr. Hefele stated that they took the feedback from the Board and the neighbors and used it to 
make a revised set of plans and they made all of the modifications that were requested. These 
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plans were submitted to the Board as well as Mr. Ruschke. They addressed all the open issues 
that were brought up. They met with the County, being that it’s on a County road. The County 
came out to the site, and did measurements. They also heard the application and issued a 
conditional approval dated May 13. The conditions were reviewed and they will be complied 
with. Most importantly, they approved the crosswalk not being on a corner. There are some 
drainage issues that the County wants them to address, so they will be giving them a drainage 
plan that satisfies them. 
 
Mr. Hefele had the applicant’s engineer, Robert Weissman (still under oath) explain the modified 
plans – trees to the property line and the fencing, the sight distance (which they exceed), the 
crosswalk, the ADA ramps, the side walk slope, the grade of the slopes, and the lighting. 
 
Mr. Ruschke stated that the sign size needs to be shown on the plans to show that it complies 
with the Ordinance. 
 
Mr. Ruschke stated that the applicant’s engineer should put in a letter to the Borough that they 
are complying with ADA regulations. 
 
Mr. Hefele and Mr. Weissman stated that they will put it on the plans and they will comply and 
address this concern.  
 
Mr. Ruschke stated that he won’t reiterate the County’s details on the sidewalk. He also stated 
that he would recommend some minimal landscaping. 
 
Mr. Rehe stated that he thought that the fence along the house was going to be pushed 4’ back 
from the property line.  
 
Mr. Weissman stated that it will be corrected on the plans. 
 
Chairman Gilbert asked what the slope down towards the crosswalk was. 
 
Mr. Weissman stated that the maximum slope of the parking lot is 8% but its almost flat near the 
crosswalk. 
 
Mr. Ruschke stated that the wheelstops should be fixed so they don’t move around. Also, they 
should provide the appropriate shields on the lighting fixtures to avoid spillage.  
 
Mr. Haggerty asked what the paving for the parking will be. 
 
Mr. Weissman stated that the westerly portion will be paved and the gravel will be striped and 
will have wheelstops. The gravel area will be for employees 
 
Chairman Gilbert asked if there will be any signage stating that the gravel parking will be for 
employees.  
 
Mr. Weissman stated there will be. 
 
Chairman Gilbert opened the meeting to the public for questions or comments.  
 
Daniel L. McCarthy III on behalf of Robert Howell who is the owner of 481 River Styx Road 
spoke before the Board. 
 
Mr. McCarthy stated that they took note of the comment about the fence being 4’ back from the 
property line. Also, he referenced the code book, 191-24 Design Standards. His client would like 
evergreens on either side of the fence to block noise and the lights. 
 
The Board briefly discussed how the stockade fence being 6 feet high would block the light and 
noise. 
 
Chairman Gilbert stated that the entrance and exit is going to be on the other side of the 
property, and it’s approved by the County and there will be signage.  
 
Mr. McCarthy asked how far out will the fence go towards the road. 
 
Mr. Hefele stated that the fence will go out as far out as the County will allow. 
 
Chairman Gilbert stated that the Board will point out to Mr. Ferguson that Mr. McCarthy’s client 
would prefer that they put up some sort of shrubs as well as the fence, and it will be up to the 
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Board if they want to make that recommendation that that be done, if not, it will be up to Mr. 
Ferguson. 
 
Chairman Gilbert asked if anyone else from the public would like to comment on this 
application. Seeing none, Chairman Gilbert brought it back to the Board. 
 
The Board agreed that the deer would eat the shrubs. 
 
Robert Duncan made a motion to approve the Patrick’s Pub application; being that they are in 
compliance with ADA, the County, the comments that were made - including the landscaping 
along the road, the fence being offset 4’, the wheelstops being fixed in place, the lower portion 
paved, and the signage for employees only in the graveled area only. Seconded by Ken 
Trumpore. 
 
Upon roll call vote: 
Ayes: Jobeless, Gilbert, Rehe, Duncan, Trumpore, Hoagland, Lijo, Gaffney, and Reilly 
Nays: None Absent: Rahill Abstentions: 
 
The site plan revision is noted with a date of 5/5/2015. 
 
 
NEW APPLICATION: 
 

1. John Celusak                        Block 31613 Lot 6                9 Normandy Circle   
 
Applicant is seeking approval for a retaining wall in front to contain parking pad with stairways to 
access the parking area and provide tiered beds for planting, a retaining wall in back to provide 
level area adjacent to the house and eliminate ongoing erosion, a spa/hot tub adjacent to the 
pool, Lean to/shed adjacent to the house. Variances requested 242-38D(5) side yard setback, 
242-28C(1) Retaining wall setback, 242-15B(6) accessory structure less than 6’ from primary 
structure, 242-15E maximum number of accessory structures, Any variances required by the 
Land Use Board. Preexisting Non-conforming 242-38D(1) lot size, 242-38D(2) lot width, 242-
38D(4) front yard setback. 
 
Councilman Francis returned to the Board. 
 
John Celusak is sworn in as the property owner by Mr. Haggerty. 
 
Bernd Hefele stated that he is the attorney for Mr. Celusak. 
 
Chairman Gilbert asked if he is correct by saying that the project is just about completed and 
the applicant is now coming before the Board. 
 
Mr. Hefele stated that is correct. He stated that Mr. Celusak has been renovating this property 
for a couple of years now and was before the Board for an addition of the deck and an above 
ground pool that’s in combination with the deck. When that was done, he did a host of 
landscaping to improve the property. He added a hot tub and a shed roof to the side of his 
house. There were no variances or building permits granted. 
 
Mr. Hefele had Mr. Celusak testify that most of the improvements by neighbors are built out to 
the roadway. 
 
Mr. Hefele submitted pictures A-1 through A-4 of the property. 
 
Mr. Donegan stated that the summons was for work without a zoning permit. 
 
The Board agreed that they can’t do anything about the right of way; it must go before the 
Council. 
 
A discussion ensued about the work and craftsmanship of the retaining wall. 
 
Mr. Trumpore and Mr. Rehe stated that they do not approve because of the overhang being in 
the right of way. 
 
Mr. Hefele stated that he understands that they are stating that the roof should be scaled back. 
 
Chairman Gilbert stated that they want a set of plans. And they would like them to go to the 
Council for approval on the right of way before they can review that aspect. 
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Chairman Gilbert opened the meeting to the public for questions or comments. 
 
Mr. Haggerty swore in David Kott, 114 Marne Road – directly behind Mr. Celusak. 
 
Mr. Kott stated that the work has been an enhancement for the whole community. He has been 
there for 38 years. The wall holds up everything, water runs down properly, doesn’t erode. It 
held during Sandy. Mr. Kott stated that all the neighbors have retaining walls on the pavement. 
 
Mr. Haggerty swore in Bob Gadomski, 6 Normandy Circle. 
 
Mr. Gadomski stated he watched Mr. Celusak do the work and he did an excellent job. It looks 
great at night with the lights. Everything is deer resistant. He did a beautiful job, and it looks 
really nice for the community. 
 
Mr. Haggerty swore in James Goulet – 9 Normandy Circle. 
 
Mr. Goulet liked the idea of the overhang and that the walls have stood a great test of time. 
 
Mr. Haggerty swore in Forest Whitesides – 5 Normandy Circle. 
 
Mr. Whitesides believes it’s an aesthetic improvement. It would be a great waste to make the 
applicant remove the overhang. 
 
Mr. Haggerty swore in Mike O’Shea – Marne Road.  
 
Mr. O’Shea stated that without retaining walls the whole neighborhood would wash down. The 
structure of the wall and the appearance enhance the neighborhood. 
 
Chairman Gilbert asked if anyone else from the public would like to comment on the 
application. Seeing no one, Chairman Gilbert brought the application back to the Board. 
 
Mr. Ruschke asked the applicant if the boulders in A-2 were existing and if the wall was brought 
to the boulders. 
 
Mr. Celusak stated that they had brought those boulders. 
 
Chairman Gilbert stated that it was nice to see so many of the neighbors come before the 
Board on Mr. Celusak’s behalf. Chairman Gilbert stated that Mr. Celusak needs to go before 
the Mayor and Council and see if they will allow the walls in the right of way. Whether they say 
yes or no, though if they say no, the walls will have to be moved, but come back so it can be 
discussed. The roof will definitely have to be addressed.  
 
Mr. Donegan stated that the hot tub is an accessory structure. It is the third accessory.  
 
Chairman Gilbert stated that that can be discussed. 
 
Mr. Trumpore asked if the applicant would need architectural plans for an addition onto the 
house like that. 
 
Mr. Jobeless stated that he would have to see Bill O’Connor for that. 
 
Mr. Hefele stated that Mr. O’Connor can come out and take a look and see what he has to say, 
and if he thinks they need plans, they will get them. 
 
Chairman Gilbert stated that this application should be continued. 
 
Mr. Hefele asked that it be continued for at least 60 days to see where they are with the Council. 
 
Chairman Gilbert stated that July 21, 2015 would be the next meeting for them to attend. 
 
Sam Hoagland made a motion to continue John Celusak’s application without further notice to 
the July 21, 2015 meeting. Seconded by Robert Rehe. 
 
Upon roll call vote: 
Ayes: Jobeless, Gilbert, Rehe, Duncan, Trumpore, Hoagland, Lijo, and Gaffney 
Nays: None Absent: Mayor Petillo and Rahill Abstentions: Councilman Francis 
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2. Jason Cromley                        Block 50410 Lot 14                   309 Squaw Tr   

 
Applicant is seeking approval for a Dock extension of 30’ out into the water of Lake Hopatcong. 
Variances requested 242-30B(4) water area coverage, 242-30B(10) maximum size of irregularly 
shaped dock, Any variances required by the Land Use Board. Preexisting Non-conforming 242-
30B(2) dock sideyard setback, 242-30D(2) boathouse side yard setback, 242-30D(6) boathouse 
over water, 242-30D(9) flat roof deck on boathouse side yard. 
 
Mr. Haggerty swore in Jason Cromley as the owner of 309 Squaw Trail. 
 
Mr. Cromley stated that he wants to put in a dock in. He stated that he bought the house in 
October of 2013 and there is really no dock at all. There is a deck that’s a concrete dock next to 
the boathouse. He stated that he can’t have any guests over to park their boats, he can’t have 
more than one boat besides the one in the boathouse because he has no where to park it, and 
he can’t be over the water. Mr. Cromley stated that he’s the only neighbor that doesn’t have a 
dock, and there is no buffer to keep boaters further away from his property. 
 
A brief discussion ensued amongst the Board about the appropriateness of the dock for Mr. 
Cromley, to which all members agreed. 
 
Ken Trumpore made a motion to approve Jason Cromley’s application. Seconded by 
Councilman Francis. 
 
Upon roll call vote: 
Ayes: Councilman Francis, Jobeless, Gilbert, Rehe, Duncan, Trumpore, Hoagland, Lijo, and 
Gaffney 
Nays: None Absent: Mayor Petillo and Rahill Abstentions:  
 
Mr. Cromley requested a waiver of memorialization from the Board. 
 
Sam Hoagland made a motion to approve Jason Cromley’s request for a waiver of 
memorialization. Seconded by Councilman Francis. 
 
Upon roll call vote: 
Ayes: Councilman Francis, Jobeless, Gilbert, Rehe, Duncan, Trumpore, Hoagland, Lijo, and 
Gaffney 
Nays: None Absent: Mayor Petillo and Rahill Abstentions:  
 
 
Councilman Francis, Sam Hoagland and Ken Trumpore all ask Chairman Gilbert permission to 
be excused, and leave the room. 
 
 
DISCUSSION: 
 
Bill Donegan- Zoning Official- 
 

1. Site Plan Waiver(Code 191-5C)?  Sign  Capo 12B Lakeside Blvd Block 10601 Lot 15 
 
Mr. Donegan gives brief background on the property and Mr. Capo to refresh the Board. 
 
Mr. Rehe stated that if you give him the waiver, he won’t come back before the Board for a site 
plan approval. 
 
Chairman Gilbert stated that he doesn’t have a problem with a small sign, the Mr. Capo is 
doing things in the right order by coming in and asking for things. 
 
Mr. Rehe stated he doesn’t agree at all, what is good for one is good for all. 
 
Mr. Jobeless asked Mr. Donegan what he’s holding Mr. Capo to because he’s no impact where 
he is now. 
 
A discussion ensued amongst the members. 
 
Chairman Gilbert took a quick poll and the members ultimately agreed that a site plan was 
necessary. 
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2. Expansion of Non-Conforming Use? 2 Houses in a R-1 zone w/ Expansion of apprx. 93’ 
 
Mr. Donegan handed out a survey and briefly explained that the survey had two dwellings on it, 
and a tree had fallen through the one house and the other one is coming down. Mr. Donegan 
stated that there is a gentleman that has bought the property, and wants to rebuild the front 
house, but wants to build it with a small addition. Mr. Donegan stated that he was thinking about 
having them come before the Board to try to prove that it was a pre-existing non-conforming 
with the two houses on the lot. 
 
Mr. Haggerty asked if it was coming down all together. 
 
Mr. Donegan stated that it was leaving the foundation. 
 
Mr. Rehe stated that the back house hasn’t been occupied in 30 years. 
 
Mr. Haggerty stated that the foundation doesn’t count. Once it is down, it’s down.  
 
A discussion ensued about the lot and the condition of the houses. 
 
Mr. Donegan introduced Mr. Corrigan the owner.  
 
Mr. Donegan stated that he should get a variance and expand. 
 
Mr. Jobeless agreed and said to make the lot useable. 
 
RESOLUTION:            Hearing Date 
 

1. Jeffrey Rosenberg   Block 31603 Lot 17   11 Kisling Avenue    May 5, 2015 
 
Robert Duncan made a motion to approve the Jeffrey Rosenberg Resolution. Seconded by Mark 
Gaffney. 
 
Upon roll call vote: 
Ayes: Jobeless, Gilbert, Duncan, and Gaffney 
Nays: None Absent: Mayor Petillo, Councilman Francis, Trumpore, Hoagland, and Rahill 
Abstentions: Rehe, Lijo, and Reilly 
 

2. John Hesse         Block 10704 Lot 6   37 Rapalyea Rd.      May 5, 2015 
 
Chairman Gilbert stated that the Nash Letter was sent, that they did receive proof. 
 
Robert Duncan made a motion to approve the John Hesse Resolution. Seconded by Mark 
Gaffney. 
 
Upon roll call vote: 
Ayes: Jobeless, Gilbert, Duncan, and Gaffney 
Nays: None Absent: Mayor Petillo, Councilman Francis, Trumpore, Hoagland, and Rahill 
Abstentions: Rehe, Lijo, and Reilly 
 
WORKSESSION: 
 
CORRESPONDENCE: 
 
ESCROW REFUND:  

 
BILLS:                                          

DOLAN AND DOLAN 
 

HATCH MOTT MACDONALD 
 

Inv. 210255  Attendance 3/17/2015 Meeting  $250.00 
Inv. 210256  Greentree  Block 30307  L 3 $  97.85 
Inv. 210257  Greentree  Block 30703  L 11 $424.00 
Inv. 210258  DeJager  Block 40408  L 3 $125.00 
Inv. 210259  Patrick’s Pub  Block 31606  L 20 $318.00 
 

NEW JERSEY HERALD 
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 A motion is in order to approve the bills for the meeting of May 19, 2015. 
 
Ron Jobeless made a motion to pay the bills for the meeting of May 19, 2015. Seconded by 
Justin Lijo. 
 
Upon roll call vote: 
Ayes: Jobeless, Gilbert, Rehe, Duncan, Lijo, Gaffney, and Reilly 
Nays: None Absent: Mayor Petillo, Councilman Francis, Trumpore, Hoagland, and Rahill 
Abstentions: 
 
 

MEETING OPEN TO THE PUBLIC: 
After giving all persons present an opportunity to address the Governing Body, Chairman Alan 
Gilbert will request a motion to close the meeting to the public and return to the regular order of 
business.   
 
OLD BUSINESS: 
 
NEW BUSINESS:  
 
ADJOURNMENT: Chairman Alan Gilbert requested a motion to adjourn the meeting at 
9:09pm. 
 
Motion by:  Justin Lijo and Robert Duncan Seconded by: All      All in favor? Aye 
 
 
 
 
 
 
 
             _____________________________ 
             Amanda Nevins 
             Land Use Board Recording Secretary 


