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TOWN OF PHILLIPSBURG 

COUNCIL MEETING MINUTES 

June 26, 2024— 6:00 P.M. 

1. CALL TO ORDER 6:00 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 

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  

   

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    

 

7.  EXECUTIVE SESSION – 6:02 PM - Attorney Wenner stated the topic to be discussed is 

Attorney/Client Privilege. 

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    

  

 MOTION TO RECONVENE – 6:27 PM – Attorney Wenner stated no action was taken. 

Resolution 2024-90 is being removed from the agenda. 
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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    

 

8.  MINUTES – June 12, 2024 Regular Meeting Minutes and Executive Session Minutes 

 

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    

 

9. PRESENTATION  

 Lower Delaware Wild and Scenic River Designation (LDWSR)– presented by Tara Mezzanotte, 

Warren County representative for the LDWSR. Ms. Mezzanotte explained the National Wild and Scenic 

Rivers Act which protects selected rivers that possess outstandingly remarkable scenic, recreational, 

geologic, fish and wildlife, historic, and cultural value in their free-flowing condition, the requirements 

for designation, the procedures necessary to have the Phillipsburg area of the Delaware River and the 

Lopatcong Creek Tributary designated, and Phillipsburg’s future commitment and responsibilities if 

designated. The Partnership Wild and Scenic River Program (PWSR) was explained. It was created to 

benefit rivers along which mostly privately owned land is located and provides local community 

representation on the local Management Council. No fees are required, private property rights remain, 

local and state zoning and water management remain the same. A representative would have to attend 

quarterly meetings. The Partnerships’ goals are to maintain and improve, or preserve and protect water 

quality, natural resources, historic and cultural resources, recreation, sustainable economic development, 

and open space. As a Partnership member, the town could benefit from national recognition leading to an 

economic lift, stronger competitiveness for federal grants, and access to external grants. Grants through 

the partnership go toward local nonprofits for specific small projects such as weed removal or boat 

access. 

 

10.  PUBLIC DISCUSSION ON AGENDA ITEMS –  

- Sandra Morrisette – Ordinance 2024-14 -Mercer Street residents do not want a warehouse. They will be  

sandwiched between two industrial sites emitting toxic chemicals and fumes and affecting property  

values. If the Council allows a warehouse, they don’t care about the residents. She asked what specific 
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 concept plan is being used for the ordinance, what type of warehouse is proposed, what will the traffic  

pattern be and what environmental studies have been done regarding truck fumes? 

- David Morrisette – Ordinance 2024-14 – The warehouse is being proposed in an overburdened area, 

miles from major highways, and next to the Delaware River. Residents in that area do not want a 

warehouse built. Because of Van Cleef’s disregard for the 2013 Master Plan Revision report, the 2021 

Consistency Report is misinformation. The Master Plan indicates light industrial should be moved out of 

that area and the area should only be Riverside Residential, Riverside Commercial, or Riverside Heritage. 

The Land Use Board used Van Cleef’s information in making their decision to allow industrial zoning on 

the property. Council does not have to approve the ordinance just because of the Land Use Board’s 

recommendation. Because the Land Use Board based its recommendation on a flawed Consistency 

Report, he urges Council to table the vote or vote no. 

-Wayne Sherrer– Phillipsburg Historical Society, Phillipsburg Historic Preservation Commission – 

Ordinance 2024-14 – In the past the railroad and canal provided access to the Howard St/Peron property 

and its industrial use had no impact on the South Main St corridor. The truck traffic for the proposed 

warehouse would have a significant negative effect on the South Main St corridor and the old buildings. 

The newly enacted truck route restrictions and signs will not be obeyed. He urged Council to not approve 

the warehouse. 

-Randy Piazza, Sr. – asked what people want done with the Howard St/Peron property instead of a 

warehouse, besides Open Space. He lives on Mercer Street and wants the warehouse built. He sees crime 

and homeless people there and wants a 24/7 business there. 

-Joe Meiner – Ordinance 2024-14 – He supports the warehouse, a railhead, and future jobs. Council may 

consider tabling the ordinance until more information is received about the Delaware River Wild and 

Scenic designation. 

-Joan Pierce – asked where the complaints were when Atlantic States occupied the Howard St/Peron site 

and its truck traffic years ago. The warehouse will bring jobs and revenue to the town and get rid of the 

drugs and homeless. 

- Dan Boyce – the town has been dealing with a frivolous lawsuit for four years over the proposed 

warehouse. $1 million in tax revenue has been lost every year. Where would the town be now if the 

warehouse had been four years ago, and this tax revenue had been received? 

  

11.  ORDINANCES FOR 2nd READING 

O2024-11 AN ORDINANCE OF THE TOWN OF PHILLIPSBURG, COUNTY OF WARREN, 

STATE OF NEW JERSEY, AMENDING CHAPTER 464 RENTAL PROPERTY OF THE 

CODE OF THE TOWN OF PHILLIPSBURG IN ORDER TO REVISE REQUIREMENTS AND 

FEES 

Council Discussion – Councilman Clark stated he will vote no on this ordinance and Ordinance 

2024-12. If passed, they will have economic consequences on the town with landlords passing the 

increases on to their tenants through increased rents. 

CP Marino stated he will vote yes for several reasons: it will encourage property owners to clean 

up their properties, it will bring the town fees up to the current status of the state and county, and 

it is in the best interest of all residents. 

Public Discussion - None 

ROLL CALL      Motion Carries 4-1 

            

Councilmembers First Second Yea Nay Abstain Absent 

Councilman Clark   
 

X  
 

Councilman Kennedy  
 

X    
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Councilman Scerbo 
 

 X    

Council VP Paulus X  X   
 

Council President Marino  X X    

 

O2024-12 AN ORDINANCE OF THE TOWN OF PHILLIPSBURG, COUNTY OF WARREN, 

STATE OF NEW JERSEY, AMENDING CHAPTER 219 CERTIFICATES OF 

HABITABILITY OF THE CODE OF THE TOWN OF PHILLIPSBURG IN ORDER TO 

REVISE REQUIREMENTS AND FEES 

Council Discussion – CP Marino stated that the code and fees have not been revised since 2005 

and the town has been losing revenue. He thanked the administration for implementing this. 

 Public Discussion - None  

ROLL CALL      Motion Carries 4-1 

            

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    

 

12. ORDINANCES FOR 1ST READING 
**2nd Reading and public hearing will be held on Wednesday, July 10th, at 6:00 p.m. at which time 

any interested persons wishing to speak for or against this ordinance may do so** 

O2024-13 AN ORDINANCE OF THE TOWN OF PHILLIPSBURG, COUNTY OF WARREN, 

STATE OF NEW JERSEY AUTHORIZING THE PURCHASE BY THE TOWN OF 

PHILLIPSBURG OF REAL PROPERTY LOCATED AT 1-3 KRONER PLACE, 

PHILLIPSBURG, NEW JERSEY 08865 FOR ONE HUNDRED THOUSAND DOLLARS 

($100,000.00) FROM JENNIFER ZUBECK, THE ADMINISTRATOR OF THE ESTATE OF 

CHARLOTTE WALKER, DECEASED 

Council Discussion – CP Marino stated this property is in Union Square, across from the railroad 

tracks. He thanked the administration for their foresight in obtaining this property. 

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   
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Council President Marino   X    

 

O2024-14 AN ORDINANCE OF THE TOWN OF PHILLIPSBURG, COUNTY OF WARREN, 

NEW JERSEY ADOPTING THE DISTRICT 5 (RIVERSIDE INDUSTRIAL) AMENDMENT - 

RIVERFRONT REDEVELOPMENT PLAN 

Council Discussion – Councilman Clark stated this has been a controversial and dividing issue. 

He is on record not supporting it and wrote an op-ed two years ago against it. This is not the right 

area for a warehouse. It would better serve the residents if it were developed into a grocery store, 

a residential or recreation area. 

Councilman Kennedy stated he had voted in favor of a cold storage facility at this site on the 

guarantee of rail service, not trucks, being used. This ordinance will bring more truck traffic into 

the area. 

Councilman Scerbo thanked the public for coming and taking a stand for what they believe in. 

There are homeless people on this site, and crimes are occurring regularly. A warehouse here is a 

positive for the town. The town should work towards establishing housing for the homeless. 

CP Marino stated that a cold storage facility was supposed to be built there but politics kept it out. 

The area needs to be cleaned up. A warehouse would bring jobs to the town, bring in taxes and be 

an improvement. He suggested that those opposed to it group together and offer to buy the 

property from the owner. 

 

Attorney Wenner stated that the ordinance references Block 1202 Lot 1. This is encumbered by 

Green Acres and not subject to redevelopment. To clarify, the ordinance should be amended by 

removing “Lot 1” from the third “Whereas” paragraph, deleting the fourth “Whereas" paragraph, 

and deleting “Block 2102 Lot 1” from the sixth “Whereas” paragraph. 

Motion to amend Ordinance 2024-14 

 

ROLL CALL      Motion Carries 3-2 

            

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    

 

Motion to approve Ordinance 2024-14 as amended 

ROLL CALL      Motion Carries 3-2 

            

Councilmembers First Second Yea Nay Abstain Absent 

Councilman Clark   
 

X  
 

Councilman Kennedy  
  

X   

Councilman Scerbo 
 

 X    
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Council VP Paulus X  X   
 

Council President Marino  X X    

 

O2024-15 BOND ORDINANCE PROVIDING FOR VARIOUS 2024 CAPITAL 

IMPROVEMENTS BY AND FOR THE TOWN OF PHILLIPSBURG, IN THE COUNTY OF 

WARREN, STATE OF NEW JERSEY; APPROPRIATING $2,508,500 THEREFOR AND 

AUTHORIZING THE ISSUANCE OF $2,383,075 BONDS OR NOTES OF THE TOWN TO 

FINANCE PART OF THE COST THEREOF 

Council Discussion - None 

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    

 

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. 

 

R2024-116 RESOLUTION SUPPORTING POSTPONED DISCHARGE OF FIREWORKS AT 

OLE TOWNE FESTIVAL 

R2024-117 RESOLUTION OF THE TOWN OF PHILLIPSBURG DESIGNATING 540 

MARSHALL STREET LIMITED LIABILITY COMPANY THE REDEVELOPER OF THE 540 

MARSHALL AVENUE REDEVELOPMENT AREA AND APPROVING THE 

NEGOTIATION OF A REDEVELOPMENT AGREEMENT IN CONNECTION THEREWITH 

R2024-118 RESOLUTION OF THE TOWN OF PHILLIPSBURG, COUNTY OF WARREN, 

STATE OF NEW JERSEY APPROVING ONE-YEAR EXTENSION TO THE INACTIVE 

PERIOD, EFFECTIVE AUGUST 1, 2024 

R2024-119 RESOLUTION APPROVING 2023-2024 LIQUOR LICENSE WITHIN TOWN OF 

PHILLIPSBURG 

R2024-120 RESOLUTION APPROVING 2024-2025 LIQUOR LICENSES WITHIN TOWN 

OF PHILLIPSBURG 

R2024-122 RESOLUTION AUTHORIZING REFUNDS OF ESCROW FOR VARIOUS 

COMPLETED PROJECTS 
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R2024-123 RESOLUTION PROVIDING FOR THE INSERTION OF SPECIAL ITEM OF 

REVENUE IN THE BUDGET OF ANY COUNTY OR MUNICIPALITY PURSUANT TO 

N.J.S.A. 40A:4-87 (CHAPTER 159, P.L. 1948) 

 

R2024-124 RESOLUTION PROVIDING FOR THE INSERTION OF SPECIAL ITEM OF 

REVENUE IN THE BUDGET OF ANY COUNTY OR MUNICIPALITY PURSUANT TO 

N.J.S.A. 40A:4-87 (CHAPTER 159, P.L. 1948) 

 

R2024-125 RESOLUTION AUTHORIZING CHANGE OF PETTY CASH CUSTODIAN FOR 

2024 AND ELIMINATING OUTDATED PETTY CASH CUSTODIANS 

 

R2024-126 RESOLUTION AUTHORIZING A REFUND IN THE AMOUNT OF $150.00 TO 

FARMERS MARKET VENDOR 

 

R2024-127 RESOLUTION TO AUTHORIZE ISSUANCE OF TAXI OPERATOR’S LICENSE 

 

R2024-128 RESOLUTION AUTHORIZING THE APPOINTMENT OF ELIZABETH JUDGE 

WYANT AS FARMERS MARKET AND EVENTS MANAGER AND PAYMENT FOR 

SERVICES RENDERED FOR THE 2024 PHILLIPSBURG FARMERS MARKET 

 

Motion to approve Consent Agenda 

 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   

 

 

 

R2024-121 pulled from Consent Agenda by Councilman Scerbo 

 

R2024-121 RESOLUTION SUPPORTING COUNTY OF WARREN RESOLUTION 384-24 

URGING TO SUPPORT ONLINE LEGAL NOTICES 

Councilman Scerbo stated that Council does not have to agree with the state, the town can make 

this decision on its own and he feels it doesn’t fit with the town. Newspapers of records have 

been discussed prior to this. 

Councilman Clark stated this is not a requirement from the state but to support a County 

Commissioner’s resolution that petitions the state to allow for online publication of legal notices.  

ROLL CALL      Motion Fails  2-3 

            

Councilmembers First Second Yea Nay Abstain Absent 

Councilman Clark  X X   
 

Councilman Kennedy X 
 

X    

Councilman Scerbo 
 

 
 

X   
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Council VP Paulus 
 

 
 

X  
 

Council President Marino   
 

X   

 

 

 

 

 

R2024-129 pulled from the Consent Agenda by Councilman Scerbo 

 

R2024-129 RESOLUTION AUTHORIZING RENEWAL OF A LEASE BETWEEN  

THE PHILLIPSBURG SCHOOL DISTRICT AND THE TOWN OF PHILLIPSBURG 

 

Councilman Scerbo stated that, while he will vote for this resolution, the town needs to quickly 

find a permanent home for the Police Department. Mayor Piazza stated that he had a meeting this 

afternoon with engineers to move this forward on this.  

 

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    

 

14.  OLD BUSINESS –  

Councilman Clark stated he spoke with the Mayor about the pedestrian crosswalk and the 

potential to move forward. 

Councilman Scerbo following up on Irwin Street speeding and stop sign at Schultz and Irwin. 

CP Marino stated there is a vacancy on the Housing Authority and asked Business Administrator 

Hall to put out a notice for one week. 

15.  NEW BUSINESS 

Town Engineer Tim O’Brien stated that NJDOT Local Aid grant applications are due July 1st, and 

he needs Council approval to submit the applications. The ranking of projects is:  

Hudson Street Phase IV - Three rounds of grants have already been received for Hudson St. The 

current phase will start at Warren St and work to Evelyn and include sanitary repairs, stormwater 

repairs, sidewalks, curb ramps, milling and repaving. A grant for Phase IV should provide enough 

funding for work up to Filmore St. 

 Green Street 

Bikeways – Rails to Trails project and Bikeways on Roseberry to Block St are potential projects. 

 Additional Rails to Trails Funding 

 

16. MOTIONS 

 Firefighter application – Austin Strausser 

ROLL CALL      Motion Carries 5-0 

            

Councilmembers First Second Yea Nay Abstain Absent 
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Councilman Clark   X   
 

Councilman Kennedy  
 

X    

Councilman Scerbo X  X    

Council VP Paulus 
 

X X   
 

Council President Marino   X    

 

Councilman Scerbo proposed renaming Kneedler Avenue to Richard Williams Way. Richard Williams 

attended Phillipsburg High School and he served in the Navy in the Korean War. His family was one of 

the first African American settlers in town. 

CP Marino asked if residents had been informed/asked about renaming the street and the potential impact 

on their mail. They would have one year to contact all of the establishments that send them mail and have 

their address changed. He is concerned that affected residents follow through with the required paperwork 

and notifications. Councilman Scerbo has been in contact with the Housing Authority who would then 

notify the affected residents and provide them with the proper documentation. 

 

Motion to move forward with the ordinance renaming Kneedler Avenue to Richard Willliams Way. 

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    

  

17. PUBLIC PETITIONS –  

-Ann Davis – regarding the town code anti-nepotism policy for hiring, does it pertain to full time, part 

time or seasonal and is that being adhered to during hiring? CP Marino stated this will be looked into. Ms. 

Davis asked why the owner of the Howard St/Peron property is not being held responsible to clean up the 

property? Volunteer groups have cleaned it up, but what if someone gets hurt doing so? DPW has been 

cleaning it up and liens placed on the property. CP Marino stated he has no answer at this time but will 

look into it. Ms. Davis stated that there has been more and more “snickering” and cell phone use/texting 

by councilmembers while the public is speaking. It is disrespectful. Mayor Piazza apologized and stated 

he takes notes on his phone. Ms. Davis said that was not the issue, but rather blatant cell phone use and 

snickering. 

- David Morrisette – what people want on the Howard St/Peron property is Riverside Heritage, Open 

Space, Riverside Commerce, a grocery store, museum or business that will enhance and compliment the 

area. In the Master Plan the developer said he can’t sell residential units because no one wants to live in 

the “Flats”.  

-Sandra Morrisette – asked why the agenda was not posted on Friday as required. Deputy Clerk Turner 

stated the regulation is that it be posted 48 hours prior to the meeting. At 1:00 pm Friday, the municipal 

building suffered a power outage and had to close. Because there was no power, the agenda could not be 

posted. Ms. Morrisette suggested a notification be sent out for any similar situations in the future. 
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-Joe Meiner – rent control – Banks are trusts and all the dealings we do are based on trust. The 

government charges taxes on all except charities and churches. The rest of us own stuff under the grace of 

the government. 

-Randy Piazza, Sr. – Anyone who has served on the Planning Board knows it is pointless to make plans 

for a property if you don’t own it. 

 

18. COUNCIL OPEN TIME  

- Councilman Clark – wished Councilman Kennedy a Happy Birthday (yesterday). He thanked all of the 

organizers, attendees and volunteers of the Juneteenth Celebrations. The flag lowering has been re-

scheduled for Sunday, June 30th. Councilman Clark noted that the development of the Marshall Street 

property will bring affordable Senior housing and a grocery store. He is happy it is moving forward and 

thanked the Mayor for his work with the developer. 

- Councilman Kennedy – He and Mayor Piazza attended the Delaware River Sojourn Kayakers launch. 

He appreciates the help the town provided. Councilman Kennedy attended the Juneteenth flag raising. 

The speeches were moving, and he was honored to attend. He also attended a ceremony renaming part of 

Main Street for Sherrif McDonald. The Ole Towne Festival was held this weekend. The Summer Concert 

Series at Shappel Park will be starting. Councilman Kennedy wished everyone a safe and happy Fourth of 

July. 

- Councilman Scerbo – this past Monday the second Recreation Advisory and Open Space meetings were 

held. The next meeting will be held in July. It is good to see volunteers come out to help improve the 

town. He noted there are a lot of weeds growing downtown. Perhaps Clean Communities funds could be 

used to clean up downtown. He reviewed the sidewalk ordinance with the Mayor and suggested the 

ordinance be changed in regard to grates and brick downtown. Mayor Piazza stated he hopes to have 

something for the Council to review and consider regarding maintenance of that area. 

- Council Vice President Paulus – Warren Hospital is without power and there are many trees down. 

Phillipsburg Police Officer stated a tree is down across Marshall St., a tree is down in Carpentersville Rd/ 

Springtown Rd area, and power is out on Roseberry St. Please drive carefully. 

- Council President Marino – He wished everyone a Happy and safe Fourth of July. A special music event 

will be coming to Walter’s Park on August 11th. 

 

19. ADJOURNMENT – 8:04 PM 

 Councilman Scerbo moved to adjourn. Seconded by Council VP Paulus.  

 Ayes:5, Nays: 0, Absent: 0 

 Motion passed. 


