
TOWNSHIP OF LOPATCONG 
PLANNING BOARD MEETING 

 
7:00 pm 

 
July 22, 2026 

Chairman Samson called the Planning Board Meeting to order. 
 
A Prayer was offered followed by the Oath of Allegiance. 
 
Chairman Samson stated “Adequate notice of this meeting has been provided indicating the time 
and place of the meeting in accordance with Chapter 72 of the Public Laws of 2025 by 
advertising a Notice on the Township Website – www.lopatcongtwp.com, by posting a copy on 
the bulletin board in the Municipal Building by direct hyperlink placed on the New Jersey 
Secretary of State’s portal.” 
 
Present – Members Coyle, Caughy, George, Hardy, Mengucci, Palitto, Weeks, Vice-
Chairwoman DiLeo, Chairman Samson.  Also present were Attorney Parisi, Planner Bloch and 
Engineer Wisniewski. 
 
 
Unfinished Business: 
 
 
Minutes – Approve Regular Minutes of June 24, 2026.  Motion by Member Hardy, seconded by 
Member Mengucci.  Roll call vote: 
AYES:  Members Coyle, Caughy, George, Hardy, Mengucci, Palitto, Weeks, Vice-Chairwoman 
DiLeo, Chairman Samson. 
NAYS:  None 
 
Prime Group Holdings, LLC – Resolution Granting Preliminary & Final Site Plan and 
Variance Relief – Block 100, Lot 12 – Completeness and Hearing. 
 

RESOLUTION OF THE PLANNING BOARD OF THE TOWNSHIP OF 

LOPATCONG, WARREN COUNTY, NEW JERSEY, 

GRANTING PRELIMINARY AND FINAL SITE PLAN APPROVAL WITH VARIANCE 
RELIEF TO PRIME GROUP HOLDINGS, LLC, CONCERNING PROPERTY 

LOCATED AT 1192 ROUTE 22 NORTH AND DESIGNATED AS BLOCK 100, LOT 12, 
FOR DEVELOPMENT OF A SELF-STORAGE FACILITY 

http://www.lopatcongtwp.com/


 

 

WHEREAS, PRIME GROUP HOLDINGS, LLC (hereinafter referred to as 
“Applicant”), has applied to the Township of Lopatcong Planning Board (hereinafter referred to 
as “Board”) for Preliminary and Final Site Plan Approval and Associated Variance Relief for the 
construction of an additional development of a self-storage facility concerning premises located at 
1192 Route 22 North, in the Township of Lopatcong and designated on the Tax Map of the 
Township of Lopatcong as Block 100, Lot 12, and as located within the HB Zone District 
(hereinafter referred to as “Subject Property”); and 

 

WHEREAS, this application falls under the jurisdiction of the Board for approval pursuant 
to N.J.S.A. 40:55D-37 & 60; and 

 

 WHEREAS, the Applicant was represented by Craig Bossong, Esq., of Florio, Perrucci, 
Steinhardt, Cappelli & Tipton, LLC; and 

 

 WHEREAS, the Applicant provided proof of service and publication of all proper notices 
and advertisements as required pursuant to the Municipal Land Use Law; and 

 

 WHEREAS, a public hearing was held on the application on June 24, 2026, during which 
time the Applicant presented testimony, reviewed the application materials and site plan plat, 
provided information regarding the variances and the case was opened for public comment; and 

 

 WHEREAS, the Board heard testimony, reviewed exhibits and reports, and established a 
record that may be characterized in summary as follows: 

 

1.  The following materials, reports, plans and/or correspondence were received and 
reviewed by the Board: 

 

A. Completed Lopatcong Township Subdivision and Site Plan Application dated 
April 23, 2026. 



B. Ownership Disclosure Statement dated April 23, 2026. 
C. Confirmation of Tax Status dated April 24, 2026. 
D. Completed Preliminary and Final Site Plan Details Checklists. 
E. Checklist Waiver Request dated April 15, 2026. 
F. Existing Condition Survey prepared by French & Parello Associates under the 
signature of Kevin Cevallos, P.L.S., dated October 28,2025, and consisting of one 
sheet. 
G. Site Plan entitled "Preliminary & Final Site Plan for Prime Storage Phillipsburg, 
LLC, Block 100, Lot 12, Lopatcong, Block 25, Lot 5, Greenwich Warren County, 
New Jersey" prepared by French & Parello Associates under the signature of 
Andrew Derek Range, P.E., dated April 17, 2026, and consisting of 13 sheets. 
H. Document entitled "Stormwater Management Report for Prime Storage 
Phillipsburg, LLC" prepared by French & Parello Associates under the signature of 
Andrew Derek Range, P.E., dated April 17, 2026. 
I. Architectural Plans prepared by BWD Architects under the signature of James 
Dankovich, R.A., dated April 10, 2025. 
J. Recycling Plan prepared by French & Parello Associates under the signature of 
Andrew Derek Ranger, P.E., dated April 15, 2026. 
K. New Jersey Highlands Referral Ordinance Application. 
L. New Jersey Highlands Consistency Determination Letter dated June 9, 2026. 
M. June 19, 2026, memorandum of Colliers Engineering & Design under the 
signature of Adam T. Wisniewski, P.E., Board Engineer. 
N. June 22, 2026, memorandum of Colliers Engineering & Design under the 
signature of Daniel N. Bloch, P.P., A.I.C.P., Board Planner. 
 

 2.  The following is a summary of the testimony introduced at the hearing: 
 

A.  The Applicant introduced James Dankovich, R.A., who was sworn. The Board 
accepted Mr. Dankovich's qualifications as an architect. Mr. Dankovich testified 
that the Applicant is seeking to place a new building on an existing self-storage 
facility and such building is adjacent to the existing buildings, but on a lot located 
within the Township of Lopatcong.  In this regard, the proposed building is 17,000 
square feet in size and the access to the property is through the same access as 
currently provided.  The proposed building will be fully sprinklered and will have 
both interior and exterior access units with the interior units being climate 
controlled.  Mr. Dankovich noted that the building will be of a similar type and 
finish of the existing self-storage facility buildings with a metal low slope roof and 
external mechanicals located on said roof.  Mr. Dankovich demonstrated the 
proposed elevations for the benefit of the Board noting that there are 85 interior 
proposed units and 20 exterior proposed units of various sizes.  
 
B.  The Applicant introduced Andrew Ranger, P.E., who was sworn.  Mr. Ranger 
presented a colorized site rendering to the Board. Mr. Ranger testified that the 
Subject Property is located on the east side of Route 22 and consists of two 
adjoining lots that function as one lot with a self-storage facility.  As noted, Block 
100, Lot 12 is within Lopatcong Township and is approximately 70,000 square feet 



or 1.607 acres in size and Block 25, Lot 5 is in Greenwich Township and is 170,000 
square feet in size or 3.903 acres.  Mr. Ranger noted that the entire tract functioning 
as one unit consists of 5.51 acres. Geographically, the lot is south of an existing 
fueling station and is to the east of the Phillipsburg Mall.  Mr. Ranger demonstrated 
for the Board the existing improvements located on the overall tract, which include 
7 one-story self-storage buildings that total approximately 54,000 square feet, 
internal drive aisles with circulation through a parking area and a small office.  The 
site is currently serviced by a septic system and on-site well.  Mr. Ranger identified 
for the Board an existing billboard sign along Route 22 that was built at least over 
20 years ago and identified existing stormwater management on the Subject 
Property inclusive of an existing infiltration basin at the northeast corner where the 
tract is heavily wooded.  Mr. Ranger noted that while this infiltration basin was 
installed approximately 40 years ago, the infiltration basin has now been 
overgrown.  Mr. Ranger noted that the current improvements on the overall tract 
are located within the Greenwich Township portion and the application before the 
Board is relating to the Lopatcong Township portion of the tract.  This portion of 
the tract has the billboard sign, the stormwater basin and the existing septic system.  
Topographically, the property slopes from the northeast and it was indicated that 
the site is accessed through a two-way driveway. 
 
Mr. Ranger indicated that as proposed, there will be no modifications to the access 
and egress point along Route 22 and that there is a pending application before the 
NJDOT for a Letter of No Interest that will be provided. As to modifications, Mr. 
Ranger identified for the Board the proposal of a one-story self-storage building 
totaling 17,043 square feet with additional internal asphalt driveway surrounding 
the new building with an access gate along the frontage and fencing that surrounds 
the facility.  In association with this, the Applicant is proposing 10 parking spaces 
which include ADA spaces as identified on the site plan.  The Applicant is further 
proposing stormwater management consisting of bioretention basin to address 
runoff from the additional driveway impervious surface and the Applicant is further 
proposing modifications to the existing infiltration basin.  In association with the 
development, the Applicant is proposing a retaining wall in the northern eastern 
sides of the building access drive that will have a guardrail.  The facility will be 
serviced by existing electric and the onsite well but the Applicant is proposing a 
new septic system to service the site.  Mr. Ranger noted that the septic system is 
generally there to service the small office which has minimal manpower.  The 
Applicant is proposing a trash enclosure that was identified on the current site plan 
which is located on the east side within the Greenwich Township area.  In this 
regard, Mr. Ranger noted that the facility has minimum solid waste generation and 
has contracted hauling and recycling on Mondays which will remain.   
 
Mr. Ranger identified that the proposal does require variance relief noting that the 
Subject Property within Lopatcong Township is in the HB Zone District which is a 
permitted use.  However, such zoning standards require a minimum lot area of 15 
acres, a minimum lot width of 200 feet and a side yard setback of 50 feet.  While 
Mr. Ranger indicated that the dimensional requirements for the zone district are 



otherwise compliant, this lot is a preexisting nonconforming lot as to size having 
only 1.607 acres and has a lot width of 196.87 feet which is a small deviation 
otherwise required. It was indicated that this is a preexisting nonconformity not 
subject to change. As to the side yard setback and combined side yard setback, Mr. 
Ranger noted that this is a function of the lot being transected by the municipal 
boundary line noting that in the area of the property not implicated, there is not 
violation but along the lot line coexistent with the municipal boundary line, there 
is a 0-foot lot line.  This has the effect of reducing the combined side yard 
requirement of 100 feet to 51.02 feet. Mr. Ranger noted that the rear yard setback 
is well in excess of what is required as is the front yard setback and that the proposal 
fully complies with lot coverage, building coverage and height requirements within 
the Lopatcong Township jurisdiction.  Mr. Ranger further noted that the Applicant 
is seeking a waiver regarding a landscape buffer that requires 25 feet from adjoining 
properties within the zone district. In this regard, the Applicant is proposing a 20-
foot landscape buffer where 25 feet is required but the Applicant notes that the 
adjoining property is the fuel service station and that the Applicant is seeking this 
variance to accommodate an appropriate driveway alignment to promote ingress 
and egress from the proposed developed portion of the site.  In this regard, Mr. 
Ranger testified as to the onsite circulation noting the loading areas around the 
garage doors for the storage units and various loading areas.  While not specifically 
required, Mr. Ranger noted that trip calculations were performed relating to the 
DOT application and indicates the existing site has approximately 81 daily trips 
and 105 daily weekend trips and that the proposed expansion would increase this 
to 101 daily trips and 131 weekend daily trips for a general increase in 20 trips on 
the weekday and 26 trips on the weekend.  The site circulation is proposed to remain 
one-way traffic and Mr. Ranger testified that the site turning radius has been studied 
and confirmed that the site can easily accommodate a box truck, emergency 
vehicles and trash haulers. Based upon the calculated parking requirements it was 
indicated that pursuant to the ordinance requirements 11 spaces are required and 
the Applicant is proposing 10.  Mr. Ranger offered his opinion that this is 
appropriate as many users of such facilities do not utilize and occupy parking spaces 
but rather drive to their assigned storage units for temporary parking and that any 
type of additional parking would simply increase impervious coverage 
unnecessarily.  Mr. Ranger did indicate that the Applicant does have the ability to 
add additional spaces should the need arise.  Upon further discussion, Mr. Ranger 
noted that the Applicant is proposing to maintain the existing basin as much as 
possible and that the proposed bioretention basin will address roof runoff etc.  Mr. 
Ranger noted that the stormwater management system will comply with the state 
stormwater and Township standards and they are as always concerned with 
carbonate rock and the new bioretention basin will be lined to mitigate infiltration.  
As to site lighting, the Applicant is proposing wall mounted lights as demonstrated 
on the site plan and one additional pole mounted light in the front parking area 
which is fully compliant.  The lighting will be on sensors that will only be activated 
upon use noting the facility closes at 10:00 p.m. and there may be some residual 
security lighting.  Mr. Ranger testified that the Applicant will comply with the vast 
majority of the material elements of the Board Engineer's review memorandum 



except noting that based upon the stormwater management design, curbing will not 
necessarily be utilized adjacent to the proposed buildings but the Applicant will use 
appropriate wheel stops of the parking stalls as indicated on the site.  The Applicant 
will coordinate appropriately with the fire department to ensure that appropriate 
connections are made and that the Applicant will comply with an appropriate tree 
removal permit and tree replacement requirements.  It was discussed as to the 
Highlands consistency determination conditions that will be fully complied with 
especially as to tree removal and related conditions.  
 
C. The Applicant introduced Stephen Hobbs who was sworn.  The Board accepted 
Mr. Hobbs' qualifications as a licensed landscape architect, recognizing that after 
having reviewed Mr. Hobbs' qualifications, the Board has the privilege for the first 
time qualifying Mr. Hobbs and accepting him as an expert. Mr. Hobbs testified as 
to the Highlands consistency determination conditions and other landscape related 
comments as to the tree inventory, tree removal and replacement requirements and 
the provided landscape exhibits.  Mr. Hobbs noted that he personally conducted a 
field tree inventory and site valuation on June 16, 2026, and prepared the tree 
inventory plan, tree replacement calculations, forest determination and landscape 
plan for the application.  Mr. Hobbs discussed the methodology by which he used 
for creating a tree inventory and its consistency with appropriate regulations and 
described the various species of the vegetation on the site.  Mr. Hobbs testified as 
to the previously disturbed areas of the site and the various portions that will be 
addressed and confirmed that the Applicant will be fully compliant with the 
Township's tree removal and replacement ordinance.  In this regard, Mr. Hobbs 
indicated that the Applicant will be providing 107 replacement trees where a total 
of 98 trees will be replaced on site and 17 trees will be satisfied through an 
appropriate contribution to the Township's tree fund.  Mr. Hobbs continued his 
testimony demonstrating the placement of the proposed replacement trees and the 
enhanced visual screening that would occur around the property boundaries. In this 
regard, Mr. Hobbs identified the proposed plantings within the buffer adjacent to 
the neighboring service station and the visual screening that will be created.   
 
D.  Upon further colloquy with the Board, Mr. Ranger was recalled to address 
certain design elements for the site and noted that the building orientation is driven 
by a desire to not affect the existing basin and the buffer strip relief is sought so 
that the building is appropriately oriented for driveway configuration although that 
the Applicant could technically shift it.  Mr. Ranger indicated that it is better 
designed not to shift the building to accommodate a driveway although it was noted 
that the building could be reduced in size by 5 feet. It was noted by the Board 
Engineer that the minimum driveway width of 24 feet is still being exceeded but 
the relocation of the building would create a strange alignment of the driveway.   
 

3. The matter was opened by the Board for public comment and no public comment 
was received. 

 
4. The following exhibits were introduced at the hearing: 



 
  Exhibit A-1 - Colorized site rendering 
  Exhibit A-2 - Existing tree inventory 
  Exhibit A-3 - Tree replacement plan 
 

 NOW, THEREFORE, BE IT RESOLVED by the Planning Board of the Township of 
Lopatcong, that it hereby makes the following findings of fact and conclusions of law based upon 
the testimony given in this matter, and the reports, documents and materials that have been 
provided to the Board: 

 

1.  Applicant, Prime Group Holdings, LLC, is the owner of real property located at what is 
commonly known as 1192 Route 22 North in the Township of Lopatcong and as designated 
on the Tax Map of the Township of Lopatcong as Block 100, Lot 12, and as denoted on 
the Tax Map of the Township of Greenwich as Block 25, Lot 5.  The Subject Property is 
transected by the municipal boundary line and as to that section as located within the 
Township of Lopatcong, the Subject Property is located within the HB Zone District. 

 

2.  The Subject Property technically consists of 2 lots based upon the municipal jurisdiction 
boundary line.  The Board finds credible, however, that the Subject Property functions as 
one unified tract under common ownership. In this regard, the overall size of the Subject 
Property is approximately 5.51 acres, with Block 100, Lot 12 within the Township of 
Lopatcong representing approximately 70,000 square feet or 1.607 acres.  The Subject 
Property is currently improved primarily within the portion of the tract within Greenwich 
Township, such improvements including an existing self-storage facility consisting of 7 
one-storage buildings of 54,000 square feet. The Subject Property has an existing 
infiltration basin, onsite drive aisles, lighting and an office.  The Township portion of the 
tract is currently undeveloped except for a preexisting freestanding offsite advertising sign 
that the Board finds credible to be in existence for over 20 years. 

 

3.  As proposed, the Applicant is seeking Preliminary and Final Site Plan Approval with 
associated variance relief to develop the Lopatcong portion of the Subject Property with a 
one-story 17,043 square foot self-storage facility with internal drive aisles, access gating, 
fencing and 10 parking spaces including ADA accessible spaces. In association with the 
proposal, the Applicant is proposing a bioretention basin as depicted on the site plan and a 
retaining wall along the northern and eastern side of the building access drive with an 
appropriate guardrail.  The Subject Property is to be serviced by onsite septic and well and 
the Applicant is proposing a trash enclosure as depicted on the site plan.  The Applicant is 



proposing appropriate landscaping and tree replacement, and is proposing onsite lighting 
consisting of building mounted lighting and a pole mounted light in the parking area.  The 
proposed lighting is compliant with the Township standards. 

 

4.  The Board has received a Highlands consistency determination that has various 
conditions regarding environmental concerns that the Applicant has addressed and will 
comply with.   

 

5.  As related to the within application, the Applicant seeks associated variance relief 
pursuant to N.J.S.A. 40:55D-70(c) for a minimum lot area deficiency, a side yard setback 
variance, a combined side yard setback deficiency, a parking variance, a minimal rental 
storage area variance to the extent necessary, building orientation variance relative to Route 
22 and a deficient buffer strip variance. 

 

6.  Upon review and consideration of the testimony and the site, the Board finds that the 
Applicant has justified and met its burden for variance relief relating to the variances 
pursuant to N.J.S.A. 40:55D-70(c)(1). In accordance with N.J.S.A. 40:55D-70(c)(1), 
variance relief is appropriate where a strict application of the development regulations 
would create an undue and unnecessary hardship upon the Applicant due to reasons of 
exceptional shape, physical features and extraordinary and exceptional situations uniquely 
affecting a specific piece of property and structures lawfully existing thereon.  Such relief 
is appropriate where a variance can be granted without substantial detriment to the public 
good and without substantial impairment to the intent and purpose of the zone plan and 
zoning ordinance.  As related to this specific property, the Board finds credible that it faces 
a unique situation based upon its location and jurisdictional considerations.  The Board 
finds credible that the Subject Property, although in two different municipalities and 
comprised of two different tax lots, functions as a unified lot under common ownership.  
Consistent with Ciocon v. Franklin Lakes Planning Board, 223 N.J. Super. 199 (App. Div. 
1988), the Board finds that compliance with a side yard setback, and combined side yard 
setback as created by the municipal boundary line would be an undue and unnecessary 
hardship and would have no detriment on the public good nor the intent and purpose of the 
zone plan or zoning ordinance as no other property is affected.  This is equal application 
as to the minimum lot area, noting that the Township's requirement for the zone district 
requires 15 acres and the Township of Lopatcong jurisdictional area is 1.3 acres in size 
which is a preexisting nonconforming condition.  This applies with equal force to the 
minimum rental storage area requirement of 80,000 square feet where the proposed storage 
area is 17,043 square feet is nonconforming and directly related to the current use. 



Accordingly, the Board finds it is appropriate to grant relief from §243-74.A.94 and §243-
75.A.10(a) so as to permit a minimum lot acre of 1.3 acres where 15 acres is required; 
variance relief from §243-74.A.94 & §243-75.10(b) for minimum rental storage area 
permitting 17,043 square feet where 80,000 square feet is required; §243-74.E & §243-
75.A.10(g) so as to permit a minimum side yard setback of 0 feet where 50 feet is otherwise 
required; and from  §243-74.E regarding the minimum combined side yard setback so as 
to permit 51.02 feet where 100 feet is otherwise required.   

 

7.  The Board further finds that the Applicant has justified variance relief pertaining to this 
application under N.J.S.A. 40:55D-70(c)(2).  In this regard, the Applicant seeks a variance 
as proposed self-storage unit doors will be facing a public street and requires variance relief 
so as to permit a buffer strip of 20 feet where 25 feet is required and provision of 10 parking 
spaces where 11 are required.  As to the building orientation, the Board finds that based 
upon the location of the preexisting units and development of the property, the orientation 
promotes an appropriate and efficient use of land while providing adequate light, air and 
open space with appropriate civic design and arrangement. As to the proposed deviation 
from a buffer strip requirement of 25 feet to 20 feet, the Board finds that the justification 
for such relief is appropriate as the proposed plan provides a better zoning alternative so as 
to allow proper alignment of an access drive that secures traffic safety, appropriate site 
circulation and good civic design and arrangement.  As to the deficient parking space, the 
Board is satisfied that based upon the overall tract and proposed improvements, the parking 
as provided, and finding the fact that generally users of such facilities utilize temporary 
parking space adjacent to their units, there is sufficient parking on the site and the modest 
reduction avoids unnecessary development of impervious coverage which promotes the 
general welfare and an appropriate development technique and civic design.  The Board 
does not find that these variances are substantially outweighed by a detriment to the public 
good or impairment to the intent and purpose of the zone plan and zoning ordinance.  In 
this regard, the Subject Property is adjacent to a commercial service station that mitigates 
concerns over the buffer and the Applicant is providing appropriate revegetation of the area 
for screening purposes. The building orientation will not have any type of negative impact 
from a visual perspective based upon the location of the Subject Property relative to Route 
22 which is a well-traveled way and the minimum parking variance is appropriate and 
without any appreciable impact. Ultimately, the Board concludes that these particular 
variances are a better zoning plan for the property than a strict application of the zoning 
ordinance or otherwise required. 

 

8.  The Board is further satisfied that the Applicant has satisfactorily and substantially met 
the requirements for Preliminary and Final Site Plan Approval as required under the 



Township of Lopatcong ordinance. In this regard, the Board finds that the Applicant has 
sufficiently advanced an appropriate design, circulation plan, access, provision of utilities, 
site lighting, stormwater management and landscaping so as to comply with the 
requirements. The Board finds the testimony of Mr. Hobbs credible.   

 

BE IT FURTHER RESOLVED, by the Planning Board of the Township of Lopatcong 
as follows: 

 

1.  Preliminary and Final Site Plan Approval is hereby granted to the Applicant for the development 
of Block 100, Lot 12 with a one-story self-storage facility of 17,043 square feet with related site 
improvements as detailed and depicted on the site plan as submitted and reviewed herein. 

 

2.  The following variances are granted to the Applicant in association with this approval: 

 

A. Relief from the minimum lot area so as to permit 1.3 acres where 15 acres is required. 

B. A minimum rental storage area of 17,043 square feet where 80,000 square feet is 
required. 

C. A minimum side yard setback of 0 feet where 50 feet is required. 

D. A combined minimum side yard setback of 51.02 feet where 100 feet is required. 

E. Permitting storage unit orientation towards a public street. 

F. Permitting a buffer of 20 feet where 25 feet is required. 

G. Permitting 10 parking spaces where 11 parking spaces is otherwise required. 

 

3.  The approvals granted herein are subject to and upon the following conditions: 

 

A. The Applicant shall comply with any and all conditions, requirements and agreements 
as set forth within this Resolution, as well as any and all representations made to the Board.  
Further, Applicant shall comply with all comments and conditions set forth within the 



reports of the Board professionals and Township employees as provided to the Applicant 
and satisfy continuing conditions from the preliminary site plan approval. 

 

B.  The Applicant shall satisfy and post any and all required escrows, inspection fees and 
pay any and all outstanding taxes as are required by law or ordinance. 

 

C.  The Applicant shall obtain any and all necessary approvals required by any other 
governmental agency having jurisdiction thereover and shall further comply with any 
conditions as imposed by such outside agencies, including but not limited to the New Jersey 
Highlands Council, the New Jersey Department of Environmental Protection, the Warren 
County Planning Board, the Warren County Soil and Water Conservation District, the New 
Jersey Department of Transportation and the Warren County Health Department. 

 

D. The Applicant shall comply with the recommendations of the Board Engineer as related 
to stormwater management design and shall conduct appropriate geotechnical studies so as 
to confirm appropriate stormwater management devices and techniques as to be utilized on 
the site. 

 

E.  The Applicant shall obtain an appropriate tree removal permit from the Township and 
undertake appropriate tree replacement and contributions as may be required. 

 

F. The Applicant shall enter into a Developer's Agreement if requested or required by the 
Township Council. 

 

G. The Applicant shall provide the Board Engineer an appropriate letter of interpretation 
from the New Jersey Department of Environmental Protection regarding a presence or 
absence of freshwater wetlands. 

 

H. The Applicant shall obtain any and all necessary approvals from the Greenwich 
Township Planning Board or land use agency having jurisdiction thereover prior to 
undertaking site development. 



 

I.  The Applicant shall make appropriate revisions to the site plan as indicated to the Board 
and in accordance with the Board Engineer's recommendations prior to execution by the 
Planning Board Chairman and Secretary. 

 

J.  The Applicant shall obtain any and all review recommendations of the Lopatcong 
Township Fire Department as to site circulation and fire safety. 

 

 BE IT FURTHER RESOLVED, by the Planning Board of the Township of Lopatcong  

that: 

 

 1.  All conditions contained in this Resolution and in the record of the proceedings in this 
matter, including any agreements made by the Applicant, were essential to the Board’s decision to 
grant the approvals set forth herein.  A breach of any such condition or a failure by the Applicant 
to adhere to the terms of any agreement within the time required shall result in the automatic 
revocation of the within approval and shall terminate the right of the Applicant to obtain or 
continue work or occupancy under any construction permits, Certificates of Occupancy or any 
other governmental authorizations necessary in order to continue development and use of the 
property.   

 

 2.  The development of this property shall be implemented in accordance with the plans 
submitted and as approved.  In the event that the Applicant shall make or propose any changes to 
the project or structures on the property from those shown on the revised and approved plans and 
exhibits approved for this Application, whether such changes are voluntarily undertaken or 
required by any other regulatory agency, Applicant shall resubmit any such changes to this Board 
for review and determination.  

 

 The foregoing is a true copy of the Resolution adopted by the Planning Board of the 
Township of Lopatcong at its meeting of July 22, 2026. 

 

Date:    July 22  , 2026  _________________________________________ 
      Margaret B. Dilts, Planning Board Secretary 



Motion to adopt this Resolution by Member Caughy, seconded by Member Palitto.  Roll call vote: 
AYES:  Members Caughy, Mengucci, Palitto, Vice-Chairwoman DiLeo, Chairman Samson 
NAYS:  None 
 
Resolution - Ordinance No. 26-06 – Inconsistent with Master Plan. 
 

RESOLUTION OF THE PLANNING BOARD OF THE TOWNSHIP OF 

LOPATCONG, WARREN COUNTY, NEW JERSEY,  

REVIEWING ORDINANCE 26-06 AND DETERMINING SAME TO BE 
INCONSISTENT WITH THE MASTER PLAN OF THE TOWNSHIP OF LOPATCONG 

 

 

WHEREAS, Ordinance 26-06 amending Chapter 243 concerning Prohibition of Data 
Centers as principal, conditional or accessory uses within the ROM Zone District has been referred 
to the Planning Board of the Township of Lopatcong (hereinafter referred to as "Board") for review 
and consistency evaluation pursuant to N.J.S.A. 40:55D-64; and 

 

 WHEREAS, the Board reviewed Ordinance 26-06 at a public meeting held on June 24, 
2026; and 

 

 WHEREAS, pursuant to N.J.S.A. 40:55D-26 upon referral of an ordinance the Planning 
Board is mandated to make and transmit to the governing body a report identifying any provisions 
of the proposed development regulation or amendment that are inconsistent with the Master Plan 
and recommendations concerning inconsistencies and other matters that the Board deems 
appropriate; and  

 

 WHEREAS, in reviewing this proposed ordinance, the Board is mindful that the current 
Master Plan of the Township, as amended and reexamined, currently includes computer and data 
processing centers as a permitted use within the ROM Zone District, such inclusion having been 
made by recommendation in approximately 2012; and 

 



 WHEREAS, the Board notes that such recommendations as currently existing within the 
Master Plan, as amended and reexamined, were enacted by the Township Council so as to amend 
the permitted uses within the ROM Zone District to include a permitted use of computer and data 
processing centers within the ROM Zone District; and 

 

 WHEREAS, pursuant to the statutory charge of the Planning Board, the Board is 
constrained to review the proposed zoning amendment under the existing Master Plan. 

 
 NOW, THEREFORE, BE IT RESOLVED by the Planning Board of the Township of 
Lopatcong, that it hereby finds Ordinance No. 26-06 as inconsistent with the Master Plan without 
further recommendation or position regarding same. 

 

 The foregoing is a true copy of the Resolution adopted by the Planning Board of the 
Township of Lopatcong at its meeting of July 22, 2026. 

 

Date:   July 22 , 2026  _________________________________________   
    Margaret B. Dilts, Planning Board Secretary 

 

Motion to adopt this Resolution by Vice-Chairwoman Dileo, seconded by Member Caughy.  Roll 
call vote: 
AYES:  Members Caughy, Mengucci, Palitto, Vice-Chairwoman DiLeo, Chairman Samson 
NAYS:  None 
 
Master Plan Reexamination – Undertake a Periodic Reexamination of the Master Plan.  
Planner Bloch instruction to the board is to review the 2019 Master Plan as well as the Zoning 
Ordinance.   
 
New Business: 
 
Ordinance No. 26-09 – An Ordinance of the Township of Lopatcong Adopting the 
Redevelopment Plan for the Property referred to as the Lopatcong Park Redevelopment Area, 
Commonly Kown as Block 30.07, 30.08, and 30.09 on the Tax Map of the Township of 
Lopatcong, Review for Consistency with the Master Plan.  Motion to find the Ordinance 
Consistent with the Master Plan by Vice-Chairwoman DiLeo, seconded by Member Caughy.  
Roll call vote: 



AYES:  Members Coyle, Caughy, George, Hardy, Mengucci, Palitto, Weeks, Vice-Chairwoman 
DiLeo, Chairman Samson. 
NAYS:  None 
 
Block 95, Lot 8 – Anastasio – Subdivision/Site Plan Application – This application is being 
referred to the Zoning Board of Adjustment. 
 
Block 86, Lot 1.01 – Cunningham – Minor Subdivision – Planner Bloch’s Technical Report 
indicates the application is incomplete – missing Checklist and additional fees.  Motion to deem 
the application incomplete by Member Mengucci, seconded by Vice-Chairwoman DiLeo.  Roll 
call vote: 
AYES:  Members Coyle, Caughy, George, Hardy, Mengucci, Palitto, Weeks, Vice-Chairwoman 
DiLeo, Chairman Samson. 
NAYS:  None 
 
Block 90, Lots 1 & 2 – Talpas Minor Subdivision/Lot Line Adjustment – Planner Bloch’s 
Technical Report finds the application complete.  Additional fees and proper notice for variance 
must be completed.  Motion to deem application complete by Member Weeks, seconded by 
Member Mengucci.  Roll call vote: 
AYES:  Members Coyle, Caughy, George, Hardy, Mengucci, Palitto, Weeks, Vice-Chairwoman 
DiLeo, Chairman Samson. 
NAYS:  None 
 
Adjournment: 
 
Motion to adjourn the meeting by Member Caughy, seconded by Member Coyle.  All in favor. 
 
Respectfully submitted, 
 
 
Margaret B. Dilts, 
Secretary  
 
  
 


