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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 15, 2019 

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: Anthony Bongiovanni, Robert Duncan, Mark Gaffney, Judith Kracht, Michael Rahill, 

Robert Rehe, Phillip Reilly 
 
ABSENT: Justin Lijo, Councilman Richard Schindelar, Mayor Michael Francis, 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 October 1, 2019 

meeting minutes. Seeing none, he entertained a motion.  

 

A motion was made by Phil Reilly and seconded by Mike Rahill to approve the October 1, 2019 minutes.  

 

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

WORK SESSION: 

1. PSE&G 

There was not a representative present from PSE&G. 
 
NEW APPLICATION: 

1. Hudson Farm /IAT Reinsurance Block 50002 Lot 7  270 Stanhope Sparta Road 
The applicant is presenting site plan preparation for expansion/re-construction of the current 1-story 13 
bedroom dwelling and a 1-story pro-shop.  Variances being requested are: 242-15B(2) maximum floor area 
of proposed pro-shop expansion, 242-15B(3) maximum floor area of total accessory structure on lot, 242-
15B(4) maximum height of accessory structure (proposed pro-shop to be 40’, whereas max in 18’); D 
variance for expansion of a pre-existing nonconforming use. 
 
Vice-Chairman Rehe said the Secretary received an email from the applicant’s attorney requesting this 
matter be heard on December 3rd. 
 
Judith Kracht made a motion to carry the Hudson Farm application to December 3rd without notice, 
seconded by Robert Duncan. 
 
Upon roll call vote: 
Ayes: Bongiovanni, Duncan, Gaffney, Kracht, Rahill, Reilly, Vice-Chairman Rehe 
Nays: Absent: Lijo, Councilman Schindelar, Mayor Francis, Chairman Gilbert Abstentions:  

 
2. Cheng & Jennifer Hsieh  Block 41203 Lot 2  442 Maxim Drive 

The applicant would like to build a three car garage.  Variances being requested are: 242-38D(9) building 
footprint, 242-15E maximum number of accessory structures, any variance required by the Land Use Board; 
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pre-existing nonconforming: 242-38D(2) lot width, 242-38D(5) side yard setback, 242 38(8) lot coverage, 
242-28C(1) retaining wall setback. 
 
Cheng Hsieh approached the Board and was sworn in by Mr. Haggerty.  Mr. Hsieh explained they would 
like to build a 3 car garage in the parking lot on their property.   
 
Mr. Ruschke verified that the property was commercial but is now residential, consisting of a single family 
home. 
 
Mr. Hsieh added the garage will be a separate structure, connected to the house with a deck. 
 
Vice-Chairman Rehe asked for a current site plan and Mr. Hsieh said they presented what they had.  Mr. 
Hsieh added that the garage will be 960 sq. ft. when finished.   
 
Mr. Ruschke said they are basically building over the existing pavement, and no additional grading will be 
done.  He added the Board may want to consider an updated site plan, as one will be needed for the 
foundation location; also mentioned was an as-built being provided. 
 
Mr. Duncan questioned the drawings submitted and the lack of detail. 
 
Mr. Ruschke said it is the Boards discretion to request more details be submitted in the form of a site plan 
and architectural drawings.  He said they have shown the general location of the proposed garage and 
verified it will be one story. 
 
Vice-Chairman Rehe agreed the drawings lack detail and would not be accepted by the Building 
Department; the Building Department will need more detailed drawings. 
 
Jennifer Hsieh approached the Board and was sworn in by Mr. Haggerty; she is also a property owner.  Ms. 
Hsieh said they cannot afford to have an architect design done.  She said she was going to hire someone 
as well as have her friends help build the garage. 
 
Mr. Duncan said the Building Department would not accept these drawings; there is no detail for electricity, 
siding, or any of the building specifications on what was presented.   
 
Ms. Hsieh said the garage would have concrete flooring, be framed and have a shingled roof. 
 
Mr. Haggerty suggested she speak with the Construction Official as to what he requires from the drawings; 
from there, she could come back to the Board with those plans. 
 
Mr. Ruschke said the Board has the authority to ask for an updated site plan and drawings, but they are 
trying to accommodate the applicant by suggesting they speak with the Construction Official to see what his 
plan requirements are.  He went on to explain the Board is concerned that what would get approved by 
them would not be the same as what is presented to the Construction Official.   
 
There was a brief discussion concerning the accuracy of the documents presented, and information the 
Board is looking for to render a decision.  Also discussed was the possibility of carrying this application until 
more accurate, detailed plans could be provided.  The consensus of the Board was more detailed drawings 
and an updated site plan was needed.   
 
Ms. Hsieh said it will be too expensive to have architectural plans drawn, and would like to speak to the 
Construction Official first.   
 
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. 
 
Bob Duncan made a motion to carry the Hsieh application to the November 19th meeting so the applicant 
can provide an updated site plan and detailed drawings, seconded by Mark Gaffney. 
 
Upon roll call vote: 
Ayes: Bongiovanni, Duncan, Gaffney, Kracht, Rahill, Reilly, Vice-Chairman Rehe 
Nays: Absent: Lijo, Councilman Schindelar, Mayor Francis, Chairman Gilbert Abstentions:  
 

3. Thomas Nichols   Block 31704 Lot 9  9 Waterloo Road 
 The applicant would like to replace wooden boards sitting on original concrete steps, construct decking with 
3’ deep footing, install railing and 4 steps over existing concrete steps, extend a section 16’ board on board 
fence not touching deck.  Variances being requested: 242-38D(5) side yard setback accessory structure, 
242-18A structure within 50’ of lake, any variances required by the Land Use Board; pre-existing 
nonconforming: 242-38D(1) lot size, 242-38D(2) lot width, 242-28C(1) retaining wall setback. 
 
Thomas Nichols approached the Board and was sworn in by Mr. Haggerty.  Mr. Nichols explained he has 
lived at the property for 22 years.  As a favor from a family member, the decking on the docks was replaced.  
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With the material left over, a platform was built to replace a small sitting area.  He said the platform is 9’x11’ 
with footings that are 3’ deep.  The platform was built over existing steps so new steps were built; a fence 
and railings were also added.  Mr. Nichols said he did not obtain permits and received a summons.   
 
Vice-Chairman Rehe asked Mr. Nichols if he would be willing to obtain an updated survey accurately 
depicting what was there, and Mr. Nichols agreed.   
 
Mr. Reilly said the drawings were a bit confusing, and there was a brief discussion concerning what was 
presented.  Also discussed was the location of the septic tank and field. 
 
Mr. Nichols said the platform/deck is about 6” closer to the water than the original concrete steps. 
 
Mr. Duncan commented on the fact that the drawings do not match the site plan. 
 
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. 
 
Phil Reilly made a motion to approve the Nichols application including supplying an updated accurate 
survey and obtaining any construction permits that may have been needed, seconded by Robert Duncan. 
 
Upon roll call vote: 
Ayes: Bongiovanni, Duncan, Gaffney, Kracht, Rahill, Reilly, Vice-Chairman Rehe 
Nays: Absent: Lijo, Councilman Schindelar, Mayor Francis, Chairman Gilbert Abstentions:  
 

4. 15 Greenwood Ave. LLC  Block 20104 Lot 13  15 Greenwood Ave. 
The applicant would like to build a single family dwelling and associated improvements on a vacant lot.  
Variances being requested are: 242 38D(1) lot size, 242-38D(2) lot width, (242-11C steep/critical slope no 
longer needed.  See Bill Donegan’s notation.) 
 
Jeffrey Kassover, attorney for the applicant, approached the Board.  He said they are requesting a C 
variance for lot size and lot width, there are no other setbacks variances being requested.  This is a vacant 
lot and they would like to build a single family home with a deck. 
 
Sam Caravella, representative of 15 Greenwood Ave. LLC, and Tyler Vandervalk, Engineer, approached 
the Board and were both sworn in. 
 
Mr. Haggerty confirmed the Nash letter had been sent to the adjoining owners to see if they would be willing 
to buy the applicants property, or sell theirs.   
 
The secretary said a response was received from the next door neighbor requesting no construction be 
done on his property and no access onto his property, Mr. Caravella said he would respect that.  
 
Mr. Caravella said two owners had contacted him; one wanted him to purchase their property to the rear but 
that neighbor did not accept his offer.  Purchasing that property in the rear would still not make the subject 
property more conforming.  He also said the surrounding lots on the street are all improved with homes, 
except the lot next to his. 
 
Tyler Vandervalk, Houser Engineering, listed his credentials, and was accepted as an expert.  He explained 
the lot in question is 50’x175’.  They are proposing a two story, 990 sq. foot single family home.  The home 
will have a single car garage, 12’ driveway, and a 12’x12’ deck in the back.  Mr. Vandervalk referred to 
plans dated July 29, 2019 showing similar lot sizes in the area.  He reviewed the setback requirements and 
said the house will have a front yard setback of 48’, rear yard at 86.9’, and side yards of 10’.  Mr. 
Vandervalk went on to say the home will be 28’ high, will have 1600 sq. feet of living space, have 13.5% of 
building coverage, and 24% lot coverage.   
 
Mr. Vandervalk then spoke about steep/critical slopes located on the property.  They are color coded on the 
plan titled “Layout, Grading, and Soil Erosion & Sediment Control Plan”.  He said by moving the house 
closer to the front, they are able to increase the rear yard setback and stay out of the steepest sections.  He 
said they are removing 26 trees, none of which are in the 25%+ critical slope area.  They are requesting a 
waiver for the 14 trees to be replaced due to the limited area of the site and the need for a septic and 
driveway; they are proposing to replace 4 trees.   
 
Mr. Vandervalk said the proposed septic system has been submitted and approved by Sussex County 
Health.   It will be located in the rear of the property, and the well will be located in the front of the property 
with a 50’ casing.    
 
Mr. Vandervalk said there will be swales around the structure, and eventually the storm water will be 
directed to the catch basin in the street.  There are also retaining walls proposed due to the grade of the 
property.   
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Mr. Kassover verified with Mr. Vandervalk that the design does not impair the zone plan or zone ordinance.  
The proposed house is similar to others in the neighborhood.   
 
Vice-Chairman Rehe asked about the Engineer Review letter, more specifically the drywells. 
 
Mr. Vandervalk said given the size of the lot and set back requirements from other wells, it is difficult to 
install the drywell due to the foundation and footings.  They are already proposing overland flow to the catch 
basins in the street. 
 
Mr. Ruschke said he was concerned about drainage and how they would mitigate storm water, which is why 
he recommended the drywells.  He has not seen the approved septic plans and does not want water being 
diverted to a neighboring property.  Mr. Ruschke added that a condition of approval could be that no 
increase in storm water shall be directed onto neighboring properties. 
 
Mr. Vandervalk takes no issue with that condition and said any stock piles of top soil will be stored in the 
front of the property with proper silt fencing until needed. 
 
Vice-Chairman Rehe asked if anyone from the public would like to comment on this application.    
 
Linda Morano, 20 Greenwood Avenue, approached the Board and was sworn in by Mr. Haggerty.  She is 
concerned with the well depth and the amount of trees being taken down.   
 
Vice-Chairman Rehe said that is why storm water management is a concern and it’s important to note they 
are not removing any trees from the very rear of the property. 
 
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. 
 
Mr. Duncan wants them to be cognizant of the vacant lot next door, and not to dispose of any materials or 
trees on that lot. 
 
Mr. Vandervalk said they will install silt fencing to prevent that. 
 
Bob Duncan made a motion to approve the 15 Greenwood Ave. LLC application, seconded by Anthony 
Bongiovanni. 
 
Mr. Haggerty added the stipulations are the installation of silt fencing along the vacant lot, no disturbance of 
that lot, and no increase in storm water to be discharged on neighboring lots. 
 
Upon roll call vote: 
Ayes: Bongiovanni, Duncan, Gaffney, Kracht, Rahill, Reilly, Vice-Chairman Rehe 
Nays: Absent: Lijo, Councilman Schindelar, Mayor Francis, Chairman Gilbert Abstentions:  
 
ZONING OFFICER REPORT: NONE 
 
DISCUSSION: NONE 
 
RESOLUTIONS:         Hearing Date 

1. West Shore Villas Association     September 17, 2019 
A motion is in order to approve the West Shore Villas Association resolution permitting the temporal 
expansion of multi-unit residential use of a parcel located within the R-1 zone authorizing residential use 
from April 1st to October 31st at 431 Lakeside Boulevard, Block 30608 Lot 7. 
 

Vice-Chairman Rehe asked if there were any additions or corrections to the West Shore Villas resolution.  

Seeing none, he entertained a motion. 

 

Phil Reilly made a motion to approve the West Shore Villas Association resolution, seconded by Robert 

Duncan.  

 

Upon roll call vote: 
Ayes: Bongiovanni, Duncan, Gaffney, Kracht, Rahill, Reilly 
Nays: Absent: Lijo, Councilman Schindelar, Mayor Francis, Chairman Gilbert Abstentions: Vice-Chairman 
Rehe 
 
CORRESPONDENCE: NONE 
 
BILLS:   

MOTT MC DONALD 
Inv. 507410862   August/September Meeting Attend   $623.00 
Inv. 507410866   T3 Innovations     $61.00 
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Inv. 507410891   Madder      $122.00 
Inv. 507410892   Malkinska      $158.25 
Inv. 507410893   Weldon Quarry     $145.00 
Inv. 507410894   Hudson Farm Pro-Shop    $730.00 
Inv. 507410895   15 Greenwood Ave LLC    $331.25. 
Inv. 507410896   Gordon      $244.00 
Inv. 507410897   Hsich       $152.50 
Inv. 507410898   Carral       $91.50 
Inv. 507410902   Real Estate Invest. Opp. Endeav-Van Orden $122.00 
Inv. 507410906   Holanda      $213.50 
Inv. 507410925   Highlands WMP Review    $472.50 
Inv. 507411030   T3 Innovations     $61.00 
Inv. 507411031   Hellerstein      $30.50 
Inv. 507411032   Sernack      $30.50 
 

DOLAN & DOLAN 
 

NEW JERSEY HERALD 
  
A motion was made by Judy Kracht and seconded by Mike Rahill to approve the bills for October 15, 2019. 
 
Upon roll call vote: 
Ayes: Bongiovanni, Duncan, Gaffney, Kracht, Rahill, Reilly, Vice-Chairman Rehe 
Nays: Absent: Lijo, Councilman Schindelar, Mayor Francis, 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: 
Mr. Gaffney asked how the New Jersey Herald was handling their noticing delay, and the secretary said the 
issues have been resolved. 
 
NEW BUSINESS:  
 
ADJOURNMENT: Vice-Chairman Rehe requested a motion to adjourn the meeting at 8:36pm. 
 
Motion by:  Judy Kracht    Seconded by: All      All in favor? Aye 
 
 
 
 
                     _____________________________ 
             Danielle Rennie 
             Land Use Board Secretary 


