BOROUGH OF MOUNT ARLINGTON
LAND USE BOARD MEETING MINUTES
                                                                May 27, 2026
7:00 PM

Meeting called to order at 7:03 p.m. by Chairman Rob Van den Hende.  

“Pledge of Allegiance to the Flag” recited.

This meeting was advertised in the Daily Record and the West Morris Reporter.

Attendance Roll Call: Hallowich, Driscoll, Van den Hende, Fostle, Green, Rinaldi, Roldan, Mayor Stanzilis, Wilson, Wilkinson, 

Motion to approve Meeting Minutes from April 22, 2026 by Driscoll. Second by Green.
Roll Call: Hallowich, Driscoll, Van den Hende, Fostle, Green, Rinaldi, Roldan, Mayor Stanzilis,  Wilson, 

Motion to approve Vouchers by Roldan. Second by Fostle.  
Roll Call: Hallowich, Driscoll, Fostle, Van den Hende, Green, Rinaldi, Roldan, Mayor Stanzilis, 

Application:
17 McGregor Ave.
B. 10, L. 63
Development Plan
Bulk Area Variances
Matthew Coppolecchia, attorney for Applicant introduced Tom Graham, PE as Kevin Robine, PE who previously testified on behalf of the applicant could not attend. Mr. Graham sworn in.
Mr. Graham states the revisions that were made upon the suggestions from the Board from the April 22, 2026 meeting.
· Shifted the garage to be in line with side line
· Moved the house to meet the side yard setback on the westerly side.
· Remove asphalt from parking area along the street and will install pervious pavers to meet the impervious coverage percentage allowed
· Drywells relocated
· Plan was revised to show the approved dock not the original
· Added a landscaping plan
· Steep slope disturbance still present due to moving the house and construction
· Changed footprint, basement is 65% below grade so they meet the FAR requirements

All items on CP Engineers report were satisfied:
· #3 – tow (2) drywells-all pipes will be buried, one inlet will have a grate and a raingarden will be connected to the drywell.
· #8 – pipe 17.9% will provide clean out & break it up.
· #9 – reduced impervious coverage to 34.9% where 35% is allowed.
· Dry well adjusted to meet side yard set back

Items from J. Caldwell’s report
· Variance for lot width – 94.9ft where 100ft is required
· Front yard - 25ft where 35ft is required
· Slope disturbance 
· Retaining walls – any over 4ft. will required construction permit. Location of walls are within the requirements but during the process they will seek approval and shift if needed.
· Fencing on top of retaining wall at the required height of 30 inches.
· Dock was previously approved by Zoning.  Building Official will be referred for inspection once completed.

LHC letter items:
· Rain gardens, pervious pavers and drywells
· Storm water operations and maintenance manual will be submitted
· Landscaping plan submitted 
· Fertilizer will be used minimally only to get started on this new development

Eric Wilson asks about the trees on the SE side of property if they were able to maintain them with the revised plan.  Mr. Graham stated yes.  Mr. Wilson also asks about permitting of flood hazard rules.  Mr. Graham states that any property in the riparian zone on lake Hopatcong is subject to permitting from the DEP.   All activities on this property fall under the permit by certification and permit by registration category of the DEP.
Flood hazard area has to be verified by the state.
Open to Public, no public questions or comments
Closed to Public.
Mike Selvaggi questions that there is no planning testimony specifically regarding the steep slopes. 
Mr. Graham gives testimony to the steep slopes. He states that because of the unique size and shape of the property, it is small narrow and existing conditions are steep slopes due to prior construction. 
Motion to grant variance relief C2 for front yard and steep slope variance subject to the condition by Fostle. Second by Green.

DEP permits
Quick claim deed for storm water management (once lawn established no more fertilizer)
Retaining wall fence required 30inches or more.
Compliance to all changes requested
Motion to approve Application by Fostle. Second by Hallowich.
Roll Call: Hallowich, Driscoll, Van den Hende, Fostle, Green, Rinaldi, Roldan, Mayor Stanzilis, Wilson

Vote:
Yes:  9
No:0
Abstain: 0

Application:
469 Windemere Ave.
B. 61.02, L.23.08
Subdivision, Preliminary and Final Site Plan Approval

Bernd Hefele attorney for Applicant HG7 Knolls, LLC. Contract purchaser of the property.
MAKPOA (Mt. Arlington Knolls Property Owners Association) will be referenced.  Applicant has no relationship with MAKPOA but has worked closely with the Association putting the application together.
The property is approximately a 4-acre tract located in the RA-30 Zone, proposing 4 residential conforming lots, with beach lot remainder. The tract is vacant other than the existing beach lot.  The property is part of a development of a larger subdivision made by the municipality along with Mr. Kadel.
Thomas Graham PE was sworn in.
Exhibit A1- property exhibit showing the lands transferred by the Borough of Mt. Arlington to Henry Kadel, deed book 1799 pg. 1031 Borough of Mt. Arlington dated July 23, 2025. In 1961 Deed conveyed by the Borough to Henry Kadel.

Exhibit A2 – 1961 Kadel Deed
Mr. Kadel created the subdivision and build out the various lots.  The deed had a provision to the 77 lots that gave the owners of those lots to use the beach front property. This application is not changing any of that. 
Mayor asks if the beach access conversation is relevant to this application.
Mr. Selvaggi states that it puts in context why the subdivision is creating this beach lot.
Mr. Hefele states that Borough put the covenant in the deed as they wanted it to be maintained for beach use.
Mr. Hefele continues stating that they are creating four (4) conforming lots with beach access.  The application creates a cul-de-sac with extension of the public road.

Mr. Hefele introduces his witness
Krista Anderson is sworn in
41 Richard Dr.
50 years resident and Board member of MAKPOA, president of MAKPOA for 20 years.
The Land lord locked them out of the property in 2023. Allegations that they were not upholding the lease. They are in a legal stand still agreement at this time but the law suit is pending. 
The landlord posted the property for sale immediately after they locked the members out.
Ms. Anderson states that the members have not been able to come to that place with family, friends and neighbors to enjoy the community for over three (3) years. She feels that this proposed plan is beneficial to the community as it protects the rights of MAKPOA that they were entitled to, it allows for a permanent easement for access to the beach, new improved restrooms and parking. 
Chairman asks who is going to owner of this property.
Mr. Hefele states that the HOA of the four (4) property subdivision will have responsibility of that beach area along with other responsibilities.
Chairman asks about an agreement with MAKPOA
Mr. Hefele states that they have an agreement with MAKPOA, they will terminate the lease and they will have a permanent easement which will allow MAKPOA rights to the beach area.  The financial agreement will only be maintenance and insurance, which relieves the members substantially.
Mr. Selvaggi states that whether you are part of the 77 members of MAKPOA or not they will still have rights.
Mr. Hefele confirms
Mayor asks that how many members will be on this HOA and will MAKPOA people have a vote in that HOA.
Mr. Hefele states that they will. There will be a five (5) member board consisting of the four (4) homeowners and one (1) from MAKPOA.

Mr. Hefele introduces Tom Graham PE as the engineer to give testimony
Mr. Graham states that the property is in the RA-30 Single-Family Zone, it is approximately 3. 477 acres
280ft in width with frontage on Windemere Ave.

Utility easement that conveys stormwater from Windemere Rd. to the lake.

Exhibit A-3 5/27/26  Existing conditions highlighted survey
DEP Flood Hazard area 928.0, Riparian Zone 150

Exhibit A-4 Site layout colored.
Proposed cul-de-sac
Each lot is conforming, approximately .5 acre in size
Beach lot is 2/3 acre
Deed restriction so that there will be no further subdivision of the property
Extension of Hillard Rd. will be a 24ft roadway paved calls for a maximum cul-de-sac rate of 12% 
5:21 4.19 Increase road slope 2% existing terrain
Four (4) bdrm units 1980 gal/day
Connect sewer from Hillard
Site utility plan
HOA will operate and maintain the Storm water management
Water quality inlets required by DEP

No ordinance standard regarding parking for outdoor recreational areas

Exhibit A-5  Beach Recreation areas around Lake Hopatcong, showing parking lots.
13.6 spaces per acre is average.
Mr. Hefele states that this proposal has 30 spaces per acre available and there are only 77 homes that have rights to the beach access so it is a small user group.
Mr. Hefele confirms that it is only the 77 homes that have deeded rights to the beach.
Mr. Selvaggi asks if anyone is policing the beach and who is it that can police it. 
Krista Anderson states that MAKPO members monitor the beach, Mr. Selvaggi confirms that not all 77 deeded homeowners are members of MAKPOA
Ms. Roldan asks for confirmation that once it changes to a permanent easement, all 77 homes with deeded rights will have access whether they are members of MAKPOA or not.  Mr. Selvaggi confirms same.
Chairman asks how does the HOA get paid.
Mr. Hefele states “by the memberships”
Mr. Selvaggi states that when the HOA is created, the Borough attorney or himself will review the documents, we should recommend that if MAKPOA defaults the HOA will assume responsibility for the maintenance.
Mr. Selvaggi asks how can we assure that the people walking from Windemere can get down the beach safely.
Mr. Graham states that there are steep slopes and there will be need for steps in some areas.  There is no plan for this in their proposal. He stated that the MAKOA people would be responsible for the walkway. They are just providing the access easement not the actual access.
Mr. Selvaggi states that if the Board is going to take action on this the applicant will need to have a plan for this access. 
Mr. Clark states that there is a stormwater easement there and that anything that is going to be constructed will have to be language that is understood that the Borough can have access to maintain. 
Mr. Hefele states that this will be a wooden walkway and if the Borough has to remove sections to maintain the stormwater easement the HOA will have to repair.  
Vice Chair states that there needs to be something more clear on what the walkway consists of and who will be responsible for constructing and paying for it.
Mr. Hefele states that they will design the walkway and put it in place and provide new plans.
Ms. Rinaldi asked for clarity on who is maintaining it and who is responsible for any disruption to what is built.  
Mr. Hefele states that any maintenance on the walkway will be the HOA’s responsibility.  He also states that the Applicant will design the walkway and revise the plans to include said walkway and are on board with whatever the Board wants.
Mr. Clark states that there is room to construct a walkway without going over the storm pipe.
Mayor states that on the easement that there is a sandbar that builds up.
Mr. Graham states the they are collecting stormwater in other areas so that should not be an issue.  
Exhibit A-6 The actual beaches & recreational areas shown on A-5
Mr. Wilson asks about how it applies to the Disability Act. 
Mr. Graham states that one of the spaces will have to be ADA accessible.

Mr. Graham proceeds with testimony about the Hillard Rd. extension. He states that the property is regulated from flood hazard zone, they had pre-application meeting with the DEP.  They considered making the extension private but it is not permittable under the regulations.  The DEP will provide public access to a new development but will not provide access to a private road to lots created after 2007 if they have access to two (2) other roadways.  Cannot get access from Logan as it is too narrow and the County will not give access off of Windemere.

If the Board was to approve the Application, the extension of Hillard Rd. would have to be brought before and accepted by the Governing Body. 
Mayor asks if the parking lot will be included as part of the approval by the Governing Body along with the road.
Mr. Selvaggi confirms.

Steep slope variance approval
60% of property is steep slope
78.6% where 40% is allowed
63.8% where 30% allowed
53.3 where 15% is allowed
The lots are what they are and will remain as proposed.  No subdivisions in the future for the larger lot (Deed Restriction)

They will comply with all comments on Mr. Clarks report

Water service is connected to adjacent property at 477 Windemere, they will provide stub and easement to 477 Windemere.
LHC Letter comments 
Stormwater Management
Soil erosion will be put in place prior to development with super silt fence.
Detention basins will be installed as per the Boroughs Ordinance.
Fertilizer Standards – Sod will be used instead of grass, native plantings and street trees planted
These will be conditions in the HOA documents.

Open to Public:

Jeff Weinakker
42 Kadel Dr.
There are MAKPOA members that do not have the deed covenant but have been paying membership fees for 20 years or more.

Debra Levine & Andrea Levine
477 Windemere Ave.
They asked for confirmation that their water access will continue uninterrupted through development.
Mr. Hefele confirms there will be an easement and there will be no interruption of water service during development.

Charlie Posegate
37 Kadel Dr.
Asks if there will the proper turn radius for emergency vehicles on the proposed new roadway/cul-de-sac.
Mr. Graham confirms that it will

Trisha Sweeney
5 Richard Dr. W.
Concerns about the beach rights.
Mr. Hefele confirms that the MAKPOA members have rights along with the new proposed four homes.
Asks about membership fees and if the beach will be open to the public
Mr. Hefele states that it is not going to open to the public
MAKPOA will continue and anyone that has easement rights will be able to be members.  

Joseph Good
31 Hillard Rd.
Asks about driveways at proposed houses in the development.
Mr. Graham states that they will have four (4) spots
His concerns are that people will be parking on Hillard Rd.


Darlene Kadel
32 Hillard Rd.
Asks about drainage 
Mr. Graham states that it will be tied in to an already existing drainage and will have additional basins.  Asks about clearing the area, as there is wildlife that exists in this area.
Mr. Graham states that there will be some removal of trees.

Melaney Lesueur
467 Windemere
Asks about screening from her property
Mr. Graham states that there will be plantings on the other side of the utility easement.
Mr. Hefele states that there will be screening from her property

Donna Good
31 Hillard Rd.
What is the reason the county does not allow access from Windemere.
Mr. Graham states that it is because of the steep slope.
Who is going to manage the hours at the beach?

Julie Zawacki
10 Hilllard
Is the beach going to be taken away
Mr. Selvaggi states that the easement cannot be taken away.

Closed to the public

Meeting to continue at the June 24, 2026 Meeting

Adjourned
























