
 
MINUTES OF THE HARDYSTON TOWNSHIP JOINT LAND USE BOARD MEETING HELD  
JUNE 9, 2025 
 
CALL THE MEETING TO ORDER:    Chairman Hickerson called the meeting to order at  
7:00 p.m., read the Statement of Compliance inserted below, and led the Flag Salute. 
 
STATEMENT OF COMPLIANCE: Pursuant to the Open Public Meetings Act, Chapter 231, P.L. 1975, 
adequate notice as defined in section 3D of Chapter 21 P.L. 1975, has been made to the New Jersey Herald 
and is also posted on the bulletin board at the Hardyston Township Municipal Building. 
 
ROLL CALL: 
 
Brian Kaminski – Absent       Joshua Raff – Present  
Carl Miller – Present       William Hickerson – Present  
James Homa – Present       Vally Cicerale – Present  
Sally Goodson – Present       Ed Zinck – Present  
James Caiazzo – Absent      Tony Alfano – Present  
Savas Savidis – Present        Carl Palladino – Present  
 
OTHERS PRESENT: Michael G. Vreeland, P.E., P.P.,  Richard L. Schneider, Esq.  
 
MINUTES:  

 
• Minutes of the Hardyston Township Joint Land Use Board Meeting Held April 14, 2025: A motion to 

approve was made by Jim Homa and seconded by Tony Alfano.  There was no discussion. Roll Call: Jim 
Homa – yes, Sally Goodson – yes, Tony Alfano – yes, Carl Paladino – yes, Joshua Raff – yes,  William 
Hickerson – yes, Vally Cicerale – yes, Savas Savidis – yes.  The motion carried.  

  
• Minutes of the Hardyston Township Joint Land Use Board Meeting Held May 12, 2025:  A motion to 

approve was made by Tony Alfano and seconded by Vally Cicerale.  There was no discussion. Roll Call: 
Carl Miller – yes, Jim Homa – yes, Sally Goodson – yes, Joshua Raff – yes, William Hickerson – yes, 
Vally Cicerale – yes, Ed Zinck – yes, Tony Alfano – yes, Carl Paladino – yes.  The motion carried.  

 
• Minutes of the Hardyston Township Joint Land Use Board Meeting Executive Session Held February 10, 

2025:  A motion to approve was made by Tony Alfano and seconded by Jim Homa.  There was no 
discussion. Roll Call: Carl Miller – yes, Jim Homa – yes, Sally Goodson – yes, Tony Alfano – yes, Savas 
Savidis – yes, Joshua Raff – yes, Vally Cicerale – yes, Ed Zinck – yes, William Hickerson – yes.  The 
motion carried.  

 
• Minutes of the Hardyston Township Joint Land Use Board Meeting Executive Session Held October 28, 

2024:   A motion to approve was made by Sally Goodson and seconded by Tony Alfano.  There was no 
discussion. Roll Call: Sally Goodson – yes, Tony Alfano – yes, Vally Cicerale – yes, Carl Paladino – yes, 
Ed Zinck – yes, William Hickerson – yes.  The motion carried.  

• Minutes of the Hardyston Township Joint Land Use Board Meeting Executive Session Held December 9, 
2024:  A motion to approve was made by Tony Alfano and seconded by Sally Goodson.  There was no 
discussion. Roll Call: Sally Goodson – yes, Tony Alfano – yes, Vally Cicerale – yes, Carl Paladino – yes, 
William Hickerson – yes, Ed Zinck – yes.  The motion carried.  

 
• Minutes of the Hardyston Township Joint Land Use Board Meeting Executive Session Held September 9, 

2024:  A motion to approve was made by Vally Cicerale and seconded by Sally Goodson.  Carl Miller 
noted he was recused on the matter of SMS Hamburg.  This session informed the Board that the Township 
was being sued by SMS Hamburg, LLC.  Roll Call: Jim Homa – yes, Sally Goodson – yes, Tony Alfano – 
yes, Vally Cicerale – yes, James Caiazzo – yes, Carl Paladino – yes, Ed Zinck – yes.  The motion carried.  

 
 
RESOLUTIONS:  
 
• SMS Hamburg, LLC v Hardyston Township Joint Land Use Board and the Borough of Hamburg Land 

Use Board Docket No: SSX-L-000384-24 AND Preliminary and Final Site Plan Approval, The Woods 
at Hamburg, Block 36, Lot 2, Borough of Hamburg; Block 14, Lot 21.02, Township of Hardyston, New 
Jersey State Highway Route 23 Sussex County, New Jersey:  A motion to approve was made by Jim 
Homa and seconded by Tony Alfano.  There was no discussion. Roll Call: Jim Homa – yes, Sally 
Goodson – yes, Tony Alfano – yes, Carl Paladino – yes, Joshua Raff – yes, William Hickerson – yes, 
Vally Cicerale – yes, Savas Savidis – yes. The motion carried.  
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• LB.-12-23-1, JCB Development, LLC, Preliminary and Final Site Plan, “c” Variances, Block 62 Lot 18.05:  
A motion to approve was made by Carl Miller and seconded by Tony Alfano.  There was no discussion. 
Roll Call:  Carl Miller – yes, Jim Homa – yes, Sally Goodson – yes, Carl Paladino – yes, Joshua Raff  – 
yes, William Hickerson – yes, Ed Zinck – yes, Savas Savidis – yes.  The motion carried.  
 

• LB-12-23-2, JCB Development, LLC, Preliminary and Final Site Plan, “c” Variances, Block 62 Lot 18.07:  
A motion to approve was made by Ed Zinck and seconded by Carl Miller.  There was no discussion. Roll 
Call: Carl Miller – yes, Jim Homa – yes, Sally Goodson – yes, Carl Paladino – yes, Joshua Raff  – yes, 
William Hickerson – yes, Ed Zinck – yes, Savas Savidis – yes.  The motion carried.  
 

 
 
HEARINGS: 
LB-1-25-1, Lake Tamarack Association, “D” Variance, Preliminary and Final Site Plan,  
Block 99 Lot 1 –  Carl Miller recused.  Administrative and Technical submission requirements were reviewed 
together with waive requests.  A motion to deem the application complete was made by Tony Alfano and 
seconded by Vally Cicerale.  Roll Call: Joshua Raff – yes, Jim Homa – yes,  Sally Goodson – yes, Ed Zinck 
– yes, Vally Cicerale – yes, William Hickerson – yes, Tony Alfano – yes.  The motion carried.  
 
William T. Haggerty, Esq., appeared on behalf of the Applicant.  He provided an overview of the matter and 
following discussion, he withdrew the request for consideration of a Certificate of Nonconformity.  He 
submitted Exhibit A-1, a deed between Lake Tamarack, Inc. and Lake Tamarack Association dated 5/27/54, 
confirming ownership; and Exhibit A-2, a copy of Highlands Exemption #4 to replace the playground on the 
subject property. 
 
Mark Gimigliano, P.E., was sworn, qualified, and accepted as an expert witness.  He discussed the submittal 
and confirmed that an approval from Sussex County Soil Conservation is required and expected within the 
next month.  He noted that the project is located within a 300 ft. wetland’s buffer, and the project falls within 
the limits to qualify for a Permit by Rule.  Mr. Vreeland confirmed that the property corners would need to be 
staked to avoid potential conflicts. 
 
Nicholas Dempsak, President of the Lake Tamarack Homeowner’s Association, was sworn.  He submitted 
Exhibit A-3, a depiction of the playground and reviewed the layout with the Board.  He noted the plan includes 
ADA compliant equipment. Following discussion, the Applicant agreed to include a split rail fence that would 
separate the playground from the road space. 
 
Board members discussed land use requirements in the event the new playground needed replacement 
equipment.  They agreed that in the event of approval, new replacement equipment could be obtained without 
Board approval, subject to the review and approval of the Zoning Officer and Board Engineer.  The Board 
also agreed to waive an as-built requirement. 
 
The meeting was opened to the public.  Stated Lake Tamarack Association members Chris Zacher and Jeff 
Hannenberg both spoke in support of the park.  No other members of the public addressed the Board. 
 
A motion to approve was made by Tony Alfano and seconded by Sally Goodson.  Roll Call: Joshua Raff – 
yes, Jim Homa – yes,  Sally Goodson – yes, Ed Zinck – yes, Vally Cicerale – yes, William Hickerson – yes, 
Tony Alfano – yes.  The motion carried.     
 
LB-4-25-1, Greenport Holdings, LLC, Preliminary and Final Site Plan, Block 62 Lot 34.06:  Steven C. 
Schepis, Esq., appeared on behalf of the Applicant.  He provided an overview of the matter stating the 
Applicant proposes the construction of a flex warehouse with an office space component at 205 Wheatsworth 
Road, Hardyston.  He noted the property is in the I-2 Industrial District Zone. 
 
Mark Gimigliano, P.E., was sworn, qualified, and accepted as an expert.  He submitted Exhibit A-1, a colored 
rendering dated 6/9/25 titled Site Layout Exhibit, Greenport Holdings, LLC, Block 62 Lot 34.06 #205 
Wheatsworth Road, Township of Hardyston, Sussex County, New Jersey. He reviewed the plan, surrounding 
uses, and Mr. Vreeland’s June 8, 2025, report with the Board.  He confirmed the Applicant had no notable 
objections to the review and would comply with Mr. Vreeland’s comments. 
 
Mr. Gimigliano presented the proposal for an 11,985 sq.ft. building consisting of 10,785 sq.ft of warehouse 
space and 1200 sq.ft of office.  He stated the design and lot conform to the ordinance and noted 22 parking 
spaces are proposed where 19 are required.  He noted that 3-4 vehicles are expected per unit. He confirmed 
that well and septic are required; and a waste hauler would be contracted as needed. Mr. Gimigliano stated 
that four units (or less) of flex space are proposed and each unit has its own loading area.  He confirmed that 
the circulation pattern accommodates truck turning.  Mr. Gimigliano discussed the outdoor storage area and 
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noted the yard area features a rear slope that screens the area.  Following discussion, the Applicant  agreed to 
enclose the entire storage area with chain link fencing up to 8'  high.  The Applicant also agreed to provide 
additional landscaping.  The Board agreed that exceedance of height requirements would be limited to the  
outdoor storage of equipment and vehicles only. 
 
Peter Unger, Principal, was sworn.  Mr. Unger stated the site would be marketed to small contractors with 
each tenant having a set area. He confirmed that the office would be used for running the warehouse flex 
space.   He confirmed that no retail is proposed, and no fleet of vehicles would be acceptable.  He agreed to 
manage tractor trailers operationally and add additional landscaping up to 10% of the area of the site.  The 
Applicant confirmed that there would be no refueling of vehicles on site.  Hours of operation were discussed, 
and the Applicant agreed to a 7:00 a.m. – 9:00 p.m., seven day a week limit. 
 
Regarding the building’s appearance, the Applicant agreed it would be brown, beige, or hunter green.  The 
Applicant stated signage would comply with the ordinance with a design of one façade sign per tenant and 
one site monument sign.  The Applicant noted HVAC equipment would be located on the ground at the rear 
of the building. Further, the Applicant agreed to extend the pavement of the internal access driveway from 
Wheatsworth Road to the area running parallel to the rear end of the loading spaces extending 55' from the 
rear edge of the building. 
 
Mr. Vreeland noted that a utility easement conflicts with the location of the proposed water tank.  The 
Applicant agreed to work with the engineer and Hardyston Fire Department to resolve the conflict.  No 
members of the public addressed the Board on the matter. 

 
A motion to approve subject to the conditions discussed was made by Carl Miller and seconded by Sally 
Goodsen.  Roll Call:  Carl Miller – yes, Joshua Raff – yes, Jim Homa – yes, Sally Goodsen – yes, Ed Zinck – 
yes, Vally Cicerale – yes, William Hickerson – yes, Savas Savidis - yes, Tony Alfano – yes.  The motion 
carried. 
 
LB-5-25-1, Pierce, B.  Appeal.  Block 74 Lot 17.05 - Board members Hickerson, Zinck, and Miller recused. 
Glenn J. Williams, Esq., appeared on behalf of the Applicant.  He provided an overview of the matter stating 
the Applicant applied for a Zoning Permit to convert her garage into a residence for her son.  Mr. Williams 
stated Barbara Pierce’s intention is to age in place and having her son living on the premises to care for her 
and the property would enable her to do so. He stated the property is in the MIDD IV Zone and noted the 
ordinance permits an accessory residential structure used for gate keepers lodge or the like.  Mr. Williams 
asked for an interpretation of the ordinance, and a “D” Variance review should the Board find that the 
proposal does not meet the ordinance definition of “gate keepers lodge or the like.”   
 
Joseph Drossel, Zoning Officer, was sworn.  He stated the zoning permit application was filed April 16th. He 
submitted the application, which was marked as Exhibit A-1.  Mr. Drossel stated the zoning permit application 
was to make a livable space in the garage structure.  Mr. Drossel stated he reviewed the matter and determined 
it was prohibited by ordinance because the gatekeepers lodge does not apply to a single-family lot.  He 
confirmed that he conferred with the engineer as well.  He stated that the property is not a farm.  He stated the 
use would apply to gated communities. Mr. Drossel noted the Zoning Permit for the detached garage permitted 
storage space.   
 
Joseph Butto, Construction Official, was sworn. He presented the original applications for the zoning permit 
for the storage garage issued June 23rd and the building permit for the garage issued July 27, 2023. The 
documents were marked Exhibits A-2 and A-3 respectively.  He noted the garage construction permit has not 
been closed out and the structure is under penalty for unauthorized occupancy.  Mr. Butto noted there is no 
septic system for the garage and there are no permits for heat.   
 
Michael Vreeland, P.E., P.P., stated he reviewed the matter and in his 20-year plus tenure as engineer and 
planner, this type of matter has never been reviewed by the Board.  He opined that the exemptions presented 
by the Applicant do not apply. 
 
Mr. Williams advised the Board that during the construction of the garage, the family thought it would be a 
good idea for the area to be a dwelling.  He stated the garage is an accessory unit to the main house; and if the 
application is approved, additional utilities and appropriate sanitation facilities could be applied for.  Board 
Attorney Schneider advised the Board that enforcement was not the issue at hand.   
 
Mr. Williams stated the ordinance does not link the definition of gatekeeper to the ordinance.  He stated the 
Zoning Officer’s decision was arbitrary.  He opined that the zone permits private garages that can be used as 
living quarters for certain conditions.  He stated the garage would be a caregiver’s house subservient to the 
main house.  Board members discussed definitions of caregivers, caretakers, and gatekeepers.  The use of the 
detached garage for a residential purpose and potential impacts to the zone plan was discussed.   
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Mr. Williams stated the intent is that a family member would live there for purposes of taking care of the 
property and the family in the main house.  He stated this what they believe what the ordinance meant by “and 
the like.” 
 
Gary Dean, P.E., P.P., was sworn, qualified, and accepted as an expert.  He reviewed Ordinance 185-53 – 
Accessory Structures in All Zones.  He stated the ordinance was drafted contemplating additional residential 
uses on a property under certain circumstances.  He stated that no mention is made of a relationship between 
resident occupants in the ordinance.  Mr. Dean stated the Applicant’s son would meet the definition of a 
caretaker.  He stated the intent is to allow Ms. Pierce to age in place.  Mr. Dean stated that from a planning 
perspective, the ordinance’s intent was to have unique circumstances that would enable one to live in an 
accessory structure.  He opined that the lack definitions in the ordinance makes the Zoning Officer’s decision 
arbitrary.  Having reached the deadline, the matter was continued to the July 14, 2025, hearing date.  
 
 
COMPLETENESS REVIEW: LB-5-25-2, Balmoral Estates LLC, Balmoral Estates III, Preliminary and 
Final Subdivision Reapproval, Block 17 Lot 6.01 – The matter was deemed incomplete as the applicant 
required variances and did not apply for them.   
 
 
BILLS: A motion to pay the bills on the June bill report was made by Jim Homa and seconded by Vally 
Cicerale.   All were in favor.  The motion carried.  
 
 
PUBLIC COMMENT: The meeting was opened to the public.  Ryan Smith asked if the prior matter would 
be opened to the public during the meeting.  Mr. Schneider advised the meeting would be opened to the public 
and advised the next hearing date would be July 14, 2025. 
 
 
DISCUSSION: There was no discussion.  
 
 
ADJOURNMENT: A motion to adjourn was made by Jim Homa.  All in favor. The motion carried. 
 
 

Respectfully submitted by, 

Anne-Marie Wilhelm 
        Anne-Marie Wilhelm  
        Land Use Administrator  
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