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Town of Phillipsburg  

Planning Board Meeting 

50 Sargent Ave (Grace Street Entrance)  

Minutes for Nov 20, 2017 

 

Chairman Corcoran called the meeting to order at 7:03 pm and led the meeting with the Pledge of 

Allegiance. Chairman Corcoran read the Open Public Meeting Acts Statement. Those Present were: Mayor 

Stephen Ellis, Councilman Randy Piazza, Chairman Kent Corcoran, David P. Morrisette, Dominick 

Vangeli, Rosanne Rohm, Darren Bodogh, Bernie Rooney, and Bill Duffy. Also in attendance were 

William Mandry, Planning Board Attorney; Mr. Stan Schrek, Board Engineer; and Ms. Charee Carney, 

Recording Secretary.  

 

Resolution-  Verizon Wireless Case #17-003 

Verizon Wireless resolution was taken off the agenda. 

 

Old Business-  Bourbon Street Case # 17-002 continued from Sept. 

Attorney Mandry gave a brief history of the Bourbon Street application from the Sept 28th meeting and 

stated that we have jurisdiction to proceed. Mr. Duffy recused himself. 

 

Chairman Corcoran asked Attorney William Coldwell if the applicant was able to find additional parking 

and Attorney Coldwell stated that they had been able to find additional parking. Mr. Nusser stated that 

they needed to find some buffering so they moved the building a foot and a half forward. They were able 

to get an agreement with a neighboring property, 291 Pickford Ave. KFC is interested in providing 

additional parking informally but formally they would need corporate for permission. Shifting the building 

will make the site one and a half feet closer to Route 22 and will allow a buffer for the residents. Mr. 

Schrek stated they will be in alignment with the neighboring buildings; they will need a variance for the 

side yard and the back of property. 45 spaces are required and they are providing 29, The property has 3 

frontages. For the positive criteria, they are providing less impervious coverage, parking is only in the rear 

instead of multiple places, will have 1 access location and sidewalks which provides safety, green space, 

landscaping, better setbacks. The building is currently on the property line next to KFC. Part of the 

setbacks are the overhangs of the building, which make the building more appealing. The building will not 

appear to be closer because it will be in alignment with other buildings.  

 

As for the parking, the applicant used the ITE standards for a retail store but a liquor store has a lesser 

demand. The peak days of the year are being addressed by using the additional parking with the 

neighboring properties. There will be additional 3 on street parking places. The benefits far outweigh the 

negative. Mr. Schrek read the agreement presented with the neighboring property and asked if the 

neighboring building was under the assumption they were going to be closed those days needed. He also 

asked if they will have additional signage so people will know where to park and asked if they will have 

the employees park elsewhere. Mr. Nusser stated yes. The neighboring building has 26 parking spaces.  

 

Gloria Decker, former owner of 291 Pickford, stated that she does have a problem with Bourbon Street 

overflow parking in the professional building parking lot. She also stated that she spoke with the new 

owner and they do not want any parking in that lot.  
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John Flynn, lives at a neighboring property, asked what happens if someone else comes into that building. 

He also asked about the screening and how large the shrubs will be. Mr. Nusser stated that the evergreens 

will be two to three feet high at planting and spaced four feet apart. Mr. Flynn was concerned about the 

buffering for headlights.  

 

Bill Duffy, 386 Bates Street, stated that he went to the Greenwich store and one of the parking spots were 

blocked by a sign and asked if they will be allowed. Mr. Schrek stated it is not permitted. Mr. Duffy asked 

what happens if there are new owners. He feels they will also be successful on Mother’s Day, Valentine’s 

Day, Father’s Day and the 4th of July. He asked where is the on street parking. Mr. Nusser stated that there 

will be on Pickford. Mr. Duffy stated the board is creating an existing condition and if they decided to 

move, the future planning boards will have to deal with this.  

 

Janet Crine, from Bethlehem PA, asked if the liquor store is retail. Mr. Nusser stated they’re using the 

calculations for a retail store and based on the ITE. Ms. Crine was concerned that the ordinance requires 45 

spaces for parking and any future business will not be required to have the minimum as well. Attorney 

Mandry stated that each case is unique and will assess accordingly. She stated that she works at a liquor 

store and knows the traffic. Ms. Rohn stated that she didn't catch where Ms. Crine lived and Ms. Crine 

stated that she lives in Bethlehem PA. Ms. Rohm didn’t understand why someone in Pennsylvania would 

be concerned about a liquor store in Phillipsburg. Ms. Crine stated that she has an invested interest because 

she works at Norton’s in Phillipsburg and her job is in jeopardy.  

 

The  Norton’s Liquor Store owner requested that the board postpone the vote because his attorney was not 

able to attend this meeting tonight  and has a legal right to ask questions.  Chairman Corcoran stated that 

he disagrees, he can ask questions but we are not going to postpone the vote for an attorney representing a 

group that is not being heard tonight.  

 

Mayor Ellis motioned to accept the preliminary and final site plan and Mr. Morrisette seconded. The 

motion carried with one no from Mr. Bodogh. Mr. Morrisette felt the applicant went above and beyond to 

find additional parking. Mr. Bodogh voted no because he was not 100 percent sure about the parking 

because of the deliveries and the contract for additional parking can change. Mr. Rooney stated that that it 

is an allowable use and if they meet our requests, he voted yes. Mr. Schrek stated that any future applicants 

will be addressed by the zoning officer and if he decides there isn’t enough parking, the applicant will be 

sent to the planning board.  

 

Ms. Rohn motioned to accept the variances as presented and Councilman Piazza seconded. The motion 

carried.  

 

Mr. Morrisette motioned to approve the modification for parking and Ms. Rohm seconded. The motion 

carried with one no from Mr. Bodogh. Mr. Rooney stated that he was not sure about the hedges. Mr. 

Schrek stated that it will be addressed if necessary. 

 

The board took a five minute recess.  

 



3 

MINUTES 

 

Mr. Morrisette motioned to accept the minutes from 9/28/17 with the amendment of adding the attendance 

of Mr. Rooney and Ms. Rohm seconded. The motion carried.  

 

Mr. Morrisette motioned to accept the minutes from 10/26/17 and Mr. Bodogh seconded. The motion 

carried.  

 

BILLS 

Mr. Duffy motioned to approve the bills and Mr. Morrisette seconded. The motion carried. 

 

Chairman Corcoran asked for an attendance count for the December meeting; Ms. Rohm and Mr. Rooney 

will not be able to attend. Mr. Schrek stated that he prepared the report for Iglesia based on what was 

submitted. The applicant did not submit the site plan to the board. The meeting was carried for Iglesia 

Pentecostal Church to the December Planning Board Meeting. Ms. Carney asked if the applicant noticed 

properly. Attorney Mandry stated that they used a catch all phrase in regard to the variances. Mr. Schrek 

said that notice stated that they do not require any variances. Chairman Corcoran stated that first we will 

address whether there is a quorum for the next meeting and then we will decide if they noticed properly. 

 

Councilman Piazza announced that this will be his last meeting for the year that it was an honor being on 

the Planning Board and thanked everyone. 

 

Mr. Duffy motioned to adjourn and Mr. Morrisette seconded. 

 

The meeting adjourned at 8:05.  

 

Respectfully submitted, 

 

Charee Carney 
Charee Carney 

Land Use Technical Assistant 

 

 

 

 

 


