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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 18, 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. 
 
ROLL CALL:   The Recording Secretary called the roll. 
 
PRESENT: Robert Duncan, Mark Gaffney, Judith Kracht, Justin Lijo, Robert Rehe, 

Phillip Reilly, Ryan Smith, Councilman Richard Schindelar, Mayor 
Michael Francis, Chairman Alan Gilbert 

 
ABSENT: Michael Rahill, Ron Tappan 
 
PROFESSIONALS  
IN ATTENDANCE: Samantha Anello - Engineer  

William Haggerty- Attorney  
  Bill Donegan- Zoning Officer 
   
PROFESSIONALS 
ABSENT:  John Ruschke - Engineer 
 
MINUTES: 
Chairman Gilbert asked the Board if there were any additions or corrections to the December 
4, 2018 meeting minutes. Seeing none, he entertained a motion.  
 
A motion was made by Robert Duncan and seconded by Councilman Schindelar to approve the 
December 4, 2018 minutes.  
 
Upon roll call vote: 
 
Ayes: Duncan, Gaffney, Reilly, Smith, Councilman Schindelar, Mayor Francis, Chairman Gilbert 
Nays: Absent: Rahill, Tappan Abstentions: Lijo, Rehe 
 
APPEAL: NONE 
 
WORK SESSION: 

1. Steve Sciaretta Block 31301 Lot 50   11 Bonaparte Point 
Mr. Sciaretta would like to discuss the removal and replacement of a boathouse. 
 
Dan McCarthy, Attorney for Mr. Sciaretta, and Steve Sciaretta approached the Board.   
 
Mr. Haggerty reminded the Board that no formal action may be taken during a Work Session; it 
is for informational purposes only. 
 
Mr. McCarthy said his client was before the Board in February for a deck, and there was some 
discussion concerning the boathouse and wing walls at that time.  In speaking with the 
contractor and architect, it was decided that the best action would be to build the boathouse 
exactly to what is currently there, with two exceptions.   Those exceptions would be the stairs 
having a 90 degree turn (bringing them up to code) and an overhang at the top of the 
boathouse.  The overhang would cantilever over the left side of the dock, and would end before 
the edge of the dock.   
 
Mr. Sciaretta said the zoning application was denied due to the stairs and the overhang.  He is 
looking for suggestions so as to not file a formal application. 
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There was a discussion over what/how much can be removed and how Municipal Land Use 
Law describes that.  The argument of pre-existing nonconforming also was discussed as well as 
what variances would be needed. 
 
Chairman Gilbert added that the public would need to be notified of the construction if 
variances were required and therefore a formal application should be filed. 
 
Mr. Sciaretta said he would figure out exactly what they would like to do with the possibility of an 
increased roof size and change to the stairs, and they would come back to the Board. 
 
NEW APPLICATION:  

1. James Douglas  Block 10108 Lot 2  152 Wills Avenue 
The applicant would like to leave an existing shed (10x20) in its present location and is 
requesting variances for 242-38D(5) side yard setback, 242-15B(6) minimum distance between 
accessory building and other building, any variances required by the Land Use Board; pre-
existing nonconforming (242-38D(1) lot size, 242-38D(2) lot width, 242-38D(4) front yard 
setback, 242-38D(5) side yard setback). 
 
Justin Lijo recused himself from this application. 
 
James Douglas approached the Board and was sworn in by Mr. Haggerty.  Mr. Douglas 
explained that his shed was originally on his neighbor’s property and when the property was 
sold to the state, he moved it onto his property where it currently is.  He would like to leave the 
shed where it is.  The shed is located 2’ from the house and 4.6’ from the property line. 
 
Chairman Gilbert asked if any liquids (ex: gas, etc.) would be stored there. 
 
Mr. Douglas said he has a deck box where those are stored and would not be in the shed. 
 
Chairman Gilbert asked if anyone from the public would like to comment on this application.  
Seeing none, he brought it back to the Board. 
 
Robert Rehe made a motion to approve the Douglas application, seconded by Ryan Smith. 
 
Upon roll call vote: 
 
Ayes: Duncan, Gaffney, Kracht, Rehe, Reilly, Smith, Councilman Schindelar, Mayor Francis, 
Chairman Gilbert 
Nays: Absent: Rahill, Tappan Abstentions:  
 
CONTINUED APPLICATION: 

1. 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. 
 
William Askin, attorney for the applicant approached the Board along with Mr. Ferriero, the 
applicants’ engineer. 
 
Mr. Ferriero was sworn in, also covering his testimony from the last meeting.  At the last 
meeting, his credentials were reviewed, but swearing him in was inadvertently overlooked. 
 
Mr. Askin explained that at the last meeting, the Board requested architectural drawings of the 
barn and pavilion; those have now been provided, along with a map of the property with an 
overlay of the existing structures.  He also said there is someone present to testify on behalf of 
Hudson Farm, if needed. 
 
Mr. Ferriero first spoke about the barn saying it will have 3 garage doors and 3 person doors on 
the front, and it will be 60’x70’ built into a hill. 
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Chairman Gilbert said he asked at the last meeting if the structures would be visible from the 
road.  He was told they would not, but Chairman Gilbert has determined they will.   
 
Mr. Ferriero agreed and said the barn will be visible through the buildings. 
 
Discussion ensued concerning the height of the greenhouse vs. the height of the barn.  The 
barn will be approximately 15’ higher due to elevation. 
 
John Wunderlich, Assistant Manager for Hudson Farm, approached the Board and was sworn in 
by Mr. Haggerty. 
 
Mr. Wunderlich explained the greenhouse is 16’ to the peak, and the barn would be the same 
colors as the existing barn.   
 
There was a discussion concerning the location of the barn, and Mr. Wunderlich said the barn 
will be located in the agricultural use area of the property.   
 
Mr. Ferriero said this location was chosen because the barn would be located with other 
agricultural use buildings.  Moving the location would result in more driveways and/or the 
removal of trees. 
 
Mr. Ferriero went on to speak about the pavilion saying the height would be 28’; it would be a 
permanent structure (replacing temporary tents), would have retractable glass doors, a 
fireplace, a utility room, and restrooms.  The restrooms would require a separate plan to be 
approved by the DEP, and would be located by the utility room. 
 
Ms. Anello said the issues her office had have been addressed by the applicant, especially with 
the pavilion and open space.   
 
There was a discussion concerning the fact the barn will be highly visible from the road, and the 
possibility of having the gabled side face the road.  (Functionality Vs. aesthetics)   
 
Mr. Ferriero said turning the barn would extend the trusses by 10’ and would make the roof 
higher. 
 
Chairman Gilbert asked if anyone from the public would like to comment on this application.  
Seeing none, he entertained a motion. 
 
Ryan Smith made a motion to approve the IAT Reinsurance Co. application, seconded by Mark 
Gaffney. 
 
Mr. Donegan asked about the Site Plan discussion from the prior meeting, or the possibility of 
adding something into the resolution. 
 
Mr. Ferriero showed an aerial view of the property, showing where the structures are.  This was 
marked A-1.   
 
Ms. Anello asked if this showed all structures large enough to require a construction permit; Mr. 
Ferriero said he believes this is close. 
 
Mr. Donegan added there is an issue with added improvements not being shown; for example, 
shooting ranges, paved roads, driveways, work around the pond, etc.  
 
Mr. Haggerty said he understands the extraordinary expense of providing a total site plan, but it 
is important the Board and public have enough information.  
 
Chairman Gilbert asked about the discussion concerning the Highlands Act having to identify 
where things were in 2004, and was told there was no such document.  Chairman Gilbert is 
concerning that in 10 years there could be a regulation asking what was on a property in 2018, 
and we would still not have any information.  Asking for this survey would alleviate that. 
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Mr. Donegan added that other clubs are required to provide a site plan and does not understand 
why this property would deserve a pass.  Mr. Donegan would just like a baseline.  
 
Mr. Ferriero said the sheer size of this property makes this unique. 
 
Mr. Haggerty suggested the buildings, shooting ranges, roads, etc. be shown on the aerial view.  
 
Mr. Smith suggested showing the improvements on the parcel map survey.  He also spoke 
about the requirements needed for the Highlands Council approval.   
 
Ms. Anello suggested the proper term may be an inventory of what is on the property. 
Permanent buildings, roadways, etc. so that we have a baseline.  
 
Mr. Donegan would like Mr. Ruschke and Ms. Anello’s input on the final documents submitted.   
 
Chairman Gilbert said at the moment we have a motion and a second for Phase I and Phase II 
of the project.  
 
Mr. Smith amended his motion to include a quantitative inventory of lot coverage on the map 
provided (A-1) supplied prior to a CO. This would be a survey of improvements, not a boundary 
survey.  
 
Mr. Duncan specified to show present day development including paved roads and structures 
requiring a permit.   
 
Chairman Gilbert asked if there was a second to Mr. Smith’s amendment to the first motion.  
Mr. Rehe seconded the motion amendment. 
 
Mr. Haggerty clarified the motion on the table approves the barn and pavilion and also adds a 
condition for a quantitative inventory of the coverage on the site be submitted prior to the 
issuance of a CO for either structure.  
 
Upon roll call vote: 
 
Ayes: Duncan, Gaffney, Kracht, Lijo, Rehe, Reilly, Smith, Chairman Gilbert 
Nays: Absent: Rahill, Tappan Abstentions:  
 
Mayor Francis and Councilman Schindelar rejoined the Board. 
 
ZONING OFFICER REPORT: NONE 
 
DISCUSSION:  
Chairman Gilbert said there was an article in the New Jersey Herald on December 5th about 
the Planning Board in Newton voting an area be a ‘non-condemnation area in need of 
redevelopment’.  He added that the understanding is eminent domain cannot be used.  He said 
we may want to add this specification if we consider extending our redevelopment area. He also 
said eminent domain was a sticky point the last time, while the Board had no intension of using 
it, taking it off the table might be something to consider. 
 
Mayor Francis said we could make that recommendation and more discussions will happen.  He 
said extending the area in need of redevelopment is still part of our designated town center.  He 
also said Lisa Plaven from the Highlands Council will be coming to speak to the Land Use 
Board about the master plan, funding, and waste water management.   
 
Mr. Haggerty said he submitted a letter concerning the Lake Hopatcong Commission sending 
written reports on application reviews.   
 
Chairman Gilbert said a time frame needs to be agreed upon and suggested their review be 
received by the Secretary the Thursday prior to our meeting so that it can be distributed to 
Board members for review. 
 
The Secretary added that if the Lake Hopatcong Commission strongly opposes an application, 
they should appear in person.  
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RESOLUTIONS:        Hearing Date 

1. Elizabeth Cooper & Robert Canning    November 20, 2018 
A motion is in order to approve the Cooper/Canning resolution permitting variances and minor 
subdivision (lot line adjustment) at 626 Lakeside Boulevard, Block 50506 Lots 1 and 2. 
 
Chairman Gilbert asked if there were any additions or corrections to the Cooper/Canning 
resolution.  Mr. Rehe said it should be Lakeside Avenue, not Boulevard. 
 
Robert Rehe made a motion to approve the Cooper/Canning resolution, seconded by Phil 
Reilly.  
 
Upon roll call vote: 
 
Ayes: Duncan, Gaffney, Lijo, Rehe, Reilly, Smith, Councilman Schindelar, Mayor Francis, 
Chairman Gilbert 
Nays: Absent: Rahill, Tappan Abstentions:  
 

2. Emanuel & Kim Grippaldi      November 20, 2018 
A motion is in order to approve the Grippaldi resolution permitting variances for the extension of 
a gabled roof over a portion of an existing deck at 2 Knollwood Place, Block 50505 Lot 11. 
 
Chairman Gilbert asked if there were any additions or corrections to the Grippaldi resolution.  
Seeing none, he entertained a motion. 
 
Robert Rehe made a motion to approve the Grippaldi resolution, seconded by Phil Reilly. 
 
Upon roll call vote: 
 
Ayes: Duncan, Gaffney, Lijo, Rehe, Reilly, Smith, Councilman Schindelar, Mayor Francis, 
Chairman Gilbert 
Nays: Absent: Rahill, Tappan Abstentions:  
 

3. BRJR Associates       November 20, 2018 
A motion is in order to approve the BRJR Associates resolution permitting variances for the 
replacement and extension of a deck and docks at 335 Lakeside Boulevard, Block 30501 Lot 
34. 
 
Chairman Gilbert asked if there were any additions or corrections to the BRJR Associates 
resolution.  Seeing none, he entertained a motion. 
 
Justin Lijo made a motion to approve the BRJR Associates resolution, seconded by Robert 
Duncan. 
 
Upon roll call vote: 
 
Ayes: Duncan, Gaffney, Lijo, Rehe, Reilly, Smith, Councilman Schindelar, Mayor Francis, 
Chairman Gilbert 
Nays: Absent: Rahill, Tappan Abstentions:  
 
CORRESPONDENCE:  

1. Letter from Dolan and Dolan dated 12-12-18 concerning the Hopatcong Lake 
Commission submitting reports of Land Use applications. 

(Already addressed during the Discussion part of the meeting.) 
 
ESCROW REFUND: 

1. Charles Dilberti Block 31704 Lot 65 54 Ithanell Road  $645.60 
2. Jeremy Marshall Block 10810 Lot 1 2A Cove Road   $493.20 
3. Theodore Mroz Block 31704 Lot 1 43 Elba Avenue  $652.50 
4. Barbara Klipple Block 30408 Lot 17 239 Lakeside Blvd.  $87.50 
5. John Hesse  Block 10704 Lot 6 37 Rapalyea Road  $158.20 

 
BILLS:   

 MOTT MC DONALD 
Inv. IV00277343   October Meeting Attendance   $199.50 
Inv. IV00277345   Airport Road Properties   $118.00 
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Inv. IV00277346   Atkins Development    $354.00 
Inv. IV00277348   Veman      $236.00 
Inv. IV00277350   Petrucelli     $59.00 
Inv. IV00277351   T3 Innovations    $228.00 
Inv. IV00277352   Martens     $71.00 
Inv. IV00277353   Grippaldi     $192.00 
Inv. IV00277354   BRJR Assoc.     $225.00 
Inv. IV00277355   Cooper/Canning    $335.40 
Inv. IV00277356   IAT Reinsurance Co.    $901.00 
Inv. IV00277357   Blanchfield     $278.60 
 

DOLAN & DOLAN 
 

NEW JERSEY HERALD 
Inv. 300168    General – telephone conferences  $247.50 
Inv. 300170    Oct. Meeting Attendance   $300.00 
Inv. 300172    Petrucelli     $52.50 
Inv. 300173    General- pending litigation   $67.50 
Inv. 300174    Selimo      $37.50 
Inv. 300175    Morrato     $450.00 
Inv. 300176    T3 Innovations    $367.50 
 
A motion was made by Robert Duncan and seconded by Justin Lijo to approve the bills for 
December 18, 2018. 
 
Upon roll call vote: 
 
Ayes: Duncan, Gaffney, Lijo, Rehe, Reilly, Smith, Councilman Schindelar, Mayor Francis, 
Chairman Gilbert 
Nays: Absent: Rahill, Tappan Abstentions:  
 
MEETING OPEN TO THE PUBLIC: 
Mr. Askin came back before the Board to ask for a Waiver of Memorialization for IAT 
Reinsurance Co. 
 
Mr. Duncan made a motion to approve the Waiver of Memorialization, seconded by Justin Lijo. 
 
Upon roll call vote: 
 
Ayes: Duncan, Gaffney, Kracht, Lijo, Rehe, Reilly, Smith, Chairman Gilbert 
Nays: Absent: Rahill, Tappan Abstentions:  
 
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 8:59pm. 
 
Motion by:  Justin Lijo    Seconded by: All      All in favor? Aye 
 
 
 
 
                     _____________________________ 
             Danielle Rennie 
             Land Use Board Secretary 


