Land Use Minutes
December 19, 2024

Chairman Duffy opened the meeting at 7:00 PM stating this meeting is
being held in accordance with the Open Public Meetings Act, by posting
the notice to the Express Times and Star Ledger and providing the same
to the Town Clerk.

It is the policy of the Town of Phillipsburg Land Use Board not to hear
cases after 10:00 PM and no new witnesses after 10:30 PM. Followed by
Flag Salute.

Attendance: Mr. Branch, Mr. Brotzman, Mr. Noel, Mr. Penrose, Mr.
Turnbull, Mayor Piazza, Chairman Duffy Absent: Mr. Bond, Councilwoman
Paulus, Mr. Zagra, Vice Chairman Zwicker

Minutes: Motion was made by Mr. Penrose and second by Mr. Brotzman
to approve minutes for 11/25/24. Yeahs: Mr. Branch, Mr. Brotzman, Mr.
Noel, Mr. Penrose, Mr. Turnbull, Mayor Piazza, Chairman Duffy Absent:
Mr. Bond, Councilwoman Paulus, Mr. Zagra, Vice Chairman Zwicker No
Nays

Resolution: Motion was made for resolution 2023-3 Denial of 88 Heckman
Street by Mr. Turnbull and second by Mr. Penrose: Yeahs: Mr. Brotzman,
Mr. Noel, Mr. Penrose, Mr. Turnbull, Chairman Duffy Absent: Mr. Bond,
Councilwoman Paulus, Mr. Zagra, Vice Chairman Zwicker Nays: Mr. Branch
Recuse: Mayor Piazza

Completeness/ Hearing: Completeness for 575 Memorial Parkway will
be carried to 1/23/25 without further notice. Hearings for 382-384 South
Main Street and 540 Marshall Street will be carried until 1/23/25 without
further notice.

Correspondence: None

New Business: Land use Meeting Dates were introduced for 2025 and
approved by all members that were present.



Bill’s List: None

Old Business: Public Hearing on Re-Examination of the Town of
Phillipsburg’s Master Plan. Tim O'Brien, Engineer and Planner for Van Cleef
went over key points of the Plan which can be found in its entirety on the
Phillipsburg Town Website under Land Use. Some Key points were Goals
and Objectives, Major Problems that were identified, Status of Major
Problems Identified, Significant Changes and Challenges, Changes and
Recommendations, Goals and Objectives revised, and Major Problems
Revised. Please see revised Plan dated 12/19/24 for full disclosure.

Comments from the Board on Re-Examination of the MasterPlan:
Chairman Duffy asked if this goes to the Historic Preservation Committee.
Mr. O'Brien said the governing body needs to let the committee know the
ordinances. Mr. Branch asked about the facades on buildings. This was
funded by the State but no longer exists. Mr. Branch also asked if we give
funding for Historical Buildings. Mayor Piazza said we do give money to
Roseberry House.

Public Comment on Re-Examination of the Master Plan: Mr.
Morisette was upset that the previous plan that he OPRA had nothing in it
about the warehouse on Howard Street. People do not want a warehouse.
There were petitions from over 400 people to stop the warehouse. He
asked who participated in the Re-examination document. Chairman Duffy
said it was Vice Chairman Zwicker, Mr. Bond and Mr. O'Brien who was
involved in the sub-committee. Mr. O'Brien said this is the second hearing
on the plan. The first one was carried out without further notice. Attorney
Wilhelm said public comments were tonight. Mr. Morissette said they
would like to see the property on Howard Street as Riverside Heritage,
Riverside Commercial, Riverside Residential, not industrial. Fred Stine feels
that there should be residential input in the plan. There is significant
change in the plan and no time to review Howard Street. He wanted to
know when the new one was finalized and circulated. Mr. O'Brien said they
wanted to make it clear since it is a sensitive topic about Howard Street,
so it was changed. Attorney Wilhelm clarified that the plan does not
change the zone for Howard Street. The new document was handed out



that night. Sarah Hare: Thanked Mayor Piazza for attending Warren
County Environmental Advisory Committee Meeting. She read a letter that
was given to all the board members in attendance, which will be available
to OPRA. She also talked about Howard Street Warehouse and Climate
Control. Mr. King said that Residential or Industrial in that zone in not
resolved and is still in the courts. Attorney Wilhelm addressed the board
with three options for a vote. 1. Carry to the next meeting 2. Carry and
have Mr. O'Brien investigate more concerns 3. Vote to adopt as written.
Penrose addressed that the Town Council asks the Land Use Board to re-
examine zoning, but town council has the final say. Attorney Wilhelm said
that is correct. Chairman Duffy said that is now an industrial zone. The re-
examination Master Plan is a global report. Chairman Duffy had no more
public comments and it was closed at that time. Mr. Stine wanted to
comment again so a vote was taken to re-open public comment. Mr.
Penrose Made the motion to re-open and Mr. Turnbull second. Yeahs:
Mr. Brotzman, Mr. Noel, Mr. Penrose, Mr. Turnbull, Mayor Piazza,
Chairman Duffy Absent: Mr. Bond, Councilwoman Paulus, Mr. Zagra, Vice
Chairman Zwicker Nays: Mr. Brotzman. Mr. Stine talked about the slopes
that would be an issue with the warehouse. He also said about all the
trees that would have to be eliminated that helps with oxygen. Mr. Willis
said that he drives a diesel and there is a federal law on diesel trucks that
needs to be followed. The truck needs to have special tanks for pollution.
His concern with the warehouse is enforcing the laws with trucks going on
the non-truck routes. He feels bad for Mr. Perrucci that he’s been sitting
on this for years. Mr. Morisette is upset that the new re-examination plan
was not available until that night of the meeting. He also mentioned that it
must be posted 10 days before the meeting and there was no time for the
new one to be posted. He would like to see the board carry it until next
month for this reason. Motion was made to Carry the Re-Examination of
the Masterplan until 1/23/25 by Mr. Penrose and second by Mr. Turnbull.
Yeahs: Mr. Branch, Mr. Brotzman, Mr. Noel, Mr. Penrose, Mr. Turnbull,
Mayor Piazza, Chairman Duffy Absent: Mr. Bond, Councilwoman Paulus,
Mr. Zagra, Vice Chairman Zwicker No Nays Attorney Wilhelm said it will
be carried without further notice.



Good of the Board: Everyone said Merry Christmas and Happy New Year.
Executive Session: None

Adjournment: Motion was made to adjourn by Mayor Piazza and second
by Mr. Brotzman. Yeahs: Mr. Branch, Mr. Brotzman, Mr. Noel, Mr.
Penrose, Mr. Turnbull, Mayor Piazza, Chairman Duffy Absent: Mr. Bond,
Councilwoman Paulus, Mr. Zagra, Vice Chairman Zwicker No Nays

Submitted by Kelly Lefler Land Use Secretary for Town of Phillipsburg



