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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 3, 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: Ron Jobeless, Ken Trumpore, Mike Rahill, Justin Lijo, Mark Gaffney, 

Phillip Reilly, and Alan Gilbert  
ABSENT: Councilman Michael Francis, Robert Rehe, Robert Duncan and Mayor 

Sylvia Petillo 
 
PROFESSIONALS  
IN ATTENDANCE: John Ruschke- Engineer  

William Haggerty- Attorney  
  Bill Donegan- Zoning Officer 
ABSENT:   
 
MINUTES: 
 
Chairman Gilbert stated that the meeting minutes of April 5, 2016 were distributed and asked 
the Board if anyone had any additions or corrections. Seeing none, Chairman Gilbert stated 
that he would entertain a motion to approve the meeting minutes of April 5, 2016. 
 
Ken Trumpore made a motion to Approve the meeting minutes of April 5, 2016. Seconded by 
Mike Rahill. 
 
Upon roll call vote: 
 
Ayes: Jobeless, Duncan, Trumpore, Rahill, Lijo, Gaffney, and Gilbert  
Nays: Absent: Rehe and Mayor Petillo Abstentions: Councilman Francis and Reilly 
 
CONTINUED APPLICATION: 
NONE 
 
NEW APPLICATION: 
 
Chairman Gilbert explained that Mr. Green is stuck in traffic, therefore the agenda was 
rearranged to have Mr. Lentine go first and Mr. Green second. 
 

1.  Lentine   Block 31101 L 40          225 Maxim Drive  
Applicant is seeking approval to move current stairs on existing deck to the East side then 
square off area where old stairs were to make deck 9’6” x 25’; add a block patio 10’ out from 
end of deck, and as wide as deck and add stairs to back of garage. 
 
Greg Lentine was sworn in by Mr. Haggerty as the property owner. 
 
Chairman Gilbert stated that Mr. Trumpore and he had visited the property and they have 
some major concerns with the application. Chairman Gilbert went on to explain that there is an 
existing patio and a dock existing in the lake and they don’t show on the plans; nor do the steps 
from the concrete retaining wall to the lake.  
 
Mr. Lentine stated that the survey was from about 13 years ago and at the time they wanted a 
house they could retire in, so they are just trying to improve it. Mr. Lentine stated he didn’t know 
why the stairs to the lake were not on the plans. Mr. Lentine explained that they had permits for 
the dock; the existing dock washed away in the flood several years ago – so they applied for 
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permits and received them. He exclaimed that he had pictures from when they had to apply 
showing the old dock that was washed away. 
 
Chairman Gilbert stated it should be shown on the survey, and further mentioned that the 
stairs at the back of the garage are already there. 
 
Mr. Lentine concurred and stated that there is a very steep incline going up, and that his 
mother-in-law lives with them in the summer. The driveway is not theirs (it’s a common 
driveway), but it is the only way to go up to the top. Mr. Lentine stated that they hired somebody 
who built the steps; he spoke to Mr. Donegan and they will put it on the plans. Mr. Lentine 
stated that the patio in the back was partially dug up when they moved in, so they just put the 
blocks down that were there – but they are removing it. 
 
Mr. Donegan explained that the previous Zoning Officer (right after the flood) approved the 
rebuilding of the dock. The building permits were there. 
 
A brief discussion about extending the dock (which wasn’t allowed due to State regulations) 
ensued.  
 
Chairman Gilbert asked if rather than having a whole new survey done, if Mr. Donegan could 
just use what he has and put on this survey the location and the size. 
 
The Board discussed and agreed that Mr. Donegan could add in the details needed (the dock, 
the removal of the patio, and the stairs going down). 
 
Councilman Francis explained to Mr. Lentine that the survey and the plans need to be accurate 
or they can’t approve anything because something might be on someone else’s property; it 
protects the applicant. 
 
Chairman Gilbert asked if the Board had any additional questions or comments. 
 
Mr. Ruschke stated that if he were to exceed 1,500 square feet of disturbance, he would need a 
lot grading plan. In addition Mr. Ruschke explained that Mr. Lentine potentially would need a 
DEP permit because of the flood hazard line, because you can’t have a structure within 25 feet 
of the lake – they would need a letter of non- applicability.  
 
Chairman Gilbert asked what the patio would be made of. 
 
Mr. Lentine stated that they would be made of patio blocks/pavers. 
 
Mr. Trumpore asked if the patio blocks would be extended underneath the deck. 
 
Mr. Lentine stated he would not be extending the patio blocks underneath the deck; (so it’s not 
so expensive) it’s too low and you can’t use under it anyway. 
 
Chairman Gilbert asked if the Board had any further questions or comments. Seeing none, 
Chairman Gilbert opened the application to the public. Chairman Gilbert asked if anyone from 
the public had any questions or comments regarding the application. Seeing none, Chairman 
Gilbert brought the meeting back to the Board. 
 
Phillip Reilly made a motion to Approve the Lentine Application contingent upon Bill Donegan 
enhancing the survey and the DEP letter of non-applicability. Seconded by Mark Gaffney. 
 
Upon roll call vote: 
 
Ayes: Councilman Francis, Jobeless, Duncan, Trumpore, Rahill, Lijo, Gaffney, Reilly, and 
Gilbert  
Nays: Absent: Rehe and Mayor Petillo Abstentions: 
 
The Board discussed the DEP process with Mr. Lentine. 
 
 

2. Green    Block 30702  L 13            46 West River Styx Rd 
Applicant is seeking approval to replace existing concrete stairs and platform by dock with 
wooden stairs and deck in partially new location. 
 
George and Donna Green were sworn in by Mr. Haggerty as the property owners. 
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Chairman Gilbert stated that Mr. Green was under the impression that if they knock down the 
garage, it can’t be rebuilt. Chairman Gilbert stated that he had previously told Mrs. Green that 
if they rebuild it on the same foot print, it can be done.  
 
Mr. Green stated that it was structurally fine. 
 
Chairman Gilbert stated that he noticed that there was an underground propane tank that is 
not shown on the plans, nor is leader discharge and there is a substantial amount of water 
coming off of the roof and they need to know what is happening to the water when it comes 
down (is it going into drywells or the lake?) Chairman Gilbert stated that there is also a 
retaining wall above the house, on the road side, which is not shown on the plans; there is also 
a retaining wall below the house by the lake, which look like they are ready to fall down and 
have fill that is washing into the lake. Chairman Gilbert explained that according to Mr. 
Ruschke’s report, this is not allowed. 
 
Mr. Green stated that they will have to mark the propane tank on the plans, which is in an 
obvious location. Mr. Green asked if the water discharge was relevant to this application. 
 
Chairman Gilbert stated that the water discharge is relevant because it might impact some of 
the things that Mr. Green is asking for. 
 
Mr. Reilly asked if a drywell would be required here. 
 
Mr. Ruschke explained that because it is less than 1,500 square feet, a drywell was not 
required. 
 
Mr. Trumpore stated that there has been a lot of fill put in on this property and the fill is a 
disturbance; you can see where the leader discharge is washing the mud into the lake. 
 
Mr. Green stated that when they bought the property there was a basically no grass, but since 
then, doing everything they’ve done, the little bit of grass that was there is gone. 
 
Mr. Ruschke explained that sometimes the project starts off being one size then it progresses 
larger and larger and it’s past the threshold and you don’t realize it. 
 
Mr. Trumpore stated the retaining walls, which are no larger than 4x4 landscape timbers, are 
going to have to be replaced. The one retaining wall is ready to blow-out and the other is not too 
far behind – disturbing those areas would enter the 1,500 square feet. 
 
Mr. Green stated that he would have to have a separate building permit and application to do 
that work. Mr. Green stated that he fully anticipates having to do the retaining walls. 
 
Mr. Jobeless stated that moving forward, some kind of stabilization, some silt fencing should be 
used as a precaution now. Mr. Jobeless stated that for Mr. Green’s safety as well as his 
neighbors, they should take the precautions now – maybe with hay bales. 
 
Chairman Gilbert asked if the platform Mr. Green is looking to put in is below where the 
existing retaining walls are. 
 
Mr. Green stated that they would be. 
 
Chairman Gilbert stated for safety sake, he would like to see the whole project done at once. 
 
Councilman Francis explained that the drywell doesn’t have to be a hole in the ground; it can be 
a significant gravel bed to control runoff. 
 
Mr. Green stated that they had a landscape architect come and they suggested a gravel swale.  
 
Mr. Trumpore stated that he didn’t think that anything should be built below those retaining walls 
and that the new retaining walls should be included in any plan that is approved for this 
property. 
 
Mr. Haggerty stated that if this is a safety issue, Mr. Ruschke should evaluate the retaining walls 
and the storm water management proposed. 
 
Councilman Francis stated that this is for the applicant’s protection. 
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Mr. Green stated that the leaders at present, the most the water is draining into is a couple 
leaders on surface. Mr. Green clarified and questioned the Board that in order to get this 
approved, he would need a plan to address the water coming off of the roof. 
 
Chairman Gilbert stated yes. 
 
Mr. Green asked if that was stated somewhere. 
 
Mr. Haggerty stated that it is variance relief. They are trying to get this right the first time, so that 
he doesn’t have to come back and redo this again. 
 
Mr. Green stated that the water coming off the roof has no relevance. 
 
Mr. Haggerty stated it does have relevance, because they don’t know if that water is going into 
the lake. They could require a full topographical survey. 
 
A discussion ensued about what Mr. Green would need in order to proceed with this project. 
The Board reiterated their concerns to guide Mr. Green. 
 
Mr. Green stated that he would like to withdraw the application because financially he is unable 
to take this project on. 
 
Mark Gaffney made a motion to Withdraw the Green Application Without Prejudice. Seconded 
by Robert Duncan. 
 
Upon roll call vote: 
 
Ayes: Councilman Francis, Jobeless, Duncan, Trumpore, Rahill, Lijo, Gaffney, Reilly, and 
Gilbert  
Nays: Absent: Rehe and Mayor Petillo Abstentions: 
 
Mr. Green asked if he would be refunded the money he put into escrow. 
 
Mr. Ruschke and Mr. Haggerty agreed that it would not be a full refund. 
 
Mr. Green stated that he would deal with the Zoning Officer regarding the mud going into the 
lake. 
 
ZONING OFFICER REPORT: 
NONE 
 
DISCUSSION: 
Cursory review - Municipal improvement at the Department of Public Works yard. 
 
Mr. Jobeless stated that they will be filling in the back of the DPW yard and they are getting 
ready to break ground. They are putting up a secondary salt storage shed. Due to the lack of 
availability of salt the past few years, the potential of running out has happened too many times. 
This salt shed will be able to store 1,000 plus tons on site and there will be a small lean-to shed 
off to the side to put some plows under. It is going to be a metal structure and it will match the 
other buildings there, and they will plant some pine trees in the back so that neighbors won’t see 
much of anything in the yard anymore.  
 
Chairman Gilbert asked the Board if there were any questions or comments. Seeing none, 
Chairman Gilbert opened the meeting up to the public. Chairman Gilbert asked if there were 
any questions or comments from the public. Seeing none, Chairman Gilbert brought the 
meeting back to the Board. 
 
Mr. Reilly stated that a partner of his had a couple hundred thousand tons of rock salt that they 
can’t get rid of. 
 
Mr. Jobeless stated if he can beat the price. 
 
Mr. Reilly stated that he would get them in touch. 
 
RESOLUTION:           Hearing Date 
 

1. Tom Bland       Block 70111 Lot 10   318 Lakeside Avenue        January 19, 2016 
A motion is in order to approve a 2nd story addition, parking deck and retaining walls. 
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Chairman Gilbert asked the Board if anyone had any additions or corrections. Seeing none, 
Chairman Gilbert stated that he would entertain a motion to approve the Tom Bland resolution. 
 
Robert Duncan made a motion to Approve the Tom Bland Resolution. Seconded by Councilman 
Francis. 
 
Upon roll call vote: 
 
Ayes: Councilman Francis, Jobeless, Duncan, Trumpore, Rahill, Lijo, Gaffney, Reilly, and 
Gilbert  
Nays: Absent: Rehe and Mayor Petillo Abstentions: 
 

2. Grafe Block 10210 Lot 14  201 Wills Ave   April 5, 2016 
A motion is in order to approve the variances to permit construction of a pole building for 
storage on a parcel not improved with a single family home. 
 
Chairman Gilbert asked the Board if anyone had any additions or corrections. Seeing none, 
Chairman Gilbert stated that he would entertain a motion to approve the Grafe resolution. 
 
Justin Lijo made a motion to Approve the Grafe Resolution. Seconded by Ken Trumpore. 
 
Upon roll call vote: 
 
Ayes: Councilman Francis, Jobeless, Duncan, Trumpore, Rahill, Lijo, Gaffney, and Gilbert  
Nays: Absent: Rehe and Mayor Petillo Abstentions: Reilly 
 
 
CORRESPONDENCE:  
NONE 
 
APPEAL:  

NONE 
 
ESCROW REFUND: 
Sperduto  Block 31502 L 31     $  640.20 
Heyn   Block 10801 L 1     $    91.70 
 
BILLS:           

HATCHMOTT MC DONALD 
Inv. 229160 Bland   Block 70111 L 10  $  172.00 
 
 

DOLAN & DOLAN 
Inv. 291649 Celusak  Block 31613 L 6  $  465.00 
Inv. 291657 Dorwart  Block 50507 L 21  $  300.00 
Inv. 291659 General  Meeting 2/2, 2/16, 3/1  $  900.00 
Inv. 291661 Grafe   Block 10210 L 1  $    45.00 
Inv. 291662 Greentree  Block 30707 L 3  $  120.00 
Inv. 291664 Greentree  Block 30707 L 3  $  292.50 
Inv. 291669 38 Hopatchung  Block 30320 L 6  $  420.00 
Inv. 291671 IAT Reinsurance Block 50002 L 7  $  945.00 
Inv. 291702 Wenland  Block 41105 L 6  $    45.00 
Inv. 291704 General  Meeting 3/15   $  300.00 
 
 

NEW JERSEY HERALD 
 

Inv. 68481  Celusak      $    8.10 
Inv. 68483  Pellegrino      $    7.20 
Inv. 68484  Dorwart      $    7.20 
Inv. 70816  IAT Reinsurance/Hudson Farm   $    7.50 
 
Chairman Gilbert stated that he would like to pull out and deal with Inv. 291698 Sussex & 
Warren separately. 
 
Ron Jobeless made a motion to Approve the bills for the May 3, 2016 meeting. Seconded by 
Mark Gaffney. 
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Upon roll call vote: 
 
Ayes: Councilman Francis, Jobeless, Duncan, Trumpore, Rahill, Lijo, Gaffney, Reilly, and 
Gilbert  
Nays: Absent: Rehe and Mayor Petillo Abstentions: 
 
Chairman Gilbert stated that he pulled this bill out because he would like it explained. 
 
Mr. Donegan explained that the Tax Assessor gets all the new deeds from the County, and she 
questioned why with these deeds there was no subdivision. There were transfers of small 
pieces of properties, but no subdivisions. Basically, the Planning Board did a subdivision for a 
development about 10 years ago and they were going to be nice houses. The project never got 
off the ground. The State ended up buying the property through a Green Acres situation. Mr. 
Donegan stated that he contacted Mr. Haggerty to see what he was supposed to do with this, 
and ultimately a subdivision should have been done. But they were unaware that the State was 
part of the puzzle. The deeds were from Sussex & Warren to the small pieces of property. 
Maybe a subdivision wasn’t necessary. Mr. Haggerty answered a lot of questions. There is a 
balance in their account on the original subdivision application. 
 
Mr. Haggerty explained more detail on the property (encroachments) and further explained the 
back and forth with the DEP. Mr. Haggerty stated it should not be paid out of the Borough’s 
budget, it should come out of the escrow account. 
 
Chairman Gilbert asked that a motion be made to approve the Sussex & Warren bill. 
 
Inv. 291698 Sussex & Warren Block 20002 L 5  $  210.00 
 
Robert Duncan made a motion to Approve the Sussex & Warren bill. Seconded by Ron 
Jobeless. 
 
Upon roll call vote: 
 
Ayes: Councilman Francis, Jobeless, Duncan, Trumpore, Rahill, Lijo, Gaffney, Reilly, and 
Gilbert  
Nays: Absent: Rehe and Mayor Petillo Abstentions: 
 
MEETING OPEN TO THE PUBLIC: 
 
Peter Frechtling (443 River Styx Road) came before the Board. 
 
Mr. Frechtling inquired about a large raccoon that was around his house and wanted to know if 
he would come to the Board for the issue or to Animal Control. 
 
Mr. Jobeless stated that he would have to call someone, Animal Control only handles dogs and 
cats. 
 
The Board concurred that if the raccoon looks unhealthy that Mr. Frechtling should call the 
Board of Health. 
 
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. 
 
EXECUTIVE SESSION: 
 
Chairman Gilbert at 8:18pm stated they were now going to go into executive session to 
discuss pending litigation. 
 
Councilman Francis made a motion to adopt a resolution to adjourn into Executive Session to 
discuss pending litigation.  Seconded by Robert Duncan.  All were in favor. 

 
THE OPEN PUBLIC MEETINGS ACT ALLOWS THE LAND USE BOARD TO EXCLUDE THE 
PUBLIC FROM A PORTION OF A MEETING IN CERTAIN CIRCUMSTANCES. 

 
BE IT RESOLVED BY THE LAND USE BOARD OF THE BOROUGH OF HOPATCONG THAT 
THE PUBLIC SHALL BE EXCLUDED FROM DISCUSSION OF MATTERS ALLOWED BY NEW 
JERSEY LAW. 
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THE EXECUTIVE SESSION MINUTES WILL BE PLACED ON FILE IN THE BOROUGH 
CLERK’S OFFICE, AND WILL BE AVAILABLE TO THE PUBLIC AS PROVIDED FOR BY NEW 
JERSEY LAW. 

 
Be further advised this Resolution shall take effect immediately. 
 
Ron Jobeless made a motion to adopt a resolution to return to regular order of business. 
Seconded by Mike Rahill. All were in favor. 
 
The Board returned to regular business at 8:32pm. 
 
OLD BUSINESS: 
 
Mr. Ruschke wanted to mention to the Board the new process that they will be proceeding with 
administratively in regards to processing applications. As soon as the applications come in, they 
will be forwarded to him for a cursory review and do the detail review for the complex 
applications and a letter for the others, ultimately deeming them complete. Mr. Ruschke just 
wanted to be on the same page as the Board when it comes to things like a lot grading plan. 
 
NEW BUSINESS:  
 
Mr. Ruschke also mentioned that Council did create a sub-committee to be part of the solution 
for the River Styx area. The committee discussed creating a redevelopment zone in the River 
Styx area, this is within the limits that the Board defined as the Form Based Code. The Council 
authorized him as the Planner to determine if the area is in need of redevelopment, in which a 
report was to be made. The Land Use Board would review this report and hold a public hearing 
regarding it. After the public hearing, it would return to the Council to say yes that the Board 
concurs. Following these steps, they would have a formulized plan. This plan will incorporate 
the Form Based Code.  
 
Chairman Gilbert suggested that the Hopatcong Renewal Assoc. should be included in this. 
 
A discussion ensued regarding eminent domain. The Board further discussed the 
redevelopment zone and developers and Mr. Ruschke being the Borough Planner. 
 
Mr. Lijo mentioned the “Waterfront Community Revitalization and Resiliency Act of 2015” stating 
that upon request, waterfront communities can get assistance with implementing their goals. 
 
Mr. Ruschke stated it sounded like the Act implemented for Sandy related shore towns, but if 
there is an opportunity there, he will make sure they take it. 
 
Mr. Ruschke stated that he would finalize his report and distribute it to the Board for their next 
meeting, and then set a public hearing which will be advertised. 
 
 
 
Mr. Trumpore stated that he would like to discuss some OLD BUSINESS.  
 
Mr. Trumpore further stated that the people on West River Styx Road cannot get down to their 
docks due to the unsafe conditions. 
 
Mr. Ruschke stated that he and Mr. Donegan will take a look at it. 
 
A discussion ensued. 
 
 
Mr. Gaffney asked if there were time limits on getting these applications complete. Mr. Gaffney 
stated that people aren’t following up on things that were approved (giving examples of Patrick’s 
Pub and 38 Hopatchung Realty). 
 
Councilman Francis explained that for Patrick’s Pub is arm wrestling with the County and 
engineering issues. There are no time limits. 
 
Mr. Ruschke stated that they can abandon the project and it would go back to the original site 
plan that was approved. 
 
Mr. Trumpore mentioned that the gas station complied with removing the vacuum pump and air 
pump. 
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A discussion ensued about how this Board and the procedures are run in comparison with other 
Boards. 
 
ADJOURNMENT: Chairman Alan Gilbert requested a motion to adjourn the meeting at 
8:56pm. 
 
Motion by:  Justin Lijo  Seconded by: All      All in favor? Aye 
 
 
 
 
 
                     _____________________________ 
             Amanda Nevins 
             Land Use Board Recording Secretary 


