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BOROUGH OF NETCONG 
MAYOR AND COUNCIL MEETING 

MARCH 7, 2024 
  
MINUTES OF THE MEETING OF THE MAYOR AND COUNCIL OF THE BOROUGH OF 
NETCONG HELD MARCH 7, 2024 AT THE NETCONG MUNICIPAL BUILDING, 23 
MAPLE AVENUE, NETCONG, NEW JERSEY COMMENCING AT 7:30 PM.  
 
The meeting was called to order by Mayor Still at 7:30 PM. 
 

PLEDGE OF ALLEGIANCE 

STATEMENT OF OPEN PUBLIC MEETINGS ACT 

The Borough Clerk read the following statement: 
Adequate notice of this meeting as defined by the Open Public Meetings Act has been 
provided by: 
 
 1.  Posting a notice of said meeting in the space provided for  
               Such announcements at the Borough Hall on January 5, 2024.  
 
 2.  Publishing a notice in the Daily Record, the official newspaper  
          of the Borough of Netcong on January 10, 2024 and emailing a  
              copy to the Star Ledger on January 5, 2024. 
 
ROLL CALL 
 
Those in attendance this evening were Councilman Albensi, Councilman Hathaway, 
Councilman Laureys, Councilman Morton, Councilman Sylvester and Mayor Still.  Also 
present was Mr. Blakeslee, Borough Administrator and Mrs. Eckert, Borough Clerk 
 
PUBLIC PORTION OF MEETING 
 
Mr. Eric Rush, 33 Ledgewood Ave, has had a major water issue this year. He gave details 
on the situation. He does not know where the water is coming from and on the changes 
that have happened. He said since the old copy building has been redone, and it appears 
their sump pump is dumping a large amount of water above ground. He has been plagued 
with this issue. He said this is the fourth time this has happened recently. He has lived in 
this house his entire life and has never seen it like this. The mayor stated we will send the 
DPW out to investigate. Councilman Hathaway stated he doesn’t feel this water is only 
coming from the neighbor’s sump pump. The mayor stated we would get back to him.  
 
A Motion to close the meeting to the public was made by Councilman Hathaway and 
seconded by Councilman Albensi. 
Roll Call: 5 Yes 
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PRESENTATION 
 
Financial Agreement – Mountain View at Netcong Urban Renewal, LLC 
Report by Phoenix Advisors 
 
Mr. Bryan Morris introduced himself and explained what his company does. He explained 
the scope of what they were asked to do for the borough. He brought a presentation this 
evening on this financial agreement and PILOT programs. He started with explaining how 
a PILOT works and why they are used. He went on to explain the details of this particular 
project. He explained the details of the stages of the PILOT. He stated the land value will 
still be paid as conventional taxes. The improvements will be under the PILOT. 
Councilman Sylvester asked about the tax revenue on the land. He asked if the land 
revenue will change when the project is done. Councilman Sylvester is concerned how 
this will calculate 15 years down the road. Mr. Morris gave detail on this subject. 
Councilman Sylvester wanted to be sure the land will be assessed like all other land in 
the borough. Councilman Laureys asked if a revaluation would change the assessment 
of the property. Mr. Morris gave further clarity on this subject. Mr. Morris then provided 
information regarding the projected income to the borough from the PILOT. He then 
presented a summary of PILOT cash flow. He then presented an aggregate benefit 
summary. He asked if there were any questions. Councilman Sylvester stated that this is 
based on how much money they collect. If there is less money, they collect less money 
to the borough. Mr. Morris stated there is a minimum. These figures are based on 95% 
occupancy rate. Mr. Morris stated they of course will want to fill the occupancy. 
Councilman Sylvester asked if the owner occupied the building, we would be able to do 
a similar PILOT. Councilman Laureys stated we would have to complete 25 -26 years 
before we would get to the full tax benefit. Mr. Morris stated in this PILOT the borough 
collected 95 percent of the taxes as opposed to 16 percent. Councilman Sylvester asked 
if this is comparable to other PILOTS Mr. Morris has done in the past. He stated we did 
get the best deal possible for this. Councilman Laureys stated this may hurt the school. 
Mr. Morris stated the school budget is different from the municipal budget. The school will 
not get additional funds either way. There was discussion among the Council on this 
subject. Mr. Blakeslee thanked Mr. Morris for his help in the negotiations. The mayor 
thanked Mr. Morris for helping everyone to understand how this works and the benefits 
of it. Councilman Laureys asked what happens if the property is sold. Councilman 
Hathaway stated the PILOT is transferable. The borough gets to be part of the sale 
negotiations of the transfer. Mr. Morris thanked the borough for their time. Councilman 
Sylvester asked if we are tracking these PILOTS. There was discussion among the 
Council on the 3 PILOTS that the borough has at this time. The mayor stated the mistake 
the borough made was not putting start dates in the agreement. Councilman Hathaway 
stated Mr. Morris has brought more knowledge to the table for these future PILOTS. 
Councilman Hathaway stated the ShopRite deal is a good one. The borough did well with 
it. He gave detail on the benefits for the borough with the Crown Point project. Crown 
Point had put in a lot of money on the front end. Councilman Sylvester asked if we are at 
a point of no return with this. He is concerned about the church property. Councilman 
Hathaway expanded on this subject. He stated the church will retain ownership of these 
properties. It is determined there will be no access from Church St. to this property. The 
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financial agreement comes first. Councilman Hathaway stated the redevelopment 
agreement will be where the specifics the borough wants will be determined. Councilman 
Sylvester asked where the emergency access will be. There was discussion on this 
subject among the Council. Councilman Hathaway stated drawings/site plan will be 
provided to all Council members before any decisions are made on this project.  
 
The content from the presentation is posted below: 

 
 

Pl LOT Basics 

• A PILOT, or "payment in lieu of tax", is an amount that a property owner pays to a 

municipality pursuant to a financial agreement instead of paying generally applicable 

real estate taxes on the improvement portion of their property. 

• The amounts due under the PILOT are a municipal lien similar to conventional taxes. 

• The land portion of the assessment is not exempt from taxation. The property owners 

continue to pay real estate taxes on the land assessment and receive a corresponding 

credit against the PILOT in the following year. 

• The term of the financial agreement is generally 30 years from certificate of occupancy 

but can also be as low as 5 years. After the expiration of the financial agreement, the 

payments revert to conventional taxes. 

• There are statutory minimums based on a percentage of conventional taxes 

{20/40/60/80%} that can be enforced in years 7 through 30. 

• Additionally, the municipality receives a 2% administrative fee and 5% of the PILOT 

must be paid to the county. 

 
 

Purpose of a PILOT 
 

• The Long-Term Tax Exemption Law allows municipalities to grant PILOTs to projects 

that would otherwise be unable to deliver financial returns and obtain financing. 

• Redevelopment projects are frequently unable to attract private investment without 

assistance in the form of a PILOT or, in some cases, bond financing. The combination 

of risk associated with speculative real estate projects and uncertainty of future 

conventional taxes make marginal projects difficult to finance. 

• Promotes redevelopment in areas that need it, helps fulfill affordable housing 

obligations or offsets environmental remediation costs. It's a market-driven solution to 

completing these, and other, objectives. 

• Allows the municipality to have increased decision-making powers throughout the 

redevelopment process. 

• The PILOT is a partnership between the municipality and the developer. If the project 

performs better than expected, the municipality shares in the upside in the form of 

increased PILOT payments. If the project is unable to fully lease up, or market rents 

decrease, the Developer is not overburdened with a fixed tax obligation. 
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The Project 

 

• The Project is a residential redevelopment project located on Route 46 (Block 26, Lots 

6/10). The total cost of the project is approximately $26 million. 

• The 12-acre site is currently underutilized and generates about $36,000 in total taxes 

per year, which are split between the Borough (29%}, the County (8%) and the school 

districts (64%). 

• The Borough has unsuccessfully attempted to redevelop the property for the last 15-20 

years. 

• The Project will include 64 two-bedroom, townhome-style, market-rate residential 

units, 12 affordable senior residential flats and associated amenities. 

• Additionally, the Project will include a new public park, off-site sidewalk improvements 

along Route 46, restriping of the St. Michael Church parking lot to increase parking and 

eliminate the connection between the property and Church Street which is now used 

as a vehicle pass through. 

• The developer is the current owner of Crown Point and is typically a buy/hold investor. 

 
 

The Proposed PILOT 

 

• The proposed PILOT is for 30 years and is based on the greater of (i) a percentage of 

annual gross revenue ("AGR"); and (ii) a percentage of otherwise payable conventional 

taxes. 

• The affordable senior units are based on 10% of AGR for years 1-30, subject to the 

percentages of conv. taxes. The market-rate units are based on the following stages: 

 

• Stage 1- 10% of AGR in years 1-10 and 11% of AGR in years 11-15. 

• Stage 2 - Greater of 12% of AGR or 20% of conv. taxes in years 16-20. 

• Stage 3 - Greater of 12% of AGR or 40% of conv. taxes in years 21-25. 

• Stage 4 - Greater of 15% of AGR or 60% of conv. taxes in years 26-28. 

• Stage 5 - Greater of 15% of AGR or 80% of conv. taxes in years 29-30. 

 

• Additionally, the existing land assessment on the property will be raised to generate 

additional conventional taxes to the Borough and school districts prior to the PILOT 

taking effect. The total conventional taxes will increase from $35,000 per year to 

$70,000 per year, to be split between the Borough (29%), the County (8%) and the 

school districts (64%). 
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Projected Pl LOT Payments 
 
 
 

 

 
 
 



 

 

 Page 
6 

 

  

 
 
 
Impact of the PILOT Program 
 
 

 

 
 
It would take over 75 single-family homes {at the Borough average assessment of 
$265,000) to equal the net PILOT revenue received by the Borough. 
 
•  The   Proposed   PlLOT   generates $200,000 in net revenue at full stabilization and 
$10.5 million over the 30-year term. 
 
•  If the developer' s revenue increases, the PILOT payments also increase. 
 
• The Borough also collects a 2% annual administrative fee and must remit 5% to the 
County. 
 
• The PILOT is only on the improvement portion of the assessment. Conventional taxes 
will continue to be paid on the land portion. 
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Aggregate Benefit Summary 
 

 

 

• The current property is projected to generate $38,000 of total tax revenue split 

between the Borough ($11,000), County ($3,000) and school districts ($24,000). 

• Under the PILOT, the Developer will still pay land taxes, which are projected to be 

$70,000 and will be split between the Borough ($20,000), County ($5,000) and school 

districts ($45,000). 

• The combination of the PILOT and future land taxes will result in an increase in 

revenue to all taxing entities as compared to the current underutilized property. 

 
 

AGENDA ITEMS FOR DISCUSSION  
 
The following items are for discussion purposes only.  Any action on these items will take 
place at the meeting of March 14, 2024.  
 
1. Approval of Minutes - February 1, 2024 Agenda Meeting 

             Approval of Minutes - February 8, 2024 Regular Meeting  

A Motion was made by Councilman Sylvester and seconded by Councilman Albensi to 
approve the Feb. 1 minutes. 
Roll Call: 5 Yes 
 
A Motion was made by Councilman Sylvester and seconded by Councilman Albensi to 
approve the Feb. 8th minutes. 
Roll Call: 4 Yes Abstain: Councilman Laureys 
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2. Public Hearing for 2024 Cost Estimate for the Borough’s Special 
Improvement District. 
     
          To be carried to the March 14th meeting. 
  

Resolution #2024- - Resolution to Approve the 2024 Cost Estimate for the                                            
Borough’s Special Improvement District.  
 
  To be carried to the March 14th meeting. 
 
3. Ordinance Adoption – Ordinance 2024-4- An Ordinance to Amend Chapter 

157 “Fire Prevention” Of the Code of The Borough of Netcong. 

 
              To be carried to the March 14th meeting. 
 
4. Ordinance Adoption – Ordinance 2024-5 - An Ordinance to Amend Chapter 

238 “Sewers” Of the Code of The Borough of Netcong and Regulating Grease Trap 

Maintenance 

 
             To be carried to the March 14th meeting. 
 
5. Ordinance Adoption-Ordinance 2023-6 - An Ordinance Amending 
Chapter 246 Of the Code of The Borough of Netcong and Establishing Tree 
Removal and Replacement Requirements 
 
              To be carried to the March 14th meeting. 
 
6. Ordinance Adoption-Ordinance 2023-7 – AN ORDINANCE AUTHORIZING 
THE POLICE CHIEF TO EXECUTE AN APPLICATION FOR A CHARITABLE 
SOLICITATION PERMIT FOR AMERICAN LEGION AMBULANCE CORP OF 
STANHOPE/NETCONG’S “COIN DROP” ON JUNE 7TH, JUNE 8TH 2024 AND ON 
SEPTEMBER 20TH, AND SEPTEMBER 21st, 2024 AT THE INTERSECTIONS OF ALLEN 
STREET AND LEDGEWOOD AVENUE AND MAIN STREET AND ROUTE 46 IN THE 
BOROUGH OF NETCONG, COUNTY OF MORRIS, STATE OF NEW JERSEY 
 
   To be carried to the March 14th meeting. 
 
7. Old Business – Old Reservoir Property-Auction Proposal  
 
Mr. Blakeslee gave details on this subject. He contacted a realtor to sell this property at 
no charge to the borough. Next week there will be an ordinance on the land sale. Mr. 
Blakeslee has done research on this company; they are very successful in selling 
properties. He gave further detail on this. The borough will have the ability to reject bids.  
 
8. New Business -None presented. 
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9. Correspondence - American Legion – Memorial Day Parade 
 
A Motion to be in the parade was made by Councilman Sylvester and seconded by 
Councilman Hathaway. 
Roll Call: 5 Yes 
 
10. Correspondence – Lake Musconetcong Regional Planning Board Annual 
Report. 

11. Resolution 2024-42- Approval to Submit a Local Transportation Projects Fund 
(LTPF) Grant Application and Execute a Grant Contract with the New Jersey Department 
of Transportation for the Bank Street Sidewalk and Roadway Improvement Project. 

 
A Motion to approve this resolution was made by Councilman Sylvester and seconded 
by Councilman Hathaway. 
Roll Call: 5 Yes 
 
12. Resolution 2024-43- A Resolution Authorizing the Award of a Contract to 

Innovational Construction and Design, Inc. For The Arbolino Park Restroom 
Improvement Project in The Borough of Netcong, Morris County, New Jersey 

 
A Motion to approve this resolution was made by Councilman Sylvester and seconded 
by Councilman Hathaway. 
Roll Call: 5 Yes 

 
Councilman Laureys expressed concern with the cost of this project. There was a brief 
discussion on this subject among the Councilmen. 
 
A Motion to approve this resolution was made by Councilman Sylvester and seconded by 
Councilman Hathaway. 
Roll Call: 5 Yes 
 
13. Resolution 2024-44 – Resolution of the Borough Council of The Borough of 
Netcong Authorizing a Change Order to The Contract with P.M. Construction Corp. for 
The Allen Terrace Road Resurfacing Project  
 
Councilman Sylvester has an issue with this contractor. He wants to know why we are 
settling for a poor job. Mr. Blakeslee explained he spoke with Samantha Anello, Borough 
Engineer about this. He explained they will be back in the fall.  
 
A Motion to approve this resolution was made by Councilman Sylvester and seconded 
by Councilman Hathaway. 
Roll Call: 4 Yes No: Councilman Sylvester 

 
14. Resolution 2024-45 – A Resolution Authorizing the Refund of Taxes  Pursuant 
to N.J.S.A. 54:4-3.32 
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A Motion to approve this resolution was made by Councilman Sylvester and seconded 
by Councilman Hathaway. 
Roll Call: 5 Yes 
 
15. Ordinance Introduction – Ordinance 2024-8- AN ORDINANCE AUTHORIZING 
THE CHIEF OF POLICE TO EXECUTE AN APPLICATION FOR A CHARITABLE 
SOLICITATION PERMIT FOR NETCONG VOLUNTEER FIRE COMPANY NO. 1’s 
“COIN DROP” ON MEMORIAL DAY WEEKEND AND COLUMBUS DAY WEEKEND AT 
THE INTERSECTIONS OF ALLEN STREET AND LEDGEWOOD AVENUE AND MAIN 
STREET AND ROUTE 46 AND ROUTE 183 IN THE BOROUGH OF NETCONG, 
COUNTY OF MORRIS, STATE OF NEW JERSEY 
 
        To be carried to the March 14th meeting. 
 
16. Ordinance Introduction – Ordinance 2024-9-AN ORDINANCE TO 
AMEND CHAPTER 54 “POLICE DEPARTMENT” OF THE CODE OF THE 
BOROUGH OF NETCONG AMENDING PROCEDURES FOR HIRING AND 
PROMOTIONS IN THE POLICE DEPARTMENT 
 
            To be carried to the March 14th meeting. 
 
There was a brief explanation by Councilman Sylvester on the changes. 
 
17. Ordinance Introduction – Bond Ordinance 2024-10- BOND ORDINANCE TO 
AMEND SECTION 8 OF THE BOND ORDINANCE (ORD. NO. 2023-4) ENTITLED: 
"BOND ORDINANCE TO AUTHORIZE THE ACQUISITION OF A NEW PUMPER FIRE 
ENGINE, INCLUDING ORIGINAL APPARATUS AND EQUIPMENT, IN, BY AND FOR 
THE BOROUGH OF NETCONG, IN THE COUNTY OF MORRIS, STATE OF NEW 
JERSEY, TO APPROPRIATE THE SUM OF $900,000 TO PAY THE COST THEREOF, 
TO MAKE A DOWN PAYMENT, TO AUTHORIZE THE ISSUANCE OF BONDS TO 
FINANCE SUCH APPROPRIATION AND TO PROVIDE FOR THE ISSUANCE OF 
BOND ANTICIPATION NOTES IN ANTICIPATION OF THE ISSUANCE OF SUCH 
BONDS," ADOPTED MARCH 9, 2023. 
 
            To be carried to the March 14th meeting. 
 
18. Ordinance Introduction – Ordinance 2024-11- ORDINANCE OF THE 
BOROUGH OF NETCONG, COUNTY OF MORRIS AND STATE OF NEW 
JERSEY AUTHORIZING AND APPROVING A FINANCIAL AGREEMENT 
BETWEEN THE BOROUGH OF NETCONG AND MOUNTAIN VIEW AT 
NETCONG URBAN RENEWAL LLC, FOR PROPERTY DESIGNATED ON THE 
MUNICIPAL TAX MAP AS BLOCK 26, LOT 6 AND A PORTION OF BLOCK 26, 
LOT 10, COMMONLY KNOWN AS 10 CHURCH STREET, PURSUANT TO THE 
LONG-TERM TAX EXEMPTION LAW FOUND AT N.J.S.A. 40A:20-1 et seq. 
 
            To be carried to the March 14th meeting. 
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PRIVILEGE OF THE FLOOR TO THE COUNCIL 
 
Council President Sylvester:  The traffic light on Maple Ave./Rt. 183 is going to be a 
problem. He wanted to know if we performed a study. Councilman Hathaway stated the 
safe routes to the school study stated we need a light here. Councilman Sylvester is 
concerned people are not going to travel through Netcong. Councilman Sylvester 
suggested a light that only operates when pedestrians are crossing. Councilman Laureys 
had several comments on this issue. The mayor stated we will be bringing in a company 
to do a traffic study in the borough. Mr. Blakeslee reminded everyone that the safe routes 
to school traffic study originally recommended a flashing light but since the Council voted 
on this already, we may not be able to make the change.  
 

MAYORS COMMENTS 
 
The mayor had no comment at this time. 
 

PUBLIC PORTION OF MEETING 
 
Ms. Michele Ruocco, 39 Main St., would like clarification regarding the Mt. View financial 
agreement. She wanted to know if the 30 years is set. Councilman Hathaway stated it is 
to the borough's benefit to make it go longer according to the professionals. He gave 
details on the reason for this. She wants to know what is the best benefit to the borough. 
Councilman Hathaway stated the deal the borough has struck will be beneficial and 
provided details. She asked if you can renegotiate if the owner sells. Councilman 
Hathaway discussed this aspect. She wanted an update on the lead water lines in town. 
Mr. Blakeslee stated we are still working on this project. We received a large grant for this 
and the paperwork takes time. She wanted to know if we can cover yellow bollards that 
protect gas meters. Mr. Blakeslee stated planter boxes would be fine as long as they don’t 
impede the travel way of sidewalk. She had a question about a light on Main St. and Rt. 
183. There was discussion among the Council on the traffic light situation. She wanted to 
know about the tree ordinance and what will happen when there are dead or diseased 
trees. The mayor stated these details are in the ordinance.   
 
A Motion to Close the Meeting to the Public was made by Councilman Sylvester and 
seconded by Councilman Laureys. 
Roll Call: 5 Yes 
  

CLOSED SESSION      
 
None held. 
 

ADJOURNMENT 
 
A Motion to Adjourn the Meeting was made by Councilman Hathaway, seconded by 
Councilman Albensi and moved by unanimous voice vote at 8:43PM. 
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Respectfully Submitted, 
 
 
________________________ 
Cynthia Eckert, Borough Clerk 
 
 


