
 
MINUTES 

OF THE LAND USE BOARD, 
 BOROUGH OF HOPATCONG,  

HELD AT THE MUNICIPAL BUILDING, 111 RIVER STYX ROAD 
HOPATCONG, NEW JERSEY  

FEBRUARY 16, 2016 
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, Robert Rehe, Robert Duncan, Justin Lijo, 

Mark Gaffney, Phillip Reilly, and Alan Gilbert  
ABSENT: Ron Jobeless, Ken Trumpore, Mike Rahill, and Mayor Sylvia Petillo 
 
PROFESSIONALS  
IN ATTENDANCE: John Ruschke- Engineer  
  William Haggerty- Attorney  
  Bill Donegan- Zoning Officer 
 
ABSENT:  None 
 
MINUTES: 
 
A motion is in order to approve the meeting minutes of January 19, 2016. 
 
Justin Lijo made a motion to Approve the meeting minutes of January 19, 2016. Seconded by 
Robert Rehe. 
 
Upon roll call vote: 
 
Ayes: Councilman Francis, Rehe, Duncan, Lijo, Gaffney, Reilly, and Gilbert  
Nays: Absent: Jobeless, Trumpore, Rahill, and Mayor Petillo Abstentions: 
 
Chairman Gilbert informed the Board that due to a computer problem, the meeting minutes of 
February 2, 2016 were not ready yet. 
 
CONTINUED APPLICATION: 
38 Hopatchung Realty, LLC      Block 30320 Lot 6                              38 Hopatchung Rd  
(Carried from the January 19, 2016 meeting) (Without further notice) 
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. 
(As stated in the prior meeting, please remember to bring your package) 
 
Nathan Smith the attorney’s applicant came before the Board. 
 
Mr. Smith stated that the applicant was seeking final approval of revised and amended site plan 
for conversion of a service station into a convenience store in accordance with their Resolution 
from July 11, 2014. The variances requested were for parking, the loading zone, preexisting 
non-conforming rear yard setback, and lot coverage. 
 
Matthew Clark was sworn in as the engineer for the applicant. 
 
Mr. Clark described his education and background as well as qualifications to the Board. 
 



Mr. Clark explained their calculation for parking spaces: there is a requirement of three spaces 
for each bay of the automotive service station, plus one for each employee, and the requirement 
for a retail store is how they arrived at the calculation of 14.2 spaces – which they rounded up to 
15 required parking spaces. They show 13 striped parking spaces, including one handicap 
space. The handicap space that exists is on the left side of the building, they are moving it to the 
right side of the building. There is no proposed change in size of the building. The only 
proposed signage is the sign that will go on the building which will be externally lit. 
 
Councilman Francis stated that the parking spots by the air pump machine and vacuum should 
not be counted as spots, because if someone is parked there it can’t be used for the store. 
 
The Board agreed with Councilman Francis. 
 
The applicant agreed to remove the air pump machine and vacuum. 
 
Mr. Clark stated that they will comply with Mr. Ruschke’s letter in regards to the air and vacuum 
station (which is now being removed), the handicap ramp detail, moving the bike rack location, 
additional landscaping, and as-built will be provided. Mr. Clark stated that the parking stall size 
was not noted because they were restriping the existing condition that was there, but they can 
add it. 
 
Chairman Gilbert stated they should add the parking size. 
 
Mr. Clark stated if the application is approved, they will do a survey of the lighting levels. If it 
doesn’t comply with the Ordinance per Mr. Ruschke, they would supplement the lighting levels. 
 
Mr. Rehe asked what the hours of the store would be. 
 
Gurjinder Jaswal was sworn in by Mr. Haggerty as the applicant/owner. 
 
Mr. Jaswal stated that the hours would be 5:00am to 11:00pm Monday through Saturday and 
5:00pm to 10:00pm on Sunday.  
 
Chairman Gilbert informed Mr. Jaswal if he wanted the hours to change he would have to 
come back before the Board. 
 
The Board briefly discussed the loading zone and how the pumps won’t change. 
 
Mr. Ruschke stated that the area of the island should be maintained in an aesthetically pleasing 
way in his discussion with the Board on landscaping of the property. In addition, the site plan is 
showing striping going off-site; but they (the Board) should identify that by no means does this 
approve work on private property that is not endorsed by the property owner. 
 
Mr. Clark stated that they want to be a good neighbor. 
 
Chairman Gilbert opened the application up to the public for questions or comments. Seeing 
none, Chairman Gilbert brought it back to the Board. 
 
Councilman Francis made a motion to Approve the 38 Hopatchung Realty, LLC Application 
pending conditions discussed. Seconded by Mark Gaffney. 
 
Upon roll call vote: 
 
Ayes: Councilman Francis, Rehe, Duncan, Lijo, Gaffney, Reilly, and Gilbert  
Nays: Absent: Jobeless, Trumpore, Rahill, and Mayor Petillo Abstentions: 
 
NEW APPLICATION: 
RPC Andover, LLC   Block 40001 Lot 7       173 Stanhope Sparta Rd 
Applicant is seeking approval of site plan amendment permitting a new 800 square foot office 
for the management and operations of existing self-storage warehouses and outdoor storage of 
boats, autos and trailers in the M-1 Light Manufacturing Zone. The designated outdoor storage 
spaces for boats/trailers/autos are already in existence by the previous owner, but not on the 
approved site plan. 
 
Robert Duncan recused himself from the application. 
 
Michael Selvaggi came before the Board as the applicant’s attorney. 
 



Mr. Selvaggi stated that the applicant may be known as Extra Space Storage and that the 
facility has been in the M-1 zone for almost 20 years. The focus of the application is to bring it 
into the next century. The primary idea is to tear down the office building (that may have been 
mistaken for a shed) and build something that is more representative of what is going on in the 
industry. 
 
Christopher Frising was sworn in as the District Manager of Extra Space Storage. 
 
Mr. Selvaggi asked Mr. Frising what they were looking to do, in layman’s terms.  
 
Mr. Frising stated that they were looking to upgrade cosmetics and improve their customer’s 
experience. Currently, the inside is roughly 200 square feet, so it is very tight. They have a 
desk, a water cooler, one chair for a customer, and then there is a bathroom right next to it. Mr. 
Frising stated as a company they have 1,300 properties nationwide and they are upgrading all 
of their offices to a more modern/sleek look. 
 
Mr. Selvaggi asked Mr. Frising if they were changing their hours of operation or days of 
operation. 
 
Mr. Frising stated they were not; and the current hours were 9:30am to 6:00pm Monday through 
Friday, 9:00am to 5:30pm on Saturday, and the offices are closed on Sunday. Tenants still have 
access to the site, seven days a week – 6:00am to 10:00pm and they all have their own secured 
gate code. 
 
Mr. Selvaggi asked how many visitors come in per day. 
 
Mr. Frising stated that anywhere from three to seven customers come in per day and further 
stated that this is a seven year plan across the nation for Extra Space Storage. This particular 
property is owned by the Rosewood Group, they just manage it for them. It is up to Rosewood 
when they are going to do it, but they are hoping within a year. 
 
Jason Dunn was sworn in as the applicant’s planner. 
 
Mr. Dunn described his education and background as well as qualifications to the Board. 
 
Mr. Ruschke stated that there were just some inconsistencies in what they were representing as 
existing and what is actually out there (mostly detailing). Mr. Ruschke stated that there wasn’t 
anything of substance that requires discussion on the Boards part. Mr. Ruschke informed the 
applicant to just make sure that what is ultimately approved is accurate. 
 
Mr. Selvaggi and Mr. Dunn stated that they are comfortable with all of Mr. Ruschke’s comments. 
 
Mr. Dunn stated that when they reviewed their plans it showed 37 outdoor storage spaces when 
there are 40 – they are existing. 
 
Chairman Gilbert stated that he would like the handicap parking shown better on the plans; it 
shows four parking spots next to the new building (one of which is handicap). It doesn’t say if it 
van accessible and it doesn’t give the size. 
 
Mr. Ruschke stated that they need to do a site plan enlargement of that area to add those 
details. 
 
Mr. Dunn stated that they would agree to do that. 
 
Councilman Francis explained briefly that they were approved for the Highlands Exemption 
(Exemption #4) which would be through this Board. Robert Elia our Administrator approves the 
exemption. 
 
Phillip Reilly made a motion to Approve the RPC Andover, LLC Application contingent upon the 
applicant complying with John Ruscke’s comments in his letter. Seconded by Robert Rehe. 
 
Upon roll call vote: 
 
Ayes: Councilman Francis, Rehe, Lijo, Gaffney, Reilly, and Gilbert  
Nays: Absent: Jobeless, Trumpore, Rahill, and Mayor Petillo Abstentions: 
 
ZONING OFFICER REPORT: 
Isherwood  Block 10708 Lots 2 & 3 12 Edsall Rd  Location Survey 



Mr. Donegan explained that Mr. Isherwood brought in the survey that he had done in lieu of 
having a formal site plan. He added the note that there is a fenced area by the gate that gets 
you into the storage area where they’ve been keeping their garbage pails.  Mr. Donegan stated 
that they have been doing a better job with the property and this could be the opportunity to 
make some further notes as far as parking. 
 
Mr. Rehe and Councilman Francis stated that this is on the County Road and out of their 
jurisdiction. 
 
Chairman Gilbert stated that this was what we asked him for. 
 
Mr. Donegan explained that the sight distance is one of the major issues when they are pulling 
out. They are so successful and they are sometimes double/triple parked out front; and further 
explained the improvements that he has seen on the property.  
 
Councilman Francis asked Mr. Donegan if this helps him.  
 
Mr. Donegan stated that in their minds that they may have realized that they need to take better 
care of the property; if that works, it solves the problem for the time being. 
 
Councilman Francis stated that it needs to be valuable to Mr. Donegan as the enforcement 
official; if it is not, then it can’t be accepted. 
 
A brief discussion ensued about parking on Edsall and how it should be enforced by the Police 
as well as the survey showing the property line. 
 
The Board agreed that this is not to be considered a site plan. 
 
Chairman Gilbert stated this Location Survey is better than what they have, but this is not a 
site plan. 
 
Petrova  Block 30904 Lot 20  241 Hudson Ave. Building Height Calc. 
 
Mr. Donegan explained that the builders are going to be working on the house and the floor 
elevation is going to effect the height, but it is still under 35 feet so it is still in compliance. 
 
DISCUSSION: 
 
Chairman Gilbert briefly discussed with the Board their newly assigned email addresses. 
 
The Board discussed what should be sent through email to avoid a quorum and if a protocol 
should be established on who should be sent basic comments.  
 
The Board determined that any member could email Chairman Gilbert or Mr. Haggerty, but in 
terms of approving minutes or resolutions, any corrections or additions will be brought to the 
meeting and the approvals will be subject to the amendments. 
 
RESOLUTION:          Hearing Date 

1. Jeremy Marshall Block 10810 Lot 1 2A Cove Rd         February 2, 2016 

 

Mark Gaffney made a motion to Approve the variance to permit construction of a catwalk dock 

to connect a boathouse to the shoreline. Seconded by Justin Lijo. 

 

Upon roll call vote: 
 
Ayes: Councilman Francis, Rehe, Lijo, Gaffney, Reilly, and Gilbert  
Nays: Absent: Jobeless, Trumpore, Rahill, and Mayor Petillo Abstentions: Duncan 
 

2. John Celusak  Block 31613 Lot 6 9 Normandy Circle        February 2, 2016 

 
A motion is in order to approve the variances to approve setback variances for a parking pad 
with stairways to access parking area, tiered beds for planting, retaining walls and roof 
overhangs. 
 
Chairman Gilbert stated that this Resolution is being pulled due to the corrections that need to 
be made. 
 



CORRESPONDENCE: 
February 2, 2016  Notice of NJDEP Application 
    Mariners Pointe 
    Atkins / Hopatcong, LLC 
    Block 10712, Lots 38 & 48 
 
Chairman Gilbert stated that this is the Atkins property and that they would make the 
application to the DEP and if/when it is approved they would come back to the Board with 
information. 
 
 
February 5, 2016  Hatch Mott MacDonald 
    10 Pickerel Pt Dr. 
    Block 30501 Lot 38 
 
Chairman Gilbert stated Mr. Ruschke wrote a letter to Mrs. DeMuth addressing her concerns 
that she had expressed in the letter she wrote to the Board as well as the Borough Council. 
 
ESCROW REFUND:  

     

BILLS:           
  HATCHMOTT MC DONALD 

 
DOLAN & DOLAN 

 
NEW JERSEY HERALD 

Inv. 56067   Resolution/Beams Lane     $  7.20 
Inv. 56071   Resolution/#16-01      $11.70 
Inv. 56073   Resolution/#16-02      $12.00 
Inv. 56074   Resolution/#16-03 Meetings     $24.60 
Inv. 56075   Resolution/#16-04      $11.70 
Inv. 56077   Resolution/#16-05      $42.60 
Inv. 56079   Resolution/#16-06      $12.30 
Inv. 56080   Resolution/#16-07      $12.90 
 
Robert Rehe made a motion to Approve the bills for the meeting of February 16, 2016. 
Seconded by Robert Duncan. 
 
Upon roll call vote: 
 
Ayes: Councilman Francis, Rehe, Duncan, Lijo, Gaffney, Reilly, and Gilbert  
Nays: Absent: Jobeless, Trumpore, Rahill, and Mayor Petillo 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 8:25. 
 
Motion by:  Justin Lijo Seconded by: All      All in favor? Aye 
 
 
 
         
 
             _____________________________ 
             Amanda Nevins 
             Land Use Board Recording Secretary 
 
 


