Land Use Minutes
8/28/25

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. Bond, Mr. Branch, Chairman Duffy, Mr. Noel, Mr.
Penrose, Mayor Piazza, Councilman Saultz, Mr. Turnbull, Mr. Zagra,
Vice Chairman Zwicker Absent: None

Minutes: Motion made by Mr. Penrose and second by Vice Chairman
Zwicker to approve minutes dated 7/24/25. Yeahs: Mr. Bond, Mr.
Brotzman, Mr. Penrose, Mr. Turnbull, Mr. Noel, Councilman Saultz,
Mayor Piazza, Vice Chairman Zwicker, Chairman Duffy Abstain: Mr.
Branch, Mr. Zagra

Resolution: None
Completeness/Hearing: Completeness

for 575 Memorial Parkway is being carried to October 23,2025.
Hearing for 382-384 South Main Street was continued from
7/24/25 meeting. Exemption from Site plan was not addressed
and is continuing with the board tonight. There’s no changes to
the exterior. Testimony and notice were presented in the July
24,2025 meeting and exemption can be voted on. Motion for
approval to grant the site plan exemption was made by Mr.
Penrose and second by. Mr. Brotzman. Yeahs: Mr. Bond, Mr.



Brotzman, Mr. Penrose, Mr. Turnbull, Mr. Noel Nays: Vice
Chairman Zwicker, Chairman Duffy Abstain: Mr. Branch, Mr.
Zagra, Recuse: Councilman Saultz, Mayor Piazza.

Correspondence: None

New Business: Storm Water Management Plan: Public Hearing
for Stormwater Management Plan was posted to the website
and Star Ledger. The full report is available at the Town’s
Municipal Building located at 120 Filmore Street, Phillipsburg,
NJ. 08865. There’s goals, Design and performance standards,
plan consistency, Nonstructural Stormwater Management
Strategies, Land Use/Build-out Analysis, and Mitigation Plans.
Stormwater Mitigation is a work in progress. Mr. Bond had a
question about retention basins and how they work. Tim
O’Brien from VanCleef engineering said it depends on the type
of basin used. Chairman Duffy had a question about Irrigation.
Tim O’Brien said it is explained in the Mitigation Plan. Attorney
Wilhelm said the plan can be accepted as written, reject as
written or send back to make changes. Vice Chairman made a
motion to accept the Stormwater Plan as written and Mr.
Brotzman second it. Yeahs: Chairman Duffy, Mr. Noel, Mr.
Penrose, Mayor Piazza, Councilman Saultz, Mr. Turnbull, Mr.
Zagra, Vice Chairman Zwicker Absent: None Nays: None

Bill’s List: None

Old Business: Referral from Town Council ordinance 2025-13A
to Land Use Board to change zoning map zone Designation for
block 1411 lots 32,33,34. Consistency review dated 6/12/25

from Tim O’Brien VanCleef engineering. The property owner of



Edwards Learning Center would like this to be zoned for B-4.
Rear of the center is operated by Norfolk. The property is
currently in the R-50 zone. Motion was made by Mr. Zagra and
second by Vice Chairman Zwicker for approval of the
consistency review and that the block 1411 lot 32,33,34 is not
inconsistent with the masterplan. Yeahs: Mr. Bond, Mr. Branch,
Chairman Duffy, Mr. Noel, Mr. Penrose, Mr. Turnbull, Mr. Zagra,
Vice Chairman Zwicker Absent: None Recuse: Councilman
Saultz, Mayor Piazza

Public Comment: Board Member John Penrose asked if
something could be done about the problem that the closed U-
turns have caused. He said that Bates Street is backed up to
Marshall St. Attorney Wilhelm said that the Land Use Board
has no jurisdiction over that. He said that Town Council would
have to look into it.

Executive Session: None

Adjournment: Motion was made by Mr. Zagra and second by
Mr. Brotzman Yeahs: Mr. Brotzman, Mr. Zagra, Mr. Penrose, Mr.
Turnbull, Mr. Noel, Councilman Saultz, Mayor Piazza, Vice
Chairman Zwicker, Chairman Duffy

Submitted by Kelly A Lefler Land Use Secretary



