
  APPROVED 12/11/24 
TOWN OF PHILLIPSBURG 

COUNCIL MEETING MINUTES 

November 26, 2024— 6:00 P.M. 

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

2. OPEN PUBLIC MEETING ACT STATEMENT  Read by CP Marino 

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, Municipal Clerk Turner 

 

6. BILLS LIST    

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    

 

7.  MINUTES – November 13, 2024 Meeting Minutes 

            November 13, 2024 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    

 

 8. EXECUTIVE SESSION – 6:06 PM Possible acquisition of property 

ROLL CALL      Motion Carries 5-0 

            

Councilmembers First Second Yea Nay Abstain Absent 

Councilman Clark  X X   
 

Councilman Kennedy  
 

X    

Councilman Scerbo X  X    
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Council VP Paulus 
 

 X   
 

Council President Marino   X    

 

 Return from Executive Session – resume Public Session 6:08 PM 

 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  
 

  
 

Council President Marino   X    

 

  Attorney Wenner stated that the topic discussed was possible acquisition of property. No action 

was taken. 

 

9.  PUBLIC DISCUSSION ON AGENDA ITEMS – No Public approached podium 

 

10. ORDINANCES – 2ND READING 

O2024-27 AN ORDINANCE OF THE TOWN OF PHILLIPSBURG, COUNTY OF WARREN, 

NEW JERSEY ADOPTING THE DISTRICT 1 AMENDMENT RIVERFRONT 

REDEVELOPMENT PLAN 

No Public Discussion 

No Council Discussion 

 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    

 

11. ORDINANCES – 1ST READING 

 ** 2nd Reading and public hearing will occur at 6:00 p.m. on Wednesday, December 11, 2024 at 

which time any interested persons may speak for or against the ordinance ** 

O2024-29 BOND ORDINANCE AMENDING BOND ORDINANCE NUMBER 2023-12 

FINALLY ADOPTED BY THE TOWN COUNCIL OF THE TOWN OF PHILLIPSBURG, IN 

THE COUNTY OF WARREN, STATE OF NEW JERSEY ON AUGUST 15, 2023 TO AMEND 

AND RESTATE SECTION 3 THEREIN 
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No Council Discussion 

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    

O2024-30 ORDINANCE OF THE TOWN OF PHILLIPSBURG, COUNTY OF WARREN, 

STATE OF NEW JERSEY, ACCEPTING, PURSUANT TO NJSA 40:67-1(b), SOUTH MAIN 

STREET (COUNTY ROUTE 678) FROM THE COUNTY OF WARREN 

Council Discussion – Councilman Kennedy asked if this may expedite the implementation of the 

truck route. Mayor Piazza stated that this ordinance will allow the town control over the road, 

including signage. He stated the County indicated they will pave that section of South Main by 

the end of 2025. 

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    

 

O2024-31 ORDINANCE OF THE TOWN OF PHILLIPSBURG, COUNTY OF WARREN, 

STATE OF NEW JERSEY, ESTABLISHING CHAPTER 463 OF THE TOWN CODE 

ENTITLED “RENT CONTROL” 

Council Discussion – Councilman Kennedy stated he is against rent control. Average rents are 

reasonable and rent control would negatively affect property values and the potential of the town. 

Councilman Kennedy read Section 463-12 “Violations and Penalties” of the ordinance which 

includes fines not to exceed $500 or imprisonment. If an investor or developer read that, they 

would not do business here. 

Councilman Clark stated he will vote against this ordinance. As the study shows, property values 

of rental properties will drop by up to 21%, and tax revenue will decrease $313,000. In the long 

term, there is no incentive for landlords or investors to maintain their properties due to the study’s 

clause “May delay or forgo improvements” because of the effect on their revenue. Landlords and 

investors will likely raise rents just before the ordinance takes effect. Business owners feel left 

out of this process. Councilman Clark asked Council members to reconsider the ordinance as it is 

not in the best economic interest of the town.  
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Councilman Scerbo stated the Council has to look out for everyone, and with a 21% poverty rate 

this will help many renters. There are many good investors/landlords who take care of their 

properties. Residents, landlords, and business owners have had many opportunities to present 

their opinions at Council meetings.  

Council Vice President Paulus supports the ordinance. Council should look out for everyone 

regardless of how many units or whether they are owner occupied or single-family homes. A 

business owner is afraid her rent will be jacked up next year. CVP Paulus thinks businesses 

should be included. A majority of landlords support the ordinance and said the greedy landlords 

or investors are those speaking against it. More inspections are being conducted which have 

resulted in improvements and brought buildings up to code, which is what our concern is.  

Attorney Wenner clarified that single family homes are not exempt from the ordinance unless 

they were built after 2005.  

Councilman Scerbo asked if, as the only renter on Council, Councilman Clark faces a conflict of 

interest by voting. Attorney Wenner stated there is no conflict for Councilman Clark. 

Mayor Piazza requested time to speak. He stated that 40%+ of the town is rental units. Enacting 

this ordinance will affect about half of the population. If investors/ landlords sell their units they 

may be bought by single families who will live in them. While he doesn’t believe this will 

happen, it could bring long term stability to the community. 

Council Vice President Paulus stated that she knows renters who have wanted to buy their own 

homes but were outbid by investors who turned the property into rental units.  

Council President Marino stated that landlords are adding illegal apartments to their buildings 

allowing people to use the system and apply for Federal Housing benefits. Inspections have been 

lax in the last 20 years but the Inspections Department is catching up now and improvements are 

being seen. CP Marino cited a newspaper article that rents are high all throughout New Jersey, 

with 20% to 40% increases. Seniors and those on fixed incomes are being hurt the most. The vote 

on rent control is not an easy decision. 

 

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    

 

O2024-32 BOND ORDINANCE PROVIDING FOR PHASE III RECONSTRUCTION OF 

HUDSON STREET, BY AND IN THE TOWN OF PHILLIPSBURG, IN THE COUNTY OF 

WARREN, STATE OF NEW JERSEY; APPROPRIATING $1,000,000 THEREFOR 

(INCLUSIVE OF A STATE OF NEW JERSEY DEPARTMENT OF TRANSPORTATION 

GRANT IN THE AMOUNT OF $273,125) AND AUTHORIZING THE ISSUANCE OF 

$1,000,000 BONDS OR NOTES OF THE TOWN TO FINANCE THE COST THEREOF 

Council Discussion – CP Marino stated this is money well spent. 

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    

 

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. 
 

R2024-224 A RESOLUTION OF THE TOWN OF PHILLIPSBURG, COUNTY OF WARREN, 

STATE OF NEW JERSEY, AUTHORIZING THE EXECUTION OF A CONTRACT WITH 

NEW JERSEY FIRE EQUIPMENT, A SOLE SOURCE PROVIDER OF MERCEDES 

TEXTILES LIMITED MUNICIPAL GRADE FIRE HOSE 

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    

 

13. OLD BUSINESS – Councilman Scerbo asked if there is any recourse for recouping funds used 

to pay the legal bills for a past councilmember. Attorney Wenner stated it would be very difficult due to 

burden of proof the town would have to prove. It would be a potentially years long case.  

   

14.  NEW BUSINESS – None 

 

15. MOTION – - Wreaths Across America – December 14, 2024, Fairmount Cemetery 

 - Firefighter application – Earl Black 

 

 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    
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16. PUBLIC PETITIONS – Santa (Mr. Wismer) is a member of the Garden State Dive Recovery 

Group which is holding a holiday event at the Phillipsburg Boat Launch on Sunday, December 8. The 

divers will help recover Rudolph’s sleigh bells, lost when the reindeer are practicing their flying over the 

Delaware. Santa would like a fire truck and two police cruisers to accompany them from the Police 

Station to the Boat Launch with sirens running. CP Marino and Mayor Piazza said they will speak with 

the police and fire departments. 

- Joe Meyner – The rent control ordinance is pushing the middle ground but it is better than nothing. 

- Mike Riccly – Rent control ordinance – Affordable housing is important. 42 independent studies report 

that Phillipsburg is affordable. It is the 6th most affordable town in New Jersey. According to a number of 

studies, rent control actually hurts the people you’re trying to protect. A landlord’s who doesn’t have 

enough money coming in will not be able to maintain his building. Building material costs and property 

taxes have increased significantly.  A 3% increase on $1000 rent is only $30. Rent control ordinances 

across the country have been repealed. 

- Joan Pierce – Rent control ordinance – She is a renter and is dealing with increased taxes and sewer 

bills. $30 a month is a lot to some people. Many are struggling every month.  

- David Morrisette – Rent control ordinance – He agrees with the Mayor that rent control may increase 

home ownership of single-family homes. A former councilman stated that the goal of rent control is to 

increase home ownership by reducing rentals.  

- Dan Boyce – Rent control ordinance – Members of the Phillipsburg Downtown Association pushed for 

people to move into their buildings in the Free Bridge area. The businesses didn’t make enough to stay 

open and had to close showing that the PDA’s concerns were self-centered. Years ago, a council member 

was against a developer’s hotel and grocery store. That developer now does lots of building in Allentown. 

Councilman tonight talked against a $10,000 rent control study but voted for an 11% budget increase. 

Council approved $115,000 to pay legal fees. 

-Vicky Mendez Ranch – Thanked Council for approving the stop sign, but it has been installed behind a 

tree. 

- name not clear – Resident – Toys for Tots train coming this Saturday at 2:30. They’re hoping to collect 

over 1000 toys this year. 

 

17. COUNCIL OPEN TIME 

 - Councilman Kennedy- corrected Mr. Boyce that he voted against the budget. Please get the facts 

straight. 

- Councilman Clark – Thanked CP Marino for following rules of order to keep things civil. He and 

Councilman Kennedy voted against the municipal budget. Please do not put falsehoods out there. 

- Councilman Scerbo – If we are following Robert’s Rules of Order, we are not to communicate back and 

forth with residents. If I’m told I cannot address a fellow councilman by name, why are we addressing 

residents by name? 

- Councilman Kennedy – Wednesday, December 4 at Rutger’s University Phillipsburg football team will 

play Winslow Township in the Group 4 Championship. He wished everyone a Happy Thanksgiving. 

- Councilman Scerbo – At the last meeting, he and another councilmember were called out for a potential 

conflict of interest. The Attorney stated he did not see a conflict of interest. Another Councilmember 

stated it was and asked them to recuse themselves. When he asked a similar question tonight, he is not 

allowed to talk about it. We need to remain consistent moving forward. Multiple videos attacking him, the 

Mayor, and the Senator are being posted that are similar to what is being said in Council meetings. If any 

council member is responsible for these videos, they should be removed immediately. He wished 

everyone a Happy Thanksgiving. 

- Council Vice President Paulus – Have a Happy Thanksgiving. 

- Council President Marino – 75 years ago Phillipsburg survived an epidemic. Those who survived are 

thankful for the doctors and medicine that helped them. He wished everyone a Happy Thanksgiving. 

 

18. ADJOURNMENT –7:00 PM 

 CVP Paulus moved to adjourn. Seconded by Councilman Kennedy. 

Ayes:5, Nays: 0, Absent: 0 Motion passed. 


