
1 
 

MINUTES OF THE 
LAND USE BOARD, 

 BOROUGH OF HOPATCONG,  
HELD AT THE MUNICIPAL BUILDING, 111 RIVER STYX ROAD 

HOPATCONG, NEW JERSEY  
February 21, 2017 

OPEN PUBLIC MEETING 7:30 PM 

 
CALL TO ORDER: Chairman Gilbert called the meeting to order at 7:30pm. 
 
OPEN PUBLIC MEETINGS ACT STATEMENT:  Chairman 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: Robert Duncan, Mark Gaffney, Ronald Jobeless, Judith Kracht, Justin 

Lijo, Michael Rahill, Robert Rehe, Phillip Reilly, Ryan Smith, Councilman 
Richard Schindelar, Mayor Michael Francis, Chairman Alan Gilbert 

 
ABSENT:  
 
PROFESSIONALS  
IN ATTENDANCE: John Ruschke- Engineer  

William Haggerty- Attorney  
  Bill Donegan- Zoning Officer 
   
PROFESSIONALS 
ABSENT:  NONE 
 
MINUTES: 
A motion is in order to approve the meeting minutes of February 7, 2017.  

 
Chairman Gilbert asked the Board if there were any additions or corrections to the February 7, 

2017 meeting minutes. Seeing none, Chairman Gilbert entertained a motion for approval. 

 

Robert Rehe made a motion to Approve the meeting minutes of February 7, 2017. Seconded by 

Robert Duncan. 

 

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

Chairman Gilbert informed everyone that Jessica Caldwell was present to address the Board 

about the $25,000 Affordable Housing Grant awarded to Hopatcong Borough, and the plans 

associated with that. 

 

Jessica Caldwell approached the Board.  She stated that she had been retained to work on a 

Highlands Council Grant which includes developing a Housing Element, Fair Share Plan, as 

well as working on a Build Out Study. Part of the Build Out Study feeds into the Housing 

Element and Fair Share Plan because in order to reduce our overall obligation, we need to 

show that there is not a lot of vacant land available within the Borough.  Once the Housing 

Element, Fair Share Plan and Build Out study are completed, the Council can decide whether to 

submit them to the Court for substantive certification through the court rather than the Council 

on Affordable Housing.   

 

Chairman Gilbert asked what the time frame would be. 

 

Ms. Caldwell indicated the time frame would take about a year to review the completed Build 

Out Study, going through lot by lot to decide whether it is buildable or not. She also stated that 

there is not a set deadline for the submission due to the fact we haven’t been in the process yet. 
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The Housing Element and Fair Share Plan are an element of the Master Plan, and at the 

appropriate time, a public hearing will be held before adopting the plan by the Board. If the 

municipality decides not to submit to the Court, at least a plan will be in place if ever challenged 

by anyone.  

 

Mr. Haggerty asked if Ms. Caldwell would recommend submitting to the Court. 

   

Ms. Caldwell stated that she would suggest submitting the report because it would give 10 years 

of repose. 

 

Mr. Ruschke stated that imposing COAH on developers will be extremely difficult to redevelop 

the area.  There are one or two substantial lots that could be developed, and the owners have 

been contacted and are trying to be incorporated into the Redevelopment Area.  The fees for 

COAH would be difficult to implement in a town like Hopatcong.   

 

Chairman Gilbert asked Mr. Ruschke what effect this would have on his draft of the 

Redevelopment. 

 

Mr. Ruschke said the Draft is very preliminary and it is being used to talk to some property 

owners and developers for feedback.  The plan right now is to readopt the form based code.  

We would like to work with developers to come in with a clean application, alleviating as many 

bumps in the road as possible. 

 

Mayor Francis said we need to be prepared and the plan must be addressed should any 

developers question the Affordable Housing aspect. 

 

A discussion ensued about the numbers, lot sizes, vacant land and home improvements. 

Ms. Caldwell will come back to the Board with updates as needed.   

 

APPEAL:  

NONE 
 
WORK SESSION: 

1. Robin Dora  Block 10601 Lot 1   35 Brooklyn Stanhope Rd  

Additional questions from original Work Session on 10-04-16 concerning a proposed 

plan for Ridgewood Restaurant and 2 BR apartment. 

Robin and Walter Dora approached the Board.  Mr. Dora informed the Board that they have 
purchased the property and had an engineer and surveyor out to assess the property.  Mr. Dora 
thinks the best use for the property would be potential flexible rent space up in the back portion. 
He isn’t sure what to do with the restaurant portion of the property yet, however there is an 
apartment there that they will be using once certification is granted.  There are stone walls 
around the property, and in speaking with the original owners, believe they are very close to the 
property lines. He further stated that although there are no sewers yet, the hook up for them is 
close by, as a nearby business has recently hooked into them.  The septic system is big enough 
to handle everything, but it may end up being in the way.  There is a portion of a shed on the 
Board of Education property that will be taken down.  Mr. Dora stated that if the Ridge is taken 
down, something much smaller will go in its place. He also indicated that each of the proposed 
units would be single story, 30’ X 50’ with 18’ ceilings, which seems to work out for businesses.  
The only traffic going through that driveway will be that of the contractors in the units.  There is a 
200’+ radius at the entrance, which makes for wide access to the property.  The plans currently 
show that less pervious coverage will be used.  Also, aside from contractors, the units could be 
used for office space, both permanent and temporary, in the restaurant portion.  
 
There was a question about the liquor license, and Mr. Dora said that is no more liquor license.  
Mr. Dora indicated that there is also potential use for motor home and boat storage.  
 
Mayor Francis said they are on the right track and need to move in steps with more detailed 
plans.   
 
CONTINUED APPLICATION: 
 
NEW APPLICATION: 

1. One Step Closer Animal Rescue Block 40001 Lots 10 & 12 155 Stanhope Road  
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Applicant is seeking an Amendment or Revision to an Approved Site Plan for an installation of a 
sign.  The variance being requested is “Hardship (N.J.S.A. 40:55D-70c(1)); 242-29G(6) sign set 
back; any variances required by the Board. 
 
Cassie Kowalchuk came before the Board as President of One Step Closer Animal Rescue and 
was sworn in by Mr. Haggerty.  Mrs. Kowalchuk stated that they are a non-profit organization for 
animal adoptions.  They were hoping to get approval for the installation of the sign to help 
adopters find their place, as it is very easy to drive by and miss.  Mrs. Kowalchuk also submitted 
a letter from her Engineer who did their survey with his recommendations (received on Feb. 21, 
2017) and made copies for the Boards review.  The letter includes his professional opinion with 
regards to the sign, which he was in agreement with.   
 
Mr. Jobeless asked if there was a light on the sign. 
 
Mrs. Kowalchuk stated that they were not planning on it, but it is a really good idea and asked if 
they could get one.  She further stated that they went to the County, sent out all of the 
registered mailings, and advertised in the New Jersey Herald.  Mrs. Kowalchuk further stated 
that the County did not seem to have an opinion about it.   
 
Anthony Kowalchuk was sworn in and said Mr. Evans (sign designer) told him that Mr. Busso, 
who works for the County, said there is no sight triangle is needed there. 
 
Mr. Rehe agreed because of the set back. 
 
Mr. Haggerty said it sounds like they have notified the County, but they will have to apply to the 
County. 
 
Chairman Gilbert asked if they had read the report from Mr. Ruschke, concerning the County 
Right of Way.   
 
Mr. Kowalchuk stated that it was presented to them (the County) but they haven’t gotten back to 
them yet.  The sign is proposed as 10’ off the guardrail. He further stated that the County didn’t 
seem interested in the site triangle. 
 
Mrs. Kowalchuk said the County got back to them regarding other elements on the property 
such as air flow, and other topics they were not great at getting back to them. 
 
Mr. Rehe said according to the survey, it looks like the sign is within their property, behind the 
line. 
 
Mr. Ruschke stated it could be a condition of approval.  If the sign is located within the Right of 
Way, they will need the approval of the County. If not, the Board can take action. He further 
stated that depending on the size of the sign, they may need a building permit and should check 
with Bill O’Conner.   
 
Mr. Ruschke went on to say that the site plan approved for this property dictates how the 
property should be used.  Prior resolutions gave limitations to the property, and if any changes 
need to me made, now is the time to address that. 
 
Mrs. Kowalchuk explained that the business is a non-profit, foster based animal adoption.  In 
addition to the kennel, many animals are in foster homes. The building has not really been 
changed; everything with the property is working for them.  They have 40 existing kennels, 5 
part-time employees that are there from 8:00am-6:00pm every day to take care of the animals. 
She further stated that the only change they have made was adding more gravel to the parking 
area, as well as installing a small path of pavers that people have sponsored with their names.  
 
Mr. Haggerty asked if adoption events take place there. 
 
Mrs. Kowalchuk said there would not be adoption events there due to parking issues.  The 
adoption events take place at various pet stores in the area on the weekends.   
 
Mr. Jobeless suggested a light post be installed inside the sign area to illuminate both the sign 
and entrance of the property. 
 
Chairman Gilbert opened the application to the public for questions or comments. Seeing 
none, Chairman Gilbert closed the application to the public and brought the meeting back to 
the Board. 
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Mike Rahill made a motion to approve the One Step Closer Animal Rescue Application for the 
installation of a sign and the possibility lighting said sign. Chairman Gilbert also said it would 
be contingent upon County approval.  
Seconded by Councilman Robert Duncan. 
 
Upon roll call vote: 
 
Ayes: Duncan, Gaffney, Jobeless, Lijo, Rahill, Rehe, Councilman Schindelar, Mayor Francis, 
Gilbert 
 
Nays: Absent: Abstentions:  
 
ZONING OFFICER REPORT: 
 
DISCUSSION: 
NONE 
 
RESOLUTIONS:        Hearing Date 

1. Sarno    35 Berkeley Road   January 17, 2017  
A motion is in order to approve the Revisions of Previous Variance Approval for 35 
Berkeley Road, Block 11105 Lot 6. 
 

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 Sarno Resolution. Seconded by Mark Gaffney. 
 
Upon roll call vote: 
 
Ayes: Duncan, Gaffney, Jobeless, Lijo, Rahill, Rehe, Councilman Schindelar, Mayor Francis, 
Gilbert 
 
Nays: Absent: Abstentions:  
 
 2. BellaRosa on Lakeside I, LLC 33 Lakeside Blvd  January 17, 2017 
 A motion is in order to approve the Variances to Permit Improvements to a Parcel 
Improved with Mixed-Use Structures at 33 Lakeside Blvd, Block 10707 Lot 6. 
 
Chairman Gilbert asked the Board if there were any additions or corrections to the Resolution. 
Seeing none, Chairman Gilbert entertained a motion for approval. 
 
Mike Rahill made a motion to approve the BellaRosa Resolution. Seconded by Justin Lijo. 
 
Upon roll call vote: 
 
Ayes: Duncan, Gaffney, Jobeless, Lijo, Rahill, Rehe, Councilman Schindelar, Mayor Francis, 
Gilbert 
 
Nays: Absent: Abstentions:  
 
 3. PSE&G    Block 70001 Lot 2  January 17, 2017 
 A motion is in order to approve the Waiver of Site Plan Authorizing the Installation of 
Shunt Reactors at Block 70001 Lot 2. 
 
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 PSE&G Resolution. Seconded by Justin Lijo. 
 
Upon roll call vote: 
 
Ayes: Duncan, Gaffney, Jobeless, Lijo, Rahill, Rehe, Councilman Schindelar, Mayor Francis, 
Gilbert 
 
Nays: Absent: Abstentions:  
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 4. Wendland    338 Maxim Dr   December 20, 2016 

 A motion is in order to approve the application be withdrawn and dismissed without 

prejudice.  Original application was for the request of variances to permit construction of 

driveway for boat storage and two vinyl garages at 338 Maxim Drive, Block 41105 Lot 6. 

Mr. Rehe asked what the status was on this property. 

Mr. Donegan stated that the owner is planning on coming back to the Board with new plans for 

a house instead of just garages.   

Chairman Gilbert stated that the issues with the lot across the street have been taken care of. 

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 Wendland Resolution. Seconded by Ron 
Jobeless. 
 
Upon roll call vote: 
 
Ayes: Duncan, Gaffney, Jobeless, Lijo, Rehe, Councilman Schindelar, Mayor Francis, Gilbert 
 
Nays: Absent: Abstentions: Rahill 
 
Chairman Gilbert stated that Mr. Isaacson was supposed to be back to the Board at this 

meeting.   

 

Mr. Isaacson approached the Board and said that he just received plans from the Engineer, and 

did not make the cut off for tonights meeting.  All paperwork has been submitted to the 

Secretary, and Mr. Isaacson asked to be continued to the March 7, 2017 meeting. 

 

Chairman Gilbert asked for a motion to continue the Isaacson application without notice. 

Councilman Schindelar made the motion.  Seconded by Robert Duncan. 

 

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

CORRESPONDENCE: NONE 
 
ESCROW REFUND: 

1. McGuire Block 30323 Lot 8 208 Chincopee Rd.- Lot Grading $135.50 

2. DirtWorx Block 30611 Lot 4 3 Bernard Road- Road Opening $1372.00 

 
BILLS:   NONE 
 
MEETING OPEN TO THE PUBLIC: 
After giving all persons present an opportunity to address the Land Use Board, Chairman 
Gilbert closed the meeting to the public and return to the regular order of business. 
 

OLD BUSINESS: NONE 
 
NEW BUSINESS: NONE 
 
ADJOURNMENT: Chairman Gilbert requested a motion to adjourn the meeting at 8:13pm. 
 
Motion by:  Justin Lijo  Seconded by: All      All in favor? Aye 
 
                     _____________________________ 
             Danielle Rennie 
             Land Use Board Secretary 


