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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  
DECEMBER 4, 2018 

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. 
 
Chairman Gilbert asked for a moment of silence in remembrance of Former President George 
H. W. Bush.  
 
ROLL CALL:   The Recording Secretary called the roll. 
 
PRESENT: Robert Duncan, Judith Kracht, Phillip Reilly, Ryan Smith, Councilman 

Richard Schindelar, Mayor Michael Francis, Chairman Alan Gilbert 
 
ABSENT: Mark Gaffney, Justin Lijo, Michael Rahill, Robert Rehe, Ron Tappan 
 
PROFESSIONALS  
IN ATTENDANCE: John Ruschke - Engineer  

William Haggerty- Attorney  
  Bill Donegan- Zoning Officer 
   
PROFESSIONALS 
ABSENT:   
 
MINUTES: 
Chairman Gilbert asked the Board if there were any additions or corrections to the November 
20, 2018 meeting minutes. Seeing none, he entertained a motion.  
 
A motion was made by Phil Reilly and seconded by Councilman Schindelar to approve the 
November 20, 2018 minutes.  
 
Upon roll call vote: 
 
Ayes: Duncan, Reilly, Smith, Councilman Schindelar, Mayor Francis, Chairman Gilbert 
Nays: Absent: Gaffney, Lijo, Rahill, Rehe, Tappan Abstentions: Kracht 
 
Chairman Gilbert asked the Board if there were any additions or corrections to the November 
20, 2018 Executive Session meeting minutes.  Seeing none, he entertained a motion. 
 
A motion was made by Ryan Smith and seconded by Councilman Schindelar to approve the 
November 20, 2018 Executive Session meeting minutes. 
 
Upon roll call vote: 
 
Ayes: Duncan, Reilly, Smith, Councilman Schindelar, Mayor Francis, Chairman Gilbert 
Nays: Absent: Gaffney, Lijo, Rahill, Rehe, Tappan Abstentions: Kracht 
 
APPEAL: NONE 
 
WORK SESSION: NONE 
 
CONTINUED APPLICATION: NONE 
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NEW APPLICATION:  
1. Raymond Blanchfield  Block 31704 Lot 8   11 Waterloo Road 

The applicant is seeking variances to allow the construction of a second living level on a year 
round private residence and also construction of a 2 car garage with additional off-street 
parking.  Variances being requested are: 242-38D(4) front yard setback garage, 242-38D(7) 
height dwelling & garage, 242-38E(2) lot coverage, 242-28C(1) retaining wall setback, any 
variances required by the Land Use Board; pre-existing nonconforming 242-38D(1) lot size, 
242-38D(2) lot width,  242-18A structure within 50’ of lake.   
 
Raymond Blanchfield approached the Board and was sworn in by Mr. Haggerty. 
 
Chairman Gilbert asked how the materials/machinery would be delivered and Mr. Blanchfield 
said there should not be heavy equipment used and materials would be brought in using the 
front steps; lumber would be on the lawn. 
 
Mr. Blanchfield spoke about the Engineer Review letter and said a Supplemental Plot Plan was 
submitted in response which answered most of the issues in question.   He added that the block 
wall height plan could be sent to the Engineer for review, and run-off would be controlled by the 
drywell under the driveway.   
 
Mr. Ruschke said the retaining wall is 10’ high, so that would require Engineered Plans and 
verified there would be a railing at the top. 
 
Mr. Haggerty clarified that what is being asked for is a vertical addition with an overhang and the 
detached garage.  The house would still be two bedrooms and have 3.5 bathrooms.  The height 
proposed is 34.33’ (average grade). 
 
Chairman Gilbert expressed concern about the height and the chimneys on the house to the 
left possibly having the draft affected. 
 
Mr. Blanchfield said the house next door is seasonally occupied and his house is set more 
toward the lake. 
 
Mr. Duncan asked about the roof height and is concerned about the attic space. 
 
Mr. Blanchfield said the project is an add-a-level and will have attic space; they will be staying 
below 35’. 
 
There was a brief discussion concerning how to verify height and pitch, and the possibility of 
certifying the building height with an as-built survey.  Also, due to more than 50% of the 
basement being exposed, the building would be 3 stories. 
 
The garage will be one story (18’) by the road, and there will be only electric in there. 
 
Colleen Conover, Lake Hopatcong Commission representative, approached the Board.  She 
said they are concerned about soil control, silt fencing, lot grading approved by an Engineer, 
escrow for soil control, trees and run off control. 
 
Chairman Gilbert asked if anyone else from the public would like to comment on this 
application.  Seeing none, he brought it back to the Board. 
 
Chairman Gilbert commented on the increase in lot coverage from 34.9% to 40.9% and water,  
Mr. Smith said he is mitigating the run off with the drywell. 
 
Mr. Ruschke added if approved this should be contingent upon a lot grading being reviewed by 
the Municipal Engineer, the total height of the structure should be on the architectural (not to 
exceed 35’), and a foundation location survey be done for the garage including ridge elevation.  
 
Councilman Schindelar made a motion to approve the Blanchfield application, seconded by 
Ryan Smith. 
 
Upon roll call vote: 
 
Ayes: Duncan, Kracht, Reilly, Smith, Councilman Schindelar, Mayor Francis, Chairman Gilbert 
Nays: Absent: Gaffney, Lijo, Rahill, Rehe, Tappan Abstentions:  
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2. IAT Reinsurance Co Ltd. Block 50002 Lot 7  270 Stanhope Sparta Road 
The applicant proposes Phase I of the project to be the construction of a barn to serve the use 
associated with the existing greenhouse and agricultural activity on the property.  Phase II 
proposes a permanent outdoor pavilion in connection with the existing sporting club use on the 
property.  Variances being requested together with Minor Site Plan approval are 242-15B(2) 
maximum floor area of proposed barn, 242-15B(3) maximum floor area of total accessory 
structures on lot, 242-15B(4) maximum height of accessory structure (proposed barn in 28’, 
proposed pavilion is 22’ whereas max is 18’); variance for expansion of a pre-existing 
nonconforming use. 
 
Mayor Francis and Councilman Schindelar recused themselves from this application. 
 
Mr. Askin, attorney for IAT Reinsurance Co. approached the Board, as well as Paul Ferriero, 
Civil Engineer and Planner.  Mr. Ferriero’s credentials were reviewed and accepted as an 
expert. 
 
Mr. Ferriero explained the applicant would like to build a permanent pavilion and a barn on the 
property.  He said the lot in question is in excess of 450 acres (sheet 1), the barn will be for 
agricultural use, and the permanent pavilion will be used in place of temporary tents built for 
various events at the property (Sheet 2 location of barn and pavilion).  He went on to say sheet 
3 is for Phase I Grading, Soil Erosion & Sediment Control information and the location for the 
proposed barn.   
 
Mr. Reilly asked for exact drawings for the barn, as none were presented. 
 
Mr. Ferriero continued by saying the barn is a simple pole barn structure with multiple garage 
doors; the barn will be for storage of equipment and materials, no animals.  He went on the say 
there would be no living space in there and the utilities (water and electric) would be for a 
bathroom and operations.   
 
Mr. Ferriero then spoke about sheet 4 (Phase II Pavilion).  The pavilion would have a height of 
28’, would fit in well with other structures, and would be higher than the temporary tents 
currently being used.  The pavilion would be open with columns and partial walls, and have a 
fireplace.  He also spoke about drywells to be installed and the septic system the bathroom will 
hook into.   
 
Mr. Ferriero went on to speak about the Engineer Review letter. He said the building would be 
connected to the existing septic system and there would not be any additional flow to the 
system, as the bathroom is for the people currently there; they will submit the modifications to 
the NJDEP.  The sloped embankment will be stabilized with river stone.  He said items 3-10 
deal with storm water and will be addressed with plans to the Municipal Engineer for review, as 
well as stability calculations for walls if needed.  They will also make an application to Sussex 
County Conservation District. 
 
Mr. Ferriero then spoke about the variances being requested.  There are multiple principle 
structures on the property, and multiple accessory structures.  The barn has a floor area of 4200 
square feet, and the pavilion has a floor area of 3400 square feet. He said the barn will be 22’ 
high and the pavilion will be 28’ high. 
 
Mr. Ferriero spoke about the negative and positive criteria by saying the site is suited for the 
proposed use due to the size of the lot, the light air and open space, the present sporting club 
use, and the desirable visual impact the structures will have.  The structures are large, but are 
small compared to the size of the property and overall development.  He then spoke about the 
C1 and C2 variances by saying they could conform by constructing flat roofs, but would not be 
attractive or in keeping with existing structures.   
 
Mr. Duncan said without seeing drawings and elevations of the buildings, it’s hard to ‘see’ what 
is being proposed and wanted to know why they were not submitted. 
 
Mr. Askin said it was not required, and was not asked for by the Engineer, and Chairman 
Gilbert said the Board has the option of asking for them. 
 
Mr. Smith asked if maintenance would be performed on the vehicles in the barn and Mr. Ferriero 
said light maintenance would be done; not heavy maintenance and no oils. 
 
Mr. Donegan said on March 1st a request was made for a site plan, on June 28th a second 
request was made.  On July 16th, he received a letter from Mr. Askin saying the survey was 
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almost done and was going to set up a meeting with Mr. Ruschke in a few days.  The survey 
was never received.   
 
Mr. Ferriero said that would be an extraordinary effort given the sheer size of the property. 
 
Mr. Donegan spoke about an application he received for a Highlands Exemption, part of the 
application states providing legal existing lot coverage as of 2004, so he could not move forward 
with that application. 
 
Mr. Ferriero said there is no survey from 2004, so he does not know what the coverage was 
then.  There has also been a fair amount of structures that have been demolished since then.  
He believes that compliance with the Highland rules is the responsibility of the property owner. 
 
There was then a discussion of principle structures, multiple uses and accessory structures.  
(The property is registered as a tax paying club.)  The discussion also included the fact that 
there were no drawings/architectural plans submitted.   
 
Chairman Gilbert asked if anyone from the public would like to comment on this application.  
Seeing none, he entertained a motion. 
 
A discussion continued about the lack of drawings and elevations, and the lack of site plan. 
 
Mr. Haggerty said there are 5 eligible members to vote, and the application would need all 5 
votes to pass.  He said the scale of a site plan would be difficult to work with, given the size and 
magnitude.   
 
Mr. Askin suggested the plans could be presented in the next few days for review and asked if a 
draft of the resolution could be done subject to review of the plans.  They could come back to 
the Board at the next meeting (December 18th).  He said the time and cost involved with asking 
for a site plan is very large and exorbitant, and thought the correspondence with Mr. Donegan 
concerning his request was for this application and section of the lot in question.  
 
There was a discussion over a survey, site plan and time frame limitations, the possibility of 
aerial topography with general depiction of structures and use of the lot.   
 
Mr. Askin said they will speak about the cost involved and will present that information when 
they came back.   
 
Robert Duncan made a motion to carry the IAT Reinsurance Co. application to the December 
18, 2018 meeting, seconded by Judith Kracht. 
 
Upon roll call vote: 
 
Ayes: Duncan, Kracht, Reilly, Smith, Chairman Gilbert 
Nays: Absent: Gaffney, Lijo, Rahill, Rehe, Tappan Abstentions:  
 
Mayor Francis and Councilman Schindelar rejoined the Board. 
 
ZONING OFFICER REPORT: NONE 
 
DISCUSSION:  
Mayor Francis said his opinion is that we are not an architectural board, or an enforcement 
board.  He said the more detail provided, the better, but we need to be careful and stay on-point 
with the application.   
 
Speaking in general, Mr. Haggerty said we need enough detail to make informed decisions so 
that there is no confusion. 
 
Mayor Francis said the Board needs to think about redevelopment and possibly expanding it to 
the State Park, as that is part of the designated town center.  What should it look like?  What 
should be included?  He said rehabilitation is different, and that can be discussed as well.   
 
Chairman Gilbert said if an area is to be re-zoned, that would be a Mayor/Council issue; the 
Land Use Board can only make a recommendation.  
 
There was a brief discussion concerning flippers and the charge for vacant houses and 
registration fees.  
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Mayor Francis also said Lisa Plaven from the Highlands Regional Masterplan Council will be 
coming to speak with the Land Use Board about how this would apply to us and what the 
Highlands Redevelopment criteria is.  
 
Chairman Gilbert told Board members to only open emails from people you know, and make 
sure the senders email is who they say they are.  If it does not match, delete it. 
 
RESOLUTIONS: NONE        Hearing Date 
 
CORRESPONDENCE: NONE 
 
ESCROW REFUND: 

1. Thomas Corregan 234 Hudson Ave.  Block 31005 Lot 1  $297.25 
2. Todd Abrams  32 Shore Road Block 10712 Lot 1  $607.80 
3. Robert Restrick 249A Squaw Trail Block 50208 Lot 28  $200.80 

 
BILLS:   

 MOTT MC DONALD 
 

DOLAN & DOLAN 
 

NEW JERSEY HERALD 
Inv. 0000190613   Nelson      $6.60 
Inv. 0000198930   Dawson     $6.90 
Inv. 0000198931   Bahneman     $7.20 
Inv. 0000202951   Morrato     $7.80 
Inv. 0000202952   T3 Innovations    $6.90 
 
A motion was made by Phil Reilly and seconded by Ryan Smith to approve the bills for 
December 4, 2018. 
 
Upon roll call vote: 
 
Ayes: Duncan, Kracht, Reilly, Smith, Councilman Schindelar, Mayor Francis, Chairman Gilbert 
Nays: Absent: Gaffney, Lijo, Rahill, Rehe, Tappan Abstentions:  
 
MEETING OPEN TO THE PUBLIC: 
Peter Frechling approached the Board and asked if the Council Meeting was still scheduled. 
 
Mayor Francis said it will be held as scheduled. 
 
Colleen Conover approached the Board and asked if the Board would reconsider the Lake 
Commission sending review letters in lieu of appearing at the meetings.   
 
Mr. Haggerty will check with other attorneys and inform the Board of the outcome. 
 
After giving all persons present an opportunity to address the Land Use Board, Chairman 
Gilbert returned to the regular order of business. 
 
OLD BUSINESS: NONE 
 
NEW BUSINESS: NONE 
 
ADJOURNMENT: Chairman Gilbert requested a motion to adjourn the meeting at 9:01pm. 
 
Motion by:  Judith Kracht    Seconded by: All      All in favor? Aye 
 
 
 
 
                     _____________________________ 
             Danielle Rennie 
             Land Use Board Secretary 


