Land Use Re-organization and
Regular Meeting
1/23/25

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, Mr. Bond, Councilwoman Paulus,
Mr. Zagra, Vice Chairman Zwicker

Swearing in by Attorney Wilhelm of all Appointees to the Board: Mr.
Brotzman, Mr. Noel, Councilwoman Paulus, Mr. Duffy, Mr. Turnbull, Mr.
Zwicker

Chairman Duffy handed over the meeting to Attorney Wilhelm for
nominations of Chairman: Mr. Duffy was nominated by Mr. Penrose and
second by Me. Zwicker. Yeahs: Mr. Branch, Mr. Brotzman, Mr. Noel, Mr.
Penrose, Mr. Turnbull, Mayor Piazza, Mr. Duffy, Mr. Bond, Councilwoman
Paulus, Mr. Zagra, Vice Chairman Zwicker No other nominations.

Chairman Duffy resided over the rest of the meeting. Nominations were
taken for Vice Chairman: Motion made by Mr. Brotzman and second by
Mr. Zagra for Mr. Zwicker Yeahs: Mr, Branch, Mr. Brotzman, Mr. Noel, Mr.
Penrose, Mr. Turnbull, Mayor Piazza, Chairman Duffy, Mr. Bond,
Councilwoman Paulus, Mr. Zagra, Vice Chairman Zwicker No other
nominations.

Nominations were taken for Board Secretary/Recording Secretary:
Kelly Lefler was nominated by Mr. Turnbull and second by Vice Chairman
Zwicker. Yeahs: Mr. Branch, Mr. Brotzman, Mr. Noel, Mr. Penrose, Mr.



Turnbull, Mayor Piazza, Chairman Duffy, Mr. Bond, Councilwoman Paulus,
Mr. Zagra, Vice Chairman Zwicker No other nominations.

Motion was made by Mr. Penrose and was second by Mr. Zagra to appoint
Attorney Wilhelm for Board Attorney. Yeahs: Mr. Branch, Mr. Brotzman,
Mr. Noel, Mr. Penrose, Mr. Turnbull, Mayor Piazza, Chairman Duffy, Mr.
Bond, Councilwoman Paulus, Mr. Zagra, Vice Chairman Zwicker

Motion made by Mr. Penrose and second by Mr. Zagra to appoint Van
Cleef (Tim O'Brien) for Professional Services Yeahs: Mr. Branch, Mr.
Brotzman, Mr. Noel, Mr. Penrose, Mr. Turnbull, Mayor Piazza, Chairman
Duffy, Mr. Bond, Councilwoman Paulus, Mr. Zagra, Vice Chairman Zwicker

Motion made for approval of Newspaper by Mr. Zagra and second by Mr.
Turnbull Yeahs: Mr. Branch, Mr. Brotzman, Mr. Noel, Mr. Penrose, Mr.
Turnbull, Mayor Piazza, Chairman Duffy, Mr. Bond, Councilwoman Paulus,
Mr. Zagra, Vice Chairman Zwicker

Motion made for adoption of Robert Rules of Order as Parliamentary
by Mr. Bond and second by Vice Chairman Zwicker Yeahs: Mr. Branch,
Mr. Brotzman, Mr. Noel, Mr. Penrose, Mr. Turnbull, Mayor Piazza,
Chairman Duffy, Mr. Bond, Councilwoman Paulus, Mr. Zagra, Vice
Chairman Zwicker

Motion was made for Professional Contracts by Vice Chairman Zwicker
and second by Mr. Zagra Yeahs: Mr. Branch, Mr. Brotzman, Mr. Noel, Mr.
Penrose, Mr. Turnbull, Mayor Piazza, Chairman Duffy, Mr. Bond,
Councilwoman Paulus, Mr. Zagra, Vice Chairman Zwicker

Minutes: Motion was made for approval of Minutes dated 12/19/24 by
Mr. Turnbull and second by Mr. Brotzman Yeahs: Mr. Brotzman, Mr.
Penrose, Mr. Turnbuli, Mr. Noel, Mayor Piazza, Chairman Duffy Nays:
None Abstain: Mr. Bond, Mr. Zagra, Councilwoman Paulus, Vice Chairman

Duffy

Completeness/ Hearings: Completeness for 575 Memorial Parkway
will be being carried until 2/27/25 and 383-384 was also carried until
3/27/25. Hearings: Hearing was held at 540 Marshall Street. This was a



revised plan that was already previously approved. Taxes are paid to date,
and Notice was sent properly to newspaper and 200 ft. list. Engineer Mr.
Bednarski and Mr. Obiora were sworn in by Attorney Wilhelm and
approved by all board members with a unanimous vote. Mr. Obiora was
also sworn in and certified at the meeting on 2/23/23 as exhibit A-2. They
are amending the construction of the buildings to add connections to the
existing buildings. The first building will start with a grocery store on the
bottom and the top will be apartments. This is still a 55+ housing
development. Elevators will be added to the building for residents. It
requires 16 EV stations and they will install all sixteen. Adding twenty-
eight shade trees and ninety-eight shrubs. Mr. Zagra asked if connections
would be on the same floor and the answer was yes. Vice Chairman
Zwicker said he was initially against the project but has seen
improvements like the elevators. Mayor Piazza thanked everyone for
sticking with the project. Public Comment: Stormwater was mentioned and
if the apartments are income restricted, and the answer was only age
restricted. The exhibits were presented as A-1 CV for Engineer Mr.
Bednarski, A-2 Existing Conditions, A-3, Proposed Conditions, A-4,
Amended Preliminary and Final Major Site Plan, A-5, Memorandum of
changes. Motion was made for the approval of the revised plans by Mr.
Brotzman and second by Mr. Penrose. Yeahs: Mr. Branch, Mr. Brotzman,
Mr. Noel, Mr. Penrose, Mr. Turnbull, Mayor Piazza, Chairman Duffy, Mr.
Bond, Councilwoman Paulus, Mr. Zagra, Vice Chairman Zwicker

Correspondence: None

New Business: Public Hearing on the Re-Examination of the Town of
Phillipsburg Master Plan. Public Comment: Several people were at the
meeting to talk about the Howard Street Warehouse. Mr. Newman, Mr.
Ellison, Mrs. Altman, Ms. Jansen, Mr. Paul, Ms. Megley, Mr. Citron, Mr.
Burke, Mr. Hopkins, Mr. Mugavero, Mr. Stine, Mr. Bealer, Mr. King, Ms.
Rocourt, Mr. Sherrer, Mr. Murphy, Ms. McGinnigan, Mr. Timmann. The
main concern is truck traffic downtown. Did the report think about
Hylands? Some would still like to see residential there. Also, it was
mentioned that this may be a temporary fix for the area. One of the
comments was that Phillipsburg has the power to make Phillipsburg great



again. Someone talked about moving here and thought the downtown was
going a place to go but is scared to walk there. Someone asked to table
the report for another time to look better into it. One of the comments
was that Warehouses do not pay good, and they lay people off and do not
keep employees. Mr. Perucci, the owner of the property on Howard Street,
was called names by one of the public speakers. Mr. Perucci did get up to
defend himself and talked about why he wants to put the warehouse
there. He expressed how he feels about Phillipsburg and that he would not
put anything here that would hurt the town. He said the waterfront by the
free bridge is the best place in Phillipsburg to develop. He tried for years
to get someone to build residential and nobody would do it and no bank
would lend them money to do it. Ms. Rossnagle defended Mr. Perucci and
said she has known him for a long time. She did not like how he was being
attacked. He cares about the town. She has been a teacher in Phillipsburg
for 22 years and has seen the good Mr. Perucci has done for the town. Ms.
Lefler talked about warehouses that were built behind her property on the
old Ingersoll Rand property. It started out as a warehouse and became
one of the largest employers in Phillipsburg. When the property was sold
and became warehouses, they cleaned up the contaminated soil and now
brings revenue and jobs to the town. She has been to the property and
said it is disgusting, and the warehouse will clean it up, bring revenue to
the town and jobs. Comments were closed and the Board was given a
chance to speak. Vice Chairman Zwicker talked about 60 years ago
Howard Street businesses had more traffic back then than it does now.
Chairman Duffy said he saw the flier on Facebook that was sent out about
the warehouse. This was not a discussion on the warehouse but about the
re-examination of the Master plan. He feels it covers the problem and
move on. Attorney Wilhelm said there are three choices to be made.
Adopt, as written, Table to the next meeting, or have the Committee look
further into it. Vice Chairman Zwicker made a motion to adopt the Re-
examination Masterplan as written and Mr. Brotzman second the
motion. Mr. Bond asked asked to table until the meeting, but Attorney
Wilhelm said there was a motion on the table and it needed to be voted
on. Yeahs: Mr. Brotzman, Mr. Noel, Mr. Penrose, Mr. Turnbull, Mayor



Piazza, Chairman Duffy, Councilwoman Paulus, Mr. Zagra, Vice Chairman
Zwicker.

New Business: Letter received from Pat Kays, Zoning Official for the
Town of Philipsburg. The letter asked the board for an interpretation of
code 510. Site Plan Review, specifically subsection 3. Attorney Wilhelm
explained his interpretation of the code to the board. Conforming use in an
existing building would not need Land Use approval. Example would be
going from a hot dog place to a burger place. Modification would need
Land Use approval. Exterior modification would need Land Use approval. A
letter from Attorney Wilhelm describing the interpretation will be sent to
Mr. Kays.

Bill’s List: Motion was made to approve Attorney Wilhelm invoice by
Mayor Piazza and second by Mr. Zagra. Yeahs: Mr. Branch, Mr. Brotzman,
Mr. Noel, Mr. Penrose, Mr. Turnbull, Mayor Piazza, Chairman Duffy, Mr.
Bond, Councilwoman Paulus, Mr. Zagra, Vice Chairman Zwicker

Public Comments: None

Adjournment: Motion was made to adjourn by Mr. Zagra and second by
Mr. Brotzman Yeahs: Mr. Branch, Mr. Brotzman, Mr. Noel, Mr. Penrose,
Mr. Turnbull, Mayor Piazza, Chairman Duffy, Mr. Bond, Councilwoman
Paulus, Mr. Zagra, Vice Chairman Zwicker

Submitted by Kelly Lefler Land Use Secretary



