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TOWN OF PHILLIPSBURG

COUNCIL MEETING MINUTES

December 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. INVOCATION Led by Councilman Scerbo

5. ROLL CALL – Present - Marino, Paulus, Clark, Kennedy, Scerbo
-Also in attendance: Mayor Piazza, Attorney Wenner, Municipal Clerk Turner, Deputy Clerk
Torres

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 26, 2024 Meeting Minutes
November 26, 2024 Executive Session 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. PUBLIC DISCUSSION ON AGENDA ITEMS –
-Joe Meyner – O2024-31 is for the landlord not the tenant. Section 2, 463-1 Exclusions is
horrible. It would automatically exclude PILOTS. Section 463-2 Base rent should be changed to
“on” an effective date. This is not specific. There should be steps included to confirm if an
evacuation is voluntary. Landlords will force the evacuation of long-term tenants in order to
increase the rent. Section 463-3 shows a .1% multiplier of the profit margin. Landlords/Investors
are not entitled to increase their profit margin.
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- Buddy Carol – O2024-31. The 4Ward Planning report shows rent controlled properties’ values
will go down and non-rent control properties’ values will go up. The report shows that about
$313,000 in property taxes will be lost. But the study based that number on rent control of
buildings with 3 or more units. The ordinance includes single- and two-family buildings. This
will further increase the property tax losses and shift the burden to non-rent-controlled properties,
causing their taxes to increase.
-Mike Rizzeli – O2024-31 – 4Ward Planning’s presentation did not calculate its numbers using
one- and two-family units. The ordinance does not follow 4Ward Planning’s recommendations.
The ordinance will double or triple the number of units/houses and thereby increase the $313,000
shortfall two or three times. 4Ward Planning’s presentation did not recommend enacting rent
control.
-Joan Pierce – O2024-31 – She is in favor of rent control but feels there should not be any
exemptions. It should be applied to all rental properties, including businesses and landlord
occupied buildings. An owner-occupied building may not be maintained properly. She asked that
Council re-evaluate the ordinance.
-Jamie Barnes – O2024-31 - asked what reasoning is contained in the ordinance that would allow
landlords to raise the rent. His rent goes up every year and there are repairs that need to be done.
Attorney Wenner explained that the ordinance would allow for an increase but limit it. The
annual base rent can be increased more if repairs are required. If a unit is vacant the landlord can
increase the base rent up to 10% and up to 15% if repairs are being made.
- Dan Boyce – O2024-31 – comparisons have been made between rents in Phillipsburg and other
cities, but comparisons should be made considering the population and median income. Based on
that comparison, rents in New Jersey are $300 to $500 less than in Phillipsburg. Owner occupied
and businesses should not be exempt.

9. ORDINANCES – 2ND READING

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

No Public Discussion
No Council Discussion

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

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

No Public Discussion
No Council Discussion

ROLL CALL Motion Carries 5-0
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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”

Public Discussion –
-Joe Meyner – Regulation changes by the rent control board are meaningless. They should be
done by Council. He proposed a good plan that had no inspections if there were no complaints or
rent increases. It eliminated bait and switch, had no board, was enforceable, simple, complete,
and cheap. It does not interfere with development and is more of a rent stabilization plan.
Council Discussion –
-Councilman Kennedy – Is against rent control for countless reasons, including that it will
prevent developers from investing in Phillipsburg, Eatontown (cited in the 4Ward Planning study)
is phasing out their rent control, and the board will doubtlessly be a bureaucratic mess with
disputes and potential lawsuits
-Councilman Clark – agrees with Councilman Kennedy. Rent control is an economic bombshell,
the effects of which will be felt in 10 to 30 years. No one is happy with this current version. It
should be tabled or delayed, then business owners, landlords, and investors should meet with
Council at a work session to provide their input and discuss improvements to the plan.
-Council President Marino – he will not move to table the ordinance. This has been 6 months in
the working. Rent control works in Lopatcong where a unit owned by the same landlord as a
Phillipsburg unit has cheaper rent. There are many rental properties that are not registered, so
they are not being inspected.
-Councilman Scerbo – Council has to look out for the whole community. Phillipsburg has many
cost burdened renters, whose rent is 30% or more of their income, who will benefit from this.
45% of the town population is renters. The board will help establish a relationship with the good
landlords. He feels this ordinance is a happy medium between helping renters and landlords.
Councilman Scerbo said he is open to re-visiting and amending the ordinance after one year.

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
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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

No Public Discussion
No Council Discussion

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

10. 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.

R2024-225 RESOLUTION AUTHORIZING THE TOWN OF PHILLIPSBURG THE TO
ACCEPT A SUBGRANT AWARD OF THE FEDERAL FISCAL YEAR 2024 OF
EMERGENCY MANAGEMENT PERFORMANCE GRANT AND EMERGENCY
MANAGEMENT AGENCY ASSISTANCE

R2024-226 RESOLUTION TO PROVIDE FOR INTERFUND TRANSFERS
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

11. OLD BUSINESS – Councilman Scerbo would like the meeting live-streamed for residents who
are not able to attend in person. A camera or an iPad could be used. Mayor Piazza stated that he
had worked with the previous Business Administrator on the OWL Service for live streaming the
meetings. He will contact our IT professional. Councilman Clark suggested streaming to the town
Facebook page. CP Marino suggested contacting the school district about the Service Electric
Agreement.
Councilman Scerbo asked if the bus stop situation had been rectified. Mayor Piazza stated that,
while at the court recently, four bus passing violations were addressed. The Police Department is
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issuing tickets. Councilman Scerbo stated that the parking kiosks were removed without any
apparent plan and no feedback has been received from the Police Department. Mayor Piazza
stated that there are meters with multi-pay options, including coins, credit cards, and the app.
Meter heads are being replaced with existing stock. The kiosks were good in theory but when
they broke they cost a minimum of $5000 to repair due to the proprietary technology within. The
Mayor confirmed that the Police Department oversees parking and he oversees the Police
Department.

12. NEW BUSINESS – None

13. MOTION – No Motions

14. PUBLIC PETITIONS – Kelly – a community kitchen has been running every Saturday at
Annabell’s Italian Restaurant to provide a hot meal for anyone in need. Annabell’s offered their kitchen
free of charge. Other sites are also helping and providing donations. They served 35 to 50 people each
Saturday. Kelly also said that the bus stop situation has not been solved. People are messaging and
posting videos of incidents occurring.
- Dan Boyce – After the last meeting he was arrested on a warrant for failure to appear. The past Mayor
Ellis had a warrant issued but it was not enforced. He sees this as a conflict of interest by the Police Chief.
He believes he is facing retaliation for opening his mouth. In 2017 he had a vehicle impounded based on a
false report. In 2020 he was arrested for removing a campaign sign even though he had permission from
the property owner. But Mayor Ellis was reported for trespassing by a campaign worker and he was not
arrested. Another time he was issued a ticket for a non-working taillight that was working. Both of these
cases were thrown out by the judge. Why does the Police Chief still have a job?
- Michelle Danzig – asked Council to imagine a perfect Phillipsburg with a bustling downtown business
area, a cultural center, YMCA, plenty of jobs that are not minimum wage factory jobs, a bike trail along
the river, and a community garden. A Phillipsburg with clean air, not diesel truck fumes, no warehouses,
and affordable housing. She spoke of partnerships with local colleges and universities, government
agencies, state officials and non-profit organizations for creative solutions to lift the town out of poverty.
- Joan Pierce – Santa will be at Annabell’s Italian Restaurant on Wednesday, December 18 from 6 to 8
pm. He visited last week and the children and parents all had a wonderful time. On Sunday December 22
Annabell’s will host a movie and hot chocolate event at 7:30 pm. All are invited to both events.
- Jamie Barnes – Phillipsburg has no homeless shelters. A homeless shelter should take precedence over
everything else. Mayor Piazza stated he has had several meetings about this. There are no homeless
shelters in all of Warren County. They are run independently, usually by nonprofit organizations, not by
local or county governments. Unfortunately, these non-profits have not been able to afford the properties
that could be used for such a shelter. The town will continue to work toward this but has not been able to
find the right partner and location.

15. COUNCIL OPEN TIME
- Councilman Clark – stated that the next Council meeting will be on December 18. He thanked the Police
Department for all the work they do. It is not an easy job.
- Councilman Kennedy- he had the honor of attending the ceremony to rename Kneedler Avenue to
Richard William Way. He, along with Mayor Piazza, Commissioner Ciesla, and State Senator Steinhart,
attended the ribbon cutting at the Quick Check. Councilman Kennedy congratulated Councilman Scerbo’s
son for continuing his football career by signing with Lafayette College.
- Councilman Scerbo – thanked Councilman Kennedy. Councilman Scerbo recounted the ceremony to
rename Kneedler Avenue Richard Williams Way and thanked all who participated. It is important that the
Town Council, Mayor, and the community can collectively stand up for equality for all. That same day he
was privileged to present a proclamation to Love Williams honoring a military service member and
resident of more than 80 years.
- Council Vice President Paulus – No comments
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- Council President Marino – reminded everyone that the next council meeting will be on December 18 at
6:00 pm. He urged the 70 + residents of Williams Way (Kneedler Avenue) to send the street
name/address change to all of their contacts.

16. ADJOURNMENT –6:57 PM
CVP Paulus moved to adjourn. Seconded by Councilman Clark.
Ayes:5, Nays: 0, Absent: 0 Motion passed.

_____________________________________
Susan Turner, Acting Municipal Clerk


