
 approved 9-25-24 
TOWN OF PHILLIPSBURG 

COUNCIL MEETING MINUTES 

September 11, 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.  MOMENT OF SILENCE 

 Council President Marino asked for a moment of silence for all the lives lost on 9/11/2001. 

 

5. INVOCATION     Led by Councilman Scerbo 

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

   -Also in attendance: Mayor Piazza, Attorney Wenner, Acting Clerk Turner 

7. BILLS LIST    

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.  MINUTES –August 28,2024 Public Session Minutes 

            

ROLL CALL      Motion Carries 4-0-1 

            

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    

   

9.  PUBLIC DISCUSSION ON AGENDA ITEMS – CP Marino stated that Ordinance 2024-25 

has been pulled from the agenda. 

 No Public discussion 
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10.  ORDINANCES FOR 2nd READING 

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

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

RIVERFRONT REDEVELOPMENT PLAN 

  

Public Discussion –  

-Sandra Morrisette – resident – urged Council not to make the property industrial. The ordinance 

is an assault on the quality of life and well-being of residents of Mercer Street and the Flats. 

Stand up and defend them. The developer grew up in Phillipsburg but now lives in Pennsylvania. 

He built an apartment complex in Easton, improving that area, but he wants a warehouse here.  

-Elizabeth McKinnon- resident – asked Council to reconsider the approval of a warehouse. She is 

concerned about children’s safety with the narrow streets and warehouse truck traffic. Consider 

the children’s safety when voting. 

-Joe Meyner – resident – supports the warehouse. The railroad access would reduce the truck 

traffic and people in Phillipsburg need jobs. Consider it a tradeoff to middle class.  

- Janet Kockblock – resident – asked Council to find a better use for the property such as a 

Railroad Museum and Cultural Center. Expand on the popularity and concept of the Railroad 

Festival. It is the perfect spot along the railroad line with parking available. It would bring in 

tourists whose money would help the businesses downtown and create jobs. Think of the town’s 

future. 

-Robert Hopton, Warren County Building & Trade Organization – the warehouse is responsible 

redevelopment which will provide good jobs, union jobs and careers. Too much industry has 

moved out of town. Trade workers in this area have to travel an hour to jobs but this would 

provide local opportunities for them. 

-David Morrisette – resident – building the warehouse would only provide 9 months of work for 

trade workers. Many warehouses are now automated, which would not provide many jobs. A cold 

storage facility that isn’t automated will be out of business in 5 to 10 years. In 2006 the developer 

promised a railway which we still don’t have. A vote for the warehouse is a vote for toxic fumes 

and traffic and is a vote against the residents. Council can vote no and follow the Master Plan 

with zoning that compliments the Flats and the surrounding area.  

-Dan Boyce – resident – 16 years ago the developer tried to bring a residential project to 

Phillipsburg but was unsuccessful. Mr. Boyce has spoken with 50 to 60 people in that area who 

are in favor of the warehouse. As for truck/diesel fumes, the area is located by Routes 22 and 78 

which have truck traffic day and night. Those fumes settle into the Flats. Regarding children’s 

safety, the town has lost $4 million in tax revenue due to the lawsuit as well as hundreds of 

thousands of dollars in legal fees. This money could have been used for crossing guards or other 

means to protect children. People need jobs and Council should think realistically when voting. 

-Pete Wisher – resident – that area has historically been industrial with an oil business, plastics 

business, lumberyard, junkyard and others which have diesel truck traffic every day. There will 

be very little truck traffic coming out of this warehouse. At the Land Use Board meeting at which 

this was discussed, many people spoke in support of a warehouse as they want a business that will 

pay taxes. The townspeople need income and jobs. 

-Guy Citron – Shop owners on Main Street are concerned about truck traffic affecting their 

customers. Everything has been tried in the past, but the people need to hear facts. At the Land 

Use Board meeting, Mr. Branch said this (the warehouse/industrial zoning) may be the best we 

can do. Why? One hundred people have written letters to Council against the warehouse but 

they’re afraid to show their faces at Council meetings. There is a culture of bullying here with 

people being scared and intimidated. 
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CP Marino stated there is no bullying, scaring or intimidation. Council members are here to help 

people. If Mr. Citron feels an incident is such, he should file a complaint with the police. CP 

Marino will have any such complaint fully investigated.  

 

 

Council Discussion –  

-Councilman Scerbo – in response to Mr. Citron’s claim of bullying and intimidation leveled 

against him, stated he was a victim of online threats by Mr. Citron. Jobs are at the forefront of this 

project which will make the community better by also helping the local economy, cleaning up the 

area, removing the homeless people and drug dealers and lighting the area.  

-Councilman Kennedy – believes the area is in need of development to deal with the homeless 

people, weeds, and other issues. He previously voted in favor of a cold storage facility with a 

light rail connection. But now we do not know what type of facility will go in or whether a light 

rail system or trucks will be used. Councilman Kennedy is concerned that trucks can only access 

the site through Delaware Heights. 

- Councilman Clark – will not support the ordinance because it is the wrong location: a residential 

neighborhood near the river. The history of the area is industrial, but we need to focus on the 

future. The younger generations are not looking for warehouse jobs because automation and 

technology will wipe them out. Anything else that will generate revenue and jobs would be 

desired there. The town needs a long-term solution, not the environmental hazards, health 

hazards, truck traffic and safety issues a warehouse would cause. 

-Council Vice President Paulus – supports the ordinance. She previously suggested that people 

opposed to a warehouse raise the money to purchase the property, but she hasn’t seen that 

happen. The property needs to be developed and cleaned up.  

-Council President Marino – supports the ordinance. Phillipsburg population has shrunk. Elderly 

residents are tired of carrying the tax base because younger people are leaving the area. The town 

needs businesses opened to help young people get work. This development will give Phillipsburg 

a chance to get off the ground and move into the 21st century. 

 

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    

O2024-20 ORDINANCE OF THE TOWN OF PHILLIPSBURG, COUNTY OF WARREN, 

NEW JERSEY APPROVING AN APPLICATION FOR A LONG-TERM TAX EXEMPTION 

AND AUTHORIZING THE EXECUTION OF A FINANCIAL AGREEMENT FOR A TAX 

EXEMPTION FOR AN URBAN RENEWAL PROJECT WITH RESPECT TO BLOCK 1005, 

LOT 3 (540 MARSHALL) 

Public Discussion – Joe Meyner stated he supports the grocery store on this property but is 

against the PILOT. The PILOT helps the developer, and we lose money. 

-Dan Boyce -stated that a 30-year PILOT is extensive and asked if it can be cut down. Developers 

have been interested in that property in the past, but their projects have been shut down by 

previous administrations. 
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-Bill Benz – asked if the basics of the PILOT program can be explained, what the financial cost 

difference is between a 20 year or 30-year PILOT, and what the impact is to taxpayers. Attorney 

Wenner explained the basic procedures and guidelines for a PILOT program. He stated that the 

first proposal by the developer was denied by the town because the town would have lost money. 

Mayor Piazza explained that this financial agreement will bring in $155,000 per year versus 

$55,000 per year from the initial proposal and that 95% of the funds will be revenue for the town 

and 5% will be revenue for the county. There will also be no impact on the school system as it is 

a senior development.  

 

Council Discussion - None 

 

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    

 

 O2024-21 AN ORDINANCE OF THE TOWN OF PHILLIPSBURG, COUNTY OF 

WARREN, STATE OF NEW JERSEY, AMENDING SECTION 67-23, SCHEDULE VII, STOP 

INTERSECTIONS, OF THE CODE OF THE TOWN OF PHILLIPSBURG TO ADD STOP 

INTERSECTION ON SCHULTZ AVE AT IRWIN STREET AND BARTLETT STREET AT 

LYNDALE STREET 

Public Discussion – None 

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    

 

O2024 -22 AN ORDINANCE OF THE TOWN OF PHILLIPSBURG AMENDING CHAPTER 

29, DEVELOPMENT FEES 

Public Discussion – None 

Council Discussion - None 

 

ROLL CALL      Motion Carries 5-0  

            

Councilmembers First Second Yea Nay Abstain Absent 
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Councilman Clark   X   
 

Councilman Kennedy  X X    

Councilman Scerbo 
 

 X    

Council VP Paulus X  X   
 

Council President Marino   X    

 

11. ORDINANCES FOR 1ST READING 
**2nd Reading and public hearing will be held on Wednesday, September 25th, at 6:00 p.m. at which 

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

O2024-23 AN ORDINANCE OF THE TOWN OF PHILLIPSBURG, COUNTY 

OF WARREN, STATE OF NEW JERSEY, AMENDING CHAPTER 67-7 ROAD 

TRUCK RESTRICTIONS 

 

Council Discussion – Councilman Clark and CP Marino thanked Engineer Tim O’Brien for the 

excellent job he did on this ordinance.  

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    

 

O2024-24 ORDINANCE OF THE TOWN OF PHILLIPSBURG, COUNTY OF WARREN, 

STATE OF NEW JERSEY, AMENDING AND SUPPLEMENTING CHAPTER 360 

ENTITLED “LAND USE PROCEDURES,” DELETING IN THEIR ENTIRETY CERTAIN 

SECTIONS OF ARTICLE VII – FEES – TO INCREASE THE FINANCIAL OBLIGATIONS 

DESCRIBED THEREIN 

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    
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12. 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. 

R2024-179 RESOLUTION DESIGNATING HANDICAPPED PARKING SPACES WITHIN 

THE TOWN OF PHILLIPSBURG 

 

R2024-180 RESOLUTION AUTHORIZING CHANGE ORDER NO. 1 TO A CONTRACT 

WITH TILCON NEW YORK, INC. FOR HUDSON STREET PHASE I REPAVING 

 

R2024-181 RESOLUTION AUTHORIZING THE SALE OF MUNICIPAL PERSONAL 

PROPERTY NO LONGER NEEDED FOR PUBLIC USE 

 

R2024-182 RESOLUTION OF THE TOWN OF PHILLIPSBURG, COUNTY OF WARREN, 

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

PERIOD, EFFECTIVE AUGUST 31, 2024. 

 

R2024-183 RESOLUTION AUTHORIZING REFUND OF WORKMAN’S COMPENSATION 

CLAIM DUE TO OVERPAYMENT 

 

Motion to approve Consent Agenda 

 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    

 

13.  OLD BUSINESS – Councilman Scerbo suggested that the Safe Walking Route be made 

available to Council members for review as it should be updated. 

 -CP Marino – Council needs to look into the Railroad property lease in the Flats.  

 

14.  NEW BUSINESS – Councilman Clark proposed looking into lighting near the Free Bridge 

because it gets too dark at night. Mayor Piazza stated this was previously voted on and passed. 

 -Councilman Scerbo asked if the vehicles that were kept in the parking lot by the pool can be 

moved back into that lot. Mayor Piazza will talk with the DPW Supervisor tomorrow. 

Councilman Scerbo stated that since it is hurricane season, storm drains should be checked to stay 

ahead of possible flooding. 

 

15. MOTIONS – No Motions 

  

16. PUBLIC PETITIONS –  - Kianna LaVeanna –the Activity Center provides therapy and 

support for developmentally disabled adults and their families. They can help people who have been 
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underdiagnosed who are unemployed or underemployed. They are located in the Coventry Complex on 

Red School Lane. 

 -Bill Benz – The Railroad Festival will be held this Saturday at Shappell Park. They expect a very 

large turnout. Online videos have been viewed over 100,000 times.  

 - Jackie Barnes – asked if there is money in the budget to repair sidewalks on South Main Street. 

Mayor Piazza stated that sidewalks are the responsibility of the property owner. Mr. Barnes stated that he 

is afraid a crack in the road could develop into a sink hole due to truck traffic. Mayor Piazza stated that 

the utility companies put money into escrow for paving. Tim O’Brien stated that mains under South Main 

St are scheduled for replacement and the road will be repave. 

 -David Morrisette – Tractor Trailers -regarding truck traffic and the new truck route – Roseberry 

St is now open to trucks from Bridgepoint. In the past, residents prevented Center St from becoming a 

truck route. If a warehouse is built on Howard St or in that area, the easiest way to Route 22 is South 

Main St or Center St. He wants residents to be vigilant and remember the town’s commitments around the 

truck route in the future. 

 -Nick Bullock – there is a lot of garbage and dog waste on South Main Street. Are there any 

ordinances regarding this or monitoring of the area? Adults are riding electric scooters and bikes at high 

speed down the hill. Are there ordinances to keep them off the sidewalks? Mr. Bullock asked if there is a 

time frame for a property/building to be brought up to code for things like tall grass and chipped paint. 

The Mayor is familiar with the property to which he is referring and said the new owners have been 

focusing on the house and will address the church as soon as possible. They have continued to move 

forward. Mayor Piazza said the town has been focusing on safety issues and urgent issues such as unsafe 

homes and squatters versus minor code violations. Illegal rentals, illegal businesses and abandoned 

vehicles will also be addressed. 

 - Sandra Morrisette – there are no pedestrian crossing signs on the North side of Main Street by 

the Free Bridge. Mayor Piazza stated he believes the Bridge Commission owns that traffic light and she 

should contact them. Ms. Morrisette stated that there have been boxes of rubbish along Morris St for 

weeks and there are tires and more rubbish behind the wall. She noted that she has seen people on electric 

bikes going the wrong way on one-way streets and ignoring stop signs. 

 -Joe Meyner – the garbage can in front of his property on South Main St disappeared several 

years ago and more have been removed in recent years. Mayor Piazza does not know why they would 

have been removed but will look into replacing them. 

 17. COUNCIL OPEN TIME  

- Councilman Clark – A beautiful ceremony to commemorate 9-11 was held today at Shappell Park. It is 

important to keep the younger generations educated on this event and not lose the lessons learned from 

that day. The Firth Youth Center 33rd Annual Banquet will be held tomorrow at 4:30 at the Center. The 

event is sold out, but donations can still be made.  

- Councilman Kennedy – Thanked everyone who helped decorate Shappell Park for the 9-11 ceremony. It 

is a day to reflect, and we must keep the younger generation aware of this history. The Railroad Festival 

will be held this weekend and he encourages everyone to attend. 

- Councilman Scerbo – The events of 9-11 must not be forgotten and we must pass the history on to the 

younger generation. We should carry the unity caused by 9-11 over into our everyday lives. Phillipsburg’s 

first Field Day will be held on September 28th, 1-5 pm at Walter’s Park. 

- Council Vice President Paulus – The events of 9-11 should never be forgotten. The ceremony today was 

very moving. 

- Council President Marino – A special meeting of the Town Council will be held next Wednesday, Sept 

18 to discuss rent control. CP Marino agrees with Mr. Bullock that enforcement is needed. He also noted 

that the handicapped parking spaces on South Main St do not have signs. CP Marino stated he is looking 

into the abandoned railroad property along Cherry Alley. 

 

18. ADJOURNMENT – 7:32 PM 

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

 Ayes:5, Nays: 0 Motion passed. 


