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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 18, 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, Phillip Reilly, Ryan Smith, and Alan Gilbert  

 
ABSENT: Mark Gaffney 
 
PROFESSIONALS  
IN ATTENDANCE: William Haggerty- Attorney  
  Bill Donegan- Zoning Officer 
   
ABSENT:  John Ruschke- Engineer 
 
APPEAL:  

NONE 
 
CONTINUED APPLICATION: 
NONE 
 
NEW APPLICATION: 

1. Sniffen   Block 40001 Lot 8.01-8.04 175 Sparta Stanhope Road 
(Carried from October 18, 2016 meeting without notice) Applicant is seeking preliminary and 
final site plan approval in an M-1 Zone for construction of a new building and addition to an 
existing structure for an office/warehouse. Variance requested 40:55D-70c(1); Maximum Lot 
Coverage 242-4E.D(E) 
 
Thomas Sniffen Jr. was sworn in by Mr. Haggerty as the property owner. 
 
Thomas Graham was sworn in by Mr. Haggerty as the applicant’s engineer (previously qualified 
before the Board). 
 
Chairman Gilbert explained that Mr. Sniffen had submitted plans to the Board, Mr. Ruschke did 
a review, and revised plans were submitted. The application was not put on the Agenda for 
some reason and Mr. Sniffen was under the impression that it would be on tonight’s Agenda 
and is unavailable for the next meeting. Chairman Gilbert explained that the Board has agreed 
to hear the application tonight and they will hear testimony and everything is pending agreement 
with Mr. Ruschke. Rather than approve or not, they will continue the application to the next 
meeting where Mr. Sniffen’s representative will attend. 
 
Mr. Sniffen explained his history/purchases on the property and the current buildings that are 
there today. Mr. Sniffen stated that he would like to put another building up that would be 8,200 
square feet with a footprint of 60 feet wide and120 feet long. The building would be an industrial 
building that wouldn’t be seen from the road. They’ve been used as templates for other 
buildings because they are so clean and neat looking. The property does support it and there is 
enough parking for them (though it doesn’t meet the code), but there is only a handful of people 
that work inside. They would also like to add a little over 800 square feet to their accessory 
building to give it a little more room. They would like to change the garage doors so that it 
doesn’t reflect working in the easement area for the driveway (so the doors would be put on the 
end of the building instead of the side). The property is located in the light industrial zone (M-1 
zone). 
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Chairman Gilbert stated the following as the variances that the applicant is requesting: 
maximum lot coverage (40% max. allowable, 47.6% proposed), parking requirements (179 
spaces required by Ordinance, 56 spaces proposed), and critical slope area (2,500 square feet 
disturbance allowed, 8,168 square feet disturbance proposed). Mr. Ruschke’s report noted a 
couple of waivers and in the technical review noted 11 items. 
 
Mr. Sniffen explained that the building does not require a vertical access/or an elevator because 
it is under the square foot requirement. It will require a handicap bathroom. 
 
Mr. Graham explained there are technical items such as the parking that he would have to 
discuss with Mr. Ruschke. 
 
Mr. Sniffen explained that in regards to #7 (landscaping proposed) in Mr. Ruschke’s report, the 
building and the parking lot is basically going to be all paving and industrial. There’s not a lot of 
room for landscaping. The main building next door has landscaping (evergreens). Mr. Sniffen 
further explained the wind in the area and how it would blow the landscaping down. 
 
Mr. Graham reiterated his profession/ where he is employed as well as the property that the 
applicant is discussing.  
 
Exhibit A-1 10-18-2016 was marked as the plan sheet 3 of 6, dated 1-14-16, lots revised 8-26-
16: layout, lighting, and landscaping plan. 
 
Mr. Graham described and pointed out the locations of the pre-existing buildings, the building 
addition that was added, the proposed building, and the property access (off of Sparta Stanhope 
Road). Mr. Graham stated that the area had been previously disturbed, and they are looking to 
put the building in the impervious area in the back. They located it in such a way so that it 
doesn’t interfere with the operations of the existing buildings. The property slopes from east to 
west, and the plateau is the gravel area. Mr. Graham reiterated the sizes of the new building to 
be built, that the building is located in the M-1 zone, and the variances requested: (maximum lot 
coverage - 40% max. allowable 46.9% maximum lot coverage, parking requirements (179 
spaces required by Ordinance, 56 spaces proposed based on historical use of the site). 
 
A discussion ensued regarding parking and adding handicap parking (#1 in Mr. Ruschke’s 
report). 
 
Mr. Graham explained the last variance for critical slope disturbance (2,500 square feet 
disturbance allowed, 8,168 square feet disturbance proposed). Mr. Graham stated this is 
because of the orientation and location of the building up against the existing slope. Item’s #2 
&3 of Mr. Ruschke’s report have to do with the grading of the site, and Mr. Graham explained 
that the water runoff would be routed to run around the building and they will provide detail to 
Mr. Ruschke. In regards to item #4 in Mr. Ruschke’s report, once the area is cleared and lose 
rocks are removed, there will be no chance of rocks falling down. In regards to item #5, the 
suggestion of a fence being placed on top of the rock face will be incorporated. In regards to 
landscaping, they will be removing 2,400 square feet of wooded area and because of the 
characteristics of the site, they do not want to add landscaping. The area is heavily wooded, 
there is an existing conservation easement, as well as a JCP&L easement so they can’t plant a 
lot of trees. Mr. Ruschke has asked for grading for the one story addition; they will do some spot 
elevations so that the water runs away from the building. In regards to item #9, they are going to 
have to expand the septic system; and further described the process of the water runoff with the 
new septic system. In regards to items# 10 & 11 (utilities), water service (will be shown on the 
plan) and adequate fire protection (the architect will see that they comply). Mr. Graham 
discussed the proposed lighting, and explained that they are asking for a waiver from having to 
change lighting in the existing area. 
 
A discussion ensued regarding the handicap bathroom in on the second floor in the new 
building being that there is no vertical access.  
 
Mr. Duncan questioned why the parking isn’t proportioned the same in the new building as to 
the old buildings. 
 
Mr. Graham explained that the upper levels of two of the buildings are more office space and 
require more parking. The parking spaces around the new building’s parameter is appropriate 
for its use. There are a number of garage doors so that it can be subdivided in the future. 
 
Mr. Sniffen described the inner layout of the buildings and their uses/companies to the Board. 
 
A discussion ensued. 
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Mr. Graham stated that they will have less than a quarter acre overall impervious coverage 
increase and less than an acre where they are doing work; that makes is not a major storm 
water project and they are proposing some drywalls to handle the runoff from the roof 
(requested by Mr. Ruschke. 
 
Mr. Haggerty asked if the applicant had submitted anything to the County Planning Board yet. 
 
Mr. Graham stated that they would be sending it out in the next day or two. 
 
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. 

 
Chairman Gilbert stated that he didn’t feel they should take any action on this application, but 
they should continue the application until the November 1, 2016 meeting where Mr. Ruschke 
will be in attendance. 
 
Mr. Graham stated that they will address as much of Mr. Ruschke’s letter as they can before the 
next meeting. 
 
Justin Lijo made a motion to Continue the Sniffen Application until the November 1, 2016 
meeting. Seconded by Robert Duncan. 
 
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. Moore  Block 30306 Lot 20  Hopatchung Rd Sept 20,2016 

A motion is in order to approve the application for minor subdivision. 

 

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 Duncan made a motion to Approve the Moore Resolution. Seconded by Robert Rehe. 

 

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

2. Malanga Block 30501 Lot 42  Pickerel Point Dr Sept 20,2016 

A motion is in order to accept the withdrawal by the applicant for a dock extension. 

 

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 Malanga Resolution. Seconded by Mike Rahill. 

 

Upon roll call vote: 
 
Ayes: Councilman Francis, Councilman Schindelar, Jobeless, Rehe, Duncan, Trumpore, Rahill, 
and Gilbert 
Nays: Absent: Abstentions: Lijo 
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3. Petrova Block 30904 Lot 20  Hudson Ave  Sept 20, 2016 
A motion is in order to approve the removal of a condition of approval granted October 20,2015, 
authorizing removal of dwelling and construction of a replacement dwelling requiring off street 
parking. 
 
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 Duncan made a motion to Approve the Petrova Resolution. Seconded by Mike Rahill. 
 
Upon roll call vote: 
 
Ayes: Councilman Francis, Councilman Schindelar, Jobeless, Rehe, Duncan, Rahill, and Gilbert 
Nays: Absent: Abstentions: Trumpore and Lijo 
 
ADDENDUM RESOLUTIONS: 

1. Sellaro/Rando Block 31201 Lot 9                129 Maxim Dr.         Oct. 04, 2016 
A motion is in order to approve the application for addition to a single-family home 
 
Chairman Gilbert asked the Board if there were any additions or corrections to the Resolution.  
 
Corrections were discussed regarding wording to include the home should only be a two 
bedroom. 
 
Chairman Gilbert entertained a motion for approval. 
 
Robert Rehe made a motion to Approve the Sellaro/Rando Resolution. Seconded by Justin Lijo. 
 
Upon roll call vote: 
 
Ayes: Councilman Francis, Councilman Schindelar, Jobeless, Rehe, Duncan, Trumpore, Rahill, 
Lijo, and Gilbert 
Nays: Absent: Abstentions:  
 

2. Hopatcong Ambulance Svc Bl 31503 Lts 24 & 32 514 River Styx Rd 09-20-16 
A motion is in order to approve the application for demolition of an existing ambulance building 
and reconstruction of building with an expansion 
 
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. 
 
Robert Duncan made a motion to Approve the Hopatcong Ambulance Service Resolution. 
Seconded by Robert Rehe. 
 
Upon roll call vote: 
 
Ayes: Jobeless, Rehe, Duncan, Trumpore, Rahill, and Gilbert 
Nays: Absent: Abstentions: Councilman Francis Councilman, Schindelar, and Lijo 
 
Chairman Gilbert requested that in the future that all additions and/or corrections be sent via 
email to the Secretary and himself and they can direct them to whoever is necessary. 
 
CORRESPONDENCE:  
 
Certified letter from Ferriero Engineering concerning Flood Hazard Area Individual Permit, Lot 
Development Site Plan for 10 Pickerel Point Drive, Block 30501 Lot 38 
 
Chairman Gilbert explained that he received this letter and distributed it to the Board because 
it is necessary to notify the Board that there has been an application for a Flood Hazard Area 
permit. 
 
ESCROW REFUND: 
NONE 
 
BILLS:    
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MOTT MC DONALD 
Inv.239430 Aiza Properties Block 20113 Lot 7   $162.00 
Inv 239429 IAT Reinsurance Co Block 40005 Lot 4 & 14  $243.00 
Inv 239427 Conlon   Block 31501 Lot 1   $202.50 
Inv 239426 Rehe   Block 31202 Lot 29   $162.00 
Inv 239425 McGuire  Block 30328 Lot 8   $108.00 
Inv 23940 Meeting 8/16/16      $256.00 
 

DOLAN & DOLAN 
NONE 

 
NEW JERSEY HERALD 

Inv. 97954   Marinaro     $7.20 
Inv. 97957   Hopatcong High School   $7.20 
Inv. 97958   Weldon Quarry    $9.00 
Inv. 97948   Darcangelo     $8.10 
Inv. 97950   Munoz      $7.50 
 
A motion is in order to approve the bills for the meeting of October 18, 2016. 
 
Ron Jobeless made a motion to Approve the bills for the meeting of October 18, 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 Land Use Board, Chairman Alan 
Gilbert will request a motion to close the meeting to the public and return to the regular order of 
business. 
 

OLD BUSINESS: 
Chairman Gilbert explained that at the December 6, 2016 meeting Councilman Schindelar will 
have a report to discuss with the Board regarding the Redevelopment Zone and the residents in 
the area. Chairman Gilbert mentioned that this meeting will not be a public hearing. 
 
NEW BUSINESS:  
Chairman Gilbert introduced Danielle Rennie who is training to be the new Land Use Board 
Secretary. 
 
MINUTES: 
Chairman Gilbert asked if the Board had any additions or corrections to the August 30, 2016 
meeting minutes. 
 
Chairman Gilbert explained that one correction had already been made. 
 
Ron Jobeless made a motion to Approve the August 30, 2016 meeting minutes. Seconded by 
Ken Trumpore. 
 
Upon roll call vote: 
 
Ayes: Councilman Francis, Councilman Schindelar, Jobeless, Rehe, Trumpore, Rahill, Lijo, and 
Gilbert 
Nays: Absent: Abstentions: Duncan 
 
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 


