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Mr. Cusick read the following: 

ADEQUATE NOTICE HAS BEEN GIVEN OF THIS MEETING BY NOTIFICATION TO THE ASBURY PARK PRESS AND POSTED  
ON THE BULLETIN BOARD AND THE OFFICIAL WEBSITE OF THE BOROUGH OF KEANSBURG. 

Mr. Cusick asked all to rise and recite: 
Salute to the Flag 

Mr. Cusick took; 
Roll Call 

 
Mr. Donaldson Mr. Tonne Mr. Cocuzza Mr. Foley Mr. Hoff 

   Excused  
 

A Moment of Silence was observed: 

In Memoriam: 

    
 

 

On the passing of former  
Councilman Andrew “Drew” Murray 

The Mayor and Council extend their condolences 
to the family of our former colleague  

Drew Murray. 

Drew’s infectious enthusiasm and passion for the 
children of Keansburg and the community will be 

fondly remembered. 
 

 

    
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Police Department Promotion: 

 
The Oath of Office was administered by Mayor Hoff to: 

Christopher Hosey Andrew Valle 

Sergeant Patrolman 

 
Meeting Minutes: 

Meeting Minutes June 17, 2026  

Mr. Cusick asked for a roll call vote to accept the minutes and to place same on file: 
Roll Call 
 

 Moved Seconded Ayes Nays Absent Abstain 

Mr. Donaldson       
Mr. Tonne       

Mr. Cocuzza       
Mr. Foley       
Mr. Hoff       

 

Meeting Minutes July 1, 2026 – Reorganization  

Mr. Cusick asked for a roll call vote to accept the minutes and to place same on file: 
Roll Call 
 

 Moved Seconded Ayes Nays Absent Abstain 

Mr. Donaldson       
Mr. Tonne       

Mr. Cocuzza       
Mr. Foley       
Mr. Hoff       
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 At this time, William W. Northgrave, Esq., of Mc Manimon, Scotland & Baumann, LLC, the 
Borough’s Redevelopment counsel appeared before Council to discuss the adoption of Resolution # 
26-091 on tonight’s agenda.  Resolution # 26-091 will replace the original resolution adopted in 2023.  
Amendment is needed for the redeveloper’s financing and will treat each site in the redevelopment 
area as a stand-alone project.  Amendment will recognize that the site at 19 Carr Avenue (Block 11, 
Lots 4 through 9) is in a separate plan approved by ordinance # 1709 adopted on May 17, 2023. 

 With no further discussion on this topic, it was agreed that the Council will consider 
Resolution # 26-091 in their consent agenda this evening.   

 At this time, Francis W. Mullan, P.E., C.M.E, Borough Engineer, updated Council on the hearing 
held before the Planning Board on July 13, 2026 in regard to an addition to the affordable housing 
plan (Resolution # 26-090).  The addition would be for the existing 131 units at Grandview 
Apartments to be included the Borough’s affordable housing plan.  There would be no further 
additions at this time.  Said addition was approved and endorsed by the Planning Board.   

 With no further discussion on this topic, it was agreed that the Council will consider 
Resolution # 26-090 in their consent agenda this evening.   

 

Resolutions: 

RESOLUTION # 26-088 Payment of Bills (07/15/26) 

BE IT RESOLVED by the Mayor and Council of the Borough of Keansburg that the following numbered 
Vouchers be paid to the person therein respectively and hereinafter named, for the amounts set 
opposite their respective names and endorsed and approved on said vouchers; and 

BE IT FURTHER RESOLVED that checks be drawn by the Chief Financial Officer, signed by the Mayor 
and attested to by the Municipal Clerk as required by law. 

 

Mr. Cusick asked for a roll call vote: 
Roll Call 
 

 Moved Seconded Ayes Nays Absent Abstain 

Mr. Donaldson       
Mr. Tonne       

Mr. Cocuzza       
Mr. Foley       
Mr. Hoff       
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RESOLUTION # 26-089 Authorize Interlocal Agreement with Keansburg Board of Education 

Whereas, the Mayor and Council of the Borough of Keansburg approve of an Interlocal 
Agreements between the Borough and the Keansburg School District; and 

NOW THEREFORE, BE IT RESOLVED by the Mayor and Council of the Borough of Keansburg 
that authorize the Mayor, Borough Manager, Chief Financial Officer, and the Municipal 
Clerk to execute the Interlocal Service Agreements for:  

 

Agreement Title Effective Dates 

Borough Tennis Courts July 1, 2026 – June 30, 2027 

Services, Resources and Commodities July 1, 2026 – June 30, 2027  

 

In the agreements dated June 1, 2026, and;  

BE IT FURTHER RESOLVED that a copy of the resolution be forwarded to the Chief 
Financial Officer and the appropriate State officials. 

 

Mr. Cusick asked for a roll call vote: 
Roll Call 
 

 Moved Seconded Ayes Nays Absent Abstain 

Mr. Donaldson       
Mr. Tonne       

Mr. Cocuzza       
Mr. Foley       
Mr. Hoff       

 

RESOLUTION # 26-090 Authorize Endorsement of Amendment to Housing Plan to Planning Board 

RESOLUTION OF THE COUNCIL OF THE BOROUGH OF KEANSBURG 
ENDORSING THE HOUSING ELEMENT AND FAIR SHARE PLAN ADOPTED 
BY THE KEANSBURG PLANNING BOARD 

 
WHEREAS, pursuant to N.J.S.A. 40:55D-62.1, the governing body is authorized to endorse a 

Housing Element and Fair Share Plan that has been adopted by the Planning Board as an element of 
the Borough’s Master Plan; and 

 



MUNICIPAL COUNCIL 

 

REDEVELOPMENT AGENCY 

JULY 15, 2026 MEETING MINUTES 

Meeting Minutes of the Borough of Keansburg 

WHEREAS, on July 13, 2026, after due notice and public hearing, the Borough of Keansburg 
Planning Board adopted an Amendment to the Fourth Round Housing Element and Fair Share Plan 
(“Amendment to the HEFSP”) as an amendment to the Master Plan, consistent with the Municipal 
Land Use Law, the Fair Housing Act (as amended by P.L. 2024, c.2), regulations of the New Jersey 
Council on Affordable Housing (“COAH”), and Administrative Office of the Courts Directive #14-24; 
and 

 
WHEREAS, the Amendment to the HEFSP includes an additional housing mechanism, which 

is anticipated to be a 131 unit, 100% affordable housing project on the site of the current Grandview 
Apartments; and 

 
WHEREAS, the Mayor and Committee have reviewed the Amendment to the HEFSP adopted 

by the Planning Board and find that it advances the Borough’s best and those of its residents. 
 
NOW, THEREFORE, BE IT RESOLVED by the Council of the Borough of Keansburg, 

County of Monmouth, State of New Jersey, as follows:  
 
1. The Borough Council hereby endorses the Amendment to the Fourth Round HEFSP 

previously adopted by the Keansburg Planning Board and attached hereto.  
 

2. The Borough Council hereby directs the Borough’s Affordable Housing Counsel take all 
actions reasonable and necessary in furtherance of this resolution, which may include filing 
this amendment to the HEFSP with the Court.  

 

3. The Borough reserves the right to further amend the HEFSP attached hereto, should that be 
necessary. 

 

 

Mr. Cusick asked for a roll call vote: 
Roll Call 
 

 Moved Seconded Ayes Nays Absent Abstain 

Mr. Donaldson       
Mr. Tonne       

Mr. Cocuzza       
Mr. Foley       
Mr. Hoff       
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RESOLUTION # 26-091 Approval of First Amendment to Redevelopment Agreement  
(Carr Enterprises LLC) 

RESOLUTION OF THE BOROUGH OF KEANSBURG, COUNTY OF 
MONMOUTH, NEW JERSEY AUTHORIZING THE EXECUTION OF AN 
AMENDMENT TO THE REDEVELOPMENT AGREEMENT WITH CARR 
ENTERPRISES, LLC, FOR THE REDEVELOPMENT OF CERTAIN PARCELS 
IDENTIFIED ON THE TAX MAPS OF THE BOROUGH AS BLOCK 10, LOTS 
1, 3, 4, 5, 6, 7, 8, AND 9; BLOCK 13, LOTS 1, 2.02, 3, 4, 5.01, 5.03, 7, 
AND 8; BLOCK 14, LOTS 4, 5, 6, 7, AND 8; AND BLOCK 52, LOTS 7, 8, 
AND 9 

 

WHEREAS, the Borough and Redeveloper entered into a Redevelopment Agreement dated 
September 22, 2021 (the “Redevelopment Agreement”) in connection with the redevelopment of 
property in the Borough of Keansburg, Monmouth County, New Jersey identified in the 
Redevelopment Agreement as the “Property” for which Carr Enterprises, LLC was named 
Redeveloper; and  

 

WHEREAS, at the time of the execution of the Redevelopment Agreement the Property was 
comprised of Block 10, Lots 1, 3, 4, 5, 6, 7, 8, and 9; Block 11, Lots 8, and 9; Block 13, Lots 1, 2.02, 3, 4, 
5.01, 5.03, 7, and 8; Block 14, Lots 4, 5, 6, 7, and 8; and Block 52, Lots 7, 8, and 9, which are situated 
in an area in need of redevelopment as designated by the Borough Council through adoption of 
Resolution No. 20-038 on April 22, 2020 (“Property”), and regulated by the provisions set forth in the 
“Carr Avenue Corridor Redevelopment Plan,” prepared by T&M Associates, dated June 9, 2021, which 
was adopted by the Borough Council by way of adoption of an ordinance on July 21, 2021 (the 
“Original Redevelopment Plan”); and 

 

WHEREAS, at the request of Redeveloper or an affiliated entity, the Borough Council 
determined it to be in the Borough’s best interests to amend the Original Redevelopment Plan as 
more specifically set forth in the amended “Carr Avenue Corridor Redevelopment Plan,” prepared by 
T&M Associates, dated April 6, 2023, which proposal was reviewed by the Borough of Keansburg 
Planning Board of Adjustment (“Planning Board”) on April 10, 2023 in accordance with N.J.S.A. 
40A:12A-7(e) and adopted by the Borough Council by the adoption of Ordinance No. 1708 on May 17, 
2023 (the “Amended Redevelopment Plan”); and  
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WHEREAS, upon adoption of the Amended Redevelopment Plan, the description of Property 
was amended to reflect that Block 11, Lots 8 and 9 were reallocated from the original Redevelopment 
Plan area and incorporated into the “Redevelopment Plan for Block 11, Lots 4 through 9” area, 
prepared by T&M Associates, dated April 6, 2023, which was adopted by the Borough Council by way 
of adoption of Ordinance No. 1709 on May 17, 2023; and  

 

WHEREAS, as a result of the foregoing, the Property subject to the Amended Redevelopment 
Plan and is now comprised of Block 10, Lots 1, 3, 4, 5, 6, 7, 8, and 9; Block 13, Lots 1, 2.02, 3, 4, 5.01, 
5.03, 7, and 8; Block 14, Lots 4, 5, 6, 7, and 8; and Block 52, Lots 7, 8, and 9; and  

 

WHEREAS, on or about January 13, 2025, the Planning Board of Adjustment granted Amended 
Site Plan approval to authorize an increase in the number of units to be developed at Block 10, Lots 3, 
4, 5, 6 and 7, known as 1 Carr, from forty-five (45) to forty-eight (48) residential units, as 
memorialized in a written resolution adopted by the Planning Board on April 14, 2025; and  

 

WHEREAS, as a result of the foregoing, the Borough desires to amend the Redevelopment 
Agreement as outlined above and more fully as reflected in the form attached hereto as Exhibit A 
(the “First Amendment”); and  

 

 NOW, THEREFORE, BE IT RESOLVED BY THE BOROUGH COUNCIL OF THE BOROUGH OF 
KEANSBURG, NEW JERSEY AS FOLLOWS: 

 

 1. The Borough hereby approves the First Amendment to the Redevelopment 
Agreement. 

 

 2. The Mayor is hereby authorized to execute the First Amendment to the 
Redevelopment Agreement, in substantially the form on file with the Borough Clerk and attached as 
Exhibit A hereto, subject to such additions, deletions, modifications or amendments deemed 
necessary by the Mayor in his discretion in consultation with counsel, which additions, deletions, 
modifications or amendments do not alter the substantive rights and obligations of the parties 
thereto, and to take all other necessary and appropriate action to effectuate the Redevelopment 
Agreement. 
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 3. This Resolution shall take effect immediately. 
 

 

Mr. Cusick asked for a roll call vote: 
Roll Call 
 

 Moved Seconded Ayes Nays Absent Abstain 

Mr. Donaldson       
Mr. Tonne       

Mr. Cocuzza       
Mr. Foley       
Mr. Hoff       

 

RESOLUTION # 26-092 Authorize Change Order – Increase - Beaconlight 
 
 BE IT RESOLVED by the Mayor and Council of the Borough of Keansburg that the governing 
body does hereby authorize the Borough Manager to execute the attached change order for the 
Beaconlight Avenue Roadway Improvement Program; and   
  
 BE IT FURTHER RESOLVED that this Change Order is in the amount of $ 2,817.77 (net 
increase) shall represent the FINAL Change Order for this Project and     
 
 BE IT FURTHER RESOLVED that this enabling resolution and attached change order shall be 
forwarded to the Borough Manager, Chief Financial Officer, Purchasing Agent and the Borough 
Engineer.  

 

Mr. Cusick asked for a roll call vote: 
Roll Call 
 

 Moved Seconded Ayes Nays Absent Abstain 

Mr. Donaldson       
Mr. Tonne       

Mr. Cocuzza       
Mr. Foley       
Mr. Hoff       
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RESOLUTION # 26-093 Authorize Application to DOT FY 2027 – Brookside Avenue 

APPROVAL TO SUBMIT A GRANT APPLICATION AND EXECUTE A GRANT CONTRACT WITH THE NEW 
JERSEY DEPARTMENT OF TRANSPORTATION FOR THE BROOKSIDE AVE ROADWAY IMPROVEMENTS 
PROJECT.  

NOW, THEREFORE, BE IT RESOLVED that the Council of the Borough of Keansburg formally approves 
the grant application for the above stated project.  

BE IT FURTHER RESOLVED that the Mayor and Clerk are hereby authorized to submit an electronic 
grant application identified as MA-2027 Brookside Avenue Roadway Improvements Project - 00488 to 
the New Jersey Department of Transportation on behalf of the Borough of Keansburg.  

BE IT FURTHER RESOLVED that the Mayor and Clerk are hereby authorized to sign the grant 
agreement on behalf of the Borough of Keansburg and that their signature constitutes acceptance of 
the terms and conditions of the grant agreement and approves the execution of the grant agreement.  

Mr. Cusick asked for a roll call vote: 
Roll Call 
 

 Moved Seconded Ayes Nays Absent Abstain 

Mr. Donaldson       
Mr. Tonne       

Mr. Cocuzza       
Mr. Foley       
Mr. Hoff       

 

RESOLUTION # 26-094 Authorize Acceptance of Land Sale Results 
 
 WHEREAS, the Borough Council has previously adopted Ordinance # 1727 which authorized 
the sale of Borough-owned undersized lots to contiguous property owners; and 
 
 WHEREAS, the Municipal Clerk sent certified return-receipt letters to the contiguous property 
owners informing them of the sale, the process of said sale and the conditions set forth in Ordinance # 
1727, most importantly that the lots for sale shall be combined with the bidder’s lot and the 
construction of a free-standing dwelling is prohibited; and 
 
 WHEREAS, the contiguous property owners of the following lots were notified: 
 
Block Lot Street Address 

29 32 11 Grove Place 
36 7 Beaconlight Avenue (between Shore Blvd and Woodland Avenue 
54 12.01 90 Raritan Avenue 
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55 3 109 Raritan Avenue 
55 5 117 Raritan Avenue 
56 17 138 Center Avenue 
107 2 9 Forest Place 
107 58 136 Main Street 
108 4 29 Forest Avenue 

 
 WHEREAS, the minimum price established were as follows:   
 
Block Lot Street Address Minimum 

Bid 
29 32 11 Grove Place $15,000.00 
36 7 Beaconlight Avenue (between Shore Blvd and Woodland Avenue) $5,000.00 
54 12.01 90 Raritan Avenue $15,000.00 
55 3 109 Raritan Avenue $15,000.00 
55 5 117 Raritan Avenue $15,000.00 
56 17 138 Center Avenue $15,000.00 
107 2 9 Forest Place $15,000.00 
107 58 136 Main Street $7,500.00 
108 4 29 Forest Avenue $15,000.00 

     
 
WHEREAS, the Municipal Clerk opened and read aloud the sealed bids on June 30, 2026 in the 

Council Chambers of Keansburg Borough Hall, 29 Church Street, Keansburg, New Jersey and the 
results are as follows: 

 
Block Lot  High Bidder  Amount 

 
29 32 No bid  

  
 

36 7 Ambrose & Alexlyah Powell    166 Shore Boulevard $5,000.00 
 

54 12.01 Anthony Viera & Marco Herrera   5 Fox Avenue Keansburg, NJ $18,750.00 
 

55 3 JANS4JO, LLC         18 Winchester Lane     Holmdel, NJ 07733 $21,501.00 
 

55 5 AJG Developers, LLC  69 Farrell Drive, Middletown, NJ  07748 $15,000.00 
 

56 17 Jeanne Rich                60 Bayside Pkwy. Middletown, NJ  07748 $20,100.00 
 

107 2 No bid 
 

 

107 58 No bid 
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108 4 Mark & Kristina Lawrence   12 Seawood Avenue Keansburg, NJ $25,000.00 
  
 
WHEREAS, the above-stated amounts were either at the minimum required amount or above 

and all bidders were contiguous property owners. 
 
NOW, THEREFORE, BE IT RESOLVED, by the Mayor and Council that the governing body 

does hereby accept the bid results of June 30, 2026 and hereby directs the Municipal Clerk to confer 
with the Borough Attorney to effectuate the sale of said parcels; and 

 
BE IT FURTHER RESOLVED that a copy of this Resolution be forwarded to the Borough 

Attorney, Borough Manager and Chief Financial Officer. 
    

 

Mr. Cusick asked for a roll call vote: 
Roll Call 
 

 Moved Seconded Ayes Nays Absent Abstain 

Mr. Donaldson       
Mr. Tonne       

Mr. Cocuzza       
Mr. Foley       
Mr. Hoff       

 

RESOLUTION # 26-095 Payment of Bills (07/15/26) No. 2 

BE IT RESOLVED by the Mayor and Council of the Borough of Keansburg that the following numbered 
Vouchers be paid to the person therein respectively and hereinafter named, for the amounts set 
opposite their respective names and endorsed and approved on said vouchers; and 

BE IT FURTHER RESOLVED that checks be drawn by the Chief Financial Officer, signed by the Mayor 
and attested to by the Municipal Clerk as required by law. 

 

Mr. Cusick asked for a roll call vote: 
Roll Call 
 

 Moved Seconded Ayes Nays Absent Abstain 

Mr. Donaldson       
Mr. Tonne       

Mr. Cocuzza       
Mr. Foley       
Mr. Hoff       
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Communications: 

• Keansburg Fire Department 
New Members 

Ariel Shavit Keansburg EMS 
Cody Banks New Point Comfort Fire Company 

Mr. Cusick asked for a roll call to accept and place this communication on file: 
Roll Call 

 
 Moved Seconded Ayes Nays Absent Abstain 

Mr. Donaldson       
Mr. Tonne       

Mr. Cocuzza        
Mr. Foley       
Mr. Hoff       
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Appointments: 
 

• Planning Board Class II vacancy 
• Housing Authority Member vacancy 

 
Department Reports: 

 Steve Ussmann, Water Plant Superintendent, stated that the water quality report has been 
completed.  Repairs were needed to the sludge press at the plant.  At this time the press is up and 
running. 
 
 Joseph Steimel, DPW Asst. Superintendent reported that the Department is working on leaf 
and branch removal due to the recent storms. 
 
 Cliff Moore, Economic Community Development Coordinator, reported on the following: 

 
Update on Businesses in works: 

• Case Karate – 65 N 36: Opened  
• Log & Hatchet Productions – 61 Main St: Opening date not set. 
• Nutrition Kitchen – 32 Church Street. Under Construction 12 weeks of 

construction Mid to end of Sept target opening. 
• Supermarket – Update Live 
• Nail Salon (319 Main Street 7-11 Plaza) – State approved. Construction 

going on 
• Event storage space warehouse – (319 Main Street 7-11 Plaza) 

Background Check 
• Keansburg Ice Cream & Deserts (319 Main Street 7-11 Plaza) – 

Construction on going. Approved by Health Dept. Permits. Looking to 
open in 2 weeks. 

• 295 Main Street – Tentative Physical Therapy – going through process. 
 
New Business Inquiries 

• Dragons Fight Club - Karate & Boxing (319 Main Street 7-11 Plaza) 
Zoning Application Submitted 

 
Other 
Walk through with DCA for Neighborhood Revitalization Tax Credit Program 

 
Francis W. Mullan, T&M Associates, Borough Engineer, reported that the Beaconlight Roadway 
Project is nearing completion.  Punch list items are presently being addressed.  The 2025 Roadway 
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Improvement Project (Park Avenue, East Church Street and Moran Place) is progressing with drainage 
and concrete work to be completed by the end of August.  Final paving will take place in September.   
 
The Friendship Park and tennis court projects should be back out to bid in August.  The conceptual 
plan for the Bayview Avenue drainage project is being finalized.  This project has received federal 
funding and the hope is that the project will be out to bid in the early part of 2027.  
 
 
Mayor Hoff thanked the Recreation Committee and all Borough Departments for their work on the 
festival, spectacular fireworks and fly-overs at the July 4th celebration.  The Summer Concert series 
are being conducted on Friday evenings.   
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Open to the Public: 

Mr. Cusick asked for a roll call vote to OPEN the meeting to the Public: 
Roll Call 
 

 Moved Seconded Ayes Nays Absent Abstain 

Mr. Donaldson       
Mr. Tonne       

Mr. Cocuzza       
Mr. Foley       
Mr. Hoff       

 Kristine Gunningham and Michael Aragones of the Keansburg Garden Club reported on the 
recent activities of the organization.  They recently sponsored a blueberry picking trip which was 
made possible by their fundraising activities with Half Moon.  They will be investigating 
improvements at our local cemetery and are pursuing options for a community garden.  The 
organization has a table at the Half Moon market every Wednesday evening to provide information 
on their endeavors in the community.   

 Kyle Keelen, 90 Leroy Place, asked if the sign at the clubhouse at Collins Field could be 
replaced.  The sign was installed in honor of his father, Jack Keelen, Jr., who was committed to the 
youth of the community through sponsorship and coaching sports activities for many years.   

 Sandra Kuronya, a resident of Granville Towers, 1 Church Street, stated there are numerous 
problems affecting the quality of life for the residents.  Recent problems have included lack of hot 
water and the elevator malfunctioning.  There are especially problems on the sixth floor.   

 Mr. Christopher J. Hoff, Code Enforcement Officer, stated he will be at the building the 
following week (July 20th) with an inspector from New Jersey Department of Community Affairs 

Mr. Cusick asked for a roll call vote to CLOSE the meeting to the Public: 
Roll Call 
 

 Moved Seconded Ayes Nays Absent Abstain 

Mr. Donaldson       
Mr. Tonne       

Mr. Cocuzza       
Mr. Foley       
Mr. Hoff       
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Adjournment 

Mr. Cusick asked for a roll call vote to ADJOURN the meeting: 
Roll Call 
 

 Moved Seconded Ayes Nays Absent Abstain 

Mr. Donaldson       
Mr. Tonne       

Mr. Cocuzza       
Mr. Foley       
Mr. Hoff       

 

 
 

    
Established 1917 

I, Thomas P. Cusick, Municipal Clerk of the 
 Borough of Keansburg, in the County of Monmouth, New Jersey, do hereby certify that the 

foregoing is a true copy of meeting minutes of a regularly scheduled public meeting  
held on July 15, 2026 

 

Attest: 
 

Thomas P. Cusick 
Municipal Clerk  

Borough of Keansburg 

 


