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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  
OCTOBER 4, 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 10:4-6 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: Councilman Michael Francis, Councilman Richard Schindelar, Ron 

Jobeless, Robert Rehe, Robert Duncan, Ken Trumpore, Mike Rahill, 
Justin Lijo, Mark Gaffney, Phillip Reilly, and Alan Gilbert  

 
ABSENT: NONE 
 
PROFESSIONALS  
IN ATTENDANCE: William Haggerty- Attorney  
  Bill Donegan- Zoning Officer 
   
ABSENT:  John Ruschke- Engineer 
 
MINUTES: 
 
Chairman Gilbert stated that the meeting minutes of the August 30, 2016 meeting will be sent 
voted on at the next meeting. 
 
OATHS OF OFFICE FOR THE NEW LAND USE BOARD MEMBER: 
           Term Expires 
Ryan Smith  Alternate III          (12/17)  
 
Ryan Smith took an Oath of Office for Alternate Land Use Board Member III; sworn in by Mr. 
Haggerty. 
      
COURTESY REVIEW:  
Board of Education- High School- 
Scoreboard 
 
Chairman Gilbert stated that Neil Piro had sent the Board a letter explaining that there is a 
softball field on the Board of Education’s property and they were required to put up a 
scoreboard. The Board of Education is allowed to do things like this, and give the Board a 
Courtesy Review. 
 
Mr. Piro explained that the softball field had been used for two to three years, and the (then) 
athletic director Tom Vera was notified that competition games would not be sanctioned on this 
field without a scoreboard. They put the score board up last winter due to the mild winter. It is 
located just outside the outfield fence, immediately adjacent to the right field foul line. Mr. Piro 
stated that Mr. O’Connor had all the applications for the construction and for the electrical 
permits. 
 
A discussion ensued on procedures the Board of Education must follow with construction and 
permits. 
 
APPEAL:  

NONE 
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WORK SESSION: 
1. Joseph Emrani  Block 11305 L 33           10 Shawnee Rd 

Certification – Two family residences on the same property 
 
Joseph Emrani came before the Board as the property owner. 
 
Mr. Emrani explained that he bought the property in 1980. In 1987, Mr. Emrani came before the 
Board to enlarge one of the homes in the back and there were permits taken out. There are two 
houses that are on the same property that are rented. Mr. Emrani further explained that he 
decided to sell the one home, but the banks will not give a mortgage on the house because the 
homes are not certified as two single family residences. There is a pending contract on the 
home. The two homes are hooked up to the sewer system and water system, and there are two 
separate sewer and water payments made. The post office delivers the mail to 10 & 12 
Shawnee Road. The use will not change. 
 
Mr. Haggerty explained that sometimes banks do ask for pre-existing, non-conforming use. The 
Resolution approved in 1988 shows that the Board recognized that there were two homes on 
the property. Mr. Haggerty informed Mr. Emrani that he would need to make an application for 
certification of pre-existing non-conforming use and should attached the resolution (and other 
proof that he may feel is necessary) and further explained the application process. 
 

2. Robin Dora   Block 10601 Lot 1                35 Brooklyn Stanhope Rd 
Proposed Plan for Ridgewood Restaurant/2 Bdrm Apartment 
 
Walter and Robin Dora came before the Board as potential buyers to Block 10601 Lot 1. 
 
Mr. Dora explained his personal and business history in the area to the Board. Mr. Dora 
explained that he was before the Board to see how they would feel about him putting up a few 
buildings on the Ridgewood property to operate their business and use as rental space. Mr. 
Dora described the current conditions of the property. 
 
A discussion ensued regarding the fires to the Ridgewood building and the damage that 
occurred from it and how the Quonset hut in the back was never made legitimate because of it 
is on the property line. 
 
Chairman Gilbert expressed his concern for the access to the property being a common 
driveway and it being narrow for trucks. 
 
Mr. Dora explained that he wants to keep his rentals simple. 
 
Mr. Donegan mentioned to the Board about the two bedroom apartment in the main building 
and the residential house (non-conforming) in case the applicant wanted to keep them with their 
plans. 
 
A discussion ensued. 
 
The Board expressed their concern for large trucks in the residential area, but favored bringing 
business to town. 
 
CONTINUED APPLICATION: 

1. Conlon                Block 31501 Lots 1              251 Hudson Ave.   
Carried without further notice from September 20, 2016, for their variance application to rebuild 

and expand a dock. 

 

Bernard and Tracey Conlon were sworn in by Mr. Haggerty as the property owners. 

 

Mr. Conlon explained that they bought the property in 1998 and further described/explained the 

property that they own. Since they moved into that house in Hopatcong, they’ve kept their boat 

at different marinas. Their existing dock is not large enough to keep their boat there (though 

they can keep it there on the weekends). The depths closer to the shore are too shallow for the 

boat. Mr. Conlon explained that because of the deep waters, he wants to be able to pull his boat 

straight in (which is why he is extending the dock). Mr. Conlon also would like to use the dock 

area to sit lakefront with tables and chairs. There is a little over 300 feet in lakefront so not to 

impact any neighbors. 

 

A discussion ensued regarding the area of the property in regards to the lake and neighbors. 
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Chairman Gilbert opened the application to the public for questions or comments.  

 

Peter Frechtling came before the Board and questioned if the applicant would need to do any 

dredging.  

 

Mr. Conlon explained that he didn’t think he would need to; right now there is plenty of depth 

further out which is why he would like to pull the boat straight in. When teeing off, he has more 

than enough to draft this time of year. 

 

Chairman Gilbert asked if there were any further additional questions or comments from the 

public. Seeing none, Chairman Gilbert closed the application to the public and brought it back 

to the Board. 

 

Mr. Reilly asked what type of materials the dock would be constructed with. 

 

Mr. Conlon explained that the dock would be constructed by AAA so he doesn’t know the 

materials. 

 

Chairman Gilbert stated that it should be presented to Bill O’Connor. Chairman Gilbert 

explained that there are two items in Mr. Ruschke’s report (technical review) that need to be 

complied with. They need to verify proposed site plan compliance with DEP Flood Hazard Area 

etc. and should clearly show the limits of the existing dock to be removed for comparative 

purposes. 

 

Mr. Jobeless recommended the applicant call the Lake Commission. 

 

Mike Rahill made a motion to Approve the Conlon Application contingent upon compliance with 

John Ruscke’s review. Seconded by Robert Rehe. 

 

Upon roll call vote: 
 
Ayes: Councilman Francis, Councilman Schindelar, Jobeless, Rehe, Duncan, Trumpore, Rahill, 
Lijo, and Gilbert 
Nays: Absent: Abstentions:  
 
NEW APPLICATION: 

1. Sellaro  Block 31201 Lot 9               129 Maxim Dr 

Addition 
 

Thomas Sellaro and Michelle Rando were sworn in by Mr. Haggerty as the property owners. 

 

Mr. Sellaro explained that they have applied for a zoning permit to add a second level to their 

home. They purchased the house in 2014 and they need the variance because they are within a 

certain amount of feet of their neighbor. They are not going over their footprint or adding 

anything extra. It is a two bedroom home and it will remain that way; they are just moving their 

bedroom to the second level so they can enjoy the view of the lake. 

 

The applicants gave some photographs to Mr. Haggerty that were taken the previous week.  

 

Exhibit A-1 was marked as the applicant’s house looking toward the lake. 

Exhibit A-2 was marked as the lake looking toward the house. 

 

The Board questioned Mr. Donegan why the applicants were before the Board. 

 

Mr. Donegan explained that it was a question of height of the home and the definition of it; and 

further went on to explain that there had been discussion on amending the definition to make it 

clearer.  

 

Mr. Sellaro stated that he had spoken to both neighbors on each side of his property and they 

are in support of the project; they would not be blocking their view as their house is smaller. 
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Chairman Gilbert explained that on the plans there is an office and mentioned his concern with 

an extra bedroom being added. Chairman Gilbert stated that if the Board approves this, he 

would like it to be shown in the Resolution that that room is not to be used as a bedroom 

because that would expand the home to three bedrooms and the septic wasn’t designed for 

that. 

 

A discussion ensued about the height of the applicant’s home in comparison to the applicant’s 

neighbors. 

 

Chairman Gilbert opened the application to the public for questions or comments. Seeing 

none, Chairman Gilbert closed the application to the public and brought it back to the Board. 

 

Robert Duncan made a motion to Approve the Sellaro Application contingent upon the office not 

being a bedroom. Seconded by Robert Rehe. 

 

Upon roll call vote: 
 
Ayes: Councilman Francis, Councilman Schindelar, Jobeless, Rehe, Duncan, Trumpore, Rahill, 
Lijo, and Gilbert 
Nays: Absent: Abstentions:  
 
Thomas Sellaro and Michelle Rando requested a Waiver of Memorialization. 
 
Mike Rahill made a motion to Approve the request for a Waiver of Memorialization for the 
Sellaro Application. Seconded by Councilman Francis. 
 
Upon roll call vote: 
 
Ayes: Councilman Francis, Councilman Schindelar, Jobeless, Rehe, Duncan, Trumpore, Rahill, 
Lijo, and Gilbert 
Nays: Absent: Abstentions:  
 

2. Horacio D’Amore  Block 10706 Lot 2     26 West Shore Ave 

Shed 

 

Horacio D’Amore was sworn in by Mr. Haggerty as the property owner. 

 

Mr. D’Amore explained that he had purchased the property in February of 2009 and they added 

an addition in 2011. Mr. D’Amore explained that he is looking to build a shed for his tools on the 

side of the house allowing for more room for his kids items and maybe his car to go in the 

garage. 

 

Chairman Gilbert asked Mr. D’Amore if he had seen Mr. Ruschke’s report and went on to state 

that the approximate location of the stream should be shown. 

 

Mr. D’Amore stated that he had seen Mr. Ruschke’s report and that the stream is about 9’5” 

from the fence.  

 

Chairman Gilbert asked Mr. D’Amore to provide testimony as to why the proposed shed should 

be located in the front yard, when the previously removed shed was located in the rear. 

 

Mr. D’Amore explained that a tree had hit the original shed and destroyed it. The idea is to finish 

up this shed with the same materials as the addition (the new siding and the new shingles). It 

would continue the line of the house; though it wouldn’t be visible from the front because it is a 

low pitch and they can use the backyard more.  

 

Mr. Trumpore explained that he has a major problem with this application because the building 

is already built, the only thing that is not concluded is the siding. It is five feet off the street side 

property line and nine and a half feet off the side line. There is plenty of room in the backyard. 

Mr. Trumpore stated that he does not consider this a shed, he considers it a building. Mr. 
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Trumpore further explained that he fears that in the future that this could be converted into a 

house and he is opposed to the application. 

 

Councilman Francis stated that he would like to see a better site plan; and that he is concerned 

with the closeness to the stream. 

 

Mr. D’Amore explained that when he did the addition they had the same issues; referring to a 

letter from Mott MacDonald saying that it is not a stream that it is a man-made ditch.  

 

A discussion ensued regarding where the pipe by the shed is and where the water flows from as 

well as how the water moves through the yards. 

 

Mr. Trumpore stated that the building looks very well constructed, but they are not the building 

inspectors; they don’t know what the footings look like or anything. There were no permits or 

inspections taken out on it.  

 

Mr. D’Amore explained that he was unaware that he needed permits for the shed. 

 

The Board discussed their confusion with the location of the shed. 

 

Mr. Haggerty explained to Mr. D’Amore that the Board is suggesting that he get a location 

survey to show the shed as well as the pipe. 

 

The Board discussed the options of getting the location survey and having to come back to the 

Board and questioned as to whether there was an easement with the pipe; as well as potential 

recommendations. 

 

Chairman Gilbert explained that the feeling of the Board is that they aren’t going to approve the 

application due to the lack of information, they are unaware if there is an easement with the 

pipe, and they might recommend a different location and/or downsizing the building. The Board 

would suggest that Mr. D’Amore come back with a location survey and possibly relocate it. 

 

A discussion ensued. 

 

Mr. Haggerty reiterated what Chairman Gilbert and the Board stated and explained to Mr. 

D’Amore the process he should follow to carry his application. 

 

Chairman Gilbert opened the application to the public for questions or comments. 

 

Vincent Nardone and Laura Hyde were sworn in by Mr. Haggerty. 

 

Mr. Nardone asked if they could be notified when the application would be heard again. 

 

Chairman Gilbert stated that they would carry it to the December 20, 2016 meeting. 

 

Mr. Nardone further explained that his only concern was the water runoff from the property. Mr. 

Nardone explained how the water flows in the neighboring area and does believe that there are 

easements. Mr. Nardone stated that he doesn’t hate the shed or the neighbor, he is just 

concerned with the water. 

 

Ms. Hyde commented that their construction is beautiful, but she thought it was going to be 

smaller. It blocks her view and it changes her privacy. She was told because of the stream 

which was why he could build closer to her property. The fence is extra high, and is concerning 

to her as a mother. 

 

Exhibit A-1 was marked as the survey. 

 

Mr. D’Amore requested that the Board carry his application until the December 20, 2016 

meeting. 
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Councilman Michael Francis made a motion to Carry the Horacio D’Amore Application to the 

December 20, 2016 meeting without further notice. Seconded by Richard Schindelar. 

 

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

ZONING OFFICER REPORT: 
NONE 
 
DISCUSSION: 
NONE 
 
RESOLUTIONS:         Hearing Date 

1. AT&T  Block 10001 Lot 3, 4 & 6 28 Lakeside Blvd September 20, 2016 

Site plan waiver/amendment of site plan/Generator 

 

Chairman Gilbert asked the Board if there were any additions or corrections to the Resolution. 

Seeing none, Chairman Gilbert entertained a motion for approval. 

 

Robert Rehe made a motion to Approve the AT&T Resolution. Seconded by Councilman 

Richard Schindelar. 

 

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

 

2. Smile of Hopatcong  Block 10705 Lot 5, 6 37, 39 Lakeside Blvd September 20, 2016 

Extension of Approval 

 

Chairman Gilbert asked the Board if there were any additions or corrections to the Resolution.  

 

Typographic corrections were discussed. 

 

Chairman Gilbert entertained a motion for approval. 

 

Councilman Michael Francis made a motion to Approve the Smile of Hopatcong Resolution with 

corrections. Seconded by Ken Trumpore. 

 

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

CORRESPONDENCE:  
NONE 
 
ESCROW REFUND: 
Phil Montano  Block 70111 Lot 11  320 Lakeside Ave.  $ 353.00 
 
BILLS:    

MOTT MC DONALD 
Inv. 236932 Weldon Quarry Block 60001, 70001 Lot 12, 1   $ 822.50 
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DOLAN & DOLAN 
Inv. 290725 O’Brian        $ 37.50 
Inv. 291693 RPC Andover, LLC Block 20002 L 2    $ 97.50 
Inv. 292930 Darcangelo  Block 31201 L 22    $ 315.00 
Inv. 292931 General         $ 848.00 
Inv. 292932 General- mtgs  8/2, 8/16, 8/30     $ 937.50 
Inv. 292933 Holanda  Block 30501 L 38    $ 135.00 
Inv. 292934 IAT Reinsurance Block 50002 L 7    $ 60.00 
Inv. 292935 Munoz   Block 31502 L 4    $ 285.00 
Inv. 292937 Weldon Quarry Block 60001, 70001 Lot 12, 1   $ 405.00 
Inv. 292938 Wenland  Block 41101 L 32    $ 52.50 
 
 

NEW JERSEY HERALD 
NONE 

 
A motion is in order to approve the bills for the meeting of October 4, 2016. 
 
Ken Trumpore made a motion to Approve the bills for the meeting of October 4, 2016. 
Seconded by Robert Duncan. 
 
Upon roll call vote: 
 
Ayes: Councilman Francis, Councilman Schindelar, Jobeless, Rehe, Duncan, Trumpore, Rahill, 
Lijo, and Gilbert 
Nays: Absent: 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: 
NONE 
 
NEW BUSINESS:  
 
Future Meeting Dates: 
 
Chairman Gilbert mentioned that the next meeting would be October 18, 2016 (a regular 
meeting). November 1, 2016 there will be a meeting. The November 15, 2016 meeting will be 
cancelled. The December 6, 2016 meeting will be held at the Hopatcong High School Cafeteria 
where there is sufficient room to hold over 200 people. The Board will discuss the 
Redevelopment zone and it will not be another Public Hearing and they will perhaps make a 
recommendation to the Borough Council. The last meeting of the year will be December 20, 
2016 and the first meeting in January will be the reorganizational meeting. 
 
ADJOURNMENT: Chairman Alan Gilbert requested a motion to adjourn the meeting at 
8:35pm. 
 
Motion by:  Justin Lijo  Seconded by: All      All in favor? Aye 
 
 
 
 
                     _____________________________ 
             Amanda Nevins 
             Land Use Board Recording Secretary 


