
 
MEETING MINUTES OF 

PLANNING BOARD/BOARD OF ADJUSTMENT 
OF HIGH BRIDGE BOROUGH 

 
Meeting Date: December 18, 2023   -   Meeting Time: 7:30 P.M. 
Meeting Location: 95 West Main Street, High Bridge, NJ 08829 
 
1. CALL TO ORDER:  
This is a regular meeting of the Planning/Zoning Board of the Borough of High Bridge.  Adequate notice of this meeting 
has been given in accordance with the Open Public Meetings Act in that a Notice was published in the Hunterdon County 
Democrat Thursday December 22. 2022 and in the Hunterdon Review on June 14, 2023. The notice of and agenda for this 
meeting were posted on the bulletin board in the Borough Hall. 
 
2. FLAG SALUTE:  Led by presiding officer 
 
3. ROLL CALL: 

            Delgado, present; Ferry, present; Giordano, present; Lee, present; Mart, present; Suozzo, present; Yu, present; Conroy, 
present; Musnuff, present, Matos, present; Brosnan, present.   

 Also, present were Board attorney Kevin Vanhise, Board Planner Darlene Green, Board Engineer William Burr, Board 
Secretary Barbara Kinsky and nine members of the public.  

 
4.   PUBLIC COMMENTS:  It is the policy of the Planning Board that all public comments on an issue shall be limited 
to 5 minutes per person and no person may make more than one (1) comment per subject.  Comments may be made on 
any subject pertaining to Board issues. Comments pertaining to Public Hearings should be saved for that section of the 
agenda.  No debating between residents.  Comments should be addressed to the Chairman and Board members at the 
public microphone. NONE 
                                        
 5. READING AND APPROVAL OF MINUTES: October 16, 2023 

           Motion to dispense with the reading of the prior meetings minutes:  
Motion/Second:  Lee/Ferry Voice vote: 9 yes votes, motion passed.  
 
Motion to approve October 16, 2023, meeting minutes. Motion/Second: Lee/Giordano                                                                                                         

Delgado, yes; Ferry, yes; Giordano, yes; Lee, yes; Mart, yes; Suozzo, yes; Yu, yes, Conroy, yes; Musnuff, yes.  Nine yes 
votes, motion passed.  

6. PLANNING BOARD NEW BUSINESS:  

Resolution PB-16-2023:  Motion to adopt 2023 meeting dates, including Reorganizational Meeting Date of January 8, 
2023. Motion to adopt Resolution PB16-2023/Second:  Mart/Suozzo        

Delgado, yes; Ferry, yes; Giordano, yes; Lee, yes; Mart, yes; Suozzo, yes; Yu, yes, Conroy, yes; Musnuff, yes.  Nine yes 
votes, motion passed.  

Board of Adjustment Meeting Begins at this point. (Mayor Lee and Councilperson Ferry left the dais at this point) 

7. Board of Adjustment NEW BUSINESS: 
Public Hearing of PBapp-02-2023, 76 Main Street, Block 9, Lot 1, Owners/applicant: Christina Lynn Whited 
Motion to open Public Hearing for PBapp-02-2023/Second: Suozzo/Mart 
Voice vote: Seven yes votes, motion passed.  
 
Testimony, discussion, and comments from the Board, Board’s professionals, and the public. 
 
Board members Pablo Delgado and Benjamin Yu recused themselves from the Public Hearing as they are listed on the 
200’ list and participation would be a conflict of interest.  



Board attorney VanHise verified that the notice and publication requirements have been met and the Board does have 
jurisdiction. 
Mr. Vanhise swore in the witnesses for the public hearing: Christina Whited and Michael Pessolano.  Mr. Pessalano’s 
credentials as an expert witness were accepted by the Board.  
 
Testimony was given by Ms. Whited and Mr. Pessalano. Testimony included a detailed description of the property, 
explanation of its current residential and commercial uses, and the history of the existing building. As outlined below Ms. 
Whited and Mr. Pessalano addressed comments made by Board Planner, Darlene Green in her December 12,2023 
technical review letter.   

 The need for submitting a Highlands exemption application in order to comply with the Highland’s ordinance. 
The applicant agreed to comply.  

 Explanation of the triangular easement that exists for the power and telephone lines to service the property.  
 The issue that an easement is not being shown in the current survey.  A title search was requested by the Board 

planner, The applicant said they would comply with this request.  
 The enclosure around the garbage on the north side of the property is not permitted so the applicant amended the 

application to seek a variance for this fenced in enclosure.  
 Garbage is collected through the company contracted through the Borough and not a commercial company.  
 Clarification of the proposed use of the detached garage, which will be a kitchen and storage. 
 Access to the detached structure would be through a door that is accessible through the backyard as well as a side 

door in the garage.  
 The small rectangular portion of the garage will be utilized for storage space.  
 The applicant will seek a variance to leave tables and chairs outside at night and not securing them to the ground.  
 The applicant will seek variances for the sandwich board sign and the free-standing ice cream sign. 
 The applicant stated that should she hire additional employees they would park across the street in the Commons’ 

parking lot.  
 There is no bathroom proposed in the new kitchen area.  
 The new kitchen will be an accessory to the existing business.  
 No additional exterior lighting is proposed.  
 No commercial deliveries of supplies will be used as the applicant does her own shopping. 
 A planning exhibit consisting of sheet maps and images was submitted by the applicant’s planner and labeled 

Exhibit A-1 
 The zoning table was submitted and labeled Exhibit A-2.  
 The applicant will seek a variance to eliminate the required screen between the business and single-family 

residence.  
 Positive and negative criteria proofs were outlined by the applicant’s planner. Mr. Pessolano testified to the 

suitability of the proposed use of the site and how it supports the general welfare of the community. He also 
testified to the negative criteria that there is no substantial detriment cause by the requested relief requested.  
 

Comments from the Public:   
 Alfred Schweikert, 90 Mine Road, resident, supports the applicant and feels she should receive the variance 

relief she has requested as she has been a good citizen and good merchant in the downtown business area.  
 Michael Baytoff, 70 Main Street, resident, supports the applicant. He owns the business next door to Polka 

Dot café and benefits from the business that she has. He hopes that the Board grants her variances. Mr Baytoff 
also spoke about signs and that business would benefit from more signage to attract people to the businesses 
in town.  

 Pamela Jernstadt-Duhaime, 31 Mill Street, resident, supports the applicant and feels that the freestanding ice 
cream sign is important and necessary for the applicant’s business.  

 Brandon J. Tedesco, 13 Hoffman Road, resident, supports the applicant and feels that the signs are necessary 
and important to the business.  

 
Motion to close Public Hearing for PBapp-02-2023/Second: Mart/Conroy 
Voice vote: Seven yes votes, motion passed.  
 
 
 



Motion to approve PBapp-02-2023 with the following conditions/ Second:  Suozzo/Conroy 
 Highland’s exemption application be completed and approved. 
 Title search for easement completed.  
 No delivery vehicles other than those customary for a single-family home permitted. 
 Garage must leave space to park a car. 
 No seating in the proposed prep kitchen. 
 Take out food pick up from main café only.  
 Sandwich Board sign must be 100% on applicants’ property and not to exceed 27” x 47”. 
 Ice cream banner sign not to exceed 14” x 50”.  
 The prep kitchen can only be used by a single business on the property.  

                                                                               
Giordano: yes-for all reasons stated. 
Mart: yes-for all reasons stated. 
Suozzo: yes- feels the applicant and the professionals did a convincing job with their testimonies.  
Conroy: yes-for all the conditions listed and feels we do support the businesses in town.   
Matos: yes-thinks it is great that another kitchen is needed as it means that the business is growing and appreciates the need 
for signage.  
Brosnan: yes-the conditions are primarily geared towards future proofing of then site and not the continued use.  
Musnuff: yes-found public and applicant’s comments to be persuasive. 
 
Seven yes votes, motion passed.   
                                                                                                           
 
8. PUBLIC COMMENTS:  It is the policy of the Planning Board/Board of Adjustment that all public comments on an issue 
shall be limited to 1 minute per person and no person may make more than one (1) comment per subject. Comments may be made on 
any subject pertaining to Board issues.  Comments pertaining to Public Hearings should be saved for that section of the agenda. Each 
person may speak once during a public comments section. No debating between residents.  Comments should be addressed to the 
Chairman and Board members at the public microphone.    NONE                                                                                                                        
 
 9.  ADJOURNMENT:  Motion to adjourn/Second: Conroy/Giordano  
Voice vote: Seven yes votes, motion passed.  
 
 Next Meeting Date: January 8, 2024 
 Meeting Location: Rescue Squad Building, 95 West Main Street, High Bridge, NJ 08829 
 Meeting Time: 7:30 P.M.  


