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MINUTES OF THE 
LAND USE BOARD 

 BOROUGH OF HOPATCONG  
MUNICIPAL BUILDING, 111 RIVER STYX ROAD 

HOPATCONG, NEW JERSEY  
FEBRUARY 16, 2021 

OPEN PUBLIC MEETING 7:30 PM – HELD REMOTELY 

 
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: Anthony Bongiovanni, Robert Duncan, Mark Gaffney, Judith Kracht, Robert Rehe, 

Phillip Reilly, Ron Tappan, Mayor Michael Francis, Alan Gilbert 
 
ABSENT: Justin Lijo, Michael Rahill, Councilman Richard Schindelar 
 
PROFESSIONALS  
IN ATTENDANCE: William Haggerty- Attorney  
  Bill Donegan- Zoning Officer 
   John Ruschke- Engineer 
 
PROFESSIONALS 
ABSENT:   
 
MINUTES: 
Chairman Gilbert asked the Board if there were any additions or corrections to the February 2, 2021 

meeting minutes. Seeing none, he entertained a motion.  

 

A motion was made by Mark Gaffney and seconded by Ron Tappan to approve the February 2, 2021 

minutes.  

 

Upon roll call vote: 
Ayes: Bongiovanni, Duncan, Gaffney, Kracht, Rehe, Reilly, Tappan, Mayor Francis, Chairman Gilbert 
Nays: Absent: Lijo, Rahill, Councilman Schindelar Abstentions: 
 
ZONING OFFICER REPORT:  
Mr. Donegan said he was contacted about 52 Lakeside Boulevard, and Napa of Stanhope is interested 
in that site.  They would be taking over the entire building, and would be parking 4-5 delivery vehicles 
onsite and overnight.  He believes this would trigger the need for an amended site plan and a parking 
variance due to the size of the building and required parking spaces. 
 
Mr. Haggerty said the site plan is recent and an amended site plan application would need to show 
where the delivery vehicle and customer parking would be located.    
 
There was a brief discussion on the prior uses of the property and suggestion as to where the delivery 
vehicles could be parked overnight. 
 
Mr. Ruschke said testimony should be provided as to signage and parking due to the need for a 
variance. 
 
Mr. Haggerty said a presentation should be made on the intended use, so there are no surprises. 
 
Mr. Hollander, attorney for Napa of Stanhope, said there was parking approved in the past, as there was 
once an auto parts store located there.  He said his client’s needs are essentially the same, and he 
believes this will be a less intense use of the property as opposed to the convenience store that was 
located there. Mr. Hollander said the retail customers are very few, and they will be delivering most of the 
parts. 
 
Mr. Ruschke said testimony should be provided on the number of employees, nature of the business, 
signage, lighting, and delivery vehicles; all of this information would be included in the resolution. 
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WORK SESSION: 

1. Pappas        15 Lakeside Boulevard 

Applicant wishes to repair and improve current structure on the site.  The use for the structure would be 

similar to previous and recent uses for office space for administrative and dispatch purposes.  Also 

proposed are site improvements (landscaping/sign).   

 

Mr. Pappas said they have a small home improvement business, and most of their customers are south 

of the area; they anticipate very little traffic to the business.  He said their vans would be dispatched once 

in the morning, and then return at the end of the day.  Mr. Pappas said they would like to fix up the 

building and landscaping, as well as add a simple free-standing sign.  He said right now they have 2 

work vehicles, and on occasion, those vans are taken home at night. 

 

Chairman Gilbert said in the past they have discouraged the addition of sheds or a garage on that 

property due to the size and difficultly of access because of the roadway.  

 

Mr. Pappas said they have no plans right now to store any materials on the property. 

 

Any expansion of use would need to come to the Board for site plan approval. 

 

Mr. Ruschke suggested speaking with the County because that property is located on a County road. 

 

EXTENSION: 
1. Charles Wendland      338 Maxim Drive 

Mr. Wendland would like to extend previously granted variances from March 6, 2018. 
 

Chairman Gilbert verified that proper noticing had been done, as there was an issue with the prior 

noticing letters, and Mr. Wendland said that had been corrected and redone. 

 

Mr. Wendland was sworn in by Mr. Haggerty.  He explained that due to time and money constraints, he 

had not been able to start the garage portion of his project. 

 

Chairman Gilbert said the work that has already been done is beautiful, and added that if the extension 

is approved the temporary structures would need to be removed. 

 

Mr. Wendland said upon completion, he would remove them. 

 

Chairman Gilbert asked if anyone from the public would like to comment on this application.  Seeing 

none, he brought it back to the Board. 

 

Mark Gaffney made a motion to approve the resolution extension, seconded by Ron Tappan. 

 

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

CONTINUED APPLICATION:  

1. BellaRosa Realty  Block 10707  Lots 6,7,8,9   Lakeside Boulevard 

The applicant is seeking Preliminary & Final Site Plan, approval, Bulk Variances, and Use Variances to 
convert commercial space to residential space, construct three multi-family residential units, as well as 
variances for number of structures, separation between buildings, parking, and front yard setback.  
Continued from December 15, 2020 meeting.  Continued from December 15, 2020 meeting. 
 
Chairman Gilbert said an email was received from their attorney requesting an adjournment to the 
March 16th meeting.   
 
Ron Tappan made a motion to continue the BellaRosa application to the March 16, 2021 meeting without 
notice, seconded by Bob Rehe. 
 
Upon roll call vote: 
Ayes: Bongiovanni, Duncan, Gaffney, Kracht, Rehe, Reilly, Tappan, Mayor Francis, Chairman Gilbert 
Nays: Absent: Lijo, Rahill, Councilman Schindelar Abstentions: 
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2. Mark Annis   Block 50208 Lot 26    247 Squaw Trail 
The applicant would like to replace a shed, gain approval for existing 2nd deck, build a garage, build a 
deck, replace hot tub, flatten parking area (covering septic system).  Variances being requested are: 242-
38D(5) accessory structure side yard setback, 242-38D(6) rear yard setback accessory structure, 242-
38D(7) height of accessory structure, 242-30C(2) dock side yard, 242-38E(2) lot coverage, 242-15B(3) 
footprint of accessory structure greater than ½ principle structure, 242-18A structure within 50’ of lake, 
242-15B(1) human habitation in accessory structure, 242-30C(6) maximum number of docks, 242-12B(4) 
no change in grade within 5’ of property line, any variances required by the Land Use Board; pre-existing 
nonconforming: 242-38D(1) lot size, 242-38(2) lot width.  Continued from October 20, 2020 meeting.    
 

Chris Colabella, attorney for the applicant, said Joe Gates (architect), Jeff Careaga (Engineer), and Mark 

Annis would be providing testimony. 

 

Mr. Haggerty swore in Mr. Gates and Mr. Careaga as experts; also sworn in was Mr. Annis. 

 

Mr. Gates said he provided drawings for the garage and accessory structure (marked as A-2).  He said 

the proposed garage is 24.5’ wide by 22’, for a total of 539SF.  This matches the size on the proposed 

plan done by Careaga.  The garage will be 2 stories, with the attic area to be used for storage.  It will 

have electricity, but no plumbing, and will have a single 16’ overhead door. 

 

Mr. Gates said the existing accessory building is two stories and 17.7’ high, and the rear wall is built onto 

a retaining wall.  He said the bottom portion is used as a workshop, and the top is open space.  Mr. 

Gates said there is electricity and no plumbing.  He added the grade slopes steeply uphill on the left side, 

and downhill on the right side, he could not get an accurate grade height due to the snow conditions.  Mr. 

Gates said that from the driveway, you are level with the roof of the building.   

 

Mr. Duncan asked when this was built, and Mr. Annis said the original shed was from between 1995 to 

2006.  He rebuilt it in 2017 without building permits.  

 

Mr. Annis said the shed was originally one story, and collapsed from a snow storm.  He said he should 

have asked permission before overbuilding it, and the footprint is also slightly larger.  Mr. Annis added 

that the lower portion is a workshop for hobby projects, and the upper portion is a music studio.  He said 

he and his housemates are musicians.  The space is not habitable; no one will be living there. 

 

Mr. Annis then spoke about the garage.  He said he moved out of a larger house, and the upper portion 

will be used for storage from that house and will be one open area. 

 

Chairman Gilbert is concerned that the accessory building was built without permits and questions 

whether or not it meets code. 

 

Mr. Colabella said they would like to come up with a complete mitigation plan for the property and the 

concerns of the neighbors.  He said he and his client understand the importance of the municipal 

ordinances and their enforcement. 

 

Mr. Careaga said they plan on removing the fill on top of the septic and restoring the grade to as close as 

possible to the original topography; this will mitigate the damage done to the fencing and from the fill.  He 

spoke about the sand put in for the beach area, and said they will get any necessary permits from the 

DEP. 

 

Mr. Careaga requested additional time to put together a complete mitigation plan for all the work done at 

the property and hope to reduce the number of variances being requested.   

 

Mr. Reilly asked if there were permits for the generator or propane tanks installed, and Mr. Annis said he 

did not get a permit. 

 

Mr. Ruschke said any and all work completed without a permit should be identified and resolved. 

 

Mr. Rehe asked if the adjacent lot had been purchased and subdivided, and Mr. Annis said it had been 

paid for, and the subdivision was given to the town attorney. 

 

Mr. Colabella requested a two-month continuance.   
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Mayor Francis made a motion to continue this application to the April 20, 2021 meeting with notice, 

seconded by Ron Tappan.   

 

Upon roll call vote: 
Ayes: Bongiovanni, Duncan, Gaffney, Kracht, Rehe, Reilly, Tappan, Mayor Francis, Chairman Gilbert 
Nays: Absent: Lijo, Rahill, Councilman Schindelar Abstentions: 
 
DISCUSSION: NONE 
 
RESOLUTION:          Hearing Date 

1. Raymond Blanchfield      January 19, 2021 
A motion is in order to approve the Blanchfield resolution permitting the extension of variances for the 
construction of a second floor on a residential dwelling and to construct a detached two-car garage at 11 
Waterloo Road, Block 31704 Lot 8.  
 
Chairman Gilbert asked if there were any additions or corrections to the Blanchfield resolution.  Seeing 
none, he entertained a motion. 
 
Bob Duncan made a motion to approve the Blanchfield resolution, seconded by Bob Rehe. 
 
Upon roll call vote: 
Ayes: Duncan, Gaffney, Kracht, Rehe, Reilly, Tappan, Mayor Francis 
Nays: Chairman Gilbert Absent: Lijo, Rahill, Councilman Schindelar Abstentions: Bongiovanni 
 

2. Ryan Hamilton       January 19, 2021 
A motion is in order to approve the Hamilton resolution for use and bulk variances to permit the 
construction of an addition to a residence located in the B-1 zone, 4 Walton Road, Block 31603 Lot 50. 
 

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

none, he entertained a motion. 

 

Ron Tappan made a motion to approve the Hamilton resolution, seconded by Phil Reilly. 

 

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

CORRESPONDENCE:  Already addressed (BellaRosa) 
 
BILLS:    

MOTT MC DONALD 
Inv. 507430766    Meeting Attendance   $437.50 
Inv. 507430767    Juliano     $125.00 
Inv. 507430770    Hudson Farm    $276.00 
Inv. 507430771    Lesch     $156.25 
Inv. 507430773    Shapiro    $230.00 
Inv. 507430774    Ruskiewicz    $485.50 
 

DOLAN & DOLAN 
 

NEW JERSEY HERALD 
 
A motion was made by Robert Rehe and seconded by Ron Tappan to approve the bills for February 16, 
2021 meeting.  
 
Upon roll call vote: 
Ayes: Bongiovanni, Duncan, Gaffney, Kracht, Rehe, Reilly, Tappan, Mayor Francis, Chairman Gilbert 
Nays: Absent: Lijo, Councilman Schindelar Abstentions: 
 
MEETING OPEN TO THE PUBLIC: 
Colleen Lyons, Lake Hopatcong Commission, asked if an easement was purchased and subdivided to 
make a lot in conformance, would the lot coverage be calculated based on being a conforming or non-
conforming lot.  She was told it would be based on a conforming lot, so the overage would go from 35% 
to 25%. 
 
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 the ID badges, and Mr. Tappan said he would work on that. 
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NEW BUSINESS:  
Mayor Francis said the school had been sold, and there had been some questions concerning the house 
on the corner by the school.   
 
ADJOURNMENT: Chairman Gilbert requested a motion to adjourn the meeting at 8:40pm. 
 
Motion by:  Judy Kracht    Seconded by: All      All in favor? Aye 
 
 
 
 
                     _____________________________ 
             Danielle Rennie 
             Land Use Board Secretary 
 


