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MINUTES OF THE 
LAND USE BOARD, 

 BOROUGH OF HOPATCONG,  
MUNICIPAL BUILDING, 111 RIVER STYX ROAD 

HOPATCONG, NEW JERSEY  
MARCH 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: Robert Duncan, Mark Gaffney (7:35pm), Judith Kracht, Robert Rehe, Phillip Reilly, 

Ron Tappan, Mayor Michael Francis, Alan Gilbert 
 
ABSENT: Anthony Bongiovanni, 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 March 2, 2021 

meeting minutes. Seeing none, he entertained a motion.  

 

A motion was made by Bob Duncan and seconded by Bob Rehe to approve the March 2, 2021 minutes.  

 

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

1. Andrij Andrutchuk       19-27 Lucas Road 

Mr. Andrutchuk would like to discuss converting 5 lots into 3 lots (100x100) and building 3 new homes. 

 

Mr. Andrutchuk explained he would like to convert 5 empty, nonconforming lots into 3 lots with a house 

on each.  He said the lots would be undersized, but similar to other lots in the area.  Mr. Andrutchuk 

understands there are wetlands in the area, but he would work with the engineer.  The total square 

footage of the 5 lots is approximately 30,000 SF. 

 

Mr. Haggerty verified that all the lots are owned by the same person, with separate tax bills.  He said the 

assessor has the authority to combine those, due to the common ownership. 

 

Mayor Francis suggested making 2 compliant lots instead, because having 3 lots would make them 

substandard and noncompliant.   

 

Mr. Ruschke said there is also a sewer line in that area.  He said the key to the property is the wetlands 

and riparian zone because of the stream. 

 

2. Andrij Andrutchuk       15 Florence Street 

Mr. Andrutchuk would like to discuss reinstating/extending a resolution to build a previously approved 3-

bedroom single family home. 

 

Chairman Gilbert said that resolution is from many years ago, before the Land Use Board was created.  

He suggested Mr. Andrutchuk start from the beginning with a new application, as codes have changed, 

and the Board members agreed. 
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CONTINUED APPLICATION:  

1. Matt Ruszkiewicz  Block 30102 Lots 10, 11  3 & 5 Broadway 
The applicant would like to build a new house on a vacant lot.  Variances being requested are: 242-38D1 
lot size, 242-38D4 front yard setback, 242-11C steep/critical slope, any variances required by the Land 
Use Board. 
 

Chairman Gilbert asked if Mr. Ruszkiewicz had met with the neighbors. 

 

Mr. Ruszkiewicz said he met with one neighbor three times, and they could not reach an agreement to 

purchase the additional lot.  He also said he spoke with the other neighbors about their concerns.  Mr. 

Ruszkiewicz said he added more trees along the back of the property, and his engineer performed a perk 

test for the drywell; at 9’ they hit sandy soil.  He also said they would work within the envelope and 

minimize hammering as much as possible. 

 

Chairman Gilbert said according to the Drainage Report, there would be less water leaving the property 

if this application were approved. 

 

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

 

Nadine Patzer said she was satisfied with the additional trees added and asked if there would be any 

change to the building.  She was told that would depend on the amount of rock encountered. 

 

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. 

 

Bob Duncan made a motion to approve the Ruszkiewicz application, seconded by Bob Rehe. 

 

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

2. 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.   
 

Chairman Gilbert said correspondence was received from the attorney requesting the application be 

carried again to the April 20th meeting without notice.  The applicant is revising their plans pursuant to the 

meeting they had with the County Planning Board.  He said there are already two lengthy applications 

scheduled for April 20th.   

 

Chairman Gilbert asked if anyone from the public had planned on commenting on this application 

tonight. 

 

Brian Attas said he would rather receive notice for the new date, so neighbors would stay informed. 

 

Bob Duncan made a motion to carry the BellaRosa application to May 4, 2021 with notice, seconded by 

Bob Rehe. 

 

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

NEW APPLICATION: 

1. Robert & Janine Shugan Block 50605 Lot 5   28 Hilltop Road 

The applicant would like to increase the size of the kitchen and dining area on the first floor and add a 
second story loft and storage.  Intended use of the property will be a primary residence.  Variances being 
requested are: 242-38D4 front yard setback, 242-38D7 height, 242-18A structure within 50’ of lake, any 
variances required by the Land Use Board; pre-existing nonconforming: 242-38D5 side yard setback, 
242-28C1 retaining wall setback. 
 
Robert & Janine Shugan (owners) and Joe Gates (architect) were sworn in by Mr. Haggerty.  Mr. Shugan 
said they would like this property to be their primary residence.  He said they would like to expand the 
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kitchen and dining area by extending the first floor back 11’, and adding a second story relocating a 
bedroom upstairs.  He said they are trying to minimize the coverage impact by adding a second story, as 
opposed to enlarging the footprint drastically outward. 
 
Chairman Gilbert asked about the two sheds on the property, and Mr. Shugan said they would like to 
keep them; his intention is to move the shed in the front straight back away from the road. 
 
Mr. Gates spoke about the height of the house saying due to the topography of the land, he provided six 
points of height (3 in the front, 3 in the back).  He explained the process used in calculating the average 
grade height at 29.2’.  He said the original plan submitted for Zoning did not have these different heights 
indicated.   
 
Mr. Ruschke verified that not more than 50% of the first-floor foundation is exposed.  He also verified the 
retaining wall is separate and not part of the main structure. 
 
Chairman Gilbert asked about the engineer review letter. 
 
Mr. Gates said they meet the DEP permit-by-rule criteria, the encroachment is for a rock wall along the 
bulkhead of the lake (they propose no additions by the water), and the retaining wall calculations could 
be provided.  He said the wall could end up being 10’ high due to the grade.   
 
Mr. Ruschke suggested possibly tiering the wall and adding plantings to mitigate the height.  
 
Mr. Gates said the septic is located under an existing deck.   
 
Mr. Reilly asked about the space above the garage and he was concerned that would become a 
bedroom. 
 
Mrs. Shugan said there is very little storage in the house, and that area would be used to store seasonal 
items. 
 
Mr. Gates said the square footage for the home would be 2,148 SF, which includes the garage. 
 
Mr. Duncan asked about the Bonus room, and Mr. Shugan said that would be an office as he and his 
wife both work from home. 
 
There was a discussion concerning the storage spaces and the stairs in the rear.    
 
Mr. and Mrs. Shugan said the storage areas will not be used as bedrooms, and the septic recently 
passed inspections. 
 
Chairman Gilbert asked if anyone from the public would like to comment on this application.   
 
Colleen Lyons, Lake Hopatcong Commission, said she had spoken to the applicant about lot coverage, 
the possible installation of rain gardens, and not using fertilizers.   
 
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 verified with Mr. Gates that these improvements would be in keeping with area houses. 
 
Phil Reilly made a motion to approve the Shugan application including the stipulations already discussed 
concerning the wall, shed, and storage areas, seconded by Mark Gaffney. 
 
Upon roll call vote: 
Ayes: Duncan, Gaffney, Kracht, Rehe, Reilly, Tappan, Mayor Francis, Chairman Gilbert 
Nays: Absent: Bongiovanni, Lijo, Rahill, Councilman Schindelar Abstentions:  
 
ZONING OFFICER REPORT: NONE 
 
DISCUSSION: 

1. Governing Body Cannabis Ordinance  
 
Mayor Francis said according to the law, this Board needs to review the proposed ordinance. 
 
Mr. Haggerty explained this would be a consistency review with the Master Plan.  The Board would need 
to make a recommendation to the Governing Body. 
 
Bob Rehe made a motion to recommend the ordinance to the Governing Body, as it is consistent with 
our Master Plan, seconded by Judy Kracht. 
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Upon roll call vote: 
Ayes: Duncan, Gaffney, Kracht, Rehe, Reilly, Tappan, Chairman Gilbert 
Nays: Absent: Bongiovanni, Lijo, Rahill, Councilman Schindelar Abstentions:  
 
RESOLUTION:          Hearing Date 

1. Charles Wendland       February 16, 2021 
A motion is in order to approve the Wendland resolution granting the extension of variance approval at 
338 Maxim Drive, Block 41105 Lot 6. 
 
Chairman Gilbert asked if there were any additions or corrections to the Wendland resolution.  Seeing 
none, he entertained a motion. 
 
Ron Tappan made a motion to approve the Wendland resolution, seconded by Bob Rehe. 
 
Upon roll call vote: 
Ayes: Duncan, Gaffney, Kracht, Rehe, Tappan, Mayor Francis, Chairman Gilbert 
Nays: Absent: Bongiovanni, Lijo, Rahill, Councilman Schindelar Abstentions: Reilly 
 
CORRESPONDENCE:  
 
ESCROW REFUND: 

 
BILLS:    

MOTT MC DONALD 
Inv. 507428087    Meeting Attendance   $720.00 
Inv. 507428101    Wood     $156.25 
Inv. 507429672    Lesch – Lot Grading   $31.25 
Inv. 507431937    Meeting Attendance   $280.00 
Inv. 507431939    Behnert    $130.00 
Inv. 507431940    Hamilton    $140.00 
Inv. 507431942    Shapiro    $345.00 
Inv. 507431943    Ruszkiewicz    $65.00 
Inv. 507431944    Jarosz     $540.00 
Inv. 507431946    Deveci     $338.50 
Inv. 507431947    Ruszkiewicz    $269.00 
Inv. 507432156    Ruszkiewicz    $122.50 
Inv. 507432157    TBB Real Estate   $162.50 
 

DOLAN & DOLAN 
 

NEW JERSEY HERALD 
 
A motion was made by Ron Tappan and seconded by Bob Duncan to approve the bills for March 16, 
2021 meeting.  
 
Upon roll call vote: 
Ayes: Duncan, Gaffney, Kracht, Rehe, Reilly, Tappan, Mayor Francis, Chairman Gilbert 
Nays: Absent: Bongiovanni, Lijo, Rahill, Councilman Schindelar 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: 
 
NEW BUSINESS:  
 
ADJOURNMENT: Chairman Gilbert 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 
 


