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BLAIRSTOWN TOWNSHIP 
LAND USE BOARD 

August 17, 2020 
 

MINUTES 
 

The Blairstown Township Land Use Board met in a regular session on Monday, August 17, 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, and Debra Waldron.  Alternate members present were:  Adam Baker, Robert Law, 
and Evelyn Tilney.  Nicholas Mohr and Norman Talley were 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).  
 
There were no comments on the minutes of the July 20, 2020 Regular Meeting of the Land Use Board and they were 
approved. 
 
Action:  A motion was duly made by Mrs. Waldron, seconded by Mrs. Green, to approve the Minutes of the July 20, 
2020 Regular Meeting of the Land Use Board.   
Roll call vote: Green, Mach, Mott, Murray, Orcutt, Sikkes, Waldron, Baker, Tilney, Law, and Repasky - yes. Absent:   
Mohr, Talley. 
 
RESOLUTIONS:  There were no Resolutions. 
 
COMPLETENESS:  There were no Completeness items. 
 
PUBLIC HEARING:  There were no Public Hearings. 
 
LB 14-19 Twin Power, Block 903, Lot 2.05, 126 Route 94, Preliminary / Final Major Site Plan and C Bulk 
Variances (3) (Carried to the September 21, 2020 Land Use Board meeting due to the pandemic with no 
further notice) 
 
Chairman Repasky advised that due to the Governor’s new restriction on indoor gatherings not exceeding 25 people, 
it has been carried to the September 21, 2020 Land Use Board meeting, due to the pandemic with no further notice.   
Mrs. Waldron encouraged Board Members to drive by the subject application location and view the extent of the 
impact before it comes before the Land Use Board.   
 
CORRESPONDENCE:  
 
Chairman Repasky referred to the August 12, 2020 correspondence from Warren County Freeholder Deputy Director 
James Kern to Governor Murphy, and asked if the Land Use Board Secretary or Mr. Thomas had any further 
information.  Ms. Grohs did not, and Mr. Thomas stated he had no feedback either.   
 
Chairman Repasky asked if there were any other questions on the correspondence, and there were none.   
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OTHER BUSINESS:   
 
LB 03-15B Darst, Block 2003, Lot 28, 38 Hope Road, Extension of Conditions of Approval – Status of Compliance 
 
Chairman Repasky advised that the Resolution states August 22, 2020, is the compliance date.  Mr. Thomas stated 
that we are close but not at the date yet.  The Board has two (2) pieces of correspondence from the Warren County 
Planning Department (WCPD) dated July 20 indicating deficiencies and the letter dated July 28 for Denial of Request 
for Completeness of Items Waiver, which was still incomplete and would need to have a written request for the 
reasons for the plans to be modified.  They were given ninety (90) days to submit their rationale or complete the 
deficiencies.  Failure to do so would deem their application void.  The Board Resolution gave Mrs. Darst an additional 
two (2) months, which is August 22, 2020, and the question is if the action of the County affects the Board Resolution, 
and Mr. Thomas believes it does not.  Unless the Board makes an alternate decision tonight, the deficiency listed 
under Condition #1 of the Resolution would take effect.  If the Board agrees, Mr. Thomas will get in touch with Ms. 
Leo, attorney for Mrs. Darst, stating that the Board is abiding by the Resolution, and unless Ms. Leo appears before 
the Board, Condition #1 will take effect. 
 
Mrs. Waldron expressed her agreement due to the longevity of this application and the concerns that paving will not 
be able to be completed due to the unavailability of macadam.  Mr. Thomas will issue a letter in the next day or two 
indicating the decision of the Board.   
 
LB 05-18 Farley, Block 1206, Lot 4, 7 Main Street, D Use Variance – Resolve Condition of Approval 
 
Mrs. Waldron and Mr. Sikkes were recused from this application. 
 
Chairman Repasky asked for recommendations from Mr. Thomas and Mr. Rodman on how to proceed with this 
three-family apartment building that the Board previously approved.  Mr. Thomas referred to his August 9, 2020 email 
where he outlined that his understanding was the intent and purpose of this Certificate of Occupancy was to provide 
for a mechanism to ensure the apartments that the Board was approving were habitable.  He suggested that it 
appears from the email correspondence thread, that there is no need for a Certificate of Occupancy.  Mr. Thomas 
stated that the question becomes whether or not the intent and purpose was to ensure that an inspection took place.  
He recommended that Mr. Rodman or someone from the Building Department conduct that inspection.  Mr. Rodman 
indicated in his email of August 10, 2020 that neither he nor the Building Department would be able to approve, and 
he recommended that the Condition be removed from the Resolution.  If the Board feels that the Condition is satisfied 
as there is no Certificate of Occupancy, that is acceptable.  Alternatively, if the Board feels the Building Department 
or another agency (Public Health Officer) should do an inspection, that is acceptable.   
 
Chairman Repasky asked if there was any group that could provide this inspection.  Mrs. Waldron asked for 
permission to discuss even though she cannot vote on this application, and Mr. Thomas stated it was acceptable. 
Mrs. Waldron believes both Zoning and Building might have to sign off on this, but the actual inspection might come 
from Zoning, David Diehl.  Mr. Thomas advised that the Land Use Board has approved the use of the property as a 
three-family residence, and Mr. Diehl’s inspection from a zoning viewpoint would be redundant.  Mrs. Waldron 
advised when the application came before the Board that the applicant and a local realtor both stated that this 
property had been rented for years as a three-family residence.  The applicant was only trying to keep the property as 
it stands, and when permits were applied for, there was an error that showed only a two-family, even though 
approvals from electric, water, and others that all were segregated in a manner that it was a three-family residence. 
 
Mrs. Murray related that there were lengthy discussions on this application, and if the outside of the building is an 
indication of the care they would put into the building, there is no problem but the building must be safe.  Mrs. 
Waldron stated this is under the jurisdiction of the Building Officials.  Permits for changes trigger inspections, and in 
this case, they should be held to the inspection clause which is outside our jurisdiction.  Chairman Repasky stated 
that they were not making any changes to the building.  Mrs. Waldron stated the applicant was doing some repairs to 
the building and making sure it was up to code.  Mr. Rodman stated the problem is that there was no permit issued, 
so you can’t get a Certificate of Occupancy for a permit that was never issued – and they did not need a permit for 
the work that they completed.  The simple solution is to eliminate that Condition from the Resolution.  Mr. Thomas 
suggested that the Board should deem Condition #2 has been satisfied, given the circumstances.  Mrs. Waldron 
asked if a vote should be taken, and Mr. Thomas stated that this should be recorded in the Minutes to accurately 
reflect the fact that this application has satisfied all the conditions, including #2.   
 
Mr. Thomas stated that the motion should determine that Condition #2 in the Resolution is no longer applicable.   
 
Action:  A motion was duly made by Mrs. Murray, seconded by Mrs. Green, to approve the determination that 
Condition #2 is no longer applicable.  
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Roll call vote: Green, Mach, Mott, Murray, Orcutt, Baker, Tilney, Law, and Repasky - yes. Absent:  Mohr, Talley 
 
Chairman Repasky asked the Land Use Board Secretary to send a letter to the Farleys addressing the decision of the 
Board.   
 
Ordinance Updates: 
 
Dog / Kennel Definition: 
 
Mr. Thomas asked if this was to be part of the Reexam:  dog/kennel, agritourism, and now historic preservation.  
Chairman Repasky stated that the kennel issue should be included.  Mrs. Green asked if anything needed to be 
included from Joel McGreen’s Open Space report submitted earlier in the year.  Mr. Thomas stated that he would 
include it if the Board wished, but it was not brought up previously.  Mrs. Murray was concerned that she had 
completed 85% of her element which would include Open Space, but she did not pursue as agreed.  Mrs. Murray is 
willing to continue her portion later in the year.  Chairman Repasky emphasized that the Board has been working on 
the Reexam for a year-and-a-half, and now is not the time to add new items.  Ms. Grohs, Land Use Board Secretary, 
advised that Mr. McGreen had submitted his report to the Land Use Board for approval to fulfill his obligation, and 
Mrs. Green advised that this was completed to go to the State for new funding.  Ms. Tilney reemphasized that this is 
the reexam, not the Master Plan, so this is a document that outlines where we were, where we are right now, and 
where we might like to go.  This is for goal posts which do not need to be completely fleshed out at this point.   
 
Mrs. Waldron asked Mr. Thomas if we add a line to prohibit kennels to Section 19-106 Prohibited Uses, would this 
trigger a big involvement in the Master Plan?  Mr. Thomas stated that if you want to change and indicate that kennels 
are not permitted, it should be included in the reexam report, which goes to the Governing Body, and they will have to 
change the Ordinance.  Mrs. Waldron is suggesting only the prohibition of kennels and not address a limit on the 
number of dogs per residence, which will be addressed in the future as it relates to the number of dogs in different 
zones and different sized properties.  The change Mrs. Waldron is proposing is supported by NJ State statute 
40:55D-70 and 40:55D-72, and she is asking for the definition to be added to Section 19-106.  The sentence is:  
Kennel and kenneling operations including but not limited to boarding, breeding, selling, training, and 
marketing for sale these services.  Mr. Diehl, Zoning Officer, had stated in his memo that this prohibits those 
services from being used, which is what Mr. Orcutt had suggested at an earlier meeting.  This would trigger a 
variance if anyone wanted to begin these services.  Mr. Thomas stated that he will incorporate that statement into his 
report.   
 
Chairman Repasky asked for a motion to include the kennel prohibition into the reexam. 
 
Action:  A motion was duly made by Mrs. Waldron, seconded by Mr. Orcutt, to approve the inclusion of the kennel 
prohibition into the reexam.   
Roll call vote: Green, Mach, Murray, Orcutt, Sikkes, Waldron, Baker, and Repasky - yes.  Mott – no.  Absent:  Mohr, 
Talley 
 
Mr. Law stated that the term “dog” had not been included in the prohibition and wondered if the word “kennel” and/or 
“kenneling operations” were defined.  Mr. Thomas will check the Ordinance, but agrees that the language could be 
modified to include the word “dog”.  Chairman Repasky stated that kennels are allowed in the HC-Highway 
Commercial Zone, but he doesn’t believe there is a definition of the word “kennel” in our Ordinances.  Mr. Thomas will 
review and make the recommendation in the reexam report to add the word “dog” and also the reference in the HC-
Highway Commercial Zone to keep all sections consistent.   
 
Master Plan Reexam  
 
Mr. Thomas asked if everyone received a copy of the Blairstown Historic Preservation Report dated August 3, 2020.  
He has included this in his report and would ask to address this first.   
 
Historic Preservation Committee Report 
 
Mr. Thomas asked the Board to decide if they want to include some reference to the Blairstown Historic Preservation 
Committee (BHPC) and how much of the report should be included.  Chairman Repasky stated that some items, such 
as “to provide an overview of Blairstown’s rich history”, and several others are the responsibilities or the goals of the 
preservation.  Item #3 which is mapping the historic district sites is an actual activity to take place.  Is it appropriate to 
put all of these in the reexam; e.g. #1 versus #3?  Mrs. Waldron asked Mr. Thomas what the financial impact to the 
cost of the reexam would be to add this.  Mr. Thomas stated the financial impact would be nothing; it says you are 
supporting the historic character of Blairstown Township.  It might be better to “recognize Blairstown’s rich history” 
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versus “provide an overview of Blairstown’s rich history”, which implies the Board is directing the committee to do 
something.  Item #2 is a statement of purpose which can be added.  Item #3 is an activity.  Mr. Thomas suggests that 
Items #1 and #2 can certainly be added with some changes to Item #1.  Items #4 - #8 refer to design standards in the 
township, which there are in the township, but the question was never answered if the Township was happy with the 
design standards.  Items #1 and #2 make sense, and the Board needs to decide whether to include #4 - #8.  Item #3 
is an action list which puts the Board in a position for those items to be completed by the Board or by the BHPC.  This 
is an advisory document and the BHPC can only complete what it is authorized to do by statute and by resources 
from the township.  Mrs. Waldron asked about changing the verbiage on Item #3 to “recognize the locations of 
historic districts” which takes away the action part and if they want to update specific areas at a later date, they could 
do that.  Mr. Thomas agreed that would handle it.  Ms. Tilney wanted to go on the record as stating she supports this 
whole set of recommendations.  She believes they are all appropriate to include because every piece of literature and 
every conversation in Blairstown relate to the preservation of the historic and rural character.  Items may be 
addressed at a later date when time allows.  Mrs. Waldron asked Ms. Tilney about her recommendation on Item #3 to 
say these are “recognized locations within our historic districts”.  We can add this to the document and list these 
items without pinpointing exactly where they are and return to it at a later date.  Ms. Tilney feels the goal is to have a 
unified resource at some point in time which neutralizes it a bit and she wouldn’t object to that.  Mr. Thomas advised 
that the other possibility is to acknowledge that there is a historic component to Blairstown that the Board wants to 
recognize and encourage, and incorporate the component into the township for the future.  Mr. Thomas could use 
language from the BHPC and reference in a separate paragraph that the Land Use Board through its reexam report 
would encourage the BHPC to pursue actions referred to in its August 3, 2020 memorandum.  This way it is 
recognized and made part of the reexam report, and not putting the Board in a position to complete anything, but 
encouraging the BHPC to move forward.  Mrs. Waldron agreed and stated that the Township would have to allocate 
additional funds for some of this work.  Mr. Law stated that a document exists already that was completed about 
fifteen (15) years ago when they applied for preservation status.  It has all of the downtown buildings documented 
with photographs, descriptions, and history.  Mr. Thomas will rewrite that section and instead of including those items, 
he will acknowledge this as a component and reference the August 3, 2020 memo and the Board will be encouraging 
the BHPC to pursue.  Mr. Mott acknowledged that they are fully aware of the historical document but it is only for the 
downtown section of Blairstown.  They are looking for something for the entire township.  Mr. Mott likes Mr. Thomas’ 
suggestion.  If you think about the Farmland zone overlay which is a separate document, so much of number 3 is 
indicating a single master document.  In the future, this could be a goal to work towards.  This would be the work of 
the BHPC to complete and look for adoption.  Mrs. Waldron advised that Joel McGreen met with the Township 
Committee recently, and he is working on a project to outline what farmland is available and where it is.  We may be 
able to get some of those documents from him. Mr. McGreen is also seeking additional funding for his research to 
have new maps made which show farmland and how much is preserved / not preserved which we can also use at a 
later date.  Mr. Mott stated that in Frelinghuysen Township’s Environmental Resource Inventory, they not only 
identified open space and vistas, but also historic.  Everything goes hand in hand: preserving open space, preserving 
visual vistas of the mountain range, and having those historical sites on there; all is interconnected.  Mr. Mott again 
stated that he likes Mr. Thomas’ wording for the reexam.  Mr. Mott then asked Christine Beegle, BHPC, to provide 
comments. 
 
Christine Beegle thanked everyone and advised that BHPC will go forward with recommendations and whatever 
feelings the Board has on this.  It is important to document and refer to on a regular basis whenever proposals come 
before the Land Use Board. The BHPC should be notified of proposals and have this one resource to look to.  One 
Master Plan versus many separate resources, which is very complicated, would facilitate everyone being able to 
access the historic resources information.   
 
Mr. Thomas advised that he would submit his report before next month’s meeting.  Mr. Thomas stated that the motion 
would be to redo that section to encourage the recognition of the historic character of Blairstown and for the 
preservation to continue, and then reference as part of the reexam report the August 3,2020 report by the BHPC and 
encourage them to foster some of those goals outlined in the report.   
 
Action:  A motion was duly made by Mr. Mott, seconded by Mrs. Green, to approve as noted above by Mr. Thomas 
for the Historic Preservation section of the reexam. 
Roll call vote: Green, Mach, Mott, Murray, Orcutt, Sikkes, Waldron, Baker, and Repasky - yes.  Absent:  Mohr, Talley 
 
Mr. Thomas stated that the last matter is agritourism and agritainment as suggested by the Board.  Ms. Tilney and 
Mr. Law produced a highly professional and very well-done report.  Chairman Repasky also complimented the report 
completed by Ms. Tilney and Mr. Law.  He proposed that the Board look at each one of the twelve (12) items and 
take a vote on every single item rather than looking at all of them.  Items could be grouped together as appropriate.   
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Mr. Thomas stated that the Introduction is well done and well written, and he will incorporate into some of the parts he 
has written.  The items to be discussed are Items #1-12.  Chairman Repasky asked the Board if everyone agreed that 
the entire Introduction should be included, and the entire Board agreed.   
 
Items #1 and #2 
 

1. Exploration of adding agritourism and agritainment into the township’s ordinances  
a. This further supports current and future Blairstown farmers with diversified opportunities for 

increased and sustaining incomes.  
2. Exploration of developing and implementing an agritourism and agritainment section on the township 

webpage 
a. This potentially includes (but is not limited to): a page for visitors listing and linking to all local farms 

and operations that wish to be posted; resources, both national and local, for farmers and 
agricultural operations looking for opportunities, advice, and ideas around agritourism; all for sale 
farm properties to attract potential agricultural contributors and current/ future residents.   

 
Chairman Repasky asked to include Items #1 and #2 together, and then asked for discussion by the Board.  Ms. 
Tilney stated that all items are exploratory and none are commands.  Mrs. Murray stated that we have always had a 
very strong support for farmers as evidenced by the Right to Farm.  Much of the contents here already exist and are 
doing well.  Mrs. Waldron is in favor of Items #1 and #2, but many things have a trigger.  If there is a large event at a 
farm, it triggers a permit to be pulled to have police supervision of the roads.  Do we need to incorporate any of those 
as restrictions?  Mrs. Murray felt there could be permits, restrictions, and ordinances developed as needed.   
 
Mrs. Murray asked about the line “all for sale farm properties to attract potential agricultural contributors and current/ 
future residents” means.  Ms. Tilney stated first that this conversation is a perfect illustration of why these two items 
are important.  Defining what is permissible in agritourism and agritainment could be in our Ordinances and also have 
a section on the website that links to that ordinance to make it easy for a farmer to know what to do.  The “all for sale 
farm property” was added to have people working and taking care of the land.  When there is vacant land and 
someone wants to start a venture like apple picking, this is a place where they could look.  Mrs. Waldron asked who 
would be responsible for this?  Ms. Tilney answered having a database for this is not mandatory.  Mr. Thomas asked 
the Board to recognize that this is a reexam report and it is inappropriate to get into all the details.  All of these items 
are exploratory, but a cautionary note could be included in the reexam report that recognizes that while these items 
are beneficial, they can lead to problems.  In the future any Ordinances could be put in place to control the negative 
effects.  Mrs. Waldon is concerned with the last sentence as it could possibly mandate that somebody is responsible 
to do it and that the responsibility would fall on the Township.   
 
Chairman Repasky advised that the key word is exploratory, and the Board should not get bogged down with minute 
details if we agree with the concept of Items #1 and #2.  Chairman Repasky asked for a motion to include Items #1 
and #2 in the reexam report. 
 
Action:  A motion was duly made by Mr. Orcutt, seconded by Mrs. Waldron, to include Items #1 and #2 in the 
reexam report.   
Roll call vote: Green, Mach, Mott, Murray, Orcutt, Sikkes, Waldron, Baker, and Repasky - yes.  Absent:  Mohr, Talley 
 
Item #3 
 

3. Exploration of developing a more robust and enforced Vacant Property Registration Ordinance (VRPO), as 
well as an Abandoned Property List, and a Foreclosed Property List 

a. This will further beautify, preserve, and protect the township and all property owners’ assets, as 
well as prevent future blight, See Blairstown Township Code Chapter 132-2 

 
Mrs. Waldron advised that the Township of Blairstown does have a Vacant and Abandoned Property List which has 
been very productive.  Joanne Van Valkenburg instituted the development of this, and David Diehl and Linda Grohs 
have been very active in this area.  Mrs. Waldron advised that, by Ordinance, fines go with them and have produced 
money for the Township which is about $46,000 (Mrs. Waldron asked Ms. Grohs for substantiation, and she advised 
that it is actually almost $50,000).  Mrs. Waldron stated that it has served to inspire the owners and banks to bring 
these properties into better condition.  Ms. Tilney believes there has been some legislation passed by the State that 
will mandate a foreclosed property list as well.  She has seen the ordinances that reference these property 
maintenance standards but has had a hard time finding the vacant property list.  Mrs. Waldron explained that it is in 
the code but the actual list of properties maintained by David Diehl and Linda Grohs is private and very detailed.   
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Ms. Tilney stated that there are several vacant and abandoned properties that she can see from her house.  There 
has been no action taken in a year and there are violations on many of the homes.  Ms. Tilney asked if these people 
are receiving violations on a daily basis for nonconformance as there seems to be no action.  Mrs. Waldron stated 
that the Township Committee will be discussing in the very near future.  In order for a Certificate of Occupancy to be 
given, there are specific actions that have to be taken on abandoned properties.  There can be owners who take an 
action of removing one piece of garbage each day.  Mrs. Waldron believes there should be a timeline by which the 
property has to be brought into safe living conditions so that it has no negative impact on the neighbors or the 
residents.  The Vacant and Abandoned Properties is in Section 132 and Subsection 5 is the Fee Schedule.  These 
properties are owned by private residents and cannot be made public unless requested by OPRA.  Ms. Tilney asked 
if the Land Use Board could be helpful, and Mrs. Waldron answered that our ordinance and the way this has been 
conducted in the past is to allow the property owners, if they are working on it, to continue the work over too long a 
period of time.  Mr. Thomas advised that the language states the intention – exploration of developing a more robust 
and enforced Vacant and Abandoned Property registration ordinance.  It does communicate the intent and it is a 
good idea to make reference to Section 132, not just the subsection.  Mrs. Waldron reiterated that it cannot be a list 
of property owners’ information.  Mr. Thomas stated that it is to develop these lists and maintain them, which is being 
done.  Mr. Thomas asked Ms. Tilney about her reference to the State Rehabilitation Act, as references change.  Mr. 
Thomas asked Ms. Tilney to check the url link for the act, and Ms. Tilney stated that it does not need to be included 
as it was for reference for the Board.  Mr. Law advised that Section 147, Property Maintenance, also applies, and 
Mrs. Waldron agreed.  The Board agreed to include both. 
 
Action:  A motion was duly made by Mrs. Waldron, seconded by Mr. Orcutt, to include Item #3 as amended in the 
reexam report.   
Roll call vote: Green, Mach, Mott, Murray, Orcutt, Sikkes, Waldron, Baker, and Repasky - yes.  Absent:  Mohr, Talley 
 
Item #4 
 

4. Exploration of adjusting permissible uses in several key areas of Blairstown that are intended for business 
a. For example, § 19-407 (12) VN Village Neighborhood explicitly allows Adult entertainment uses as 

conditional uses under N.J.S.A. 40:55D-67. (See § 19-601 for conditions and standards.)  
b. For example, § 19-408 (8) HC Highway Commercial explicitly allows Small animal hospitals, 

including outside facilities and kennels.  
c. For example, § 19-410 (8). GCI General Commercial and Industrial explicitly allows Warehouses 

and assembly and distribution centers as conditional uses under N.J.S.A. 40:55D-67. (See § 19-
601 for other conditions and standards.) 

d. Potential future inclusions to zoning could support renewable energy businesses, health-focused 
businesses, responsible eco-tourism businesses, nonprofit organizations, etc. 

e. The goal would be to make Blairstown a more welcoming small-business environment, especially in 
the areas of the township that already allow for commercial activity. 

 
Chairman Repasky was surprised about 4a, but reviewed and it is in there.  Mr. Thomas explained that there is a 
concern that it becomes something of a First Amendment issue.  There are cases that discuss regional accessibility, 
and it is there so the Township doesn’t get challenged by an adult entertainment industry/business saying they were 
excluded and thereby prohibited a constitutional right.  There are conditional standards which are rather stringent.  
Mr. Thomas stated that this needs to remain.  Chairman Repasky stated that the restriction on adult entertainment 
has conditions that would block out almost all of the downtown village area.  Mrs. Murray stated that this was the 
intent, and Mrs. Waldron also stated that this was the intent with Section 19-601 Conditional Uses.  It was Coppola’s 
(Planner) recommendation to attach it to 19-601 to protect the Village Neighborhood.   
 
Mr. Thomas advised that the next one is the HC – Highway Commercial Zone and small animal hospital which we 
discussed in the kennel topic.  Chairman Repasky agreed.   
 
Mr. Thomas addressed the GCI – General Commercial and Industrial Zone which does authorize warehouses.  It has 
been some time since Mr. Thomas reviewed that and the conditions, but everyone knows what is going on in White 
and Harmony Townships.  This should remain as this is a topic to look at; you may not want to prohibit warehouses 
but you may want to put in restrictions so you don’t have 6,000 square foot warehouses.  Mrs. Murray advised that 
the Commercial and Industrial area is completely built out, and people in the township have been looking for places to 
put in small storage businesses.  Mrs. Waldron will verify this, although she believes Mrs. Murray is correct.  Without 
limitations on the use of warehouses, the Township is in a vulnerable position.  In the future, if a business in the 
commercial zone moves out, that could change what is located there, and appropriate limitations would need to be 
discussed.   
 



Land Use Board Minutes – 8/17/2020  Page 7 of 11 

 

Mr. Thomas next addressed the potential future inclusions to zoning to support renewable energy businesses, health-
focused businesses, responsible ecotourism businesses, non-profit organizations, etc.  Ms. Tilney expressed her 
desire that the Township would participate in renewable energy in the Ordinances as supported by the State.  Mr. 
Thomas advised that about five (5) years ago in the Municipal Land Use Law (MLUL) there was an amendment that 
indicates a definitional change for inherently beneficial uses to include renewable energy.  Mrs. Waldron asked if that 
meant we cannot ban out solar farms, and Mr. Thomas answered that it would be difficult.   
 
Chairman Repasky stated that the fourth point states the goal would be to make Blairstown a more welcoming small-
business environment, especially in the area of the township that already allows for commercial activity.  Ms. Tilney 
explained that this is a bookend to the beginning which is expanding some of the examples in the Ordinances and 
making it a little bit easier for businesses.  There are bookstores and salons, etc. listed as permissible uses, so I don’t 
know if there is any specific advantage to listing other things.  Mr. Thomas replied that lists tend to be self-limiting; 
things that you don’t think of in 2020 become things that are prevalent in 2025.  An example would be gas stations 
that were sort of a nuisance and are now like Quick Chek establishments, which are convenience stores and fuel 
centers.   
 
Mr. Law stated that there are changes coming to farming where farmers are looking for ways to create more income 
by making their businesses annual versus seasonal.  This includes having facilities to create tomato sauce or pickle 
relish, or whatever their crops produce.  Not all farming will be outdoors and might appear like a farm factory versus 
the bucolic farms we see today.  The way we address this will be important and may appear rapidly.  Mrs. Murray 
asked about aqua farming, and Mr. Law said it would include aqua farming, enclosed farming, and container farming, 
as ways to try to extend the season.  As the weather becomes more variable, farmers are looking for ways to be able 
to mitigate the variability.  Mrs. Waldron asked if this was the type of tents that run year-round in White Township, and 
Mr. Law answered that is a current example.  There are many hydroponic farms being put in closer to the cities where 
they are taking advantage of properties that were not suitable for anything else.  It is possible that our farmers may 
see that as a new form of business for them.   
 
Chairman Repasky stated that the first two items in #4 are being crossed off, and the next three we are accepting, 
and Mr. Thomas agreed.   
 
Action:  A motion was duly made by Mr. Orcutt, seconded by Mrs. Waldron, to include Item #4 as amended by 
Chairman Repasky above in the reexam report.   
Roll call vote: Green, Mach, Mott, Murray, Orcutt, Sikkes, Waldron, Baker, and Repasky - yes.  Absent:  Mohr, Talley 
 
Item #5 and #6 
 

5. Exploration of integrating local senior service + healthcare needs into the Master Plan 
a. There is an increasing need for local senior services and healthcare.  In many areas, empty retail 

locations are being repurposed to provide these services. 
6. Exploration of utilizing empty school/retail/business facilities for education/training/continuing ed facilities 

a. Continuing education post high school for non-college workers will be a necessity.  School facilities 
and empty retail locations can provide the space required. 

 
Chairman Repasky asked to group Items #5 and #6 together.  Mr. Thomas asked if there are school facilities that are 
open that are not in use in the township.  Mrs. Waldron answered yes and that the one has been converted to 
another use.  Mrs. Murray would like to confer with the mall owners to have them repurposed / reconfigured to bring 
them up to date as they are absolutely empty.  Mrs. Waldron has made every attempt to get the malls to explore the 
possibility.  When people come in they are encouraged to move into the mall sites rather than build a new site, and 
the mall owners have preempted it by putting exclusions on the property as to what it can and cannot be used for.  
They also screen out people because their costs to rent are so high, and the mall owners can do as they wish with 
their property.  Mrs. Murray proposed that these empty malls be taxed due to high rents which make it impossible to 
rent; they are only playing a tax game.  Mrs. Waldron asked if this is legal, and Mr. Thomas answered that he does 
not know the answer.  Ms. Tilney is going to send a document to all which is the city’s vacant property ordinance 
which has an escalating set of fees for every year the property is vacant.  It not only has to be maintained at a certain 
level, but it has to be filled or else there are fines.  Mrs. Murray had proposed this to the Township at least two years 
ago.  Mrs. Waldron stated that the Township Attorney said they could not do this at the time, but they now have a 
new attorney who may allow them to pursue.   
 
Chairman Repasky asked for a motion to be made as there are only positive comments on Items #5 and #6. 
 
Action:  A motion was duly made by Mrs. Waldron, seconded by Mr. Orcutt, to include Items #5 and #6 in the 
reexam report.   
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Roll call vote: Green, Mach, Mott, Murray, Orcutt, Sikkes, Waldron, Baker, and Repasky - yes.  Absent:  Mohr, Talley 
 
Item #7 
 

7. Exploration of necessary support infrastructure for increased migration out of densely populated areas 
a. The migration of people from urban centers to suburban and rural locations provides a potential 

opportunity for growth, but support infrastructure is required and there will be additional need for 
services.  This trend may help reverse the decline in student population. 

 
Mrs. Waldron asked Ms. Tilney to explain what she means by support infrastructure.  Ms. Tilney stated that our 
population has been declining but if it starts to increase again due to the exodus from more densely populated places 
and the continuation of remote work, are we prepared with the amount of properties we have and the resources.  Mr. 
Law added that, are there things we can do as a township to encourage some of this?  There is a lot of marketing 
done by communities in upstate New York now to try to take advantage of this.  Are there things Blairstown can do to 
make ourselves more attractive?  These are things like welcoming committees and mechanisms for new 
homeowners that can assist the real estate agents and working with the school systems to make it a more polished 
approach.  Mr. Law said that our website really doesn’t speak to new people who are considering the township; there 
is no place to go to find this information in a single area.  Mrs. Waldron stated that there used to be a welcoming 
committee in the township and she actually was invited into the Township and was given much information when she 
moved in.  This would offer support to new homeowners.  Mrs. Waldron wanted to confirm that infrastructure was not 
a physical thing, and Mr. Law confirmed that this was not building structures, it is websites and information centers.  
Mr. Thomas suggested using “support information structure”.  Mrs. Murray stated that additional needed services 
don’t always have to be involving pipes and things, and there are amenities that we could offer.  She explained that 
people went to the cities as they offered certain services and got more of a sense of community, such as an area 
where the community has basketball courts, etc. 
 
Chairman Repasky asked if using “support information structure” was acceptable for a motion. 
 
Action:  A motion was duly made by Mrs. Murray, seconded by Chairman Repasky, to include Item #7 as amended 
in the reexam report.   
Roll call vote: Green, Mach, Mott, Murray, Orcutt, Sikkes, Waldron, Baker, and Repasky - yes.  Absent:  Mohr, Talley 
 
Item #8 
 

8. Exploration of creative methods to upgrade the sanitary infrastructure of the village area 
a. Investment in the village will be limited without upgrading the sanitary infrastructure.  It is doubtful 

that the existing infrastructure can support additional restaurants, accommodations, or 
sale/renovation of current buildings. Additionally, environmental protection of natural waterways is 
mandated and requires vigilance on this matter. 
 

Chairman Repasky reminded everyone that the township spent $20,000 on studies on this subject, and a person 
supporting the study was later voted out.  Mrs. Waldron advised that the cost factor was more than double of the 
original estimate.  If this sewage system was placed into the infrastructure of the Village Neighborhood, the COAH 
settlement would have gone back up to the original number plus more as the Township had stated at settlement they 
did not have the infrastructure.  The cost would have been prohibitive to the Township, residents and homeowners / 
businesses in that area.  If what Ms. Tilney and Mr. Law are referring to with regard to alternative methods for septic 
system waste, then she is all for it.  Mr. Law is not trying to revisit the sewer topic.  However, we have to come to 
grips with the fact that there are septic systems and cesspools downtown that are over a hundred years old and at 
some point are going to fail.  There is not a plan for that, and the current Master Plan has a lot in it about protecting 
the groundwater and the importance of groundwater and pollution in the area.  This is probably the most concentrated 
area of potential problems that we have.  Mr. Law also stated that there are solutions here that don’t address a 
central sewer system.  Mrs. Waldron stated that new infrastructure is continuing to be invented and we have to get 
this information – from the Public Health Department.  This is one of the reasons certain homes cannot be occupied 
as they stand as they don’t have sufficient property to install a sewage system.  Mr. Thomas understands the 
concerns that everyone has about a Township sewer system, but keep the language and modify it to indicate 
exploration of creative methods to upgrade individual sanitary infrastructure.  Mr. Law and Mrs. Waldron agreed with 
this.  Ms. Tilney feels this is a perfect opportunity for an engineering student at a program where they study these 
kinds of systems.  It would be a good opportunity for Blairstown to stand out as a place that is ahead of the curve.  
Ms. Tilney does not agree with the individual methods as some people in the township do not have a big enough lot 
as their house takes up their lot.  What happens legally if the government creates a law that boxes them into their 
property and they cannot sell?  This could be handled street by street.  Mr. Thomas said it is individual as the 
settlement agreement in 2017 stated the Township received a durational adjustment which means as you don’t have 
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an infrastructure so your obligation of 99 up till 2025 is being deferred as you don’t have the infrastructure.  If you do 
get the infrastructure, you will then have an obligation that 99 will come about, and the additional portion will be 55 
when you take into account, with affordable housing, many require having increase in density in the area of five to 
one.  There are water resource engineers, from Rutgers or Stevens, and the Governing Body could reach out to a 
doctoral student to assist with a plan.  Mrs. Waldron added that the money that comes in to supply the COAH units 
comes in from new buildings in the Township and there are not any.  For example, there was one commercial 
building that came in that supplied the Township with $19,000, and there is no money in the COAH fund.  The 
Township would have to bond in order to build those additional units.  In addition to the cost of the sewer system, 
they would also be called in to pay for the COAH units, which the Township cannot do.  Mr. Thomas also advised 
there would be a change in zoning that would increase the density and therefore wouldn’t pay for it, the developer 
would but would get a density increase.    
 
Mrs. Waldron made a motion to adopt with Mr. Thomas’ amendment, and Chairman Repasky stated it was to 
upgrade the “individual” sanitary structure.  This will be added in the title and paragraph. 
 
Action:  A motion was duly made by Mrs. Waldron, seconded by Mr. Orcutt, to include Item #8 as amended by Mr. 
Thomas in the reexam report.   
Roll call vote: Green, Mach, Mott, Murray, Orcutt, Sikkes, Waldron, Baker, and Repasky - yes.  Absent:  Mohr, Talley 
 
Mrs. Murray asked the Board to consider in the future new locations where COAH housing could be considered 
versus all in one area. 
 
Item #9 
 

9. Exploration of supporting locally sourced food via new methods of farming 
a. There is a demand and a need for locally sourced food that can provide an opportunity for local 

farming.  While tourism can benefit farmers, the primary challenges in NJ are the cost of land, 
supporting infrastructure, available labor and changing climate.  There will be a need to address 
new forms of farming, such as container and hydroponics, as well as an increase in food 
processing to produce on-site finished products. 

 
Mrs. Waldron stated that this item ties into Item #4, and Mr. Law agreed.  Mr. Thomas knows what hydroponics is, but 
asked Mr. Law what container farming is.  Mr. Law explained that they are taking truck containers, stacking them, and 
doing their planting in them.  This is an inexpensive and quick way for them to get buildings in place that they can 
protect from the weather.  Mrs. Waldron reminded Mr. Thomas that he recently represented us at the Ag Board on a 
container issue.  Mrs. Murray stated that the concept is fine, but she has never seen an attractive container.  Mrs. 
Murray also reminded the Board that we enforced removal of containers at another applicant’s location.  Mrs. 
Waldron agreed that we are inviting something in that we tried to stop.  Mr. Law advised that is not the only use for 
container farming, and we have to have language in there to protect that.  Ms. Tilney agrees that a number of 
containers would be unattractive, but if the future technology makes the most sense and is the most productive and is 
the best for the environment, who are we to say we don’t like how the container looks?  Mrs. Murray has never found 
a time when we have not encouraged farmers for their needs, but she is not in favor of encouraging containers.  Mr. 
Thomas suggested the sentence could read “there will be a need to address new and innovative alternatives to 
farming, including but not limited to, hydroponics and other methods to increase the food process”.  Chairman 
Repasky stated that the details could be fleshed out at a later date.   
 
Chairman Repasky asked for a motion to approve Item #9 as amended by Mr. Thomas.  
 
Action:  A motion was duly made by Mrs. Waldron, seconded by Mr. Orcutt, to include Item #9 as amended by Mr. 
Thomas in the reexam report.   
Roll call vote: Green, Mach, Mott, Murray, Orcutt, Sikkes, Waldron, Baker, and Repasky - yes.  Absent:  Mohr, Talley 
 
Item #10 
 

10. Exploration of Blairstown flood zones and how to minimize future issues residentially, commercially, and 
agriculturally 

a. Much of the village and surrounding area is in a flood zone.  Climate change creating a warmer and 
wetter environment has the potential of creating increased flooding issues, as well as impacting 
local farming. 

 
Mrs. Waldron explained that the Department of Environmental Protection (DEP) has reviewed the flood plain and how 
it has impacted the Township.  One of their solutions was to take down the dams to stop the flooding, but they were 
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not willing to assist the Township with the flood plain.  Therefore, Mrs. Waldron is unsure what can be explored here.  
Mrs. Murray suggested that when a piece of property in the flood plain has been destroyed, we should buy out that 
property and dismantle it.  Mrs. Waldron stated that the Township would have to have the finances to do that.  Mrs. 
Murray replied that it would not be the Township, there is “Blue Acres” money just as there is “Green Acres” money.  
Mrs. Murray stated that as the water rises, there will be properties close to the river that will eventually be unusable.  
Rather than build up sand bags all around them, it makes sense to have Blue Acres come in, buy them out, and level 
them.  Mr. Law explained that the purpose of this wasn’t to propose a solution; it was to ensure that we are aware of 
and thinking about this.  Mrs. Waldron agreed and stated that the Township has tried to address several times due to 
the negative impact to the businesses and the presence of flood water because any flood water causes 
contamination.  There has been no assistance or help.  Ms. Tilney reiterated that this is also a great opportunity for 
“student power” as there is nothing better for a Masters or PhD student than to have a real, live problem to solve.    
Mr. Mach commented that the Army Corps of Engineers came in about eight (8) years ago to survey the situation, 
and they never came back with anything.  There was a local newspaper article recently where $8M has been 
awarded to projects like removing dams, and the Paulina Dam was listed on that project.  There is money coming 
forward to take that down.  Mrs. Waldron stated that the application was filed for the Paulina project to get the grant 
money to take it down, as the cost to maintain was exorbitant.  Mr. Mach reiterated that the dam will fail.  Chairman 
Repasky doesn’t know what the flood elevation is in the Village area of Blairstown, but one solution is what they do in 
an area where they have hurricanes.  If a building is destroyed and has to be rebuilt, the first floor must be “x” number 
of feet above the one-hundred-year high water plain.  This would mean that if a building in the Village area is 
destroyed, there is no basement and the first floor is three to five feet above ground level.  Mrs. Waldron added that 
they could then have buildings that would exceed the building height requirement, and it would change a section of 
their property.  Mr. Mach advised that it is about three feet above ground level.  Chairman Repasky explained that the 
positive part is that the entire footprint of the building is now able to be water.  This provides more square footage for 
the footprint of the flood water.  Mr. Mott advised that in about 2002 the State of New Jersey bought the old Cedar 
Lake Horse Farm.  In about 1988 the westerly race track was removed; both racetracks were elevated, earthen works 
along the Paulinskill River, and both were flood plain violations.  The westerly one came out in 1988-1989 and was 
put back as flood plain.  In 2002-2004 the State of New Jersey purchased it and paid to have all that race track taken 
out.  The point is that you gain about 40-50 acres of flood plain that can take up the water because the racetracks 
were removed.  It did not change anything during Hurricane Sandy because it increased the ability of the water to 
spread out but it really had no effect.  Mrs. Waldron stated that the State is still trying to buy up properties along the 
river in an effort to do this, but it didn’t change anything.   
 
Mr. Thomas stated that everyone seems in agreement with Item #10 and asked for a motion. 
 
Action:  A motion was duly made by Mrs. Waldron, seconded by Mr. Orcutt, to include Item #10 as amended by Mr. 
Thomas in the reexam report.   
Roll call vote: Green, Mach, Mott, Murray, Orcutt, Sikkes, Waldron, Baker, and Repasky - yes.  Absent:  Mohr, Talley 
 
Items #11 and #12 
 

11. Exploration of supporting electric vehicle charging station installation and/ or infrastructure 
a. By 2030, 20% of new vehicles sold and 8% of vehicles on the road are expected to be electric.  

The need for charging stations will become real, especially if we pursue increased tourism.  This 
may also have an impact on gas-station row on Rt. 94. 
 

12. Exploration of improved Internet connectivity throughout the township, via current and future technologies 
a. Companies are starting to build out wireless Internet delivery to the home to replace hard-wired 

systems.  These are both ground-based and satellite-based.  We need to ensure availability of 
ground-based services locally.        

 
Chairman Repasky stated that he is on wireless internet connectivity, and he has been using it for the last twenty 
years.  If your cell phone works, wireless internet works.  Mrs. Waldron asked Mr. Thomas what exploring the 
installation of electric charging stations means to the Township as we cannot force a building to take on that service.  
Mr. Thomas reiterated that this is a reexam report and the Board is not forcing anyone to do this, but the Board is 
exploring and encouraging these kinds of infrastructural changes by private entities.  Mrs. Murray stated we could be 
ahead of the times.  Mr. Law stated that his thought was should we have some guidelines for people that want to put 
them in, for example a restaurant downtown wants to put a charging station in front of their building.  Mrs. Waldron 
stated that her first thought was at Acme, toward the far end. 
 
Mrs. Waldron expressed her support of Item #12.  Service Electric is being bought out by another entity, and 
hopefully this will improve technology to this area.  The Township Committee has written to legislators and the 
Governor stating that the infrastructure here does not support remote meetings or education being handled remotely.  
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With the increase in numbers of people being online, the less ability you have to keep everyone up and operational.  
Mr. Law advised that the hard-wired systems that the cable and telephone companies are operating will be changed 
over the next five (5) to ten (10) years due to cost.  He explained that 5G cellular is coming and it requires more 
antennas than the current systems.  Satellite will be an individual decision, but the ground-based ones (probably 
managed by AT&T and Verizon, etc.) are the ones where we try not to make the same mistakes that we have made 
with our cell service.  Mrs. Waldron stated that we have a tremendous problem with tree trimming.  JCP&L’s 
obligation is only to trim over their wires, but in the recent storm over 650 people were out due to trees falling on 
technology lines.  Assemblyman DeAngelo is sponsoring a bill now to try to get them to repair their equipment more 
expediently and to tree-trim over those lines.  Mrs. Murray had to leave the meeting briefly. 
 
Chairman Repasky asked for a motion to approve Items #11 and #12. 
 
Action:  A motion was duly made by Mrs. Waldron, seconded by Mr. Orcutt, to include Item #11 and #12 as 
amended by Mr. Thomas in the reexam report.   
Roll call vote: Green, Mach, Mott, Orcutt, Sikkes, Waldron, Baker, Tilney. and Repasky - yes.  Absent:  Mohr, Talley 
 
Chairman Repasky stated that Mr. Thomas has everything voted on and ready to go, and Mr. Thomas agreed.   
Chairman Repasky advised that Mr. Thomas states in his draft Introduction that the reexam report was adopted by 
the Planning Board in September 2010; it was memorialized in November.  Mr. Thomas will revise. 
 
The Land Use Board Secretary asked about the timing for the Public Hearing, Approval, and Memorialization, 
recognizing that the reexam report needs to be seen/approved first.  Mr. Thomas advised that the report would be 
ready for discussion at the September meeting.  If the Twin Power application is heard in person in September, there 
may be a need for a special meeting.  Mr. Thomas advised that all should take place in 2020 and should not run into 
2021.   
 
NEW BUSINESS:   There was none. 
 
Land Use Board Budget Update (Quarterly – next is October 2020) 
   
Land Use Board Status Report - Chairman Repasky stated that this was for information only. 
 
PUBLIC PORTION:   Chairman Repasky read the Public Comments statement specifically regarding the virtual 
meeting format. There were no comments from the Public and the meeting was closed to the Public. 
 
VOUCHERS:   There were no vouchers to approve. 
 
ADJOURNMENT: 
 
Chairman Repasky asked the Board for a motion to adjourn.  
 
Action:  Upon a motion duly made by Mrs. Waldron, seconded by Mrs. Green, and unanimously carried, the meeting 
was adjourned at 9:56 p.m. 
 
Respectfully submitted,  
 
 
Linda J. Grohs, Board Secretary 


