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TOWN OF PHILLIPSBURG 

COUNCIL MEETING MINUTES 

April 24, 2024— 6:00 P.M. 

1. CALL TO ORDER 6:01 pm   By CP Marino 

2. OPEN PUBLIC MEETING ACT STATEMENT  Read by CVP Paulus 

3. PLEDGE OF ALLEGIANCE    All  

4. INVOCATION     Led by Councilman Scerbo 

 MOMENT OF SILENCE – Councilman Clark asked for a moment of silence in honor of Pastor 

Slack who passed away. He was a pillar of the community and will be greatly missed. 

5. ROLL CALL – Present - Marino, Paulus, Clark, Kennedy, Scerbo 

    

-Also in attendance: Mayor Piazza, Business Administrator Hall, Attorney Rich  

Wenner , Deputy Clerk Turner 

6. BILLS LIST  

 - Councilman Kennedy asked the Business Administrator to address the bill for $948 for 4ward 

Planning. Business Administrator Hall stated they have done a PILOT analysis for 75 South Main 

and are conducting one for 540 Marshall Street. This bill is for 75 South Main. Attorney Wenner 

noted that the invoice will be paid with escrow funds posted by the developer. 

ROLL CALL      Motion Carries 5-0 

            

Councilmembers First Second Yea Nay Abstain Absent 

Councilman Clark   X   
 

Councilman Kennedy  
 

X    

Councilman Scerbo 
 

X X    

Council VP Paulus X  X   
 

Council President Marino   X    

 

7.  MINUTES –April 3, 2024 Work Session Meeting Minutes,  

 

ROLL CALL      Motion Carries 4-0-1 

            

Councilmembers First Second Yea Nay Abstain Absent 

Councilman Clark   X   
 

Councilman Kennedy  
 

X    

Councilman Scerbo 
 

 
 

 X  

Council VP Paulus X  X   
 

Council President Marino  X X    
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April 10, 2024 Regular Meeting Minutes 

  

ROLL CALL      Motion Carries 5-0 

            

Councilmembers First Second Yea Nay Abstain Absent 

Councilman Clark   X   
 

Councilman Kennedy  
 

X    

Councilman Scerbo 
 

X X    

Council VP Paulus X  X   
 

Council President Marino   X    

 

8.  REPORT: CHIEF OF POLICE – Chief Stettner stated that mandatory training took place in 

March and April. Click it or Ticket will take place in May and June. Press releases will be sent out related 

to this.  

 

9. EXECUTIVE SESSION – 6:07 PM Topic: Personnel  

 

ROLL CALL      Motion Carries 5-0 

            

Councilmembers First Second Yea Nay Abstain Absent 

Councilman Clark   X   
 

Councilman Kennedy  X X    

Councilman Scerbo 
 

 X    

Council VP Paulus X  X   
 

Council President Marino   X    

 

Return from Executive Session, resume Public Session 6:26 PM 

ROLL CALL      Motion Carries 5-0 

            

Councilmembers First Second Yea Nay Abstain Absent 

Councilman Clark X  X   
 

Councilman Kennedy  
 

X    

Councilman Scerbo 
 

 X    

Council VP Paulus 
 

X X   
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Council President Marino   X    

Mr. Wenner stated the topic was Personnel. No action was taken. 

 

 

10. PROCLAMATION 

 WHEREAS, the Law Enforcement Torch Run began in 1984 when Port Authority Police Officer 

Steven Vitale saw a need to involve law enforcement with their communities and the Special Olympics; 

and  

 

WHEREAS, since the inception of the Law Enforcement Torch Run, it has become a global event, in 

which all 50 states and more than 46 countries participate and has raised over $600 million for the Special 

Olympics; and 

 

WHEREAS, the Law Enforcement Torch Run for Special Olympics raises over $2 million annually by 

more than 3,000 officers through local and statewide events; and  

 

WHEREAS, the Town of Phillipsburg wishes to commend the efforts of its officers in support of this 

worthy endeavor;  

 

NOW, THEREFORE BE IT PROCLAIMED, that the Mayor and Council of the Town of Phillipsburg 

hereby honors and commemorates Friday, June 7th, the annual Law Enforcement Torch Run for Special 

Olympics New Jersey, featuring more than 3,000 officers taking to the streets of their local communities, 

split up into 26 separate legs with some starting as early as 4:45 a.m., and run to raise awareness for 

Special Olympics New Jersey. 

 

11.  PUBLIC DISCUSSION ON AGENDA ITEMS –  

-Ann Davis – asked if this was the best Council could do on the budget. The school district cut 

$3,000,000 from their budget. She stated that an 11% tax increase and a sewer bill increase is forcing 

people out of town. The town is bleeding money paying $30,000 for a playground program we could run, 

paying DPW overtime, $1000 for curtains for the meeting room. Mayor Piazza stated the tax increase 

doesn’t include the sewer rate. Action on the sewer rate was raised at the March 27th meeting. He noted 

that the tax rate increase averages about $22 per month which is higher than the sewer rate. All of the 

professionals, the administrator and the CFO took deficiencies and where we needed to add into account. 

Reviewing the sewer payments may provide relief and he hopes to offset some costs next year with 

additional grants.  

Councilman Scerbo – Asked for confirmation that the Fire Chief had stated it was safe to hold our 

meetings here. Administrator Hall stated he spoke to Fire Chief Hay and there are no issues. 

-Chris – stated he has renovated and owns properties in town. There are many articles regarding rent 

control that explain why it hasn’t worked in many NJ towns. Businesses along Route 22 and on Main 

Street are bustling but rent control will stop this. 

-Joan Pierce – a one bedroom rental is $1900 per month, a 2 bedroom is $1650, and a 3 bedroom is 

$2000. Rents were raised before the tax and sewer hikes, and they will continue to rise. Landlords need to 

make money, but some are getting greedy and pushing people out. Businesses are still coming in and 

staying regardless of the taxes. Something must be done for the tenants. 

-Matt Amabile – stated he owns 25 properties, has fixed up properties and provides nice apartments. He 

agrees that rents are ridiculous. He charges $1350 for a 1 bedroom and $1550 for a 2 bedroom. He stated 

that everyone, the landlords, the investors, and the tenants need protection.  

-Carol Dee- noted that the consultant proposal within the agenda reads like we are already going to do 

rent control. She feels we won’t get any new ideas or options.  

- Joe Meyner – The plan he provided to Council won’t hurt developers and will preserve lower rents. The 

expert related to the resolution, nor the survey format, should not be used. They are pro-developers. The 

last two rent control proposals were full of pro-developer loopholes and fixed rates. His plan requires 

landlords to report next year’s rent amount to the Building Department. 
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-Theresa Stephanie – she is a landlord and real estate broker. Landlords have the right to increase rent 

based on their investment. She is familiar with a case of rent control in which the lease was shared 

through generations in a family which held the rent at a well below market rate. 

-Dawn Paulus – stated she lives with rent control and her landlord, a management company, is the same 

as a slum lord. Her 96 unit complex was without hot water for 11 days. Council must work to get rid of 

slumlords. 

  

12. 2024 BUDGET PUBLIC HEARING  

R2024-77 RESOLUTION AUTHORIZING ADOPTION OF THE 2024 BUDGET FOR  

THE TOWN OF PHILLIPSBURG 

 

Public Hearing –  

-Joe Meyner – He likes what Council is doing with the budget but he town must stop buying and selling 

bonds. He is upset that garbage cans have been removed.  

-Joan Pierce – asked if there was no way to cut the budget. No one is willing to forgo a raise or take a pay 

cut? Taxpayers didn’t ask for this, they entrusted Council to do what is right.  

Council Discussion 

- Councilman Kennedy – has previously stated his case against this budget. His argument is against 

the new hires, raises, and spending. The tax increase did not have to be this extreme. He was told 

the new hires and raises were based on an old organizational chart and previously existing 

positions were being filled. We got by this long without these positions being filled and this 

reorganization did not have to be done now. 

- Councilman Scerbo – If people had foresight when decisions were made last year, they would 

have thought of the effect it would have this year. He met with the CFO and reviewed the budget, 

and he doesn’t see anywhere functionally that we can cut. Cutting these positions would be a 

disservice to the community. He applauds the Mayor for moving toward a more efficiently run 

town and providing better service. 

- Councilman Clark – agrees with Councilman Kennedy. An 11% hike is unheard of. Going back 

several years, the budget increase was barely flat and now it jumps up. The residents cannot 

afford this increase and it doesn’t have to be 11%. He cannot see a justification for it and cannot 

support it.  

- Council VP Paulus – Can’t understand why some Councilmembers are against an 11% tax 

increase when they supported a 75% sewer increase over 4 years. Half of the budget increase is 

due to the bond payment. There was a 23% increase in health benefits last year and 7% this year. 

The statutory increases in the past had been offset by using surplus and one time revenue. Tax 

increase is not as substantial an increase as the sewer rates. She is looking to slow or prevent 

additional sewer rate increases. 

- Council President Marino – At the previous budget meeting he asked every Councilmember 

where/what they would cut. Cutting $72,000, the rough equivalent of one position, would equal 

1¢ in the budget. No other cuts were suggested. 

- Mayor Piazza – noted discretionary spending is down by $200,000. Two of the new positions are 

police officers. Police overtime is a big budget item and he’d like to offset this in the future by 

hiring more police officers. He’d also like to increase the DPW staff in order to maintain our 

projects, grounds, and equipment. If things are not maintained properly, they cost more later. 

Mayor Piazza noted the $1,200,000 increase is close to the exact amount of the onetime payment 

used last year, draining that fund. 

 

ROLL CALL      Motion Carries 3-2 

            

Councilmembers First Second Yea Nay Abstain Absent 

Councilman Clark   
 

X  
 

Councilman Kennedy  
  

X   
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Councilman Scerbo 
 

X X    

Council VP Paulus X  X   
 

Council President Marino   X    

 

 

 

13.  RESOLUTIONS ** CONSENT AGENDA **  

Matters listed on the Consent Agenda Resolutions are considered routine and will be enacted by 

one motion of the Council and one roll call vote. There will be no separate discussion of these 

items unless a Council member requests an item to be removed for consideration. 

 

** R2024-69 TABLED FROM PREVIOUS MEETING **  

 

R2024-69 RESOLUTION TOWN OF PHILLIPSBURG, COUNTY OF WARREN, STATE  

OF NEW JERSEY APPROVING PLACE TO PLACE TRANSFER OF LIQUOR LICENSE  

FOR PLENARY RETAIL CONSUMPTION  

 

R2024-79 RESOLUTION DESIGNATING HANDICAP PARKING SPACES WITHIN  

THE TOWN OF PHILLIPSBURG  

 

R2024-80 RESOLUTION OF THE TOWN OF PHILLIPSBURG, COUNTY OF WARREN,  

STATE OF NEW JERSEY, AUTHORIZING REFUND OF TAX AND/OR SEWER OVER  

PAYMENT  

 

R2024-81 RESOLUTION AUTHORIZING REFUNDS OF ESCROW FOR VARIOUS  

COMPLETED LAND USE BOARD PROJECTS  

 

R2024-82 RESOLUTION AUTHORIZING THE PURCHASE OF NATURAL GAS  

SUPPLY SERVICES FOR PUBLIC USE ON AN ONLINE AUCTION WEBSITE  

 

R2024-83 RESOLUTION AUTHORIZING THE PURCHASE OF ELECTRICITY SUPPLY  

SERVICES FOR PUBLIC USE ON AN ONLINE AUCTION WEBSITE  

 

R2024-84 RESOLUTION AUTHORIZING THE PURCHASE OF ELECTRICITY SUPPLY  

SERVICES FOR PUBLIC USE ON AN ONLINE AUCTION WEBSITE 

 

 ROLL CALL      Motion Carries 5-0  

              

Councilmembers First Second Yea Nay Abstain Absent 

Councilman Clark X  X   
 

Councilman Kennedy  X X    

Councilman Scerbo 
 

 X    

Council VP Paulus 
 

 X   
 

Council President Marino   X   
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R2024-78 Pulled from the consent agenda by Councilman Clark 

R2024-78 RESOLUTION OF THE TOWN COUNCIL OF THE TOWN OF  

PHILLIPSBURG, WARREN COUNTY, NEW JERSEY AUTHORIZING THE AWARD  

OF A CONTRACT FOR PROFESSIONAL SERVICES WITH 4WARD PLANNING INC.  

FOR RENT CONTROL IMPACT STUDY  

-Discussion – Councilman Clark does not support this study. $10,900 is a waste of money and he 

has questions raised by this proposal. Several questions seem tilted towards enacting rent control. 

We haven’t determined whether there will be rent control, but this asks about setting up a Rent 

Control Board. It doesn’t seem to be looking for pros and cons to rent control. Council was not 

given the proposal until almost two weeks after it was received, and the study did not go out to 

public bid. 

-Councilman Kennedy – stated he is against rent control, and it is not necessary to spend $11,000 

on a study. He voiced concern that 4ward Planning’s website says it has been hired by 

Phillipsburg for a rent control study, but Council hasn’t even voted on it yet. It looks like deals 

were made ahead of time. 

- Attorney Wenner – stated that 4ward Planning has been used by Phillipsburg for financial 

analysis for PILOT programs and the administration is familiar with their work and efficiency. 

He noted that the proposal includes four phases, and the rate is not to exceed $10,900. He 

believes their services may not be required beyond Phase 1. This study would provide an analysis 

of best case rent control ordinances in order to determine the impact of the different ordinances 

on the town, including economic stability, the effect on property values, reduced revenue of 

landlords, all the short and long term affects, and how a board would operate. The analysis would 

then be presented to Council. Council can authorize the administration to charge 4Ward Planning 

with completing only Phase 1 at this time. He noted that the bid threshold is over $24,000.  

- Council President Marino – confirmed another urban planner could be brought in for a second 

opinion once the resolution is passed, as per Councilman Kennedy’s question. President Marino 

stated we cannot model rent control for Phillipsburg on other areas, we need an analysis of our 

town’s unique situation. We cannot move forward with a rent control discussion without experts’ 

analysis and information.  

- Councilman Scerbo - thanked Attorney Wenner for clarifications. Moving forward with rent 

control discussion must be done responsibly by hiring professionals. He is not happy about what 

is on 4ward Planning’s website, but it did not come from anyone on Council. 

- Council VP Paulus – this is Council doing its due diligence. 

 

ROLL CALL      Motion Carries 3-2   

             

Councilmembers First Second Yea Nay Abstain Absent 

Councilman Clark   
 

X  
 

Councilman Kennedy  
  

X   

Councilman Scerbo 
 

X X    

Council VP Paulus X  X   
 

Council President Marino   X   

 

 

 

14. OLD BUSINESS –  

Councilman Clark - asked if work on the pedestrian crosswalk has been scheduled. Mayor Piazza 

replied it has not. 
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Councilman Scerbo – asked Councilmembers to suggest new names for Kneedler Avenue. He 

wanted to follow up regarding signage /speeding on Irwin Street. He has received many 

complaints. 

 

15. NEW BUSINESS – 

 Open Space/Recreation Committee Council Appointments 

 

 

Council Recreation Appointments  

ROLL CALL      Motion Carries 5-0   

             

Councilmembers First Second Yea Nay Abstain Absent 

Councilman Clark   X   
 

Councilman Kennedy  
 

X    

Councilman Scerbo 
 

X X    

Council VP Paulus X  X   
 

Council President Marino   X   

 

 

 

Council Open Space Appointments 

 

Resident Stacy Evans – 1 Year Term 

ROLL CALL      Motion Carries 5-0   

             

Councilmembers First Second Yea Nay Abstain Absent 

Councilman Clark X  X   
 

Councilman Kennedy  
 

X    

Councilman Scerbo 
 

 X    

Council VP Paulus 
 

X X   
 

Council President Marino   X   

 

 

 

Resident Justin Henry – 2 Year Term 

ROLL CALL      Motion Carries 5-0   

             

Councilmembers First Second Yea Nay Abstain Absent 

Councilman Clark   X   
 

Councilman Kennedy  
 

X    

Councilman Scerbo 
 

X X    

Council VP Paulus X  X   
 

Council President Marino   X   
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Resident Laura Flowers – 2 Year Term 

ROLL CALL      Motion Carries 5-0   

             

Councilmembers First Second Yea Nay Abstain Absent 

Councilman Clark   X   
 

Councilman Kennedy  
 

X    

Councilman Scerbo 
 

X X    

Council VP Paulus X  X   
 

Council President Marino   X   

 

 

 

Recreation Advisory Commission Rep Sue Piazza – 2 Year Term 

ROLL CALL      Motion Carries 5-0   

             

Councilmembers First Second Yea Nay Abstain Absent 

Councilman Clark   X   
 

Councilman Kennedy  
 

X    

Councilman Scerbo 
 

X X    

Council VP Paulus X  X   
 

Council President Marino   X   

 

 

 

Alternate Andre Manning – Annual Term 

ROLL CALL      Motion Carries 5-0   

             

Councilmembers First Second Yea Nay Abstain Absent 

Councilman Clark X  X   
 

Councilman Kennedy  
 

X    

Councilman Scerbo 
 

 X    

Council VP Paulus 
 

X X   
 

Council President Marino   X   

 

 

 

16.  MOTIONS –   

  

Elizabethtown Gas waiver: 792 Mill Street; 955 Mill Street 

ROLL CALL      Motion Carries 5-0 

            

Councilmembers First Second Yea Nay Abstain Absent 

Councilman Clark   X   
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Councilman Kennedy  
 

X    

Councilman Scerbo 
 

X X    

Council VP Paulus X  X   
 

Council President Marino   X    

 

 

Grace Lutheran Church: Yard Sale permit waiver 

ROLL CALL      Motion Carries 5-0 

            

Councilmembers First Second Yea Nay Abstain Absent 

Councilman Clark   X   
 

Councilman Kennedy  
 

X    

Councilman Scerbo 
 

 X    

Council VP Paulus X  X   
 

Council President Marino  X X    

 

17. PUBLIC PETITIONS –  

 Resident – asked the names of Open Space/Recreation Committee appointees. Council President 

Marino read them aloud. 

 Ann Davis – she submitted an OPRA request for information regarding the pool that was denied. 

Explanations of the information requested, lack of specific documents related to that information, and 

general rules regarding OPRA requests followed. 

 Joe Meyner – asked if the selection of 4ward Planning was conducted within the rules. He stated 

the contents of the document look like a bad investigation. 

 Matt Amabile – pays $70,000 in taxes and is happy to. Tax money is going towards clean ups. He 

stated that Council President Marino ran the meeting well and appreciates him being open. 

 Sondra. Morrisette – presented letters from residents to Council members voicing their objection 

to the Howard St/ Peron property being rezoned to industrial. Council ignored the 2013 Master Plan.  A 

deviation from the Master Plan should have been preceded by a reexamination or re-do of it with public 

participation. This was not done prior to the rezoning of the Howard St/Peron property. The 2013 Master 

Plan Reexamination report contains future planning details specifically for the Howard St area, and the 

residential area from Norfolk Southern Right of Way to Main St.   

 David Morrisette – The Master Plan doesn’t call for increasing industrial zoning in the area; it 

states the area from South Main St through Howard St should be three districts: Recreational/Heritage, 

Recreation/Residential, and Riverside/Commercial. The Reexamination report states the I1 light industrial 

zone should be rezoned to complement the residential neighborhoods and Riverfront Heritage Trails 

system. He stated, and the residents’ letters supported, that Ordinance 2022-30 should be rescinded, and 

no more taxpayer money should be used in the lawsuit to overturn Ordinance 2022-30. He and his wife 

signed the retainer for the lawsuit. 

  

18. COUNCIL OPEN TIME  

- Councilman Clark – a memorial service for Reverend Slack will be held Saturday April 27th at 1 PM at 

the River of Life Church. He expressed his condolences to the family and friends of Congressman Donald 

Payne, Jr. The Firth Youth Center 70th Anniversary Celebration will be held May 2nd 5:30 to 7 PM. He 

and Councilman Kennedy attended the Warren County NAACP Scholarship Gala at which $20,000 of 
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scholarships were awarded. Three Phillipsburg High School students, Lea, Margaret, and Brittany were 

honored and received scholarships. Councilman Clark noted he takes the warehouse seriously and voted 

against Ordinance 2022-30. 

- Councilman Kennedy – knew Pastor Slack well and he was a very caring person. The Pastor supported 

and helped him during his cancer treatments. Saturday, April 20th, was the NORWESCAP Community 

Day of Action during which many volunteers helped clean up the downtown area. He thanked Alex 

Sabara and his organization for cleaning up Delaware River Park and State Park. Sunday, April 21st was 

the Earth Day Festival on Sitgreaves St and opening day of the Outdoor Farmers Market in Shappel Park 

which was attended by a record breaking 497 visitors. The market will continue outside until October. 

- Councilman Scerbo – extended his condolences to the Slack family and friends. He asked for prayers 

and donations for Jaxson, a child in a serious battle. Councilman Scerbo and DPW Supervisor Matt Noel 

visited Green St playground to provide a review to the Open Space/Recreation Committee on what areas 

can be improved. They are considering a pocket toddler park in the Hillcrest Area.  

Council Vice President Paulus – gave her condolences to the Slack Family and thanked Councilman 

Scerbo for mentioning Jaxson. This Saturday the Whisky Jam will be held at the Sand Bar with vendors, 

food, and bands. 

Council President Marino – thanked the audience. It is good to have a conversation and hear both sides of 

an issue. He extended his condolences to the Slack family. He is glad a playground will be considered in 

the Hillcrest area. He recommended the Open Space/Recreation Committee look at Mercer St and North 

and South Main Street parks. 

 

19.  EXECUTIVE SESSION 7:52 PM Topic: Property Acquisition 

ROLL CALL      Motion Carries 5-0   

             

Councilmembers First Second Yea Nay Abstain Absent 

Councilman Clark  X X   
 

Councilman Kennedy  
 

X    

Councilman Scerbo X  X    

Council VP Paulus 
 

 X   
 

Council President Marino   X   

 

 

Return from Executive Session, resume Public Session 8:14 PM 

ROLL CALL      Motion Carries 5-0   

             

Councilmembers First Second Yea Nay Abstain Absent 

Councilman Clark   X   
 

Councilman Kennedy  
 

X    

Councilman Scerbo 
 

 X    

Council VP Paulus 
 

 X   
 

Council President Marino   X   

 

 

 

Attorney Wenner stated 2 matters were discussed: Property Acquisition and Attorney/Client Privilege. No 

action was taken. 

  

20. ADJOURNMENT – 8:15 PM 
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 Council VP Paulus moved to adjourn. Seconded by Councilman Kennedy.  

 Ayes: 5, Nays: 0, Absent: 0 

 Motion passed. 


