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TOWN OF PHILLIPSBURG 

SPECIAL COUNCIL MEETING MINUTES 

September 18, 2024— 6:00 P.M. 

1. CALL TO ORDER 6:02 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, Attorney Wenner, Acting Clerk Turner 

6.  ADJOURN 6:04 PM – Council President Marino stated that presenter Todd Poole would be late. 

He called for a motion to adjourn until Mr. Poole was present. 

Councilman Clark moved to adjourn. Seconded by Council VP Paulus. Ayes: 5, Nayes: 0. Motion passed. 

 

7. RECONVENE – 6:11 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   
 

Council President Marino   X    

 

8. PRESENTATION – Mr. Todd Poole, 4ward Planning 

 Mr. Poole explained that 4ward Planning does economic real estate analysis and was retained by 

Phillipsburg to study what impact rent control or stabilization would have on the municipality. 

Specific areas they were asked to address included: How many households would benefit? How 

would it be structured? How would landlords be financially impacted? How would the housing 

market and commercial properties be impacted? Should a Rent Control Board be established and 

who should serve on it? 

 4ward Planning reviewed 3rd party research and literature related to National and New Jersey 

market analysis regarding rent control/stabilization. For property values they used case studies 

specific to the Eastern U.S. They found that a high level of the town’s households is cost 

burdened, meaning that 30% or more of their income goes toward housing. This part of the 

population would benefit from rent control/stabilization. Renters would be more inclined to 

remain in their units which would stabilize neighborhoods. Landlords would see reduced revenue 

with rent control/stabilization and may defer maintenance on their unit. Investors may choose a 

different municipality that does not have rent control. The taxable and market values of rental 

properties impacted by rent control would decline over 10 years versus non-rent-controlled 

properties. 
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 4ward Planning’s recommendations, should Phillipsburg move ahead with rent control, would be: 

- apply it only to buildings erected prior to 2005. This would allow property owners to amortize 

expenses/debt. 

 -apply it to buildings with three or more units in which the owner does not reside but exclude 

group lodging facilities such as hotels, dormitories, group homes, and Section 8 properties. 

 -permit annual rent increases tied to the regional CPI multiplied by 1.1. This would allow the 

property owners to generate a sufficient profit but still be fair to the tenants.  

 - the landlord can petition for a larger annual increase for documented utility, property tax, 

insurance, etc. costs. 

 -upon vacation of a unit, the landlord can increase the base rent by no more than 10%. 

 - upon vacation of a unit the landlord can petition for a waiver of base rent increase up to 15% for 

documented capital repairs to the unit or common area(s).  

 - a board should be established, comprised of 4 tenants, 4 landlords (who do not have tenants on 

the board) and 1 municipal official all with staggered terms.  

Council comments and questions  

 -Councilman Clark – how many individual homeowners would be impacted by the lower market 

value of rental units? Mr. Poole stated that 4ward Planning was not asked to compile that data, but if 

rental properties are maintained, surrounding individual homes’ values should not be affected. 

Councilman Clark stated that if landlords are not able to increase their rent as needed, maintenance and 

repairs will not be done. Councilman Clark stated he could not find any pre- or post-rent-control financial 

analysis in the study. Mr. Poole stated that 4ward Planning was not asked to compile that data, but he did 

speak with the Tax Assessor and over a period of 10 years a rent-controlled property’s value would 

decrease. Councilman Clark asked how much a rent control board would cost the town with the cost of 

board member stipends, attorney’s fees and travel costs. Mr. Poole stated that it is up to Phillipsburg how 

much funding goes to the board, whether stipends are paid, and if an attorney is retained. Councilman 

Clark asked what happens to the tenant if the landlord sells the property? Mr. Poole stated that would 

depend on how a rent control ordinance is set up. Councilman Clark stated that the numbers do not add up 

for him. 

 -Councilman Kennedy – thanked Mr. Poole for his presentation. He has always been against rent 

control. He stated that the taxpayers should have had access to the study which cost $10,000. Councilman 

Kennedy noted that page 28 of the study shows a 21% reduction in market values over 10 years which 

equals a $1,540,000 difference. The town would suffer from such a reduction in values.  

 -Councilman Scerbo – stated that, according to the study, 20% of Phillipsburg households are 

cost burdened. Rent control would be a great benefit for all those households and many others. Council 

has to look out for everyone and do what will help the town. There are some downsides to rent control but 

it may not affect Phillipsburg the same way it has affected some other towns. 

 -Council Vice President Paulus – stated she agreed with the rent control ordinance proposed in 

2021. She has heard from many tenants about large, unjustified rent increases and something has to be 

done. Council VP Paulus feels that a board comprised of tenants, landlords, and a municipal official will 

be beneficial. 

 - Council President Marino – stated the 4ward Planning study will be posted on the town website 

for the public. CP Marino stated there are several reasons he supports rent control: Many rental properties 

are not registered with the town and therefore are not regularly inspected. Not only are some tenants 

living in poor conditions, but the town is not even aware of some serious situations. Landlords need to be 

held accountable for the tenants’ living conditions. Phillipsburg has a 19% poverty rate. What other town 

in NJ with a comparable population has that poverty rate? We can’t assume that another town’s rent 

control program will affect Phillipsburg the same way. Seniors in town are bearing a higher burden for 

taxes and need relief. There are landlords of Phillipsburg properties that live thousands of miles away. 

They should have a property manager to handle issues locally but many don’t. They are not complying 

with the town’s laws and the town is losing money. Regulations are needed to help the tenants and to 

which the landlords must be held accountable. 

  

9. PUBLIC PETITIONS –  
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 -Joe Meyner- spoke of his own proposal for rent control which has no index increase, no board, 

stops bait and switch, and can’t be violated. Rent control will increase community stability which will 

increase revenue. He stated that if the CPI were used, the portion based on housing and Section 8 must be 

removed to calculate the proper percentage. 

 -Warren – is against rent control. This sounds like plans that are in Baltimore, Trenton and 

Camden. In those areas businesses don’t thrive and renters leave. 

 -Gail Rogers – rent control is different than rent stabilization. Rent control is one and done. Rent 

stabilization is a percentage increase each year. Councilman Clark said maintenance would not be done 

by landlords if it is enacted, but they’re not maintaining properties now. If a landlord sells and the tenant 

is displaced, does that fall under New Jersey Landlord Tenant laws? 

 -Joan Pierce – rent control is a great thing. Rents keep increasing, taxes go up, but our pay is not 

going up. Rent control will get rid of slum lords. Businesses will come and go regardless of rent control. 

How much more will tenants have to take. 

 -Mike Rizzoli – owns a number of buildings in town but will not be directly impacted. An 

allowable 3.3% increase on $1000 monthly rent is only $33. A landlord can’t do anything with that. The 

CPI doesn’t include items that affect landlords like building materials and property insurance. The lower 

value of a rent-controlled property after 10 years doesn’t account for disrepair. The town exceeds its 

affordable housing requirements by 137%. Don’t allow any more affordable housing units from other 

municipalities.  

 -Randy Piazza, Sr. – A rent control board should have an inspections officer. Inspections will 

show what damage or repairs were caused by tenants and what needs to be upgraded. If a tenant is paying 

for a good property, they should get it. 

 - Maria – is a landlord. With rent-controlled property values declining by 21% over 10 years, the 

tax revenue will be less by hundreds of thousands of dollars. This will hurt the growth of the town. Proper 

maintenance and improvements on rental properties are already a problem and rent control will result in 

less maintenance and improvement. 

 -Bevin – works with the Resource Center on South Main St. The problem in Phillipsburg is a lack 

of affordable housing. People are getting evicted and becoming homeless. There are no shelters to go to. 

Council needs to think of the community as a whole. 

 -Dan Boyce – the term slum lord brings up a mental image but it could be an investor who fines a 

tenant for small things. Enforcement is a problem. The Inspections Department has to check rentals 

regularly. The town should stop allowing multi-unit homes and push owner occupied homes. 

 -Bill Benz – Council must consider the long-term impact on the town’s economic growth. Real 

estate has been growing in the last four years. There are great programs available to help people with 

capital costs. These can help fix the aged stock and unoccupied buildings. Rent control will stop the 

growth we’ve seen. 

 - Name unintelligible- The town needs balance. There are a lot of government subsidized 

properties which drive up rents and the jobs and economy in town don’t support high rents. 

 - Adrian – Rent control is a pivotal subject anywhere. Renters’ incomes have not kept up with 

inflation. He noted there were no land use economics or capitalizations in the report. Developers look for 

that information when looking at potential projects. Mr. Poole stated that the report was compiled 

regarding the ordinance, not real estate finance.  

 - Jackie Barnes – The rent in town is too high. If there is no rent control people will leave. 

 

Mr. Poole explained that the study was not a financial analysis. 4ward Planning set forth how rent control 

could affect landlords and tenants in Phillipsburg. There were options presented, some hypothetical. 

Properties become slums because they aren’t repaired. The correct regulations can help prevent that. 45% 

of Phillipsburg household are rentals. Many renters work in the service industries and are the backbone of 

the community. They may never be able to buy a house or afford higher rents. The bottom line is that rent 

control is a very complex issue with no simple answer. 

 

Council President Marino thanked Mr. Poole for his presentation and information. He asked Council to 

put together thoughts and ideas on the subject. Rent control will be addressed again at a November 

meeting. 
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10. ADJOURNMENT – 7:32 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   
 

Council President Marino   X    

 

  


