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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  
JANUARY 21, 2020 

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.” 
 
OATHS OF OFFICE: 
 
Attorney William Haggerty administered the Oaths of Office to the following before the start of the 
meeting: 

1. Ron Tappan as a Class II member for a term of one year expiring December 31, 2020 

SALUTE TO THE FLAG:  Chairman Gilbert invited all present to salute the flag. 
 
Chairman Gilbert then announced that the application for 303 Durban Avenue would not be heard at this 
meeting and instead would be heard at the February 4th meeting. 
 
ROLL CALL:   The Recording Secretary called the roll. 
 
PRESENT: Anthony Bongiovanni, Judith Kracht, Michael Rahill, Robert Rehe, Phillip Reilly, Ron 

Tappan, Councilman Richard Schindelar, Mayor Michael Francis, Chairman Alan 
Gilbert 

 
ABSENT: Robert Duncan, Mark Gaffney, Justin Lijo 
 
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 January 7, 2020 

meeting minutes. Seeing none, he entertained a motion.  

 

A motion was made by Judy Kracht and seconded by Phil Reilly to approve the January 7, 2020 minutes.  

 

Upon roll call vote: 
Ayes: Kracht, Rehe, Reilly, Councilman Schindelar, Mayor Francis, Chairman Gilbert 
Nays: Absent: Duncan, Gaffney, Lijo Abstentions: Rahill, Tappan 
 
Jim Fitzpatrick from the Hopatcong Lake Regional News will be recording the Land Use meetings, as well 
as typing minutes and posting them online; Chairman Gilbert said the official minutes will still be done by 
our Land Use Secretary and voted upon by the Land Use Board. 
 

OPEN HEARING: 
Redevelopment Study Area Determination of Need: Hudson Maxim School 
 

Mr. Haggerty briefly explained the process and requirements to incorporate the Hudson Maxim School 

property into the redevelopment area. 

 

Mark Gaffney arrived at 7:35 pm. 

 

Chairman Gilbert said this is only for the property the school is on, and not the parking lot.  The parking lot 

is already located within the redevelopment zone.  

 

Mr. Ruschke showed a map of the redevelopment area; the school property indicated in a red outline and 

known as Block 30612 Lot 1.  He explained that the Board will be taking action on a determination of need.  
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He said the first part is to establish the area is in need of redevelopment and the second part would be a 

redevelopment plan.   

 

Mr. Ruschke then spoke about a market study currently being done through a Highlands Grant.  That study 

will help determine the best use for that property.   

 

Mr. Ruschke then spoke about the set of criteria that property would need to meet according to the State 

Statute.  Those four areas are: the property being in the designated town center, the building is obsolete, 

the present use of the building is discontinued, and the building design is outdated.  He then said, based on 

these criteria, he recommends the Board declare this property in need of redevelopment. 

 

Chairman Gilbert asked if anyone from the public would like to offer comments on the matter. 

 

Mara Modes approached the Board and was sworn in by Mr. Haggerty.  She asked about any Deed 

Restrictions on the property and also asked about the resolution for the study.  

 

There was a brief discussion concerning the market study and this property study, and the various timelines 

associated with those.  

 

Jennifer Johnson, Councilperson, approached the Board and was sworn in by Mr. Haggerty.  She said she 

spoke to the Zoning Officer as to the meaning of a redevelopment zone.  She was concerned the original 

letter from 2014 used the words “eminent domain”.  Ms. Johnson then said she was told Eminent Domain 

was never used, and they have no plans to use it; that would be a Council matter.   

 

Chairman Gilbert said the School Board wants this property to be sold and be put into the redevelopment 

zone. 

 

Mr. Haggerty made it clear eminent domain is not part of this property, even if included in the 

redevelopment zone. He said the issue before the Board is to decide whether or not to recommend to the 

Governing Body that this property is in need of redevelopment. 

 

Chairman Gilbert asked if anyone else from the public would like to comment on this.  Seeing none, he 

brought it back to the Board. 

 

Robert Rehe made a motion to recommend to the Governing Body that the Hudson Maxim School property 

is an area in need of redevelopment, seconded by Mr. Tappan.  

 

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

CONTINUED 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. 
 
Mayor Francis and Councilman Schindelar recused themselves. 
 
Mr. Haggerty briefly described their previous appearance from December 3, 2019 meeting.     
 
William Askin, attorney for the applicant, approached the Board. Also present and sworn in were Steven 
Polanish (Manager of Hudson Farm and CEO of Griffen and Howe) and John Hansen (Engineer/Planner). 
 
Mr. Askin presented a letter dated January 21, 2020 (5 pages) and was marked Exhibit A-1.  He said 
testimony on the site plan was completed in December, and they are here tonight to discuss uses and 
operations of the private club.  Mr. Askin explained there are very limited opportunities for the public to visit 
the farm.  The witnesses will testify as to the amenities and activities (hunting, fishing, etc.) exclusively for 
members.  
 
Mr. Askin went on to explain the pro-shop saying it is insignificant to the overall operations of the club.  He 
said the traffic would be inconsequential as this is one small aspect of the operation itself; the membership 
is less than 115 members for the club.  Mr. Askin added that the ordinance says a country club is a 
permitted conditional use in an R3 zone.   
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Mr. Haggerty said the threshold question would be “is this a country club”.    There are residential facilities, 
gun-smithing operations, and retail sales at this facility.  He could not find a specific definition in Municipal 
Land Use Law for a Country Club.  He then spoke about some standards in our code 242-59 for community 
centers, country clubs and outdoor recreational facilities.   
 
Mr. Askin said their position is that this operates as a Country Club. 
 
Chairman Gilbert asked what the definition of a “guest” is and can the guest come back without a member. 
 
Mr. Askin said the guest could not make use of the facilities, but could purchase a firearm. 
 
Mr. Polanish explained that the people who are coming back to purchase firearms are primarily past 
members or old clients.  He said they usually call ahead of time for availability, and added that in 2019 there 
were 40 firearms sold.   
 
Mr. Haggerty asked how the sale of firearms was advertised, and Mr. Polanish said people can view the 
website, and then make an arrangement to come in and meet with a sales person. 
 
Mr. Polanish then briefly spoke about lessons saying last year there were approximately 1,300 hours in 
lessons, and 272 of that was for the public.  They classify public to include local law enforcement, youth 
programs, and leadership meetings.   
 
Chairman Gilbert asked if there were 40 firearms sold to the public, what were the total sales of firearms 
for 2019, and Mr. Polanish said they sold close to 1,000 firearms and added there are no signs on the road 
advertising firearms. 
 
Mr. Askin verified with Mr. Polanish that the intent of the expansion of the pro-shop is not to expand public 
availability, but instead to better comply with Federal and ATF rules/regulations.  This expansion will 
accommodate a better design for the gun showroom and ammunition will be stored in the basement.   
 
Mr. Haggerty discussed the criteria needed for a D3 variance, and the unique nature of the site. 
 
A discussion ensued concerning the variance needed (D1, D2 or D3).   
 
Mr. Hansen said there would be no negative impacts for expanding the pro-shop.  There is a limited amount 
of use for the pro-shop and select people who will be buying the high-end, hand-crafted product.  He said 
there is sufficient parking, access, lighting, and septic to support the expansion; the site can support the 
expansion.  Mr. Hansen believes there is not substantial detriment to the public good or zone 
plan/ordinance.  He added this reorganization will make the space better, safer and more compliant.   
 
Mr. Hansen said the architecture proposed is consistent with other buildings on the site, and he has no 
problems with meeting the requirements from the Engineer Review letter; he will work with Mr. Ruschke.   
 
Chairman Gilbert asked if anyone from the public would like to comment on this application. 
 
Mara Modes approached the Board and was sworn in by Mr. Haggerty.  Ms. Modes questioned an article 
she read online, as well as posts she has seen on social media.  She wanted clarification on the entities 
involved, services offered to public, and shooting near powerlines.  
 
Mr. Polanish said IAT is the landlord/owner, and leases the property to the Hudson Farm club which is 
operated by the Hudson Farm Foundation; Griffen and Howe operates the pro-shop. 
 
There was a discussion on how information is presented. 
 
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. 
 
Mr. Haggerty said they are dealing with a D2 variance for the expansion of nonconforming use.  He said this 
is predominantly designed for members and guests, there is an incidental opportunity for public, and there 
will be no signage on the road. 
 
Chairman Gilbert suggested, if approved, language in the resolution should reference the consistency in 
testimony and the representations made in the letter provided. 
 
Mr. Tappan made a motion to approve the Hudson Farm Pro-Shop expansion, seconded by Robert Rehe. 
 
Upon roll call vote: 
Ayes: Bongiovanni, Gaffney, Kracht, Rahill, Rehe, Reilly, Tappan, Chairman Gilbert 
Nays: Absent: Duncan, Lijo Abstentions:  
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NEW APPLICATION: NONE 
 
ZONING OFFICER REPORT: NONE 
 
DISCUSSION: NONE 
 
RESOLUTION:          Hearing Date 

1. Orlando Gonzalez       December 17,  2019 
A motion is in order to approve the Gonzalez resolution permitting variances for the construction of a carport 
at 120 Monroe Trail, Block 30104 Lot 13. 
 

Chairman Gilbert asked if there were any additions or corrections to the Gonzalez resolution.  Seeing 

none, he entertained a motion. 

 

Robert Rehe made a motion to approve the Gonzalez resolution, seconded by Anthony Bongiovanni. 

 

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

CORRESPONDENCE: NONE 
 
BILLS:    

MOTT MC DONALD 
Inv. 507414157    Schott     $122.00 
 

DOLAN & DOLAN 
 

NEW JERSEY HERALD 
Inv. 0000864992    Kruse     $6.60 
Inv. 0000864995    Colson     $6.90 
Inv. 0000865006    Gordon    $7.50 
Inv. 0000865010    Hudson Farm    $7.50 
 
A motion was made by Robert Rehe and seconded by Ron Tappan to approve the bills for January 21, 
2020 meeting.  
 
Upon roll call vote: 
Ayes: Bongiovanni, Gaffney, Kracht, Rahill, Rehe, Reilly, Tappan, Councilman Schindelar, Mayor Francis, 
Chairman Gilbert 
Nays: Absent: Duncan, Lijo Abstentions:  
 
MEETING OPEN TO THE PUBLIC: 
After giving all persons present an opportunity to address the Land Use Board, Chairman Gilbert returned 
to the regular order of business. 
 

OLD BUSINESS: 
Chairman Gilbert asked about Work Session fees, and it was again decided there would be no charge. 
 
NEW BUSINESS:  
The Secretary said there will be a letter from Dolan and Dolan concerning Altice on the next agenda as 
correspondence.   
 
ADJOURNMENT: Chairman Gilbert requested a motion to adjourn the meeting at 8:42pm. 
 
Motion by:  Judy Kracht    Seconded by: All      All in favor? Aye 
 
 
 
 
                     _____________________________ 
             Danielle Rennie 
             Land Use Board Secretary 

 


