
1 
LB Minutes 4/18/16 

 

 

BLAIRSTOWN TOWNSHIP 

LAND USE BOARD 

     April 18, 2016 

 

 

MINUTES 

 

 

The Blairstown Township Land Use Board met in a regular session on Monday, April 18, 2016, 

at 7:30 pm at the Blairstown Municipal Building, 106 Route 94, Blairstown, New Jersey.         

The following members were present: Barbara Green, David Keller, Nick Mohr, Rosalie Murray, 

Mike Repasky, Joanne Van Valkenburg, Cynthia Dalton, Debra Waldron, Frank Anderson, 

Dominic Daleo, and Mark Ohannesian.  Jim Sikkes and Dick Mach were absent.  Also present 

were: Board Engineer, Ted Rodman, Board Attorney, Roger Thomas, and Board Secretary, 

Marion Spriggs.   

 

SALUTE TO THE FLAG:  was recited.  

 

THE SUNSHINE STATEMENT: was read.  

 

Meeting was called to order by Chairwoman Waldron, who stated: 

 

“Adequate notice of this meeting of the Blairstown Township Land Use Board has been provided 

in accordance with the Open Public Meetings Act (Chapter 231.P.L. 1975)”. 
 

ROLL CALL: was taken. 

 

LAND USE BOARD DEADLINE DATES: 

 

Chairwoman Waldron declared that submission of information supporting applications must 

arrive at Town Hall 10 calendar days prior to meetings.  She explained this is an effort to give 

the Board members enough time to review the documents and requested this notice be read at 

each meeting. 

 

MINUTES OF PREVIOUS MEETINGS: (As distributed prior to the meeting date).  

 

Minutes of the March 21, 2016 Regular Meeting of the Land Use Board were approved, as 

corrected. 

 

Action:  A motion was duly made by Mr. Keller seconded by Mr. Repasky to approve the 

Minutes of the March 21, 2016 Regular Meeting of the Land Use Board, as corrected.  Roll call 

vote:  Green, Keller, Mohr, Murray, Repasky, Van Valkenburg, Dalton, Ohannesian, and 

Waldron – yes.   
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RESOLUTIONS:   

 

None 

 

COMPLETENESS:  

 

None 

 

Mr. Ohannesian arrived at 7:35pm 

 

PUBLIC HEARING:  

 

LB#02-16 Thomas Voorhees, Blk. 501, Lot 1.04,- 53 Walnut Valley Rd., (2) Bulk Variances 

 

Thomas and Melissa Voorhees, 53 Walnut Valley Rd., were sworn in.  

 

They stated they have no attorney representing them. 

 

They plan to put a garage in front of their property.  They wish to make it larger than the allotted 

amount.  

 

Chairwoman Waldron explained they were here last month and the application was carried to 

this meeting since they are returning with new photos.   

 

Mrs. Voorhees divulged that they changed from almost 100% bigger than allowed.  Now when 

the deck is included, she said they are at 25%.  

 

Roger Thomas determined there are 6 additional photos to be marked.   

 

Exhibits A-9 through A-15 were marked and retained for the file. 

 

Exhibit A-16 photo board of what the building will look like upon completion, was marked and 

retained temporarily for the file.  

 

Ted Rodman’s Report of 4/14/16 was reviewed by Mr. Voorhees.   

 

Mr. Voorhees pointed out comment #4 should be corrected to garage doors facing the southwest.  

He said bushes will be put around the building not for screening purposes but more for 

aesthetics.   

 

A LUB member drove by and noted natural screening in the area was very thick. 
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This portion of the Hearing was opened to the Public.  There were no questions or comments 

from the Public. 

 

Roger Thomas summarized if there is a favorable motion, he suggested the following conditions: 

 

Building is 30’ x 40’ 

14 1/2’ high (excluding the cupola) 

Item #4 (Ted Rodman 4/14/16 Report) – foundation plantings 

Incorporate A-16 – photo of what the building will look like, listing stain color 

No living space 

Not for commercial use 

 

Action:  A motion was duly made by Mr. Repasky, seconded by Mr. Ohannesian, to approve 

LB#02-16 Thomas Voorhees, Blk. 501, Lot 1.04,- 53 Walnut Valley Rd., (2) Bulk Variances, 

with the aforementioned conditions.  Roll call vote:  Green, Keller, Mohr, Murray, Repasky, 

Dalton, Van Valkenburg, Waldron and Ohannesian – yes.  

 

LB#04-16 Turf Pro, LLC, Blk 803, Lot 4.15- 9Artist View Ln.,Use Var (bifurcated Min Site 

Pl) 

 

Mark Ohannesian stepped down for this application and left the meeting.   

 

Mrs. Dalton and Van Valkenburg were recused for this application. 

 

Harold Finch, 9 Artist View Ln., was sworn in. 

 

John Hansen, PE, PP, Ferriero Engineering Inc., Chester, NJ, was sworn in. 

 

Richard Keiling represented this applicant.  He reviewed that this matter was denied on 11/16/15. 

There have been changes made.  The applicant is now seeking to construct a 3,500 sq. 

ft.building, 50’ x 70’, for indoor storage of outdoor equipment.  1,500 sq. ft. of gravel, initially 

proposed, has been removed and will remain as grass. The final change is to remove 2 big, front-

end loaders from the site for storage in Montague.  One of these will return briefly around 

November for 1 week to 10 days until it is relocated to the Acme parking lot for snow removal.  

 

He indicated this application is for D variance only.  If approved, the Applicant will return to 

show the proposed building.  That is why it is bi-furcated. 

 

For the benefit of the new LUB members, Mr. Finch gave a synopsis of what has occurred at this 

site for a number of years.  He started the landscaping business 15 years ago on his grandparent’s 

horse and vegetable farm.   

 



4 
LB Minutes 4/18/16 

 

 

Regardless of the outcome tonight, Mr. Finch revealed skid steers, brush hogs, a mini excavator 

and materials to produce in their nursery, will remain.  Since he maintains the road, power 

equipment will continue to be stored there.  90% of what he owns will be there.  

 

No retail sales will occur there.  Mr. Finch testified they fall 1/10th of an acre short of being farm 

assessed.   The Zoning Officer states this is deemed Residential Agriculture which enables 

production but no roadside sales.  Mr. Finch revealed they are in negotiations to purchase the 

property next door to provide sufficient acreage for farmland assessment.  He said it also would 

alleviate any new homes being built there.  

 

There will be 3 to 5 full time employees.  In winter, part-time employees will report directly to 

the site where snow plow equipment is stored.  Employee parking will be by the new building. 

 

Mr. Finch responded to Ted Rodman’s concern regarding a storage tank.  A form of de-icer is 

stored there, only in winter, to enable him to get down the hill.  He is impartial as to whether this 

is retained. 

 

Mr. Finch noted that he has a DEP pesticide license which is renewed yearly.  

 

He revealed the pesticides are kept in the basement of the home in which his grandparents live, 

and are inspected by the DEP every other year.   The DEP imposes certain guidelines for their 

storage.  They have passed for 13 years now. 

 

He also admitted there is additional storage in the locked barn currently.  They don’t use 

restricted pesticides.  

 

Mr. Finch testified there is no plan for above-ground fuel storage tanks. 

 

Vehicle repair or maintenance will not be done on the property.  It is currently done offsite 

professionally. 

 

Fuel storage tanks are filled at Valero in the morning, and come back empty.  5 to 10 gallon 

tanks are kept around the barn, and in the grandfather’s garage, for home use for generator, log 

splitter and various equipment used around the field.  20 gallons would be kept onsite at all 

times.   

 

Mr. Keller commented, based on the A-3 Equipment List, it appears it all can’t fit in the barn, 

which means alot will be stored outside.  Mr. Finch responded that’s why alot of the vehicles are 

being stored in Montague.  Chairwoman Waldron asked if Mr. Finch would agree this be a 

condition, to which he responded “yes”.  Mr. Finch offered to do a revised list of storage upon 

approval. 

 

To clarify, Mr. Finch revealed he should not have provided the equipment list last meeting. He 

stated his winter operation is run out of Montague and equipment and salt is stored there. 
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This portion of the Hearing was opened to the Public.  There were no responses from the Public. 

 

Mr. Finch met with the Zoning Officer, David Diehl, whereupon he learned there is not one 

property in Blairstown where a landscape nursery is permitted.  Only the Blairstown Nursery 

was grandfathered in 20 – 30 years ago.  

  

Chairwoman Waldron explained why that is – because of contamination, property values and 

noise issues in a residential zone, to name a few. 

 

Exhibits A-1 through A-4 were marked.  

 

John Hansen, PP, Ferriero Engineering, Inc., Chester, explained them. 

 

Mr. Hansen noted the Positive and Negative criteria. 

 

Positive 

 

Well screened  

Void of environmental constraints 

Topographically – lower than the road 

Centrally located within the site – allowing buffering along perimeter of property, containing 

      noise, odors & dust, causing no detriment to neighbors 

Exterior storage will be put inside 

Building will be consistent with the look of other farm buildings in the area 

 

Negative 

 

No substantial detriment 

This proposed building will look more like a farm – (Farms are allowed in R-5 zone)  

 

Mr. Hansen revealed upon inspection of Blairstown Ordinances, there were no areas where this 

would be permitted.  HC and CGI zones would still require them to come before this Board, 

arguing the D variance. 

 

Chairwoman Waldron asked if it would be more suitable in a location, other than a residential 

zone.  Mr. Hansen replied, “it’s hard to tell as each property must survive on its own merits”.  He 

said there may be areas, other than residential, that may have some environmental constraints.  

 

Mr. Hansen said with right restrictions, conditional to a Site Plan, this can be done comfortably. 

 

Chairwoman Waldron stated her concerns regarding gas & oil.  She stated storage of farm 

equipment has polluted aquafers and wells over time.  She stated the concern of the LUB is in 

this residential zone, there are neighbors with wells nearby.  She further noted it can be 

detrimental to someone’s property values, and more importantly, to their health.   
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Roger Thomas asked Mr. Hansen to explain Purpose A – benefiting general welfare.  Mr. 

Hansen responded this business services the community, and provides employment. 

 

This portion of the Hearing was opened to the Public.   

 

The following persons were sworn in: 

 

Andrew Lagomarsino, 7 Artist View Ln. stated it is against the law in Blairstown to have a 

commercial business on a 1 family, non-profit lot. 

 

Karen Klein, 12 Artist View Ln., has horses.  She rarely sees trucks. There is minimum noise. 

There is no impact on her property.  She sees his hedgerow and doesn’t notice that his home is 

any different. 

 

Cheryl Ferrante, 17 Artist View Ln., moved in 2011.  She loves this beautiful, very residential 

street.   She feels this type of business is disruptive.  Traffic is a problem, as you can only drive 

in 1 way.  She pulls over for construction vehicles and the road has to be paved because of this 

problem.  She noted the street can’t support the heavy duty equipment.  The Homeowners’ Assn. 

takes care of the street. 

 

Bev Bolcato, 6 Artist View Ln., lived there since 2001.  The quality of her life has not been 

impacted.  She doesn’t notice traffic problems.  She considers this an asset on her road.  

 

Don Jacobson, 12 Artist View Ln. stated Mr. Finch’s business is transparent to him with no 

issue.   He admitted the road is very narrow at the top.  If you pass another car, someone has to 

pull over.  Oil, Fed Ex, and UPS trucks travel that road also.  He commented Mr. Finch’s 

business has no impact on his life other than that he is a very good neighbor. 

 

Kristina Gotty, 9 Artist View Ln. considers environmental concerns unfair as compared to 3 auto 

shops on the river.  She thinks they are more of a concern.  Regarding vehicles leaking oil etc., 

she follows trucks every day enroute to work, and sees nothing different with what he is doing.  

 

This portion of the meeting was closed to the Public. 

 

Mr. Finch wants to make the Board aware he has installed gravel turn offs on the road to 

alleviate respective lawns from damage, at no charge to homeowners’ association. 

 

Roger Thomas declared he is framing the motion in the positive because there is a requirement 

for 5 affirmative votes.  This is not to influence but simply to get the matter on the table.  It 

would include: 
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Site Plan 

Usage of colors and mode of Exhibit A-4 – (photo of type of building)   

Pesticides kept on site in containers, no larger than 2 ½ gals.  Liquids to be kept in basement of       

house 

No fuels be stored on site or in tanks 

All mechanical equipment repairs be done off site 

Gas cans be filled off site 

Landscaping shrubs grown on property are not authorized for retail sales on site 

Removal of 2,700 ft. of gravel near front access to Artist View Ln. – subject to LUB review via  

Site Plan 

Storage building have a concrete floor with no drains 

Spill Containing Kit kept onsite at all times 

No filling of gas cans onsite 

Approval will not run with the land (if approved), as consented by Applicant 

Additional Comments #5,7,8,11 and #14 of Ted Rodman’s 3/17/16 Report 

Subject to the list of equipment that would remain on site, as outlined by Mr. Finch, which would  

be provided in a formal manner PRIOR to the memorialization of this action 

Relocation of parking to the northerly part 

 

Roger Thomas declared as long as Mr. Finch stays on the property with the operation, upon the 

demise of his grandparents, who own the property, the Variance remains valid.  This property 

cannot be sold with the Variance attached.  

 

Action:  A motion was duly made by Mrs. Murray, seconded by Mrs. Green, to approve  

LB#04-16 Turf Pro, LLC, Blk 803, Lot 4.15- 9Artist View Ln.,Use Var (bifurcated Min Site 

Pl) with the aforementioned conditions.  Roll call vote:  Green, Keller, Mohr, Murray – yes. 

Repasky, Waldron and Anderson – no.  

 

Roger Thomas declared this matter did not pass.  There were not 5 affirmative votes.  This 

matter does not carry. 

 

(At this point a break occurred.) 

 

LB#03-16 Little Hill Fdn., Inc., Blk. 1202, Lot 3.2,- 13 Stillwater Rd., Use Var. 

 

Mrs. Dalton and Van Valkenburg were recused for this application. 

 

Richard Keiling, Esq., appeared on behalf of the Applicant.  His clients are the contract 

purchasers of 13 Stillwater Rd. 

 

He gave a brief overview.  He noted the property proposed is adjacent to the Mason’s Building 

on Stillwater Rd.  He explained there was a variety of uses located there.   The current usage is as 

a church.   It is now desired to be used as a general counseling center.  
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There will be no counseling or transportation for students who are at Alina Lodge in Hardwick.  

 

(Roger Thomas noted testimony will end at 10pm.)  

 

Chairwoman Waldron explained this application must be started, as three hearings were 

simultaneously scheduled, which is rare.  She noted this application will be listed 1st on the 

5/16/16 Hearing Agenda. 

 

The following were sworn in and stated their credentials: 

 

Donna Pittala, Director of Family Services, Little Hill Fdn., 61 Ward Rd., Hardwick, NJ 

 

Donald Yurga, Chief Operating Officer, Little Hill Fdn., 61 Ward Rd., Hardwick, NJ 

 

Donna Pittala indicated there will be no drug dispensing at the center however prescriptions can 

be obtained.  There will be no medically assisted treatment, i.e. methadone.   There will be no 

blood taken or invasive testing.   No medications, prescriptions or narcotics will be stored on the 

property.   

 

She revealed this will be a counseling center servicing residents of the County.  There will be 

individual and group sessions.  Adolescents and adults will be served.  She listed issues which 

will be addressed.  

 

Mr. Keiling addressed the existence of 15 parking spaces.   Initially Ms. Pittala indicated there 

will be 1 receptionist and 1 counsellor, later possibly 2 counselors.  She explained there would 

only be 1 group at a time, of about 6 to 8 people.  Operating hours would be tentatively 10am 

until 8pm.  There would be no Sunday hours.   

 

Ms. Pittala described the facility room-setup.  

 

This portion of the Hearing was opened to the Public.   

 

Gail Romano, 170 Lake Just it Rd., Hope, NJ was sworn in.  She asked Ms. Pittala her 

qualifications.   

 

Ms. Romano asked for a breakdown as to the types of counseling. Ms. Pittala explained most 

people come in and don’t know exactly what their issues are.  Ms. Pittala indicated a person may 

come in for one thing generally speaking, which may lead to another, for example, alcoholism.  

Ms. Romano asked what the primary diagnosis is for those coming in.  Ms. Pittala responded it is 

varied but most likely individuals will have an Access #1 Disorder, anxiety, depression, anger, 

self-harm or trauma issues.  
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Ms. Romano asked if MICA (Mentally Illness Chemical Addicted) will be served.  Ms. Pittala 

responded most likely not, since when the assessment is done, those individuals will require a 

higher level of care.   

 

Mr. Yurga outlined the days of operation as Monday through Saturday.  He said hours of 

operation may be 10am to 9pm, stating they will not remain open, if no one comes in.  

 

Ms. Pittala explained though there will be 1 counselor to start, they have access to specialized 

counselors from Alina Lodge, whom they can use as needed.  She explained their levels of 

education.   Mr. Yurga added, they will be staffing according to state regulations.  

 

Ms. Romano asked what protocol is for medical emergencies.  Ms. Pittala responded there would 

be written policies in place, since these are state regulations.   The Emergency Squad would be 

called, as there will not be medical staff in that building.  Currently all the staff is trained in CPR. 

One CPR trained staff member would always be on duty.  

 

Ms. Pittala indicated she could not list all the emergency equipment onsite but noted it is defined 

in the regulations.  

 

Ms. Pittala admitted at the In Patient Facility, nurses are on staff 24/7.  There is a physician on 

staff also but not 24/7. 

 

Ms. Pittala described response to a Mental Health Emergency.  Newton Hospital or Warren 

County Crisis Line would be called and a screening would be done.   The Police would come out 

for an assessment and possibly the person would go to Newton Hospital Emergency Room or 

Warren Hospital. 

 

Chairwoman Waldron indicated this matter must be wound up now.  She requested a list of 

medical emergency equipment be brought to the 5/16/16 LUB meeting, for the record. 

 

Roger Thomas announced this matter will be carried without further notice until 5/16/16. 

 

CORRESPONDENCE:  

 

NJ Planner – Jan/Feb. 2016 Issue  

OTHER BUSINESS: 

 

COAH 

 

Roger Thomas declared there has been a Case Management Meeting with Judge Miller, assigned 

to Blairstown.  Mr. Richard Reading, a numbers Planner of 35 years, has been appointed to assist 

the Judge in the methodology to be established.  A Planning Master has also been appointed to 

help in settling cases.   
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He noted the Judge has ordered that $5,000. Escrow, in each municipality, be setup for use by 

Mr. Reading, in the event that he gets involved in an individual municipality. 

 

He said Blairstown is part of a consortium of 300 communities in NJ, each has contributed 

$2,000., to establish a consultant, Econsult, of Philadelphia.  Econsult has rendered a series of 

reports.  He explained that since there has been a lot of activity going on statewide, an additional 

$2,000. may be requested. 

  

Roger explained, because of the ongoing activities and since there has not been a trial, 

Blairstown’s immunity has been extended from the end of April until October 31, 2016.  He 

commented that the main trial is scheduled for September but he feels it will be closer to 

November.  

 

Mrs. Van Valkenburg informed the Board that she wanted them to know what Twp. Comm. is 

doing regarding COAH.  They have discussed eliminating COAH.  She noted there have been 

towns that have totally dropped out.  She stated the Township needs to look at what lands are out 

there and how a Builder’s Remedy would affect Blairstown with its diminishing population and 

lack of growth and building.  

 

Roger Thomas clarified that COAH has been stripped of its power by the Supreme Court. It 

should be determined whether or not Blairstown is vulnerable to a Builder’s Remedy Suit. He 

noted if Blairstown gets sued because they don’t have a plan, and they lose, that’s the risk taken. 

 

Dollar General Building Design 

 

Ted Rodman announced that he has brought the approved building design for Dollar General, 

located next to Town Hall.  He asked for patience regarding the exterior appearance.   

Chairwoman Waldron has been addressing many inquiries re: same.    

 

Design Standards Committee 

 

Rosalie Murray suggested the Township formulate a Design Standards Committee.  Chairwoman 

Waldron noted it has to be a consensus of the Board, then be referred to the Township 

Committee.  She reviewed that this was brought up while both Mrs. Murray and Chairwoman 

Waldron were on the Planning Board, and it was voted down. 

 

Mrs. Murray revealed that Township Committee has now referred her back to the LUB.  

Chairwoman Waldron responded that she has no problem with that at all, and suggested it be 

held until the 5/16/16 LUB Meeting. 

 

Selection of LUB Planner for 2016 

 

Darst #ZB04-10 – Compliance 
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NEW BUSINESS: 

  

None 

 

PUBLIC PORTION: 

 

There were no members of the public present.  

 

VOUCHERS:   Professional services rendered. 

 

Action:  Upon a motion duly made by Mr. Mohr, seconded by Mrs. Dalton, escrow vouchers, as 

attached to these minutes, were approved.  Roll call vote:  Green, Keller, Mohr, Murray, 

Repasky, Van Valkenburg, Dalton, Anderson, Daleo and Waldron – yes.  

ADJOURNMENT: 

 

Chairwoman Waldron asked the Board for a motion to adjourn.  

 

Action: On a motion duly made by Mr. Mohr, seconded by Mr. Keller, and unanimously carried, 

the meeting was adjourned at 10:24pm.  

 

Respectfully submitted,  

 

Marion C. Spriggs, Board Secretary 


