TOWN OF HACKETTSTOWN
MINUTES
Land Use Board
December 16, 2025 Meeting

Adequate notice of this regular public meeting has been provided in accordance with the Open Public Meetings Act by posting notice on the bulletin board in the Municipal Building; by publishing in the New Jersey Herald and Daily Record, the official newspapers of the Town of Hackettstown; by posting notice on the website of the Town of Hackettstown; filing said notice with the Town Clerk of Hackettstown; as well as furnishing said notice to those persons requesting it pursuant to the Open Public Meetings Act.  As advertised, action may be taken at this meeting.

CALL TO ORDER
The December 16, 2025 Meeting of the Town of Hackettstown Land Use Board was called to order by Chairperson Camporini at 7:00 p.m.

FLAG SALUTE

ANNOUNCEMENT OF PROPER NOTICE

ATTENDANCE
Board Members Present
Moore, Lambo, Wolfrum, Camporini, Stead, Anthony, Graf, Medcraft, DeAngelis, Gaertner 
Also Present:  Board Engineer Wisniewski, Board Planner Bloch, Board Attorney Zakin
Board Members Absent
Becker, Stout

MINUTES
Mr. Moore made a motion to approve the minutes of the regular Land Use Board meeting held on November 25, 2025 as submitted.  Mr. Anthony seconded the motion.
In Favor:  Moore, Wolfrum, Camporini, Stead, Anthony, Graf, Medcraft, DeAngelis, Gaertner 
Opposed:  None
Abstained:  Lambo

Mr. Lambo made a motion to approve the minutes of the executive session held on November 25, 2025 as submitted.  Mr. Wolfrum seconded the motion.
In Favor:  Moore, Lambo, Wolfrum, Camporini, Stead, Anthony, Graf, Medcraft, DeAngelis, Gaertner
Opposed:  None
Abstained:  None



COMPLETENESS
Application #25-14 – Rugel Dream Properties, LLC – 273-285 Main Street – B72, L17 & 18 – Minor Subdivision/Preliminary Major Site Plan/Final Major Site Plan
Mr. DeAngelis made a motion to deem this application incomplete due to the need for a historic impact statement and the need to address discrepancies with the current plan submission compared to the previous plan submission.  These discrepancies being with the amount of bedrooms, retail space and how many stories are being constructed.  Mr. Moore seconded the motion.
In Favor:  Moore, Lambo, Wolfrum, Camporini, Stead, Anthony, Graf, Medcraft, DeAngelis, Gaertner 
Opposed:  None
Abstained:  None

PUBLIC HEARING
Application #25-13 – David Rode – 9 Birch Road – B119, L11.01 – Section 36/Bulk Variance
Application was presented by Michael Selvaggi, Esquire, Lavery, Selvaggi, & Cohen, PC, Hackettstown, NJ 
Mr. Selvaggi explained that the Section 36 is being requested because the property does not abut a public street.  Mr. Selvaggi also informed the Board at this time that the Police Chief and the Fire Chief visited the site and did not see any issues with emergency vehicles accessing the property.  Mr. Selvaggi also explained that bulk variance relief is being requested because of the lot size coverage.  

Mr. Selvaggi introduced David Rode, owner of 9 Birch Street, Hackettstown, NJ who was sworn in by Board Attorney Zakin to testify as a fact witness. 

Mr. Selvaggi introduced William Moran, PPE, PP, Golden & Moran Engineering, LLC, 24 Franklin Street, Mahwah, NJ, who was sworn in by Board Attorney Zakin and qualified by the Board to testify as a professional Engineer.

Mr. Moran testified to the following:
· The property is located in the Rustic Knolls development at the end of Birch Road, which includes a 20 foot private right of way
· A paper street abuts the property
· The lot consists of 10,170 square feet, the lot frontage is 125 feet
· The existing house is a two bedroom home
· The existing deck will be demolished and replaced with a larger 8 x 32 foot deck
· There is no public water or sewer to the home
· By adding the deck there will be an increase of lot coverage totaling 25.9%
· The deck will be wood and will be at the same elevation of the first floor
· The water will run through the boards to a gravel area under the deck 
· A C-1 Variance is being requested because of the undersized lot
· The lot is located on a dead-end road
· There will be no electricity running onto the deck
· The house is a one-story structure with no basement
· Landscaping will be installed to provide privacy to the neighbors
· The property is currently being renovated after being unoccupied for approximately 30 years
· The square footage of the house is 550 square feet
Chairperson Camporini asked if any Board members had any question at this time.

Chairperson Camporini asked if the shed located in the back corner of the property is in the conservation easement.  Mr. Rode stated that it was the neighbor’s shed and has since been relocated.

Board Attorney Zakin inquired about any business being conducted on the property because 10% of the property is owned by Scooter’s Salvage.  Mr. Rode testified that he is the sole owner of Scooter’s Salvage and there is no business is conducted on the property.  Mr. Zakin also requested an updated statement that taxes are current.

Chairperson Camporini asked if anyone from the public had any questions at this time.

Gregory Heller, 5 Carriage Road, Hackettstown, inquired about the plans being up to date.  Mr. Moran confirmed that the plans were prepared in 2024 and the survey is not up to date.  The plans presented do not show the amount of crushed gravel around the property and Mr. Heller inquired whether the existing gravel around the property is considered impervious coverage. Mr. Heller also inquired if two storage sheds on the property would be included in the lot coverage calculation.  Board Planner Bloch indicated that the stone gravel and the sheds would be included in the lot coverage calculation. 

Mr. Rode testified that there is a 5 x 12 foot ice shack on skids in the corner of the property that holds tools and equipment, a 7 x 20 foot enclosed trailer on wheels that holds two motorcycles, tools and equipment, which will remain on the property while under construction but will be removed once construction is complete and a 7 x 14 open utility trailer, which will be parked on the left side of the house and will remain on the property.  Mr. Rode also testified that the septic will be installed over the summer.  

Discussion was held regarding the need to provided an updated survey showing stormwater runoff as well as impervious coverage as it is today and what it will be in the future. 

Chairperson Camporini asked if anyone from the public would like to speak at this time.

Gregory Heller, 5 Carriage Road, Hackettstown was sworn in by Board Attorney Zakin.

Mr. Heller presented pictures of Mr. Rode’s current property conditions, taken within the week of December 16, 2025, which were marked as follows:
Exhibit P1, dated December 16, 2025 entitled Condition of Property
Exhibit P2, dated December 16, 2025 entitled Condition of Property
Exhibit P3, dated December 16, 2025 entitled Condition of Property
Exhibit P4, dated December 16, 2025 entitled White Temporary Shed with Wood Buring Stone
Exhibit P5 dated December 16, 2025 entitled Gate Blocking Birch Road

Mr. Selvaggi requested a short break to confer with his client.  The meeting was paused at 8:10 PM and resumed at  8:13 PM with public comment. 

Mr. Heller addressed the exhibits that he presented to the Board and explained they show a wood pile located in the rear of the property, a shed with a wood burning stove, which has been on the property for several months and has not moved and a gate that was installed on the private road preventing emergency vehicles from accessing the property.  Mr. Heller testified that he feels the property is being used as a campground, that Mr. Rode has cut down surrounding trees without permission and that his property value is being impacted by Mr. Rode’s property. 

Nancy Joyce Simmons, 5 Birch Road, Hackettstown was sworn in by Board Attorney Zakin.  
Ms. Simmons testified that there are trailers and sheds that have been on the property  for over one year, every tree on the property has been cut down, Mr. Rode removed her fence and cut several trees on her property, removed 20 feet worth of brush on her property and pushed trees and brush to the edge of his property creating a fire hazard.  

Mr. Selvaggi asked Mr. Rode if the following would be agreeable:
-Remove additional gravel to reflect only the gravel showing in the presented plans
-Remove the enclosed 7 x 20 foot trailer prior to a C of O being issued by the Town
-The ice shack will be moved on to the gravel 
-Return the property conditions to what is presented on the submitted survey
-Replant trees along the perimeter of the property

Mr. Rode testified that he is in agreement with those conditions and is anticipating the renovations to be complete to obtain a C of O within two years.  Mr. Rode also testified that the additional gravel on the property will be removed once the ground thaws.

Chairperson Camporini asked if anyone from the public had any questions or comments at this time.

Natalia Heller, 5 Carriage Road, Hackettstown inquired if the gravel that will be removed will be place in the easement and expressed her concerns with water runoff.  Mr. Selvaggi stated that the gravel will be redistributed within Mr. Rode’s property lines.

Board Planner Bloch inquired about a landscaping plan along the southerly property line, adjacent from the conservation easement, being submitted to the Board Planner and Engineer. 

Diane Medcraft made a motion to approve the Section 36, C-1 Variance with the conditions that there will be a landscaping plan submitted, maximum lot coverage will be 25.9%, any excess gravel to be removed, the gate on Birch Road to be removed and the condition of the property to be brought back to what was presented on the submitted survey dated November 15, 2024. Mr. DeAngelis seconded the motion.
In Favor:  Moore, Lambo, Wolfrum, Camporini, Stead, Anthony, Graf, Medcraft, DeAngelis
Those Opposed:  None
Those Abstained:  None

FINANCIAL COMMITTEE REPORT
Mr. Stead reported the financial status for the month of December.


OLD BUSINESS
Mr. Lambo inquired about the status of previously approved projects.  Board Engineer Wisniewski reported the status on the following projects:  7 Route 57, Bergen Tool, BP Gas Station, Zanes Car Wash, Mars Parking Lot and HOTGS.

EXECUTIVE SESSION
Mr. Moore made a motion to enter into executive session at 9:21 PM to discuss Affordable Housing.  Mr. Stead seconded the motion.
In Favor:  Moore, Lambo, Wolfrum, Camporini, Stead, Anthony, Graf, Medcraft, DeAngelis, Gaertner
Opposed:  None
Abstained:  None

Mr. Moore made a motion to leave executive session at 9:33 PM.  Mr. Stead seconded the motion.
In Favor:  Moore, Lambo, Wolfrum, Camporini, Stead, Anthony, Graf, Medcraft, DeAngelis, Gaertner
Opposed:  None
Abstained:  None

Chairperson Camporini stated that no formal action was taken during executive session.

ADJOURNMENT
Mr. Moore made a motion to adjourn this meeting at 9:34 PM.  Mr. Stead seconded the motion. 
All were in favor.

Respectfully submitted, 

Mary Matusewicz
Board Clerk
  





