
1 
 

MINUTES OF THE 
LAND USE BOARD, 

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

HOPATCONG, NEW JERSEY  
OCTOBER 16, 2018 

OPEN PUBLIC MEETING 7:30 PM 
 
CALL TO ORDER: Vice-Chairman Rehe called the meeting to order at 7:30pm. 
 
OPEN PUBLIC MEETINGS ACT STATEMENT:  Vice-Chairman Rehe 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:  Vice-Chairman Rehe invited all present to salute the flag. 
 
ROLL CALL:   The Recording Secretary called the roll. 
 
PRESENT: Robert Duncan, Judith Kracht, Justin Lijo, Michael Rahill, Robert Rehe, 

Ryan Smith, Ron Tappan, Councilman Richard Schindelar, Mayor 
Michael Francis  

 
ABSENT: Mark Gaffney, Phillip Reilly, Chairman Alan Gilbert 
 
PROFESSIONALS  
IN ATTENDANCE: John Ruschke - Engineer  

William Haggerty- Attorney  
  Bill Donegan- Zoning Officer 
   
PROFESSIONALS 
ABSENT:   
 
MINUTES: 
Vice-Chairman Rehe asked the Board if there were any additions or corrections to the 
September 18, 2018 meeting minutes. Seeing none, he entertained a motion.  
 
A motion was made by Councilman Schindelar and seconded by Ryan Smith to approve the 
September 18, 2018 minutes.  
 
Upon roll call vote: 
 
Ayes: Duncan, Kracht, Lijo, Rahill, Smith, Councilman Schindelar, Mayor Francis, Vice-
Chairman Rehe 
Nays: Absent: Gaffney, Reilly, Chairman Gilbert Abstentions: Tappan 
 
APPEAL: NONE 
 
WORK SESSION: NONE 
 
CONTINUED APPLICATION: NONE 
 
NEW APPLICATION:  

1. Michael Morrato 43-53 Kynor Ave.  & Naw St. B: 20209 L: 1, 3, 4, 5, 12&13 
The applicant is proposing to merge and subdivide the six lots into two proposed lots; the 
proposed use is to construct a single family dwelling on each of the new lots.  Variances being 
requested are 242-38D minimum lot depth, any variances required by the Land Use Board, 242-
11C(1) steep/critical slope. 
 
Mr. Morrato approached the Board and was sworn in by Mr. Haggerty.  Mr. Morrato is the 
potential buyer of the property.  He explained the parcel consists of six lots and they would like 
to combine them into two lots.  They are also looking for variance relief for lot depth and steep 
slope. 
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Mr. Ruschke said the lot depth is not a big issue; however steep slope should be discussed.  
There was not a site plan identifying the exact limited disturbance submitted, so there is a 
question about mitigation measures. 
 
Mr. Haggerty said the surrounding lots are smaller but he is also concerned about steep slopes 
and mitigation methods.  He also questioned the position of the proposed driveway/parking. 
 
Mr. Morrato said the site plan will include that information, and they have every intension of 
complying with all ordinances.   
 
Mr. Ruschke asked if Mr. Morrato was requesting a steep slope variance with this application. 
 
There was a brief discussion over submitting a grading plan; and also whether the steep slope 
variance should be removed from the application. 
 
Mr. Morrato spoke about Mr. Ruschke’s review letter.  The first item mentioned a fence on the 
property; that fence does not belong to the property owners, it is a neighbor’s fence.  Mr. 
Morrato spoke about item 3 and complying with Title Recreation Law concerning a monument 
survey point.   
 
Mr. Haggerty said the metes and bounds descriptions should be included with the new deeds; 
these deeds should be submitted to the Board Attorney and Engineer for review/approval.   
 
Vice-Chairman Rehe said the lots will be over 15,000 sq. ft. and there is only one minor 
variance being sought. 
 
Mr. Smith questioned where the septic will be located and the steep slope. 
 
Mr. Morrato said there will be enough of a setback and will comply with codes.  If storm water 
requirements are not met, he will come back to the Board. 
 
Larry Novack, 55 Kynor Avenue, approached the Board and was sworn in by Mr. Haggerty.  Mr. 
Novack expressed concerns over storm water, as there is already a drainage issue on that road 
as well as the street being very narrow.   
 
Mr. Ruschke said they will be looking at onsite/off site impacts.  As part of the township code, he 
is required to submit a storm water management plan including peak reductions for certain 
storm events.   
 
Mr. Tappan said he will speak to the DPW about these concerns, as this is not the applicants 
issue to fix.   
 
Mr. Ruschke said the lot grading plan will be reviewed to make sure it complies with all 
ordinances and drainage patterns are not changed. 
 
Mr. Lijo reiterated they are not approving driveway locations tonight, just the subdivision. 
 
Debra Downs approached the Board and was sworn in by Mr. Haggerty.  She is the present 
owner of the parcel and informed the Board there was previous approval in 1989 for a 
subdivision of 5 lots.  She said she is asking the Board to approve the subdivision and the plan 
to build two houses on (now) six lots.   
 
Vice-Chairman Rehe asked if anyone else from the public would like to comment on this 
application.  Seeing none, he brought it back to the Board.  He added they are not approving the 
houses, just the subdivision and the setback, minus the steep slope. 
 
Mayor Francis made a motion to approve the Morrato application (Subdivision), seconded by 
Robert Duncan. 
 
Upon roll call vote: 
 
Ayes: Duncan, Kracht, Lijo, Rahill, Smith, Tappan, Councilman Schindelar, Mayor Francis, Vice-
Chairman Rehe 
Nays: Absent: Gaffney, Reilly, Chairman Gilbert Abstentions:  
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2. T3 Innovations  232 Knox Way   Block 11005 Lot 37 
The applicant would like to construct a single family home on a vacant lot.  Variances being 
requested are 242-38D(1) lot size, 242-38D(2) lot width, and any variances required by the 
Land Use Board. 
 
Joseph O’Toole, (O’Toole Couch and Della Rovere LLC) attorney for T3 Innovations 
approached the Board.  Adam Lisardi, owner of T3 Innovations and Jim Glasson, Engineer, also 
approached the Board.  Mr. Glasson was sworn in by Mr. Haggerty. 
 
Mr. O’Toole explained the lot is currently vacant, and his client is seeking to build a single family 
home there.  He said the home will comply with minimum lot depth, within maximum building 
and lot coverage, as well as setbacks and height.  The proposed home will tie into water and 
sewer lines.   
 
Mr. Glasson spoke about two exhibits.  First, sheet 2 of 5 (colorized, marked A-1) is of the 
existing conditions of the lot.  The lot is 6,859 sq. feet, a 59.1’ frontage on Knox Way, and a 
depth of 106’.  Due to the area being less than 15,000 sq. feet, they are seeking a variance for 
lot size and width (61.34’).  Neighboring properties are also similar in size.  He went on to say 
they are proposing an extension to the public water supply on Broadway and plan on using the 
sewer line in Knox Way.   
 
Mr. Glasson then spoke about his sheet 3 of 5 (colorized, marked A-2), which is the variance 
plan.  He said they are proposing a 4 bedroom, 2 story, 1,100 sq. ft. (footprint) home conforming 
to the setbacks for front, rear and side.  He said the plan also indicated the sewer connection 
lines, and the proposed extension to the water line.  He said the property will have 2 drywells to 
handle storm water runoff.   
 
Mr. Ruschke said he disagreed with having a long service line for water on a municipal road; it 
is not a good idea. 
 
Mr. Lisardi, owner of T3 Innovations, approached the Board and was sworn in by Mr. Haggerty.   
 
Mr. Ruschke said they are 100’ from the main, and it just is not good practice for service in the 
road.  He suggested the option of drilling a well on the property, or to extend the main with a 
blow off at the end. 
 
Vice-Chairman Rehe said it would be more economical to drill a well.     
 
There was a brief discussion about the cost, having a remote meter at the connection, drilling a 
well; there are options available especially since there will be no septic. 
 
Vice-Chairman Rehe asked if anyone from the public would like to comment on this 
application.  Seeing none, he brought it back to the Board. 
 
Justin Lijo made a motion to approve the T3 Innovations application, seconded by Judith Kracht. 
 
Upon roll call vote: 
 
Ayes: Duncan, Kracht, Lijo, Rahill, Smith, Tappan, Councilman Schindelar, Mayor Francis, Vice-
Chairman Rehe 
Nays: Absent: Gaffney, Reilly, Chairman Gilbert Abstentions:  
 
ZONING OFFICER REPORT: NONE 
 
DISCUSSION: NONE 
 
RESOLUTIONS:        Hearing Date 

1. Lawrence Bahneman      September 4, 2018 
A motion is in order to approve the Bahneman resolution authorizing renovations to an existing 
single-family home at 98 Randolph Avenue, Block 10712 Lot 62. 
 
Vice-Chairman Rehe asked if there were any additions or corrections to the Bahneman 
resolution.  Seeing none, he entertained a motion. 
 
Ryan Smith made a motion to approve the Bahneman resolution, seconded by Councilman 
Schindelar. 
 
Upon roll call vote: 
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Ayes: Duncan, Kracht, Rahill, Smith, Councilman Schindelar, Mayor Francis 
Nays: Absent: Gaffney, Reilly, Chairman Gilbert Abstentions: Lijo, Tappan, Vice-Chairman Rehe 
 
 

2. David Dawson       September 18, 2018 
A motion is in order to approve the Dawson resolution permitting construction of a 
firewood/storage shed at 16 Portside Road, Block 11307 Lots 1 & 14. 
 
Vice-Chairman Rehe asked if there were any additions or corrections to the Dawson resolution.  
Seeing none, he entertained a motion. 
 
Ryan Smith made a motion to approve the Dawson resolution, seconded by Justin Lijo. 
 
Upon roll call vote: 
 
Ayes: Duncan, Kracht, Lijo, Rahill, Smith, Councilman Schindelar, Mayor Francis, Vice-
Chairman Rehe 
Nays: Absent: Gaffney, Reilly, Chairman Gilbert Abstentions: Tappan  
 

3. Jiri Pesek        September 18, 2018 
A motion is in order to approve the Pesek resolution permitting the expansion and remodeling of 
the second floor of a dwelling damaged by a fallen tree at 22 Papoose Trail, Block 50303 Lot 7. 
 
Vice-Chairman Rehe asked if there were any additions or corrections to the Pesek resolution.  
Seeing none, he entertained a motion. 
Robert Duncan made a motion to approve the Pesek resolution, seconded by Justin Lijo. 
 
Upon roll call vote: 
 
Ayes: Duncan, Kracht, Lijo, Rahill, Smith, Councilman Schindelar, Mayor Francis, Vice-
Chairman Rehe 
Nays: Absent: Gaffney, Reilly, Chairman Gilbert Abstentions: Tappan  
 
CORRESPONDENCE:  

1. Letter from Dolan and Dolan concerning an element of the Master Deed for Greentree 
Development dated September 21, 2018. 

 
Mr. Haggerty said there was a discrepancy with common elements that were not addressed 
properly, but everything has been worked out. 
 
ESCROW REFUND: 

1. Marie Bentsianov 16 Shore Rd.      Block 10810 Lot 58  $429.90 
2. PSE&G 75 Stanhope Sparta Rd.  Block 20001 Lot 9   $500.00 

 
BILLS:   

 MOTT MC DONALD 
Inv. IV00273969   Meeting Attendance 8/8/18 & 9/5/18  $332.50 
Inv. IV00273971   Meeting Attendance 08/21/18   $177.00 
Inv. IV00273972   Selimo      $42.60 
Inv. IV00273973   Habitat for Humanity    $42.60 
Inv. IV00273974   Bahneman     $181.80 
Inv. IV00273975   Dawson     $42.60 
Inv. IV00273976   Real Estate Investment Opp. (Van Orden) $276.40 
Inv. IV00273977   Pesek      $396.60 
Inv. IV00273978   Chaplin Homes    $59.00 
Inv. IV00273970   Strauss     $255.60 
 

DOLAN & DOLAN 
 

NEW JERSEY HERALD 
Inv. 0000195404   Nunez-Fernandez    $7.20 
Inv. 0000195406   Habitat for Humanity    $6.90 
Inv. 0000196399   Meeting Cancel Notice   $5.70 
  
A motion was made by Robert Duncan and seconded by Mike Rahill to approve the bills for 
October 16, 2018. 
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Upon roll call vote: 
 
Ayes: Duncan, Kracht, Lijo, Rahill, Smith, Tappan, Councilman Schindelar, Mayor Francis, Vice-
Chairman Rehe 
Nays: Absent: Gaffney, Reilly, Chairman Gilbert Abstentions:  
 
MEETING OPEN TO THE PUBLIC: 
After giving all persons present an opportunity to address the Land Use Board, Vice-Chairman 
Rehe returned to the regular order of business. 
 
OLD BUSINESS: NONE 
 
NEW BUSINESS:  
Mr. Donegan said there is a lot that the Borough owns that conforms to size, but needs a 
variance for frontage.  The Borough would like to market this lot as buildable, and he asked 
what procedures need to be done. 
 
Mr. Haggerty said that undersized lots could be offered to adjoining neighbors; however, this lot 
has sufficient area.  The only deficiency is the lot having a frontage of 110’ instead of 120’.   
 
There was a brief discussion about the lot, what steps should be taken, and what information 
could be included in the ordinance for sale.  It was suggested the town come before the Board 
to discuss the lot as a comment/cursory review to clarify the specifics of the lot (wetlands, slope, 
feasibility, etc.)  Prospective buyers should do their own due diligence.   
 
Mr. O’Toole came back to the Board and requested a waiver for the T3 Innovations application.  
He was told it was too late, as that portion of the hearing was now closed.   
 
ADJOURNMENT: Vice-Chairman Rehe requested a motion to adjourn the meeting at 8:19pm. 
 
Motion by:  Justin Lijo    Seconded by: All      All in favor? Aye 
 
 
 
 
                     _____________________________ 
             Danielle Rennie 
             Land Use Board Secretary 


