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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  

JULY 21, 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: Mayor Sylvia Petillo, Councilman Michael Francis, Ron Jobeless, Alan 

Gilbert, Robert Rehe, Robert Duncan, Ken Trumpore, Justin Lijo, and 
Mark Gaffney. 

 
ABSENT: Sam Hoagland, Mike Rahill, and Phillip Reilly. 
 
PROFESSIONALS  
IN ATTENDANCE: Joseph Modzelewski- Engineer 
  William Haggerty- Attorney  
  Bill Donegan- Zoning Officer 
 
ABSENT:  John Ruschke- Engineer 
 
 
APPROVAL OF MINUTES: 
 
Chairman Gilbert stated that the minutes for June 16, 2015 were postponed from the last 
meeting. Both the June 16, 2015 and the July 7, 2015 minutes were distributed via email and 
have been looked over. Any additions or corrections have been forwarded to the Secretary. 
 
A motion is in order to approve the meeting minutes of June 16, 2015. 
 
Ken Trumpore made a motion to approve the meeting minutes of June 16, 2015. Seconded by 
Robert Rehe. 
 
Upon roll call vote: 
Ayes: Mayor Petillo, Councilman Francis, Jobeless, Gilbert, Rehe, Duncan, Trumpore, and Lijo  
Nays: None Absent: Hoagland, Rahill, and Reilly Abstentions: Gaffney 
 
A motion is in order to approve the meeting minutes of July 7, 2015. 
 
Mark Gaffney made a motion to approve the meeting minutes of July 7, 2015. Seconded by 
Robert Rehe. 
 
Upon roll call vote: 
Ayes: Mayor Petillo, Councilman Francis, Jobeless, Gilbert, Rehe, Trumpore, Lijo, and Gaffney 
Nays: None Absent: Hoagland, Rahill, and Reilly Abstentions: Duncan 
 
CONTINUED APPLICATION: 
 

1. 38 Hopatchung Realty, LLC     Block 30320 Lot 6                 38 Hopatchung Rd  
(Carried from the July 7, 2015 meeting without further notice. Site plan & engineer’s report) 
Applicant is seeking final approval of revised and amended minor site plan in a B-1 zone for 
conversion of service station into convenience store in accordance with Resolution of 
memorialization approved July 11, 2014. Variances requested 242-26C Parking, 242-26A2 
Parking in front yard, 242-27A&B No Loading zone, 242-14B more than one principle use, Any 
variances required by the Land Use Board. 
Preexisting Non-conforming 242-44(6) rear yard setback, 242-44(8) Lot coverage. 
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Chairman Gilbert stated that the Board had received a letter from the attorney asking that the 
Board carry the application until August 18, 2015. They haven’t had time to look over the report 
from Mr. Ruschke and they want to address it. 
 
Robert Rehe made a motion to carry the 38 Hopatchung Realty, LLC Application to the August 
18, 2015 meeting without further notice. Seconded by Mayor Petillo. 
 
Upon roll call vote: 
Ayes: Mayor Petillo, Councilman Francis, Jobeless, Gilbert, Rehe, Duncan, Trumpore, Lijo, and 
Gaffney 
Nays: None Absent: Hoagland, Rahill, and Reilly Abstentions:  
 
 

2. John Celusak                        Block 31613 Lot 6                9 Normandy Circle   
(Continued from May 19, 2015 meeting without further notice. Council Approval was required for 
the right of way. Applicant is scheduled to appear at the August 5th Council Meeting)  
Carry to the August 18th Land Use Meeting without further notice 
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. 
 
Chairman Gilbert stated that the Board had received a letter from the attorney asking that the 
Board carry the application until September 15, 2015. They need to go before the Borough 
Council at the August meeting to get a waiver for being on Borough property. The letter was a 
little confusing. The letter asked to carry it for 60 days, but it stated to carry it for 90 days; 
probably for the resolution? 
 
Mr. Haggerty concurred that’s how the letter read. 
 
Ken Trumpore made a motion to carry the John Celusak Application until September 15, 2015 
without further notice. Seconded by Robert Rehe. 
 
Upon roll call vote: 
Ayes: Jobeless, Gilbert, Rehe, Duncan, Trumpore, Lijo, and Gaffney 
Nays: None Absent: Hoagland, Rahill, and Reilly Abstentions: Mayor Petillo, Councilman 
Francis 
 
NEW APPLICATION: 
 

1. Jamie Schweidereick  Block 10802 Lot 3             24 Cove Road 

Applicant is seeking approval for the construction of a deck off the side of the house that will 
allow for second floor exit as well.  Variances required are 242-38D(5) side yard setback, Any 
variances required by the Land Use Board.  Pre-existing non-conforming (242-38D(1) Lot size, 
242-38D(2) Lot width, 242-38D(4) Front yard setback, 242-28C(1) retaining wall setback. 
 
Mr. Haggerty swore in Jamie Schweidereick as the property owner. 
 
Mr. Schweidereick stated that he wants to put up a simple deck off the side of his home. It is 
going to allow for an exterior exit off the main floor where the living space is, and there is no true 
exit on this floor. This would allow for a better view of the lake here as well as better use of the 
home. 
 
Chairman Gilbert asked where the exit from the home would be. 
 
Mr. Schweidereick passed out pictures which he had taken, which Mr. Haggerty marked A-1 
(main exit window by chimney) and A-2. Mr. Schweidereick explained the pictures briefly. 
 
Chairman Gilbert asked where the actual exit from the home would be. 
 
Mr. Schweidereick stated it would be where the first window closest to the chimney is. 
 
Chairman Gilbert asked if Mr. Schweidereick would be eliminating the window right next to the 
chimney.  
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Mr. Schweidereick stated that was correct. 
 
Chairman Gilbert asked if the deck wraps around at all.  
 
Mr. Schweidereick stated that only the steps would. 
 
Chairman Gilbert stated that there would then be steps in the back as well as in front of the 
chimney where there’s a slope. 
 
Mr. Schweidereick stated that was correct. 
 
Mr. Rehe asked how far it was from the back corner to the chimney. 
 
Mr. Schweidereick stated he doesn’t have an exact measurement but probably closer to 20’. 
 
Chairman Gilbert asked if the lot next door is a separate lot or if it was part of the lot that the 
next house is on.  
 
Mr. Schweidereick stated it was a part of that rental next door. 
 
Chairman Gilbert asked the Board if they had any questions or comments. 
 
Mr. Trumpore stated that he would like to see the dimensions of the far right hand corner to the 
supreme side of the deck.  
 
A brief discussion ensued about the dimensions of the deck. 
 
Chairman Gilbert asked if the Board had any further questions or comments. 
 
Chairman Gilbert opened the meeting to the public for questions or comments. There being no 
questions or comments from the public, the meeting was brought back to the Board. 
 
Robert Rehe made a motion to approve the Jamie Schweidereick Application. Seconded by Ken 
Trumpore. 
 
Upon roll call vote: 
Ayes: Mayor Petillo, Councilman Francis, Jobeless, Gilbert, Rehe, Duncan, Trumpore, Lijo, and 
Gaffney 
Nays: None Absent: Hoagland, Rahill, and Reilly Abstentions:  
 
Mr. Schweidereick asked the Board for a waiver of memorialization. 
 
Mayor Petillo made a motion to approve a waiver of memorialization for the Jamie 
Schweidereick Application. Seconded by Mark Gaffney. 
 
Upon roll call vote: 
Ayes: Mayor Petillo, Councilman Francis, Jobeless, Gilbert, Rehe, Duncan, Trumpore, Lijo, and 
Gaffney 
Nays: None Absent: Hoagland, Rahill, and Reilly Abstentions:  
 
Chairman Gilbert reminded Mr. Schweidereick to stay five feet off of the property line. 
 
 

2. Gerry Dixon    Block 31402 Lot 64   20 Byram Bay Road 

Applicant is seeking approval for the construction of a proposed dock addition/expansion and 
new boathouse. Variances required are 242-30c(2) dock side yard setback, 242-30c(4) water 
area coverage, 242-30c(5) minimum width of walk, 242-30c(10) maximum size irregularly 
shaped dock, 242-30D(2) Boathouse side yard setback, 242-30D(4)water area coverage-
boathouse, Any variances required by the Land Use Board. 
 
Carrie Dixon spoke before the Board on behalf of her husband, Gerry Dixon. 
Mr. Haggerty swore Mrs. Dixon in as the property owner. 
 
Mrs. Dixon had her engineer address the Board. 
 
Jeffrey Careaga was sworn in by Mr. Haggerty as Mrs. Dixon’s engineer. 
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Mr. Careaga stated that they were before the Board for variances all related to building a 
boathouse on this property and extending the owner’s dock. 
 
Mr. Careaga stated that A-1 is an aerial view of the area showing the larger boathouses in the 
area. The actual size of the boathouse their boathouse would be is 18’ wide by 40’ long. There 
is a companion dock on the property, which is driving the configuration. They want to keep an 
11’ boat well between the existing dock and the proposed dock and boathouse. This ends up 
putting the boathouse rather close to the property line; a lot of the variances that they are 
looking for are related to that. With the actual size of the docks, they are trying to shrink up as 
much as possible; 6’ wide docks-making it less than 3’ wide on the inside of the boathouse and 
less than 3’ wide on the outside of the boathouse. But they are still a little too close to the 
property line. Mr. Careaga explained the details and dimensions in more detail. 
 
Chairman Gilbert questioned if the boathouse would extend into the lake any further than the 
existing dock. 
 
Mr. Careaga stated that it would not. 
 
The Board reviewed the architectural plans. 
 
The Board asked what the height on the boathouse would be. 
 
Mr. Careaga stated 17’4”. 
 
Mr. Rehe asked if they were going to have a lift in there. 
 
Mrs. Dixon stated yes. 
 
The Board discussed how nice it is going to look and how it’s a good place to put a boathouse. 
 
Chairman Gilbert asked if the Board had any further questions or comments. 
Chairman Gilbert opened the meeting to the public for questions or comments. There being no 
questions or comments from the public, the meeting was brought back to the Board. 
 
Chairman Gilbert asked if there were any other questions from the Board. 
 
Mr. Haggerty asked Mr. Careaga about the thousand square foot limitation. If you’re within that 
thousand square foot limitation what permits do you need with what you have. 
 
Mr. Careaga stated if you go over 1,000sq’ you need an individual DEP permit. If you are under 
1,000sq’ it’s a DEP permit by rule (flood hazard area permit)- as long as you are not disturbing 
anybody. Mr. Careaga further explained the NJDEP and how they’ve been approaching any 
disturbing of 25’ of the lake. 
 
Mr. Duncan asked how many boats they plan to have docked here. 
 
Mrs. Dixon stated they currently only have one boat (a motorboat), but they’re planning to get a 
pontoon boat. 
 
Chairman Gilbert asked if the Board had any further questions or comments. 
 
Ken Trumpore made a motion to approve the Gerry Dixon Application. Seconded by Mayor 
Petillo. 
 
Upon roll call vote: 
Ayes: Mayor Petillo, Councilman Francis, Jobeless, Gilbert, Rehe, Duncan, Trumpore, Lijo, and 
Gaffney 
Nays: None Absent: Hoagland, Rahill, and Reilly Abstentions:  
 
Carrie Dixon and Jeffrey Careaga asked the Board for a waiver of memorialization. 
 
Mayor Petillo made a motion to approve a waiver of memorialization for the Gerry Dixon 
Application. Seconded by Ron Jobeless. 
 
Upon roll call vote: 
Ayes: Mayor Petillo, Councilman Francis, Jobeless, Gilbert, Rehe, Duncan, Trumpore, Lijo, and 
Gaffney 
Nays: None Absent: Hoagland, Rahill, and Reilly Abstentions:  
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HOME PROFESSIONAL OFFICE: 
 
1. Rachel Nelson                         Block 31502 Lot 18                44 Oneida Avenue  

Applicant is seeking approval for a home professional office of a Hair Salon. 

 

Rachel Nelson was sworn in by Mr. Haggerty as the property owner. 

 

Ms. Nelson stated that she is looking to put a one person salon in her home. Ms. Nelson stated 

that she has a business elsewhere, but she is just looking to have something for her customers 

that it’s too far for, or if they’re older, and it allows her to spend more time at home with her son.  

 

Mr. Trumpore stated it looked like she was putting an addition on to her home. 

 

Ms. Nelson stated that she used papers that were already here from the previous owner; that 

part is existing on the older part of the house. 

 

Mr. Gaffney asked if there would be a separate entrance and bathroom facility. 

 

Ms. Nelson stated that she has the laundry right there and the bathroom right there, so people 

wouldn’t have to walk through her home. 

 

Mr. Rehe asked if it was by appointment only and how many people would be working there. 

 

Ms. Nelson stated that it would be by appointment only, and that it would only be her working. 

 

Mr. Gaffney asked if she was licensed. 

 

Ms. Nelson stated she was. 

 

A brief discussion ensued about the drawings that were given (one-story vs. two-story dwelling). 

 

Mr. Haggerty asked what kind of sign she planned to have. 

 

Ms. Nelson pointed out the covered walkway area on the plans and stated that she plans to 

have a small hanging sign. She stated that there is already light that shines down on the 

driveway that she could turn toward the sign. Ms. Nelson stated that she doesn’t want a neon 

sign or anything. 

 

Mr. Haggerty asked if it was just a directional sign. 

 

Ms. Nelson stated that it was. She proceeded to stated that it would just say the name of the 

salon so they know where to walk since the entrance is around back. 

 

Mr. Rehe asked how big the sign would be. 

 

Ms. Nelson stated that it would be whatever size the Board stated it should be. 

 

Several of the Board members stated that they don’t want to see a sign due to the location 

being in a residential neighborhood. 

 

Ms. Nelson stated that she only wants the sign to show where the salon is; and it doesn’t have 

to be big. She doesn’t want walk-ins.  

 

A brief discussion ensued. 

 

Mr. Donegan stated the sign could be 288sq”.  

 

Mr. Rehe asked if any products would be for sale. 
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Ms. Nelson stated that she would not be selling products; she has that use at her salon. 

 

Chairman Gilbert stated to Mr. Haggerty that they could put in the resolution that it is a one 

person operation. Councilman Francis further stated that the resolution should state there is no 

retail. 

 

Mr. Modzelewski stated that any approval should be conditioned upon Ms. Nelson getting 

approval from the Health Department because this business is on septic, and they would need 

to have an engineer make sure that the septic could accommodate this even though it’s a small 

business. 

 

A brief discussion ensued about the septic on the property. 

 

Mr. Modzelewski stated that technically it is an expansion of use, and they would need to make 

sure that her septic is suitable for it.  

 

Chairman Gilbert asked if the Board had any further questions or comments. 
 

Mr. Haggerty asked in regards to parking if there would only be one patron there.  

 

Ms. Nelson stated that she would only have one, but she does have a really long driveway for it.  

 

Chairman Gilbert opened the meeting to the public for questions or comments. There being no 
questions or comments from the public, the meeting was brought back to the Board. 
 
Ron Jobeless made a motion to approve the Rachel Nelson Application. Seconded by Robert 
Duncan. 
 
Upon roll call vote: 
Ayes: Mayor Petillo, Councilman Francis, Jobeless, Gilbert, Rehe, Duncan, Trumpore, Lijo, and 
Gaffney 
Nays: None Absent: Hoagland, Rahill, and Reilly Abstentions:  
 

Rachel Nelson asked the Board for a waiver of memorialization.  

 

Robert Rehe made a motion to approve a waiver of memorialization for the Rachel Nelson 

Application. Seconded by Mayor Petillo. 

 

Upon roll call vote: 
Ayes: Mayor Petillo, Councilman Francis, Jobeless, Gilbert, Rehe, Duncan, Trumpore, Lijo, and 
Gaffney 
Nays: None Absent: Hoagland, Rahill, and Reilly Abstentions:  
 

WORK SESSION: 

 

1. Lauren Wright Block 10601 Lot 1      35 Brooklyn Stanhope Rd 

Applicant proposes property to be included in the B-1 zone.  

  

Lauren Wright came before the Board and stated that she would like her property re-zoned like 

the property that is adjacent to them. Right now it is zoned residential with a non-conforming 

use. Being that it is a business right now, insuring it commercially and having it in the B-1 zone 

would make it easier.  

 

A brief discussion ensued about the current situation about where the Ridgewood was. 

 

Ms. Wright stated that she wanted to see about getting it re-zoned before she put a lot more 

money into it. Ms. Wright stated that she would love to fix it up, but because it is residential, it 

scares her to put a lot into it.  

 

Mayor Petillo stated if Ms. Wright was going to stay with the same use, it doesn’t matter if it’s 

residential. Mayor Petillo asked Ms. Wright if they were going to change the use of the property. 
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Ms. Wright stated that they haven’t decided yet; that’s still in limbo. They do own two other 

businesses, so they’re not sure if they want to do that or open the restaurant. It’s very 

expensive. 

 

Mr. Haggerty stated that it does affect an owner in terms of financing and insurance if you have 

a non-conforming use. It’s tricky with a bank. Mr. Haggerty stated that Ms. Wright should come 

in with a copy of the tax map and show as an exhibit what’s around the area and their uses so 

they have an idea. 

 

Chairman Gilbert stated that he would like to know a little bit more about how Ms. Wright 

proposes to use the property. If the Board re-zones it that opens it up to lots of potential and 

being right in a residential area, there are certain types of businesses that he doesn’t think the 

neighbors would like to see and that he doesn’t think the Board would like to see. Chairman 

Gilbert further stated that he hesitates to say yes to blanket permission to do anything; he 

would like to see a plan showing what’s in the area as well as more of an idea of what Ms. 

Wright plans on doing with it. 

 

Mr. Haggerty stated that if it’s re-zoned, it’s re-zoned. Any permitted use could come in, subject 

to site plan approval. Mr. Haggerty stated that the Board should see a presentation. Mr. 

Haggerty asked Ms. Wright if she had a survey of the property showing the property dimensions 

and location. 

 

Ms. Wright stated that it’s just the existing one on file. 

 

A brief discussion ensued about the location of the property and the zones around it and the 

effect of changing the zone. 

 

Chairman Gilbert stated that some restrictions could be put on it while changing the zone, but 

they have to have more of an idea on how they plan to use it. 

 

A brief discussion ensued. 

 

Mr. Haggerty stated that this Board only makes the recommendations; the Governing Body 

makes the ordinance, but they look for the recommendation. 

 

Ms. Wright stated that she would be back with tax map, land survey, and a plan. 

 

Councilman Francis and Mr. Jobless stated the more details the better, but they need a plan.  

 

DISCUSSION: 
1. Zoning Officer- Non-conforming Accessory Structure & Height 

 

Mr. Donegan stated that this is a question he has not a property owner; it’s generic. This 

is a boathouse that got so bad, that it had to be taken down. The boathouse that existed, 

from the peak to the ground, was 7’10”. It’s probably less than a foot to the property line. 

A gentleman would like to put a flat roof on it. The question is same size, same location? 

 

Mr. Jobeless asked if there was going to be a deck up there. 

 

Mr. Donegan stated that would be black and white variance. 

 

Councilman Francis stated that a 7’10” roof is a 7’10” roof. 

 

The Board agreed same size, same location, but if there’s a deck, then he will need to 

come before the Board. 
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2. Zoning Officer- Park & Ride/Durban Ave  Town Center  Keeping of Commercial Vehicles 

 

Mr. Donegan stated the Sgt. Magrini approached him about the Park & Ride by the 

Firehouse. There has been an individual who has been parking a utility body truck that 

does not fit in the residential area. Mr. Donegan stated that he would suspect that this is 

not what the Board would want in that central location. 

 

Mr. Haggerty stated that this is municipally owned property, and the Governing Body 

should regulate the use of it. 

 

A discussion ensued. 

 

Chairman Gilbert stated if the Governing Body wants a recommendation from the 

Board, they will discuss it. 

 

Mr. Haggerty stated that the Governing Body regulates the use of Municipal property 

and the Board would have nothing to do with it. 

 

A discussion ensued about the Park & Ride. 

 

Councilman Francis stated that there has to be a policy in the Park & Ride. 

 
RESOLUTION:          Hearing Date 
 

1. Michael Dolan       Block 30408 Lot 21       231 Lakeside Blvd      August 20, 2013  

A motion is in order to approve the removal and replacement of existing garage and 
construction of staircases and walls. 
 
A brief discussion ensued about the Application and which Board members were present at the 
time it was heard.  
 
Robert Duncan made a motion to approve the Michael Dolan Resolution, being that Ken 
Trumpore abstained-passing the resolution. 
 
CORRESPONDENCE: 
 
ESCROW REFUND:  

 
BILLS:           
 
   HATCH MOTT MACDONALD 
Inv. 213609 General- Mtg 5/19              $ 187.50 
Inv. 213610 Greentree Block 30707 Lot 3  446 River Styx Rd         $ 611.50 
Inv. 213611 Greentree Block 30703 L 11  468 River Styx Rd         $ 212.00 
Inv. 213612 Airport Prop Block 20002 L 2  6 Sparta Stanhope Rd        $   37.50 
Inv. 213613 Weldon Quarry Block 60001 L 12 Woodport Rd       $ 3,085.50 
Inv. 213614 Patrick’s Pub  Block 31606 Lot 20 475 River Styx Rd                    $ 546.50 
Inv. 213615 Mullis  Block 70220 Lot 34              $   50.00 
 
   DOLAN & DOLAN 
Inv. 289665 General- Mtgs 5/5, 5/19, Fence Ordinance           $ 825.00 
 
   NEW JERSEY HERALD 
Inv.0000007664 Aciu  B 50608 Lot 8   14 Hilltop Rd. Resolution $ 7.80 
   
 
 A motion is in order to approve the bills for the meeting of July 21, 2015. 
Justin Lijo made a motion to pay the bills for the meeting of July 21, 2015. Seconded by Mayor 
Petillo. 
 
Upon roll call vote: 
Ayes: Mayor Petillo, Councilman Francis, Jobeless, Gilbert, Rehe, Duncan, Trumpore, Lijo and 
Gaffney 
Nays: None Absent: Hoagland, Rahill, and Reilly Abstentions:  
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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: None 
 
NEW BUSINESS: None 
 
ADJOURNMENT: Chairman Alan Gilbert requested a motion to adjourn the meeting at 
8:33pm. 
 
Motion by:  Justin Lijo  Seconded by: All      All in favor? Aye 
 
 
 
 
 
 
 
             _____________________________ 
             Amanda Nevins 
             Land Use Board Recording Secretary 


