
TOWN OF PHILLIPSBURG 

COUNCIL MEETING AGENDA 

 June 9, 2026 — 6:00 P.M. 

1. CALL TO ORDER 

2. OPEN PUBLIC MEETING ACT STATEMENT  

 This meeting is called pursuant to the provisions of the Open Public Meetings Law. This meeting 

of  June 9, 2026 was included in a list of meeting notices sent to newspapers of record and posted on the 

bulletin board in the Municipal Building and has remained continuously posted as the required notice 

under the statute. In addition, a copy of this notice has been available to the public and is on file in the 

office of the Municipal Clerk. 

3. PLEDGE OF ALLEGIANCE 

4. INVOCATION 

5. ROLL CALL  

6. APPROVAL OF MINUTES – Regular Meeting Minutes May 26, 2026 

     Executive Session Minutes May 26, 2026 

      

7. BILLS LIST  

8. MAYOR’S REPORT 

9.  PROCLAMATION – Phillipsburg as a Documented Underground Railroad Community  

10.. PUBLIC DISCUSSION ON AGENDA ITEMS  

11. ORDINANCES – 2nd Read and Public Hearing 

O2026 -15 ORDINANCE OF THE TOWN OF PHILLIPSBURG, COUNTY OF WARREN, 

STATE OF NEW JERSEY AMENDING ORDINANCE NO. 2026-14 REGARDING 

SALARIES 

12. ORDINANCES – 1st Read – Introduction 

** 2nd Reading and public hearing will occur at 6:00 p.m. on Tuesday, June 23, 2026 at which 

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

O2026-17 AN ORDINANCE OF THE TOWN OF PHILLIPSBURG, COUNTY OF WARREN, 

STATE OF NEW JERSEY, ADOPTING REDEVELOPMENT PLAN FOR THE PROPERTY 

REFERRED TO AS THE “SOUTH MAIN STREET REDEVELOPMENT ZONE” 

CONSISTING OF BLOCK 2806, LOTS 2, 3, 4, 5, AND 7 AS IDENTIFIED ON THE TAX 

MAP OF THE TOWN 

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. 

R2026-82 RESOLUTION AUTHORIZING REFUND OF INSPECTION FEE AND ESCROW 

BOND FOR STREET OPENING 

 



R2026-83 A RESOLUTION PROVIDING FOR THE INSERTION OF SPECIAL ITEM OF 

REVENUE IN THE BUDGET OF ANY COUNTY OR MUNICIPALITY PURSUANT TO 

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

 

R2026-84 RESOLUTION AUTHORIZING REFUND OF PROPERTY TAX OVERPAYMENT 

DUE TO DISABLED VETERAN EXEMPTION – Block 2313 Lot 18 

 

R2026-85 RESOLUTION AUTHORIZING REFUND OF PROPERTY TAX OVERPAYMENT 

DUE TO DISABLED VETERAN EXEMPTION- Block 2308 Lot 14 

 

R2026-86 RESOLUTION AUTHORIZING REFUND OF PROPERTY TAX OVERPAYMENT 

DUE TO DISABLED VETERAN EXEMPTION – Block 1309 Lot 12 

 

R2026-87 RESOLUTION AUTHORIZING REFUND OF PROPERTY TAX OVERPAYMENT 

DUE TO DISABLED VETERAN EXEMPTION – Block 905 Lot 1 

 

R2026-88 RESOLUTION AUTHORIZING REFUND OF PROPERTY TAX OVERPAYMENT 

DUE TO DISABLED VETERAN EXEMPTION  - Block 815 Lot 4 

 

R2026-89 RESOLUTION AUTHORIZING REFUND OF PROPERTY TAX OVERPAYMENT 

DUE TO DISABLED VETERAN EXEMPTION – Block 807 Lot 13 

 

14. HABITABILITY HEARING – 109 Chambers St 

 

15. OLD BUSINESS  

16.  NEW BUSINESS  

   

17. MOTIONS   

 

18. PUBLIC PETITIONS 

 

19. COUNCIL OPEN TIME 

 

20. EXECUTIVE SESSION (IF REQURED) 

 

20. ADJOURNMENT 
 













PROCLAMATION  

 PHILLIPSBURG AS A DOCUMENTED UNDERGROUND 

RAILROAD COMMUNITY 

WHEREAS, the Town of Phillipsburg recognizes that the promise of America is freedom and that those who fight for 

their freedom and for the freedom of others deserve recognition of the highest caliber and that the sites upon which such 

freedoms are won should be marked for posterity and venerated; 

WHEREAS, historical records show that the building in Phillipsburg at 360 Chambers St., formerly known as the Eagle 

Hotel, was a stop on the famed Underground Railroad, the informal but critical route of places and people that gave 

refuge, comfort, and resources to runaway slaves on their journey to freedom; 

WHEREAS, after 1850, the penalty for assisting escaped slaves in any way brought fines of up to $1,000 (equivalent to 

approximately $38,700.00 in 2025) and imprisonment for up to six months, and the law further “commanded” all 

Northern law enforcement agents and “all good citizens… to aid and assist” in the capture of escaped slaves; 

WHEREAS, despite such risks and penalties, in an extensively researched Report to the New Jersey State Legislature 

from the New Jersey Historical Commission, the New Jersey Department of State, entitled “The Underground Railroad 

Project,” dated February 2002, lists Phillipsburg as a “Documented Underground Railroad Community”; 

WHEREAS, the Report to the New Jersey State Legislature further identifies in Phillipsburg the “Eagle Hotel at the 

corner of Stockton and Chambers Streets” among the “Documented” and “Extant Underground Railroad Sites”; 

WHEREAS, at 360 Chambers St. (on the corner of Stockton and Chambers streets) stands the building formerly known as 

the Eagle Hotel, which is currently owned by the Edwards family and is home to ASE Media and Underground Railroad 

Records; 

WHEREAS, The Town of Phillipsburg is exceedingly proud to be a Documented Underground Railroad Community, a 

safe harbor stop on the road to freedom and home to those who risked nearly all for the freedom of others; 

WE DO HEREBY CELEBRATE OUR STATUS AS A DOCUMENTED UNDERGROUND RAILROAD 

COMMUNITY AND DEDICATE OURSELVES TO THE PROFOUND PROPOSITION OF THOSE THAT CAME 

BEFORE US: THAT ALL MEN AND WOMEN ARE CREATED EQUAL AND THAT AS LONG AS ONE OF US IS 

NOT FREE, NONE OF US IS FREE. IN ACCORDANCE WITH THE FINDINGS OF THE NEW JERSEY HISTORIC 

COMMISSION AND THE NEW JERSEY DEPARTMENT OF STATE WE FURTHER RECOGNIZE AND 

PROCLAIM 360 CHAMBERS ST. TO BE A HISTORIC PHILLIPSBURG HERITAGE SITE, FORGOTTEN NO 

MORE. 



ORDINANCE NO. 2026 -15 

 

ORDINANCE OF THE TOWN OF PHILLIPSBURG, COUNTY OF WARREN, STATE 

OF NEW JERSEY AMENDING ORDINANCE NO. 2026-14 REGARDING SALARIES  

 

BE IT ORDAINED by the Town Council of the Town of Phillipsburg, County of Warren, State 

of New Jersey that Ordinance 2026-14 is hereby amended to reduce the minimum salary paid to a 

Council member from $3,500.00 to $3,060.00.  

 

BE IT FURTHER ORDAINED that Ordinance 2026-14 is hereby amended to reduce the 

minimum salary paid to the Council President from $4,500.00 to $3,560.00. 

 

SECTION I: 

All ordinances, or parts of ordinances, inconsistent with this Ordinance are hereby repealed to the 

extent of such inconsistencies; 

 

SECTION II: 

If any article, section, subsection, paragraph, phrase, or sentence of this Ordinance is, for any 

reason, declared to be unconstitutional or invalid, such article, section, subsection, paragraph, 

phrase, or sentence shall be deemed severable. 

 

 

______________________________   ___________________________ 

ATTEST: Susan Turner, Acting Municipal Clerk  MAYOR: Randy S. Piazza, Jr. 

 

DATE: _______________ 

 

NOTICE 

NOTICE is hereby given that the foregoing Ordinance was introduced to pass on first reading at 

a regular meeting of the Council of the Town of Phillipsburg held on  May 26, 2026, and ordered 

published in accordance with the law.  Said Ordinance will be considered for final reading and 

adoption at a regular meeting of the Town  Council to be held on  June 9, 2026 at 6:00 PM or as 

soon thereafter as the Town Council may hear this Ordinance at the Phillipsburg Housing 

Authority Envision Center, 535 Fisher Avenue, Phillipsburg, New Jersey, at which time all persons 

interested may appear for or against the passage of said Ordinance. 

     

     CERTIFICATION  

I, Susan Turner, Acting Municipal Clerk for the Town of Phillipsburg, do hereby certify that the 

foregoing is a true copy of an Ordinance duly adopted by the Town Council at its June 9, 2026 

meeting. 

 

_________________________________ 

Susan Turner, Acting Municipal Clerk 

 



 

 

ORDINANCE 2026-17 

 

AN ORDINANCE OF THE TOWN OF PHILLIPSBURG, COUNTY 

OF WARREN, STATE OF NEW JERSEY, ADOPTING 

REDEVELOPMENT PLAN FOR THE PROPERTY REFERRED 

TO AS THE “SOUTH MAIN STREET REDEVELOPMENT 

ZONE” CONSISTING OF BLOCK 2806, LOTS 2, 3, 4, 5, AND 7 AS 

IDENTIFIED ON THE TAX MAP OF THE TOWN 

 

WHEREAS, the Town Council of the Town of Phillipsburg, in the County of Warren, 

State of New Jersey (the “Township”), a public body corporate and politic of the State of New 

Jersey (the “State”), is authorized pursuant to the Local Redevelopment and Housing Law, N.J.S.A. 

40A:12A-1 et seq. (the “Redevelopment Law”), to determine whether certain parcels of land within 

the Town constitute an area in need of rehabilitation and/or an area in need of redevelopment; and 

WHEREAS, in 2026, in accordance with the criteria set forth in the Redevelopment Law, 

the Town identified and designated the property referred to as the South Main Street 

Redevelopment Area, commonly known as Block 2806, Lots 2, 3, 4, 5, and 7, as identified on the 

tax map of the Township as an “area in need of redevelopment” (the “Redevelopment Area”); and 

WHEREAS, the Town Council must adopt a redevelopment plan (the “Plan”) for the 

Redevelopment Area, establishing permissible development uses within the Redevelopment Area 

and establishing bulk, design and other standards for said uses approved within the Redevelopment 

Area; and 

WHEREAS, the Plan must be implemented via ordinance (“Plan Ordinance”), with a 

referral to the Land Use Board for statutory review to be performed after introduction and first 

reading of the Plan Ordinance and the Land Use Board must review the Plan and transmit its 

recommendations relating to the same to the Town Council in accordance with the provisions of 

N.J.S.A. 40A:12A-7 of the Redevelopment Law; and 

WHEREAS, the Town Council previously directed the Towns Planner, Timothy O’Brien, 

P.E., P.P. to develop the attached Plan, which the Town Council believes will enable the successful 

redevelopment of the Redevelopment Area and will result in a net benefit to the Town and its 

residents. 

NOW THEREFORE BE IT ORDAINED by the Town Council, Town of Phillipsburg, 

County of Warren, State of New Jersey that following ordinance are hereby adopted: 

Section 1 
 

Chapter 625 Zoning, Article III Zoning, subsection 625-4 Establishment of Zones, is hereby amended 

and supplemented by designating Town of Phillipsburg Block 2806, Lots 2, 3, 4, 5, and 7 the “South 

Main Street Redevelopment Zone.” 

 

Section 2 
 

Chapter 625 Zoning, Article III Zoning, subsection 625-5 Zoning Map, is hereby amended and 

supplemented by adding the following designation to the legend on the Zoning Map: “South Main Street 



 

 

Redevelopment Area Zone” comprising Block 2806, Lots 2, 3, 4, 5, and 7. 

 

Section 3 
 

Chapter 625 Zoning is amended to add new Chapter 625-XX , (to be determined at time of codification) 

“South Main Street Redevelopment Zone” which will include the following chapters: 

 

A. Chapter 625-XX – Purpose 

It is the purpose of this zone to provide for the redevelopment the designated properties 

as a zone. This zone is classified as a redevelopment zone subject to review by the 

Redevelopment Authority and Land Use Board of the Town of Phillipsburg. 

B. Chapter 625-XX+1 – Permitted Principal Uses 

Principal permitted uses shall be as follows: 

i. An age-restricted adult/senior housing option in accordance with the definitions 

in § 625-3 and the Federal Fair Housing Act, which may be designed as single-

family detached dwellings, zero lot line dwellings, townhouses or apartments. 

ii. Cell phone towers and similar telecommunications infrastructure, on any 

property in the overlay zone where such infrastructure is already present 

iii. Up to two principal uses per lot. 

C. Chapter 625-XX+2 – Permitted Accessory Uses 

Permitted accessory uses shall be as follows: 

i. Recreation facilities for the exclusive use of the residents and their guests. 

ii. Off-street parking, under-building parking and private garage structures for the 

exclusive use of the residents and their guests. 

iii. Storage and maintenance facilities 

iv. Management office, not to exceed 1,000 square feet. 

v. Customary accessory structures approved as part of the site plan for 

development, including fences, walls, light fixtures, sound barriers, and other 

similar structures. 

 

D. Chapter 625-XX+3 – Conditional Uses 

Conditional  uses shall be as follows: 

i. Convenience retail and service uses, for the primary use of the residents, located 

within either a residential building or community building, not to be 

freestanding and not to exceed 3,000 square feet. 

ii. Signs. Signs shall comply with the general requirements of Article VIII. Within 

the zone, the following signs shall be allowed: 

a) Signs permitted in  § 625-38. 

b) A freestanding project identification sign not to exceed 30 square feet and 

a height of six feet measured from the ground line, located a minimum of 

25 feet from the property line and limited to one per any street frontage or 



 

 

entrance. Such sign may be internally illuminated with nonglare lights or 

illuminated by shielded flood- or spotlights. 

c) Building identification signs, not to exceed four square feet each, and 

limited to one per building face for faces fronting on either a street or 

parking lot. 

E. Chapter 625-XX+4 – Zone Standards 

This zone shall include the following standards that supersede other standards listed in 

zoning, site plan and subdivision standards and codes of the Town of Phillipsburg. If 

this section does not include a specific amendment for this zone, this zone is subject to 

established zoning, site plan, subdivision and other Town codes. 

i. EV Parking Standards 

a) The Zone shall adhere to N.J.S.A 40:55D EV parking schedule. 

b) The zone shall permit reductions in required parking based on number of 

EV spaces provided for per N.J.S.A 40:55D 40:55. 

c) Accessible EV spaces shall be provided per N.J.S.A 40:55D 

ii. Parking Standards 

a) Accessible spaces shall be provided per federal regulation and state 

regulations. 

b) The minimum number of spaces to be provided shall conform to §625, 

Article VII, except where the NJ Residential Site Improvement Standards 

permits a lower minimum number of spaces to be provided. 

c) Parking spaces sizes for non-ADA spaces would be 9’ x 18’ 

d) On-street parking shall maintain safe egress through the site 

e) Parking is permitted with in setbacks and buffers for all yards. 

f) Offsite shared parking may be provided subject to submission of parking 

agreement and map depicting offsite parking location. 

iii. Fire Aisle Standards 

a) Fire aisles less than the required width pursuant to regulation may be 

approved without a waiver subject to the approval of the Fire Official. 

iv. Telecommunications Tower Standards 

a) §625-90.C(5) shall not apply to telecommunications towers on the same lot 

as other permitted uses within the redevelopment zone. 

v. Banked/Future Parking spaces. 

a) Developers may at approval of the Redevelopment Authority and Land Use 

Board, construct less parking spaces than required when the developer is 

able to submit a parking plan that depicts how the developer would be able 

to provide additional parking onsite in the future if demand warrants.  

vi. Variances for Parking 

a) Variances for parking up to 10% required may be considered and granted 

by the Land Use Board without review of redevelopment Authority. 



 

 

b) Variance for loading zones may be considered and granted by the Land Use 

Board without review of the Redevelopment Authority. 

vii. Variances 

a) The Land Use Board shall be permitted to grant variances classified as “c” 

variance pursuant to 40:55D-70.C, but are not permitted to grant variances 

pursuant classified as “d” pursuant to 40:55D-70.d. 

Section 4 
 

Chapter 625 Zoning, Article IV General Provisions, subsection 625-8 Lot, Yard and Area of 

Requirements, and the associated schedule attachment are amended to include the following 

standards for South Main Street Redevelopment Zone. 

 

Requirements Required 

Minimum Lot Area (Acres) 4 

Maximum Residential Density (Units/Acre) 16 

Maximum Lot Coverage – Residential buildings (Percent) 55 

Maximum Building Height (Stories) 4 

Maximum Building Height (Feet) 55 

Minimum Property Line Setback – All Sides (Feet) 10 

Minimum Setback – Between Principal Buildings (Feet) 

½ height of 

taller face of 

building 

Minimum Lot Frontage (Feet) 100 

Maximum Fence or Screen Wall Height – Front Yard (Feet)  5* 
 

Section 5 
 

All ordinances or parts of ordinances inconsistent with this ordinance are hereby repealed to the extent of 

such inconsistencies. 
 

Section 6 
 

If any article, section, subsection, paragraph, phrase or sentence of this ordinance is, for any reason, declared 

to be unconstitutional or invalid, such article, section, subsection, paragraph, phrase or sentence shall be 

deemed severable. 
 

Section 7 
 

This ordinance shall take effect immediately upon final publication as provided by law.

 

 

 

 
 

 

ATTEST: 

 

 

 

Susan Turner 

Municipal Clerk 

Dated: 

TOWN OF PHILLIPSBURG 

 

 

 

Randy Piazza Jr. 

Mayor 

 



 

 

NOTICE 

NOTICE is hereby given that the foregoing Ordinance was introduced to pass on first reading 

at a regular meeting of the Council of the Town of Phillipsburg held on June 9, 2026, and 

ordered published in accordance with the law. Said Ordinance will be considered for final 

reading and adoption at a regular meeting of the Town Council to be held on June 23, 2026 at 

6:00 PM or as soon thereafter as the Town Council may hear this Ordinance at the Phillipsburg 

Housing Authority Envision Center, 535 Fisher Avenue, Phillipsburg, New Jersey, at which 

time all persons interested may appear for or against the passage of said Ordinance. 

 

_______________________________ 

Susan Turner, Acting Municipal Clerk 



 

 

755 Memorial Parkway, Suite 110 
Phillipsburg, NJ 08865  

908-454-3080 

June 5, 2026 
 
Town of Phillipsburg Governing Body 
120 Filmore Street 
Phillipsburg, New Jersey 
                                                                 
RE: South Main Street Redevelopment Plan 
 Block 2806, Lots 2, 3, 4, 5, & 7 
 VCEA Project No. 9102.109 
 
Dear Governing Body:  
 
The Town of Phillipsburg governing body previously designated the properties consisting of Block 
2806, Lots 2, 3, 4, 5, and 7 (i.e. the South Main Street Study Area), along South Main Street an 
area in need of redevelopment (AINR), which was approved by the State of New Jersey pursuant 
to 40A:12A-5 and 40A:12-6. As result pursuant to 40A:12A-7, redevelopment plan must be 
developed and then adopted by ordinance by the governing body. This document shall be 
understood to be the redevelopment plan is supplemented by the previously completed AINR 
investigation report. 

I. Statutory Considerations 

1. NJSA 40A:12A-7.a(1) - Its relationship to definite local objectives as to appropriate land 
uses, density of population, and improved traffic and public transportation, public utilities, 
recreational and community facilities and other public improvements. 

• The redevelopment plan expands upon a previously adopted Planned Adult Community 
Overlay Zone to incentivize development in keeping with the objectives of the zone 
district. 

2. NJSA 40A:12A-7.a(2) - Proposed land uses and building requirements in the project area. 

• Within this plan/ordinance, land uses and building requirements have been identified 
as required by Statute. 

3. NJSA 40A:12A-7.a(3) – Adequate provision for the temporary and permanent relocation, 
as necessary, of residents in the project area, including an estimate of the extent to which 
decent, safe and sanitary dwelling units affordable to displaced residents will be available 
to them in the existing local housing market. 

• The property currently does not contain any residential uses or dwelling units, as such 
no person will be displaced. 
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4. NJSA 40A:12A-7.a(4) – An identification of any property within the redevelopment area 
which is proposed to be acquired in accordance with the redevelopment plan. 

• No property is proposed to be acquired by the Town in accordance with the 
redevelopment plan. 

5. NJSA 40A:12A-7.a(5) – Any significant relationship of the redevelopment plan to (a) the 
master plans of contiguous municipalities, (b) the master plan of the county in which the 
municipality is located, and (c) the State Development and Redevelopment Plan adopted 
pursuant to the "State Planning Act," P.L.1985, c.398 (C.52:18A-196 et al.). 

• The redevelopment plan substantially furthers the recentering objective of the State 
Development and Redevelopment Plan by promoting development in an existing State 
Plan-designated center in a Planning Area 1 (Metropolitan) community. 

6. NJSA 40A:12A-7.a(6) – As of the date of the adoption of the resolution finding the area to 
be in need of redevelopment, an inventory of all housing units affordable to low and 
moderate income households, as defined pursuant to section 4 of P.L.1985, c.222 
(C.52:27D-304), that are to be removed as a result of implementation of the redevelopment 
plan, whether as a result of subsidies or market conditions, listed by affordability level, 
number of bedrooms, and tenure. 

• No residential units are proposed to be removed, but new residential units will become 
a permitted use under this redevelopment plan. 

7. NJSA 40A:12A-7.a(7) – A plan for the provision, through new construction or substantial 
rehabilitation of one comparable, affordable replacement housing unit for each affordable 
housing unit that has been occupied at any time within the last 18 months, that is subject 
to affordability controls and that is identified as to be removed as a result of implementation 
of the redevelopment plan. Displaced residents of housing units provided under any State 
or federal housing subsidy program, or pursuant to the "Fair Housing Act," P.L.1985, c.222 
(C.52:27D-301 et al.), provided they are deemed to be eligible, shall have first priority for 
those replacement units provided under the plan; provided that any such replacement unit 
shall not be credited against a prospective municipal obligation under the "Fair Housing 
Act," P.L.1985, c.222 (C.52:27D-301 et al.), if the housing unit which is removed had 
previously been credited toward satisfying the municipal fair share obligation. To the 
extent reasonably feasible, replacement housing shall be provided within or in close 
proximity to the redevelopment area. A municipality shall report annually to the 
Department of Community Affairs on its progress in implementing the plan for provision 
of comparable, affordable replacement housing required pursuant to this section. 

• This project does not include any removal of residential properties and as such this 
requirement is not applicable to this redevelopment plan. 
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8. NJSA 40A:12A-7.a(8) – Proposed locations for zero-emission vehicle fueling and charging 
infrastructure within the project area in a manner that appropriately connects with an 
essential public charging network. 

• This redevelopment plan will incorporate the current electric vehicle parking 
standards/guidelines of the State and will permit a reduction in required parking onsite 
should electric vehicle parking be provided. 

9. NJSA 40A:12A-7b – A redevelopment plan may include the provision of affordable 
housing in accordance with the "Fair Housing Act," P.L.1985, c.222 (C.52:27D-301 et al.) 
and the housing element of the municipal master plan. 

• Pursuant to the Town of Phillipsburg’s Housing Element and Fair Share Plan, the 
redevelopment area has been selected for the provision of a portion of the Town’s 
fourth round prospective need for low- and moderate-income housing. 

10. NJSA 40A:12A-7c - The redevelopment plan shall describe its relationship to pertinent 
municipal development regulations as defined in the "Municipal Land Use Law," P.L.1975, 
c.291 (C.40:55D-1 et seq.). The redevelopment plan shall supersede applicable provisions 
of the development regulations of the municipality or constitute an overlay zoning district 
within the redevelopment area. When the redevelopment plan supersedes any provision of 
the development regulations, the ordinance adopting the redevelopment plan shall contain 
an explicit amendment to the zoning district map included in the zoning ordinance. The 
zoning district map as amended shall indicate the redevelopment area to which the 
redevelopment plan applies. Notwithstanding the provisions of the "Municipal Land Use 
Law," P.L.1975, c.291 (C.40:55D-1 et seq.) or of other law, no notice beyond that required 
for adoption of ordinances by the municipality shall be required for the hearing on or 
adoption of the redevelopment plan or subsequent amendments thereof. 

• This redevelopment plan includes provisions for zoning and design standards that will 
amend existing zoning standards and design standards under section 2. 
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II. Zoning 

1. Chapter 625 Zoning, Article III Zoning, subsection 625-4 Establishment of Zones, is 
hereby amended and supplemented by designating Town of Phillipsburg Block 2806, Lots 
2, 3, 4, 5, and 7 the “South Main Street Redevelopment Zone” and 

2. Chapter 625 Zoning, Article III Zoning, subsection 625-5 Zoning Map, is hereby amended 
and supplemented by adding the following designation to the legend on the Zoning Map: 
“South Main Street Redevelopment Area Zone” comprising Block 2806, Lots 2, 3, 4, 5, 
and 7, and 

3. Chapter 625 Zoning is amended to add new Chapter 625-XX , (to be determined at time of 
codification) “South Main Street Redevelopment Zone” which will include the following 
chapters: 

a. Chapter 625-XX – Purpose 

It is the purpose of this zone to provide for the redevelopment the designated properties 
as a zone. This zone is classified as a redevelopment zone subject to review by the 
Redevelopment Authority and Land Use Board of the Town of Phillipsburg. 

b. Chapter 625-XX+1 – Permitted Principal Uses 

Principal permitted uses shall be as follows: 

i. An age-restricted adult/senior housing option in accordance with the definitions 
in § 625-3 and the Federal Fair Housing Act, which may be designed as single-
family detached dwellings, zero lot line dwellings, townhouses or apartments. 

ii. Cell phone towers and similar telecommunications infrastructure, on any 
property in the overlay zone where such infrastructure is already present 

iii. Up to two principal uses per lot. 
c. Chapter 625-XX+2 – Permitted Accessory Uses 

Permitted accessory uses shall be as follows: 

i. Recreation facilities for the exclusive use of the residents and their guests. 
ii. Off-street parking, under-building parking and private garage structures for the 

exclusive use of the residents and their guests. 
iii. Storage and maintenance facilities 
iv. Management office, not to exceed 1,000 square feet. 
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v. Customary accessory structures approved as part of the site plan for 
development, including fences, walls, light fixtures, sound barriers, and other 
similar structures. 

 
d. Chapter 625-XX+3 – Conditional Uses 

Conditional  uses shall be as follows: 

i. Convenience retail and service uses, for the primary use of the residents, located 
within either a residential building or community building, not to be 
freestanding and not to exceed 3,000 square feet. 

ii. Signs. Signs shall comply with the general requirements of Article VIII. Within 
the zone, the following signs shall be allowed: 
a) Signs permitted in  § 625-38. 
b) A freestanding project identification sign not to exceed 30 square feet and 

a height of six feet measured from the ground line, located a minimum of 
25 feet from the property line and limited to one per any street frontage or 
entrance. Such sign may be internally illuminated with nonglare lights or 
illuminated by shielded flood- or spotlights. 

c) Building identification signs, not to exceed four square feet each, and 
limited to one per building face for faces fronting on either a street or 
parking lot. 

 
e. Chapter 625-XX+4 – Zone Standards 

This zone shall include the following standards that supersede other standards listed in 
zoning, site plan and subdivision standards and codes of the Town of Phillipsburg. If 
this section does not include a specific amendment for this zone, this zone is subject to 
established zoning, site plan, subdivision and other Town codes. 

i. EV Parking Standards 
a) The Zone shall adhere to N.J.S.A 40:55D EV parking schedule. 
b) The zone shall permit reductions in required parking based on number of 

EV spaces provided for per N.J.S.A 40:55D 40:55. 
c) Accessible EV spaces shall be provided per N.J.S.A 40:55D 

ii. Parking Standards 
a) Accessible spaces shall be provided per federal regulation and state 

regulations. 
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b) The minimum number of spaces to be provided shall conform to §625, 
Article VII, except where the NJ Residential Site Improvement Standards 
permits a lower minimum number of spaces to be provided. 

c) Parking spaces sizes for non-ADA spaces would be 9’ x 18’ 
d) On-street parking shall maintain safe egress through the site 
e) Parking is permitted with in setbacks and buffers for all yards. 

f) Offsite shared parking may be provided subject to submission of parking 
agreement and map depicting offsite parking location. 

iii. Fire Aisle Standards 
a) Fire aisles less than the required width pursuant to regulation may be 

approved without a waiver subject to the approval of the Fire Official. 
iv. Telecommunications Tower Standards 

a) §625-90.C(5) shall not apply to telecommunications towers on the same lot 
as other permitted uses within the redevelopment zone. 

v. Banked/Future Parking spaces. 
a) Developers may at approval of the Redevelopment Authority and Land Use 

Board, construct less parking spaces than required when the developer is 
able to submit a parking plan that depicts how the developer would be able 
to provide additional parking onsite in the future if demand warrants.  

vi. Variances for Parking 
a) Variances for parking up to 10% required may be considered and granted 

by the Land Use Board without review of redevelopment Authority. 
b) Variance for loading zones may be considered and granted by the Land Use 

Board without review of the Redevelopment Authority. 
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vii. Variances 
a) The Land Use Board shall be permitted to grant variances classified as “c” 

variance pursuant to 40:55D-70.C, but are not permitted to grant variances 
pursuant classified as “d” pursuant to 40:55D-70.d. 

4. Chapter 625 Zoning, Article IV General Provisions, subsection 625-8 Lot, Yard and Area 
of Requirements, and the associated schedule attachment are amended to include the 
following standards for South Main Street Redevelopment Zone. 

Requirements Required 
Minimum Lot Area (Acres) 4 
Maximum Residential Density (Units/Acre) 16 
Maximum Lot Coverage – Residential buildings (Percent) 55 
Maximum Building Height (Stories) 4 
Maximum Building Height (Feet) 55 
Minimum Property Line Setback – All Sides (Feet) 10 

Minimum Setback – Between Principal Buildings (Feet) 
½ height of 
taller face of 

building 
Minimum Lot Frontage (Feet) 100 
Maximum Fence or Screen Wall Height – Front Yard (Feet)  5* 

 *Where supported by professional engineering testimony that 5 site characteristics (e.g. topography, uses, etc.) requires a 5-foot fence 
for adequate buffering, else 4 feet per §625-9.A-B. 
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III. Development Standards

This redevelopment plan shall adhere to current Town of Phillipsburg code standards unless 
amended in this study. 

Off-site improvements created as part of the development of the site but not needed or intended 
for servicing the development shall not be subject to Land Use Board approval. 

IV. Zoning Map

The Zoning Map shall be updated to depict a zone called “South Main Street Redevelopment 
Zone” with a boundary of Block 2806, Lots 2, 3, 4, 5, and 7. 

Very truly yours, 
Van Cleef Engineering Associates 

Timothy M. O’Brien 

Timothy M. O’Brien, PE, PP, CME 
Associate / Senior Professional Engineer 

Elliot L. Godwin, AICP 
Planner 

cc: Town officials, Clerk, Attorney 

f:\projects\9100 - phillipsburg\9102 - pb\109 - ingerman cell tower site\redevelopment plan\2026-06-05 - b 2806, l 2-5, 7 redevelopment plan 
- letter format draft rev 4.docx 



FIGURE 1: LOCATION OF STUDY AREA ON TAX MAP, SHEET 28 



 

R2026-82 

 

 

RESOLUTION AUTHORIZING REFUND OF INSPECTION FEE AND 

ESCROW BOND FOR STREET OPENING 

 

WHEREAS, the Department of Public Works of the Town of Phillipsburg has certified that the 

following is a refund of an inspection fee and an escrow bond for the street opening in front of 297 Firth 

Street, and 

 

WHEREAS, the inspection fee charged covers two days and the inspection was completed in one day, 

and  

 

WHEREAS, the project is completed, and the escrow bond is eligible to be returned 

 

 REFUND AMOUNTS 

 

 Inspection Fee   $1,480.00 

 

 Escrow bond payment  $3,000.00 

 

 

REFUNDS PAYABLE TO: 

  

 SANTINI PLUMBING, HEATING AND COOLING, INC. 

 396 Heckman Street 

 PO Box 833 

 Phillipsburg, NJ 08865  

 

 

NOW, THEREFORE, BE IT RESOLVED that the Council of the Town of Phillipsburg, County of 

Warren, that the foregoing payments be refunded. 

 

 

CERTIFICATION 

 

I, Susan Turner, Acting Municipal Clerk of the Town of Phillipsburg, County of Warren and State of 

New Jersey do hereby certify the foregoing to be true and correct copy of a Resolution adopted by 

Council at a meeting held on June 9, 2026. 

 

 

          ______________ 

      Susan Turner, Acting Municipal Clerk 

 

 

 

 









 

R2026-84 

 

RESOLUTION AUTHORIZING REFUND OF PROPERTY TAX 

OVERPAYMENT DUE TO DISABLED VETERAN EXEMPTION 

 

WHEREAS, the Tax Office of the Town of Phillipsburg has certified that the following are refunds of 

overpayments and, 

 

WHEREAS, said payments are due to Disabled Veteran Exemptions 

 

 

YEAR 2026: 

 

Block 2313     Lot 18  Cristian Chausinio             $1,491.32                                                                                                                                           
    827 Culkin Street 

    Phillipsburg, NJ 08865 

 

 

 

NOW, THEREFORE, BE IT RESOLVED that the Council of the Town of Phillipsburg, County of 

Warren, that the foregoing payments be refunded. 

 

 

 

CERTIFICATION 

 

I, Susan Turner, Acting Municipal Clerk of the Town of Phillipsburg, County of Warren and State of 

New Jersey do hereby certify the foregoing to be true and correct copy of a Resolution adopted by 

Council at a meeting held on June 9, 2026. 

 

 

          ______________ 

      Susan Turner, Acting Municipal Clerk 

 

 

 

 



Town Of Phillipsburg 

OFFICE OF THE TAX COLLECTOR 

120 Filmore Street 

PHILLIPSBURG, NJ 08865 
Phone 908-454-5500  Ext 307  
Fax 908-213-1613 

 
                                                                June 2, 2026 
Susan, 
 
Please include the following Tax Overpayment refund for a Disabled Veteran Exemption 
at the next Council Meeting. 
   
 

   

YEAR 2026: 

 

Block 2313     Lot 18  Cristian Chausinio             $ 1,491.32                                                                      

    827 Culkin Street 

    Phillipsburg, NJ 08865 

 

 

     

 

 

 

 

 

 

 

 

 

 

 

 

 

     Daniele Lattig  

     Tax Office 



 

R2026-85 

 

RESOLUTION AUTHORIZING REFUND OF PROPERTY TAX 

OVERPAYMENT DUE TO DISABLED VETERAN EXEMPTION 

 

WHEREAS, the Tax Office of the Town of Phillipsburg has certified that the following are refunds of 

overpayments and, 

 

WHEREAS, said payments are due to Disabled Veteran Exemptions 

 

 

YEAR 2026: 

 

Block 2908     Lot 14  Michael A. Collason             $1,675.98                                                                     

    127 Carpentersville Road 

    Phillipsburg, NJ 08865 

 

 

 

NOW, THEREFORE, BE IT RESOLVED that the Council of the Town of Phillipsburg, County of 

Warren, that the foregoing payments be refunded. 

 

 

 

CERTIFICATION 

 

I, Susan Turner, Acting Municipal Clerk of the Town of Phillipsburg, County of Warren and State of 

New Jersey do hereby certify the foregoing to be true and correct copy of a Resolution adopted by 

Council at a meeting held on June 9, 2026. 

 

 

          ______________ 

      Susan Turner, Acting Municipal Clerk 

 

 

 

 



Town Of Phillipsburg 

OFFICE OF THE TAX COLLECTOR 

120 Filmore Street 

PHILLIPSBURG, NJ 08865 
Phone 908-454-5500  Ext 307  
Fax 908-213-1613 

 
                                                                June 2, 2025 
Susan, 
 
Please include the following Tax Overpayment refund for a Disabled Veteran Exemption 
at the next Council Meeting. 
   
 

   

YEAR 2026: 

 

Block 2908     Lot 14  Michael A. Collason             $ 1,675.98                                                                     

    127 Carpentersville Road 

    Phillipsburg, NJ 08865 

 

 

     

 

 

 

 

 

 

 

 

 

 

 

 

 

     Daniele Lattig  

     Tax Office 



 

R2026-86 

 

RESOLUTION AUTHORIZING REFUND OF PROPERTY TAX 

OVERPAYMENT DUE TO DISABLED VETERAN EXEMPTION 

 

WHEREAS, the Tax Office of the Town of Phillipsburg has certified that the following are refunds of 

overpayments and, 

 

WHEREAS, said payments are due to Disabled Veteran Exemptions 

 

 

YEAR 2026: 

 

Block 1309     Lot 12  Bert Joiner             $ 767.55   

    26 Wilson Street 

    Phillipsburg, NJ 08865 

 

 

NOW, THEREFORE, BE IT RESOLVED that the Council of the Town of Phillipsburg, County of 

Warren, that the foregoing payments be refunded. 

 

 

 

CERTIFICATION 

 

I, Susan Turner, Acting Municipal Clerk of the Town of Phillipsburg, County of Warren and State of 

New Jersey do hereby certify the foregoing to be true and correct copy of a Resolution adopted by 

Council at a meeting held on June 9, 2026. 

 

 

          ______________ 

      Susan Turner, Acting Municipal Clerk 

 

 

 

 



Town Of Phillipsburg 

OFFICE OF THE TAX COLLECTOR 

120 Filmore Street 

PHILLIPSBURG, NJ 08865 
Phone 908-454-5500  Ext 307  
Fax 908-213-1613 

 
                                                                June 2, 2025 
Susan, 
 
Please include the following Tax Overpayment refund for a Disabled Veteran Exemption 
at the next Council Meeting. 
   
 

   

YEAR 2026: 

 

Block 1309     Lot 12  Bert Joiner             $ 767.55    

    26 Wilson Street 

    Phillipsburg, NJ 08865 

 

 

     

 

 

 

 

 

 

 

 

 

 

 

 

 

     Daniele Lattig  

     Tax Office 



 

R2026-87 

 

RESOLUTION AUTHORIZING REFUND OF PROPERTY TAX 

OVERPAYMENT DUE TO DISABLED VETERAN EXEMPTION 

 

WHEREAS, the Tax Office of the Town of Phillipsburg has certified that the following are refunds of 

overpayments and, 

 

WHEREAS, said payments are due to Disabled Veteran Exemptions 

 

 

YEAR 2026: 

 

Block 905     Lot 1  David A Silverstein            $2,527.33                                                                     

    112 Chambers Street 

    Phillipsburg, NJ 08865 

 

 

NOW, THEREFORE, BE IT RESOLVED that the Council of the Town of Phillipsburg, County of 

Warren, that the foregoing payments be refunded. 

 

 

 

CERTIFICATION 

 

I, Susan Turner, Acting Municipal Clerk of the Town of Phillipsburg, County of Warren and State of 

New Jersey do hereby certify the foregoing to be true and correct copy of a Resolution adopted by 

Council at a meeting held on June 9, 2026. 

 

 

          ______________ 

      Susan Turner, Acting Municipal Clerk 

 

 

 

 



Town Of Phillipsburg 

OFFICE OF THE TAX COLLECTOR 

120 Filmore Street 

PHILLIPSBURG, NJ 08865 
Phone 908-454-5500  Ext 307  
Fax 908-213-1613 

 
                                                                June 2, 2025 
Susan, 
 
Please include the following Tax Overpayment refund for a Disabled Veteran Exemption 
at the next Council Meeting. 
   
 

   

YEAR 2025: 

 

Block 905     Lot 1  David A Silverstein            $ 2,527.33                                                                     

    112 Chambers Street 

    Phillipsburg, NJ 08865 

 

 

     

 

 

 

 

 

 

 

 

 

 

 

 

 

     Daniele Lattig  

     Tax Office 



 

R2026-88 

 

RESOLUTION AUTHORIZING REFUND OF PROPERTY TAX 

OVERPAYMENT DUE TO DISABLED VETERAN EXEMPTION 

 

WHEREAS, the Tax Office of the Town of Phillipsburg has certified that the following are refunds of 

overpayments and, 

 

WHEREAS, said payments are due to Disabled Veteran Exemptions 

 

 

YEAR 2026: 

 

 

Block 815     Lot 4  Richard A. Koch            $1,490.16                                                                      

    47 Evelyn Avenue 

    Phillipsburg, NJ 08865 

 

NOW, THEREFORE, BE IT RESOLVED that the Council of the Town of Phillipsburg, County of 

Warren, that the foregoing payments be refunded. 

 

 

 

CERTIFICATION 

 

I, Susan Turner, Acting Municipal Clerk of the Town of Phillipsburg, County of Warren and State of 

New Jersey do hereby certify the foregoing to be true and correct copy of a Resolution adopted by 

Council at a meeting held on June 9, 2026. 

 

 

          ______________ 

      Susan Turner, Acting Municipal Clerk 

 

 

 

 



Town Of Phillipsburg 

OFFICE OF THE TAX COLLECTOR 

120 Filmore Street 

PHILLIPSBURG, NJ 08865 
Phone 908-454-5500  Ext 307  
Fax 908-213-1613 

 
                                                                June 2, 2026 
Susan, 
 
Please include the following Tax Overpayment refund for a Disabled Veteran Exemption 
at the next Council Meeting. 
   
 

   

YEAR 2026: 

 

Block 815     Lot 4  Richard A. Koch            $ 1,490.16                                                                      

    47 Evelyn Avenue 

    Phillipsburg, NJ 08865 

 

 

     

 

 

 

 

 

 

 

 

 

 

 

 

 

     Daniele Lattig  

     Tax Office 



 

R2026-89 

 

RESOLUTION AUTHORIZING REFUND OF PROPERTY TAX 

OVERPAYMENT DUE TO DISABLED VETERAN EXEMPTION 

 

WHEREAS, the Tax Office of the Town of Phillipsburg has certified that the following are refunds of 

overpayments and, 

 

WHEREAS, said payments are due to Disabled Veteran Exemptions 

 

 

YEAR 2026: 

 

Block 807     Lot 13  Aaron Green             $1,701.66                                                                     

    132 Bullman Street 

    Phillipsburg, NJ 08865 

 

 

NOW, THEREFORE, BE IT RESOLVED that the Council of the Town of Phillipsburg, County of 

Warren, that the foregoing payments be refunded. 

 

 

 

CERTIFICATION 

 

I, Susan Turner, Acting Municipal Clerk of the Town of Phillipsburg, County of Warren and State of 

New Jersey do hereby certify the foregoing to be true and correct copy of a Resolution adopted by 

Council at a meeting held on June 9, 2026. 

 

 

          ______________ 

      Susan Turner, Acting Municipal Clerk 

 

 

 

 



Town Of Phillipsburg 

OFFICE OF THE TAX COLLECTOR 

120 Filmore Street 

PHILLIPSBURG, NJ 08865 
Phone 908-454-5500  Ext 307  
Fax 908-213-1613 

 
                                                                June 2, 2025 
Susan, 
 
Please include the following Tax Overpayment refund for a Disabled Veteran Exemption 
at the next Council Meeting. 
   
 

   

YEAR 2026: 

 

Block 807     Lot 13  Aaron Green             $ 1,701.66                                                                     

    132 Bullman Street 

    Phillipsburg, NJ 08865 

 

 

     

 

 

 

 

 

 

 

 

 

 

 

 

 

     Daniele Lattig  

     Tax Office 
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