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BLAIRSTOWN TOWNSHIP 
LAND USE BOARD 

June 15, 2020 
 

MINUTES 
 

The Blairstown Township Land Use Board met in a regular session on Monday, June 15, 2020, at 7:30 pm utilizing 
the virtual GoToMeeting web service due to the COVID-19 crisis.  Adequate notice of this meeting of the Blairstown 
Township Land Use Board was provided in accordance with the Open Public Meetings Act (Chapter 231.P.L. 1975).  
Notice of this virtual meeting was also advertised in the New Jersey Herald, posted on the Blairstown Township 
website, and posted at the front door of the Blairstown Municipal Building, 106 Route 94, Blairstown, New Jersey.  
The following members were present: Barbara Green, Richard Mach, Wickliffe Mott, Rosalie Murray, Walter Orcutt, 
Michael Repasky, Steven Sikkes (arrived 8:33 p.m.), and Debra Waldron.  Alternate members present were:  Adam 
Baker, Robert Law, Norman Talley, and Evelyn Tilney.  Nicholas Mohr was absent.  Also present were: Board 
Engineer, Ted Rodman, Board Attorney, Roger Thomas, and Board Secretary, Linda Grohs.   
 
SALUTE TO THE FLAG:  was recited.  
 
ROLL CALL: was taken.   
 
THE SUNSHINE STATEMENT: was read.  
 
LAND USE BOARD DEADLINE DATES: 
 
Chairman Repasky stated that submission of information supporting applications must arrive at Town Hall 10 
calendar days prior to meetings.   
 
MINUTES OF PREVIOUS MEETINGS: (As distributed prior to the meeting date).  
 
Minutes of the May 18, 2020 Regular Meeting of the Land Use Board were approved.   
 
Action:  A motion was duly made by Mrs. Green, seconded by Mrs. Waldron, to approve the Minutes of the May 18, 
2020 Regular Meeting of the Land Use Board.   
Roll call vote: Green, Mach, Mott, Murray, Orcutt, Waldron, Talley, Baker, Law, and Repasky - yes. Abstained:  
Tilney.  Absent:  Mohr, Sikkes 
 
LUB APPROVAL VOTE:  
 
Chairman Repasky stated that the LUB Attorney’s (Roger Thomas) 2019 Annual Report dated March 4, 2020 was 
never discussed or voted upon to approve.  Mr. Thomas’ closing statement in the report was that none of the actions 
taken by the Board fit a pattern that require a review by the Governing Body in terms of Ordinance amendments.  Mr. 
Thomas had no other comments and reiterated that this was his annual report outlining variances that were granted 
by the Board for unrelated matters.  If the Board feels there are actions taken in 2019 that need to be added, he 
would be happy to address; however, his review does not suggest any changes to the Zoning Ordinance.  Mrs. 
Waldron agreed with Mr. Thomas’ assessment.   
 
Action:  A motion was duly made by Mrs. Murray, seconded by Mrs. Waldron, to adopt the Annual Report for 2019 
and forward to the Township Committee as required by statute. 
Roll call vote: Green, Mach, Mott, Murray, Orcutt, Waldron, Talley, Baker, Tilney, Law, and Repasky - yes. Absent:  
Mohr, Sikkes 
 
Mr. Thomas will not do a Resolution for this approval but will instead instruct the Board Secretary to forward to the 
Governing Body 
 
RESOLUTIONS:   
 
LB 01-20 Esposito, Block 402, Lot 8, 36 Frog Pond Road, C Bulk Variance  
 
Chairman Repasky stated that there are some minor changes on the Esposito resolution.  Mr. Thomas stated that the 
changes made are clarifications and not substantive changes in terms of the resolution and with those modifications 
he would offer to the Board for consideration.  Chairman Repasky explained that the clarifications are that a pole 
building is a description of a type of construction and a barn is something that holds grain and cattle which this is not.  
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The pole building is used as a garage and during the rest of the resolution, any reference to pole barn or barn will be 
changed to garage.  Camping trailer was added to the items to be stored in the garage.    The next two changes are 
revising the “Applicant’s marked up survey shows” and then adding the “issuance of a certificate of occupancy”.  
Chairman Repasky asked if anyone else had any comments on the Resolution, and Mrs. Green pointed out that the 
title of the Resolution refers to Block 408 instead of Block 402.  This will be corrected and there were no other 
changes.    
 
Chairman Repasky asked for a motion to approve the Esposito Resolution.    
 
Action:  A motion was duly made by Mrs. Waldron, seconded by Mrs. Green, to approve the Esposito C Bulk 
Variance with Conditions. 
Roll call vote: Green, Mach, Mott, Murray, Orcutt, Waldron, Talley, Baker, Law, and Repasky - yes. Abstained: Tilney.  
Absent:  Mohr, Sikkes 
 
LB 03-15B Darst, Block 2003, Lot 28, 38 Hope Road, Extension of Conditions of Approval for two (2) months after 
Governor Murphy lifts the “stay at home order”   
 
Chairman Repasky mentioned a few minor changes on the Darst Resolution, and Mr. Thomas concurred that there 
was no need to review the ministerial changes.  Mrs. Waldron emphasized that the Board has to stay on top of this so 
that the commitment for the extension does not go beyond that date.  The Land Use Board Secretary confirmed that 
this issue will remain on the agenda monthly.   
 
Chairman Repasky asked for Mr. Thomas’ advice on the date of lifting the “emergency order” versus the “stay at 
home order” which happened within the last week.  Mr. Thomas’ understanding is that lifting the stay at home order is 
what Governor Murphy has done, and Chairman Repasky asked if the two-month clock was starting to tick.  Mr. 
Thomas believes that page 2 of the Resolution states “shall be extended for a period of two months after the general 
lockdown”.  This was not to be the “stay at home order” but the period of time when the series of Executive Orders 
remained in force and effect.  We are now ending Stage 1 and entering Stage 2, and there will be a Stage 3.  Mr. 
Thomas asked if the Board’s intent was two months after the end of Stage 3 or some other time, and he will be happy 
to amend as decided.  Mrs. Waldron’s intent when she made the motion to extend was that there were many areas 
where the Darsts could not be in compliance, i.e., the driveway work and the tree planting could not be completed 
due to the inability to work or have inspections conducted.  If this changes and these areas are opening up, Mrs. 
Waldron would be happy to move forward.  Mr. Thomas’ understanding is that Stage 2 authorizes outdoor dining, 
some retail indoor activity, and some non-essential activity, but he is not aware of the rules for construction.  Some 
Construction activities have been allowed during Stage 1 that are essential.  Mr. Thomas suggested to carry this 
motion to get a better understanding of when the two-month clock begins.  Chairman Repasky stated that the minutes 
state “the date the Governor lifts the State public health emergency”.   Mr. Thomas agrees that was his understanding 
from the Board, and it means once the public emergency is lifted and he feels that is Stage 3.  Mr. Thomas stated the 
term may need to be clarified from “state of emergency” to something else.  Mrs. Waldron agrees because if 
Governor Murphy extends and businesses are still allowed to operate, then the Darsts can begin to complete work on 
their “to do” list.  Mrs. Waldron does not want this extended to the point it becomes winter again, and items like 
paving and planting cannot be completed.  Mr. Thomas will work with Mr. Rodman to clarify and define.  Chairman 
Repasky and Mr. Thomas will work on the wording later in the week, along with working with Mrs. Waldron for her 
construction business knowledge.   
 
COMPLETENESS: None  
 
PUBLIC HEARING 
 
LB 14-19 Twin Power, Block 903, Lot 2.05, 126 Route 94, Preliminary / Final Major Site Plan and C Bulk 
Variances (3) 
 
Mr. Thomas advised that if any members of the public were here for the Twin Power hearing that this item is listed for 
information and is carried to the July 20, 2020 Land Use Board Meeting due to the pandemic.  Mr. Thomas stated 
that no further notice is required and there will be no more notice provided.   
 
Mrs. Waldron asked if the client asked to be carried, and Mr. Thomas confirmed that the client did wish to have an in-
person meeting for their application.   
 
LB 02-20 Oz 94/Kramer, Block 703, Lot 4.05, 174 Route 94, Interpretation (No Notice required) 
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Mr. Rich Valenti, of the law firm, Morris, Downing, and Sherred in Newton, on behalf of the applicant, Oz94 LLC, 
asked Mr. Thomas to swear in all three (3) witnesses.   
 
Mr. Thomas swore in: 
 

- Dr. Jeffrey Clauss, Blairstown Eye Associates, 174 Route 94, Blairstown, NJ 
- Thomas O’Donnell, 3 Stone Gate Drive, East Stroudsburg, PA 
- Edward Kramer (retired), 106 Mott Road, Blairstown, NJ 

 
Mr. Valenti outlined that this is an Interpretation of the January 2020 Resolution which granted an extension of the 
Use Variance previously granted for this property to allow for professional office uses.  The applicant is proposing that 
a licensed security service company be allowed to use this property to provide security services and as an office only.  
There will be no warehousing, no manufacturing, and no retail sales from this facility.  The resolution adopted in 
January 2020 stated that the previously approved medical office use is expanded to professional office uses, e.g. 
accountants, lawyers, etc.  The security service is a licensed profession that requires extensive training, extensive 
education, and extensive work experience.  The application to obtain an alarm license in NJ is attached to the 
Position Statement.  The list of requirements is extensive training with respect to construction sub code requirements 
and extensive work experience, or the applicant has to have an electrical contracting degree.  There is an 
examination that must be passed to obtain the license to provide security services.  There are also continuing 
education requirements on an ongoing basis in order to maintain that license.  This is truly a licensed profession in 
the State of New Jersey.  As far as office work in the phrase “professional office use”, this will be just an office.  There 
will be no manufacturing, no retail sales, and no warehousing. 
 
Mr. Valenti advised that Dr. Clauss and Dr. Kramer are here this evening and had presented their application in 
November 2019 and that resulted in the January 2020 Resolution.  Dr. Kramer testified that he was requesting and 
sought approval for expanding the office use from medical offices to a variety of medical offices which could include 
physical therapy or acupuncture therapy.  It would also include professional services such as accountant, land use 
planner, and a broader definition of the use of the space for the good of the town. 
 
Dr. Clauss explained the goal is the same as Dr. Kramer outlined – to expand the use from the specific medical 
professions to all other professional uses.   
 
Mr. Valenti asked Mr. O’Donnell if he is the potential purchaser of the unit and the owner of the security services 
company that would be the purchaser, and Mr. O’Donnell confirmed.  Mr. Valenti asked Mr. O’Donnell to describe the 
licenses that his company and he personally have.  Mr. O’Donnell answered the business has the access control 
security required by the State of New Jersey, and he also is the holder of burglar alarm and fire alarm licenses.  Mr. 
O’Donnell also stated that his son works for the same company and holds the same licenses.  Mr. O’Donnell’s 
experience dates back to 1963 where he worked for a major bank equipment company.  In 1972, Mr. O’Donnell 
began his own company where he provided electronic security systems to industries.  In 2008, Mr. O’Donnell 
expanded his business to take in municipalities, education, and healthcare, but he does not handle residential alarm 
systems except on rare occasions.  Mr. Valenti asked Mr. O’Donnell to outline the continuing education requirements, 
and he stated that he is required to maintain his license by attending seminars annually, completing the prerequisite 
number of credits, and he has to renew his license every three (3) years.   
 
Mr. Valenti asked Mr. O’Donnell if he proposed to do any manufacturing, retail sales, or warehousing of machinery or 
equipment or goods at this property, and Mr. O’Donnell confirmed “no”.   Mr. O’Donnell stated that there would be 
four (4) employees at the property, and there would only be the employees’ personal vehicles at the property. 
  
 
Mr. Thomas asked for clarification on the following and Mr. O’Donnell confirmed: 
 

- The security company is limited to alarm services, installation, and maintenance of alarm services. 
- The security service does not provide personnel for security, in terms of protecting businesses or individuals 

as they are restricted solely to burglar alarm and fire alarm security.   
- The security company is for other than residential and that residential is rarely done.  The rare instance would 

be for a substantial customer who had a need to have his personal property protected, i.e., president of a 
bank or any other organization.   

- He services eastern Pennsylvania and the State of New Jersey.   
- This is strictly a clerical type of office that handles paperwork for the company. 
- Mr. O’Donnell will be present as the owner of the company. 
- The other three (3) employees will be a clerical person, a purchase manager, and secretary of the corporation 

who is also engineering design. 
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Mrs. Waldron asked the following questions and Mr. O’Donnell answered as follows: 
 

- They will use four (4) to six (6) parking places 
- The hours of operation will be 8:30 a.m. – 4:30 p.m., Monday through Friday 
- There will rarely be clients coming to the site, maybe once or twice/year. 
- Mr. O’Donnell employs ten (10) employees total.  

 
Chairman Repasky asked the following which Mr. O’Donnell answered:  
 

- Mr. O’Donnell will be using the entire lower level (floor). 
- There will be parts received and then the parts would go out with the technicians (no warehousing, just 

transit). 
- Service vehicles stay with the technicians at their homes.  Mr. O’Donnell may occasionally have a vehicle 

there as a spare. 
 
Chairman Repasky asked the Board if there were any questions or comments on this application, and there were 
none.   
 
Mr. Valenti asked his clients (Dr. Clauss and Dr. Kramer) if they had anything to add, and they did not. 
 
Chairman Repasky opened the meeting to the Public, and there were none present.   
 
Mr. Valenti’s closing comments, that from the Board’s Resolution, it was clear that professional offices would be 
permitted, such as real estate broker and insurance broker.  The licensing requirements for security services are 
substantial.  In the world of professional offices, security services are clearly within that. 
 
Mrs. Waldron stated that she is comfortable with this applicant because of the limited hours of operation, the limited 
merchandise that is kept inside, the limited number of clients coming to the site, and the hours of operation are 
minimal. 
 
Chairman Repasky compared this applicant to engineering and land planners where there are minimal people coming 
in, and there are four (4) employees.  Mrs. Murray believed there were six (6) employees.  Mrs. Waldron clarified that 
there would be four (4) employees on a daily basis, but there would be parking for up to six (6) onsite.   
 
Mr. Thomas stated that the motion would be that the Resolution previously passed by the Board on November 18, 
2019, and memorialized on January 20, 2020, will encompass a burglar, fire, and alarm security company with four 
(4) employees, up to six (6) parking spaces, hours of operation from 8:30 a.m. to 4:30 p.m. from Monday through 
Friday, with limited clientele access, and that the conditions of the approval, not otherwise modified, would be in full 
force and effect.   
 
Action:  A motion was duly made by Mrs. Waldron, seconded by Mrs. Green, to approve the Interpretation as 
outlined by Mr. Thomas.   
Roll call vote: Green, Mach, Mott, Murray, Orcutt, Waldron, Talley, Baker, and Repasky - yes. Absent:  Mohr, Sikkes 
 
CORRESPONDENCE:  There were no comments on the Correspondence.   
 
OTHER BUSINESS:   
 
Ordinance Updates: 
 
Kennel Definition 
 
A spreadsheet defining kennel definitions proposed for Blairstown Township and compared to surrounding townships 
was passed out to all members and was shown on-screen.  Chairman Repasky asked for comments on this proposal.   
 
Mrs. Waldron addressed the use of the word “kennel” as it applies to other veterinarians, e.g. Blairstown Animal 
Hospital, that was previously expressed by Nick Mohr.  Blairstown Animal Hospital is licensed to operate as a kennel; 
they board dogs (whether or not injured or sick) in addition to treating dogs medically.  Two other veterinarians in 
Blairstown keep animals overnight, strictly for the purpose of medical rehabilitation.  They are not kennels as they are 
medical diagnosis and treatment facilities.   
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Chairman Repasky asked if in the definition of kennel that Blairstown Animal Hospital operates under, is there a 
maximum of number of dogs allowed to be kept in that kennel?  Mrs. Waldon answered that Blairstown Animal 
Hospital came in with a number of dogs and she was unsure of the exact number, but they can board at least ten (10) 
dogs in that facility.   Mrs. Waldron will pursue the exact number, but their facilities are not designed similarly to a 
facility in Hope where the dogs are placed in a cage.  In Hope, they are let out during daytime hours to run the 
property in a fenced area.  Blairstown Animal Hospital does not handle their dogs this way; they walk the dogs on 
leashes and have a kennel run which is associated with where each dog is individually boarded.  The dogs do not 
have the full run of the property like the one in Hope.  Blairstown Animal Hospital’s first priority is as a medical facility 
and the second priority as a kennel was as a benefit to the community and their clients who wanted to keep their 
dogs safe.  When Blairstown Animal Hospital came into Blairstown it was as an additional use to the original property 
and they had to go by acreage.  Blairstown Animal Hospital is different in this regard.  Chairman Repasky stated that 
the question was if they are licensed as a kennel, then when defining a kennel for all of Blairstown, we would not 
want to be under that number of allowed dogs.   
 
Chairman Repasky stated that he would prefer to define the number of dogs in residential areas, and not have the 
difference between a private and a commercial kennel.  There would be one definition for kennel which would be 
commercial.  For residential, the definition would list the number of dogs per location, similar to Knowlton, which 
allows apartments with five (5) or less rooms to have one (1) dog, for residential with less than five (5) acres to have 
three (3) dogs, and for residential with five plus (5+) acres to have five (5) dogs.  Mrs. Green asked Mr. Repasky to 
confirm the numbers which he did.   
 
Mrs. Waldron asked if Chairman Repasky’s definition was similar to any other Township’s definition.  Chairman 
Repasky responded that Hope has a little more for “residential less than five acres” where they have five (5) dogs, 
and then residential with six plus (6+) dogs is equal to a kennel.  Chairman Repasky wants to eliminate the word 
kennel in residential, private areas.  The residents could keep dogs inside their house, keep outside in buildings, keep 
for show dogs, keep for breeding and giving to friends (not selling), or as companions for their children.  
 
Mr. Thomas stated the concept of “x” number of dogs in a residential zone as opposed to public and private kennels 
will ease the administration for the Zoning Officer, and the concept makes sense.  Chairman Repasky stated that the 
next step would be to come up with a description for the definition of kennel.  Mr. Thomas answered that it seems the 
Board doesn’t want to have a kennel in a residential zone where they do not sell the dogs, but they just keep them 
and hand them over, which is why they have a large number of dogs.  The issue is that Blairstown has become a 
haven to board dogs or to have a large number of dogs.  Mrs. Waldron stated that they have significant dog 
complaints to their Animal Control Officer (ACO) where barking dogs are left out overnight.  The ACO has advised 
that other surrounding towns are adopting restrictions on both noise and kennels.  The Township is trying to keep 
residential areas quiet and to not bring in people who are going to house large numbers of dogs, leave them outside, 
and disturb their neighbors.  The other item is that other municipalities have ruled out kennels as a use in their 
municipalities as it is invasive and not in keeping with what they wanted in their community.  Since Blairstown does 
not have a kennel ordinance, the town has become a preferred location by default. 
 
Mr. Orcutt questioned why even consider kennels being an allowed use in Blairstown, and Mrs. Waldron answered 
because there are some existing kennels in Blairstown.  Mr. Orcutt answered that those locations will become pre-
existing, non-conforming uses.  If kennels are a negative thing for the town, why are we allowing it?  Mrs. Waldron 
answered that Blairstown Animal Hospital is now a beneficial use, but she agreed with Mr. Orcutt that bringing in 
others to be kennels would not be beneficial, especially if it ended up in a residential area.   
 
 
Mrs. Waldron asked Mr. Thomas if the Board can zone out kennels as a use, with the exception of the one that 
currently exists, and Mr. Thomas answered yes.  Mr. Thomas stated that kennels or dog proliferation has resulted in 
a number of complaints throughout the municipality which has been detrimental to the rural character of the 
neighborhood and as a result, the Board is proposing to eliminate kennels altogether.  This would be the preamble to 
eliminate kennels in any residential zone and adopt Chairman Repasky’s proposal to have “x” number of dogs 
depending on the size of the lot.  You could also have some areas, e.g. by the airport, where it might be appropriate 
to have a kennel rather than eliminating altogether.  Mr. Thomas reiterated that Blairstown Animal Hospital would be 
protected as being a pre-existing, non-conforming use.  If they wanted to expand that use, they would have to come 
to the Board for a Variance.  Mrs. Murray suggested that in addition to simply eliminating kennels, we should have 
something that limits the number of dogs per household.  People could have a dozen dogs and say “this is not a 
kennel; they are all my dogs.”  Mr. Thomas answered that Chairman Repasky is suggesting Knowlton’s residential 
conditions which limit the number of dogs by type of residence (apartment) and then by acreage. 
 
Steven Sikkes joined the Land Use Board meeting at 8:33 p.m.  
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Ms. Tilney stated that the real issue is irresponsible dog owners who don’t control their dogs.  Ms. Tilney asked if this 
was a multiplicity of kennels, and Mrs. Waldron advised that this issue came to the Board due to an applicant who 
was recently before the Board.  Ms. Tilney feels that kennels could be banned to avoid the headache, but there is 
some good that could happen as well, as many of us have dogs.  People get sick or go on a vacation and need a 
responsible boarding facility, in addition to the need for a rescue facility.  Irresponsible dog care happens among 
breeders and the people that are selling them where there are sub-par conditions and the dogs are 
unhealthy/unhappy and there is all the noise.  The answer may be to ban breeders (as other towns have done 
progressively) and not get rid of the other options.  Ms. Tilney asked if the noise was the issue as it was 
inconveniencing others and not so much the presence of dogs, and Mrs. Waldron confirmed that the noise is at the 
forefront, which was the situation with the applicant before the Board as well as the issues the ACO sees.   
 
Mrs. Murray stated that the barking has been an issue in the past, and the more dogs you have, the more noise you 
will have.   
 
Mrs. Waldron agrees with Chairman Repasky’s desire to emulate Knowlton’s residential definition as did Mrs. Murray. 
 
Mr. Thomas stated that as Mr. Orcutt suggested, you can ban kennels, and then have a definition as Chairman 
Repasky suggested where you have a certain number of dogs / residence.  The other option is to end up in the 
middle ground as people have dogs and a kennel might be a benefit if it is in the right location such as an industrial-
type zone, like the airport, where there is not a residential component.  Mrs. Murray stated that there are a lot of 
residences around the airport, and Mr. Thomas stated that the residents are also dealing with airplanes.  Mr. Thomas 
stated that if the Board feels they do not want to have kennels as the benefit does not outweigh the detriment, that 
can be done.   
 
Mrs. Waldron likes the idea, which she believes is fair, of Knowlton’s number of dogs / residence which also mitigates 
the noise factor for individuals in residential areas.  Mrs. Waldron is also not opposed to putting kennels into a 
specific zone as suggested by Ms. Tilney, but finding that zone is not easy as many zones border residential areas.  
Mrs. Waldron believes the Board is in agreement as far as the number of dogs per residence, and she agrees with 
Ms. Tilney about breeders not having rights in Blairstown as they breed dogs for the purpose of sale.  Mrs. Murray 
stated that would be a business in a residential area which is not allowed, and Mrs. Waldron replied that they are 
“flying under the radar”.   
 
Chairman Repasky stated that kennels are permitted in the HC-Highway Commercial zone, but the word kennel is not 
defined.  Chairman Repasky does not believe a kennel that is not attached to an animal hospital could make a living 
in Blairstown.  The kennel attached to Blairstown Animal Hospital is a secondary income for them, and even if they 
wanted to expand, Chairman Repasky does not have a problem with that.  The sole purpose of housing dogs doesn’t 
seem to be a business only allowed in the Highway Commercial area, and that is why we have no kennels in 
Blairstown.  Mrs. Waldron stated that there are several kennel facilities in the area that board dogs, but what the 
residents are doing is having private people come into their homes to care for dogs.  The business is thriving and it is 
good for the residents who want to keep their dog in their home.  Chairman Repasky agrees with this assessment, 
and he is not averse to prohibiting kennels in Blairstown.  He stated that this has been done in Mendham.  Mrs. 
Waldron again stated that she agrees with having an allowed number of dogs/residence and no breeders. 
 
Mr. Thomas summed up that Mrs. Waldron is saying the same as Chairman Repasky which is to prohibit kennels in 
Blairstown but to allow an individual family in a residence to have one (1) dog per apartment, three (3) dogs on less 
than five (5) acres, and five (5) dogs on five plus (5+) acres as indicated in the Knowlton ordinance.  Chairman 
Repasky asked for an additional clarification that number of dogs allowed are over six (6) months of age.   
 
Mrs. Waldron advised that there are at least two (2) rescues in town that need to be excluded.  Mr. Thomas stated 
that there will have to be a definition of a rescue facility and then come up with the same restrictions that a rescue 
does not have the same noise issues that you are trying to avoid.  He suggested that the rescues must be on certain 
acreage, homes that have some ways to lessen noise if possible.  Mr. Orcutt asked where the rescue facilities are 
and stated firmly that the rescues should have the same conditions as residential owners.  Mr. Thomas asked if there 
are rescue facilities in a residential area, but Mrs. Waldron was disconnected from the meeting and unable to answer.  
Ms. Tilney advised that people take rescues into their own homes, in addition to their own pets, and she agrees with 
Mr. Orcutt that the requirements should be the same.  
 
Mr. Thomas advised that the decision to prohibit kennels and allow an individual family in a residence to have one (1) 
dog per apartment, three (3) dogs on less than five (5) acres, and five (5) dogs on five plus (5+) acres is clear cut and 
leaves very little for the Zoning Officer to interpret.  Chairman Repasky asked if residents have more dogs than 
allowed, would they be grandfathered?  When their dogs pass away, they would not be allowed to get more dogs 
than allowed.  Mr. Thomas disagreed as the law is such that if they have the facilities to house ten dogs, and they 
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maintain those facilities to house ten dogs, at any given time they may have any number up to ten.  It is the facility 
itself that has to be looked at as a pre-existing, non-conforming use and what establishes an abandonment.  The 
mere fact that you don’t use it doesn’t in and of itself establish an abandonment.  This would go against NJ case law.  
Chairman Repasky asked if a resident has ten dogs that they could keep them in perpetuity?  Mr. Thomas was 
speaking about a facility like Blairstown Animal Hospital, and Chairman Repasky stated “no”, that this was related to 
residential homes.  Mr. Thomas will have to review and respond.  Mr. Orcutt asked how many people in the town 
have licensed more than five dogs, and the Land Use Board Secretary responded that the ACO has those records.  
Mrs. Green responded that Maureen DeSimone, Dog Licensing, would have those records as well.  Chairman 
Repasky asked the Land Use Board Secretary to obtain that data, and Mrs. Waldron stated that she would obtain the 
information on rescues.  Mr. Thomas summed up that everyone will come back with their data and the Board will 
make a decision at the July meeting.   
 
Master Plan for 2020  
 
Chairman Repasky complimented Ms. Tilney on her Agritourism / Agritainment presentation.  Ms. Tilney thanked the 
Board for thinking of her for this assignment, and she gave much of the credit to David Diehl, Zoning Officer, who 
brought this to everyone’s attention.  Ms. Tilney will use the term agritourism as an all-encompassing term.  Mr. Diehl 
has developed a very robust definition for both agritourism and agritainment.   
 
Ms. Tilney began with “Why Agritainment?” and then reviewed her mission statement that “we are all committed 
Blairstown citizens and she feels it is our civic duty to support informed and publicly beneficial policies for Blairstown”.  
Agritourism could really benefit everybody, especially with people losing business due to COVID-19.  There are many 
essential businesses, a lot of trades, local farms, and much nature.  Many of the pictures in the presentation are from 
local farms.   
 
Agritourism is the crossroads of tourism and agriculture.  There are four main factors that define it:  

1- The activity combines the essential elements of the tourism and agriculture industries 
2- Attracts members of the public to visit agricultural operations 
3- It is designed to increase farm income 
4- Provides recreation, entertainment, and/or educational experiences for visitors 

 
Agritourism revenue, not farming revenue, went up to almost $1 Billion in the United States.  There are hot and cold 
spots of agritourism and our area is a fairly hot spot.  This is due to commuters and people coming from New York, 
the Hudson River Valley, and Massachusetts.   
 
Ms. Tilney then reviewed slide photos of types of agritourism: 

- U-pick operations such as Race Farms and many others.  Many of us participate in this activity.    
- Pumpkin-picking patches and apple picking “harvest” the energy from people from New York City and from 

other areas of New Jersey.   
- Genesis Farm is a Community Support Agriculture (CSA) where you pay up front and order a certain 

amount of products that the farm delivers.  This helps the farmer plan.   
- Corn mazes are a big form of agritourism, like Lentini Farms in Newton, which have Halloween snacks and 

haunted hay rides.   
- Cut-your-own Christmas tree farms are things we see all the time and need to support from a Town level.   
- Dude ranches are popular to ride horses, although maybe not around Blairstown, but this provides time out 

with nature.   
- Demonstration farms are conducted at Race Farms where they press their cider.   
- Mohican Farms has an “on-farm” farmer’s market where they have their coolers and honesty boxes where 

you pick up what you need.   
- Winery tours and wine tasting, like Brook Hollow, are very popular 
- Weddings are very big which can be done by wine tour locations which are lucrative and extend what they 

are already doing. 
- Rural bed and breakfasts are of interest and were already defined by David Diehl.   
- Garden tours are good for viewing organic flowers but also as locations to take family.   

 
The benefits of agritourism are: 

- Increased and sustaining income for agricultural operations.  Ms. Tilney read an article where Windy Brow 
Farm lost 80% of their peach harvest due to the cold snap.  Their annual income is between 60-80% from u-
pick apples, etc.  This was an important way to sustain their farm when the peach crop fell short. 

- Increased and sustaining income for other visitor facing business in Blairstown.  The focus is on agriculture 
but this is an opportunity to help build out a more robust town center.  There are a lot of shops closing down, 
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but secondary businesses such as the Diner, Gourmet Gallery, Dale’s, or Alpine will benefit by visitors 
coming through for bottles of water, Gatorade, etc. 

- Increased migration back to Blairstown, potentially down the road.  We have been losing population and 
have been having trouble funding the schools.  There will be an increased migration out of the cities over the 
next few years as the benefits of living in the city are not there right now. 

- Increased tax base to support public services over time.  This will not happen overnight, but if we strengthen 
our friendliness to productive and healthy businesses, it will eventually turn into revenue for the town. 

 
The concerns for the Town are: 

- Noise complaints 
- Traffic concerns (say a massive concert on a curved road!) 
- Additional liability for farms 
- Protect local natural resources 
- Waste management (garbage and also inability to get new septic systems in) 

 
There are many resources to address these concerns. 
 
Ms. Tilney next addressed what we need to do: 
 

- Mr. Diehl has done the work for us on prospective / supportive Ordinances to support agritourism for the 
town.  All the images in the presentation came from different forms of social media online.  The NW High 
School sign shows the new time for the Farmers Market, which is a form of agritourism.   

- To further support agritourism we need town leadership and getting civic groups on board.   
- Supportive accommodations that allow people somewhere to stay.  Now we have guests stay with us in our 

homes, but there are possibly three (3) Air BnB’s in Blairstown.  If there is a wine and cheese festival at the 
vineyard, where does a person from New York City go as they won’t want to drive back two hours to NYC. 

 
Future ways to support agritourism are:   
 

- Implementing agritourism on the Blairstown webpage.  Ms. Tilney feels that an agritourism section on the 
webpage would be beneficial.  The Blairstown website (created by Everett Falt, Township Clerk) is great as 
it is super clean, has really relevant information, and very easy to click through (unlike other Towns).  We 
just need a tab that says “Agritourism in Blairstown”.  We can pull from other organizations’ lists.  Anyone 
searching Blairstown will see that we believe in this, and we can have all the businesses in the same place 
to build momentum.  We could have a database of any “for sale” farm properties to attract potential 
agricultural contributors. 

- Keep the village area clean and robust by trying to do our best to facilitate businesses getting in there and 
staying there.  This involves common sense definitions for permissible uses which are pretty strict right now.  
We need a way to address blighted buildings and refuse accumulation.  There are a number of abandoned 
buildings and a number of residential buildings that are in very bad shape and have no signs of being 
cleaned up.  How do we as a town help that process along by not putting a person in a bad situation in a 
worse position? 

 
Ms. Tilney reviewed the listing of potential resources existing to help those in the town.  There is Ridge and Valley 
Conservancy and the BEC (Blairstown Enhancement Committee).  If a person in agriculture already wants to get 
involved in agritourism, they need to almost outline business plans.  Rutgers has a training module of about ten units 
for learning.   
 
Mrs. Waldron stated that Ms. Tilney did an excellent job on this, and there are areas we can address and talk about.  
The Town is working to try to get better lighting in the downtown Village Neighborhood.  The BEC heads a cleanup of 
the downtown village to make it look more presentable to the Public.  There is a lot of good information here that we 
need to digest and then plan the next move to get into this category.  David Diehl has brought this up before, but Ms. 
Tilney has put it together in a way that aids understanding and how to bring the Public out.  Residents are looking for 
resale values to go up in this Town and are looking to bring business back to this town.  Many areas have been 
neglected and vacant for some time.  Mrs. Waldon was then disconnected from meeting and unable to continue. 
 
Chairman Repasky stated that Ms. Tilney did a great job of pulling this all together.  From his experience, many of the 
things mentioned have been going on in the area, but the only way people know about it is by word of mouth.  
Chairman Repasky thanked Ms. Tilney again. 
 
Mr. Sikkes believes that Air BnB’s are great but not legal with our zoning.  Ms. Tilney stated that they are not 
prohibited, and she spoke with Mr. Diehl, as her house itself is the old St. Jude’s which is zoned commercial on the 
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first floor and residential on the second floor.  Ms. Tilney asked Mr. Diehl what it would take to turn her first floor into 
an Air BnB, and he answered that they are technically not prohibited on the State level and the State is creating new 
laws.  Ms. Tilney personally does not like Air BnB as an entity and the organization is poor, but the idea of having 
rentable units around town is nice.  We can craft our position on this type of thing, and Mr. Sikkes agrees as there are 
no hotels in our town.  Ms. Tilney said hotels are not as charming as Blairstown.  Mrs. Murray stated that you have to 
be very careful with Air BnB’s; bed and breakfast can be easily regulated.   
 
Mr. Mach thanked Ms. Tilney for the great presentation which came across very well. Mr. Mach asked Mr. Thomas if 
the presentation gave him enough for what he needs to complete the reexamination report.  Mr. Thomas answered 
that as far as the Agritourism section is concerned, it goes a long way, and he would like to utilize the services of Ms. 
Tilney so they can put something together for the agritourism component of the reexamination report. 
 
Ms. Tilney believes that secondary businesses would help facilitate the comfort of guests, like a café, etc.  She asked 
if the Board would be open to exploring the definition of permitted uses in the Village area in tandem with this report.  
People are hesitant to rent a shop front as they believe they will have to go through a “lot of hoops” with us.   
 
Mr. Thomas asked for Ms. Tilney’s professional experience with regard to bed and breakfasts from a financial 
perspective.  Ms. Tilney believes from a real estate perspective and an urban studies perspective, the real issue is 
that investors come in and buy up units.  They rent them and make a lot of money because the cost of purchase is so 
low, and the rental value on a nightly basis covers the mortgage times ten.  This boxes out local folks who can no 
longer afford to rent.  We are not at that point now, but that is the biggest problem: absentee landlords who do it for 
investment purposes and have no connection to the community.  Mr. Thomas represented Hackettstown for a 
number of years and they had a number of bed and breakfasts which did not do very well.  They seem to have gone 
into a downward trend in regards to marketability.  The same is true in Stanhope.  Ms. Tilney believes a huge anchor 
for Blairstown is Blair Academy.  Ms. Tilney attended Blair, and she is on the Board of Governors at Blair and she has 
spoken to them very casually about an Air BnB at her place.  People were still asking her a year later when her Air 
BnB is opening.  Blair is $60k / year, and the parents who come into town have nowhere to stay.  Parents come to 
home games or to see plays, and there is a strong built-in base for this.  Blair sends a cheat sheet to parents with 
places to stay and none are close or are not even open any more.  Even fifteen Air BnB’s would be helpful.  There 
are also people who come out to hike the Appalachian trail and have nowhere to stay.  Mr. Thomas stated that the Air 
BnB’s are a different issue as compared to the Bed and Breakfast.  The investment in a bed and breakfast is rather 
substantial and the market value has gone down.  The investment in an Air BnB is not substantial at all, and there are 
concerns about them and possibly the parent company.  There may need to be restrictions placed on Air BnB’s but 
that is a different issue than having the ability to have individual homes utilized.  That kind of thing seems to make a 
lot of sense versus bed and breakfast due to the financial aspect.  Ms. Tilney stated that her age demographic prefers 
the Air BnB or separate unit type of accommodation versus a separate bedroom in an old house where you get 
breakfast in the morning.  Mr. Law stated that one of the challenges the BEC found was that you need consistency.  If 
someone invests in a bed and breakfast or a small hotel and there are only six weekends a year that they are busy, 
they cannot survive.  Mr. Thomas explained that because it is an evolutionary process, the idea of a bed and 
breakfast is long term at best, where an Air BnB doesn’t have the same investment.  If you want to rent out part of 
your home, it doesn’t matter if it gets rented six times per year or twenty-six times per year as you are not investing a 
lot of money in the process, like a bed and breakfast.  Ms. Tilney stated that there is a very serious lack of rental 
property, and if a family sells their house and they want to keep their kids in North Warren, they can’t find a house to 
rent.  Two-family homes would be another option.  Mrs. Murray stated that Air BnB’s need to be regulated very 
carefully so you don’t have a lot of illegal apartments all over the place.  There is a very nice bed and breakfast in 
Andover that is still operating.  Ms. Tilney feels that the regulation would be challenging as many homes are not up to 
code either, which would require an enforcement group which nobody would want to do. 
 
Chairman Repasky asked Mr. Thomas if the agritourism could be left up to Ms. Tilney and himself, and both Mr. 
Thomas and Ms. Tilney agreed.  Mr. Thomas stated that there were kennels and agritourism brought up tonight, and 
if there are no other areas to be included, he can begin working on the kennel himself and with Ms. Tilney on the 
agritourism over the next two months.  Chairman Repasky asked if the kennel issue is completed in July and gets into 
the ordinances, do we need to include in the re-exam?  Mr. Thomas believes that it should be mentioned why kennels 
are not being permitted and the reexamination report is the correct vehicle.  Ms. Tilney feels strongly about looking at 
the definitions of permitted uses in the Village area as it is creating a strangle-hold on businesses that want to go in 
there.  Thought needs to be put into it but she would like to delve into it.  Mrs. Waldron would like to discuss with Ms. 
Tilney what her thoughts are on what should go into the permitted uses. 
 
Chairman Repasky asked Mr. Thomas if they should take a vote to authorize him to complete this work by making a 
motion.  Mr. Thomas stated that this should also be sent to the Township Committee as a line item in the budget.  
Mrs. Waldron answered that both Mr. Thomas’ and Mr. Rodman’s expenses for the reexamination have been 
submitted to the Township Committee.  The Township Committee stated that the money was allocated for that 
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purpose into the Land Use budget and Mrs. Waldron is confirming.  Mrs. Murray asked if the Board did not agree to 
have Mr. Thomas move forward last month, and Mrs. Waldron answered that the information for the billing was sent 
to the Township Committee last month. 
 
Mr. Thomas stated that the motion would be that Mr. Thomas is authorized to proceed with the preparation of a 
reexamination report for the Township of Blairstown.   
 
Action:  A motion was duly made by Mrs. Murray, seconded by Mrs. Waldron, authorizing Mr. Thomas to proceed 
with the preparation of a reexamination report for the Township of Blairstown.   
Roll call vote: Green, Mach, Mott, Murray, Orcutt, Sikkes, Waldron, Talley, and Repasky - yes. Absent:  Mohr. 
 
Land Use Board Budget Update (Quarterly) 
 
Chairman Repasky stated that the Land Use Board Secretary and he have been working on this and will issue it 
quarterly to the entire Board.  This will take the budget up to the end of June and be issued at the July meeting.  The 
dates on the agenda are the “up to” dates. 
 
Land Use Board Status Report 
 
Chairman Repasky stated that this report tracks all applicants and what milestones and conditions have been met.  
Mrs. Waldron and Mrs. Murray were pleased with the report. 
 
NEW BUSINESS:    
 
Circulation / Traffic – Debra Waldron:  
 
Mrs. Waldron stated that at the last meeting, the circulation of traffic in the Village Neighborhood was discussed.  This 
is proceeding now as the DPW was only working at half capacity during COVID-19.  They are now putting up 
signage, notification to the public of the change in traffic pattern, and commencing the striping.  Mr. Moorhead, 
Township Committee, has reached out to Blair Academy to get information with regard to the parking lot area, when 
that will be available to us, as well as any changes to the design as it stands.  Mrs. Murray stated that the decision 
was made that the one way would be going from South to North on Main Street and that Blair Academy does have to 
change their striping as they had it facing the other way.  Mrs. Waldron agreed and answered that the access was too 
difficult.  Blair Academy is not in session now and they have their permanent residents there, but as far as doing any 
actual work, we have reached out to them and hope to get a response back on when this will be completed, hopefully 
by the fall.   
 
Mrs. Murray questioned the condition of the houses on Main Street and she believes one was to be demolished.  Mrs. 
Waldron was not aware of this.  Mrs. Murray stated that it was the one next to ReMax Ridge.  Mrs. Waldron answered 
that the building was purchased for the purpose of renovation.  Mrs. Murray said that it is the other one that is about 
to fall down.  Mrs. Waldron answered that it was purchased and it is not a teardown.  Ms. Tilney stated that the 
purchaser is a younger man who is a contractor and he has not started the work.  The home is in poor condition, and  
the purchaser is in the process of stabilizing it.   
 
PUBLIC PORTION:   Chairman Repasky read the Public Comments statement specifically regarding the virtual 
meeting format. There were no members of the Public present and the meeting was closed to the Public. 
 
VOUCHERS:   There were no vouchers to approve. 
 
Next Meeting Seating Arrangement 
 
Chairman Repasky stated that the next meeting of the Land Use Board is scheduled to be held in Town Hall.  The 
Land Use Board Secretary and Mrs. Green put together some schematics for seating that is six (6) feet apart with five 
(5) people at the dais and then six (6) foot long tables so that Board members can spread their papers.  The table on 
the right-hand side would be for the applicants and their attorneys.  There would be space to put up the professional’s  
placards so that the Board as well as the Public would be able to view them.  Twin Power is scheduled for the July 
meeting.  This is an option for spreading out, and everyone would need to wear masks.  Chairman Repasky asked if 
anyone would not feel comfortable coming to the meeting being spread out six (6) feet apart and wearing masks so 
we know how many people will or will not be attending.  Mrs. Green expressed that she would be concerned if there 
was another outbreak, especially since there would be people coming from outside our area.  Ms. Tilney stated the 
applicant is from New York City.  Chairman Repasky stated that we have no control over knowing if an outbreak 
would happen, but we need to know about people’s comfort level.  Mrs. Murray answered that if the numbers keep 



Land Use Board Minutes – 6/15/2020  Page 11 of 11 

 

gong down and we follow all the rules, she would have no problem attending.  However, as mentioned by Mrs. 
Green, if we have people coming from out of town and their areas have begun to spike again (as this pandemic is not 
over), can we make this a last minute decision?  Mrs. Waldron stated that we have to advertise to the Public so we 
need adequate time for the Land Use Board Secretary to advertise.  Mrs. Waldron feels comfortable attending in 
person, especially to avoid the poor internet connectivity and missing portions of the meeting.  Mr. Thomas will work 
with Chairman Repasky and the Land Use Board Secretary to come up with ideas about alternative meetings in a 
notice that he would be comfortable with.  Normally, notices need to be done ten (10) days in advance, so he will try 
to do something to accommodate either/or.  If we don’t meet in the Municipal Building, Chairman Repasky asked Mr. 
Thomas to contact Twin Power again to postpone their presentation.  Mrs. Waldron asked if the clock is still running 
on Twin Power, and Mr. Thomas stated that Twin Power has extended to the end of July so he would ask for an 
additional extension which he doubts would be a problem with them.  Chairman Repasky advised that this drawing is 
purely a schematic as we don’t know the width of the room, do we have six-foot-long tables, etc.   
 
Mr. Thomas asked what the Township’s plan has been in regard to cleaning the municipal building and keeping it 
updated.  Mrs. Waldron answered that the Township Committee has not met in person when asked by Mr. Thomas.  
Mrs. Waldron stated that they have a cleaning service that comes in and cleans the Township offices thoroughly.  
Blairstown Ambulance has an ultraviolet system that can be utilized if necessary prior to and after the meeting.  Mr. 
Thomas asked for confirmation that not only the offices, but the meeting room, would be cleaned prior to our meeting, 
and Mrs. Waldron assured that would be done.   
 
ADJOURNMENT: 
 
Chairman Repasky asked the Board for a motion to adjourn.  
 
Action:  Upon a motion duly made by Mrs. Green, seconded by Mrs. Murray, and unanimously carried, the meeting 
was adjourned at 9:52 p.m.  
 
Respectfully submitted,  
 
Linda J. Grohs, Board Secretary 


