
















 
 

 
 

 
 

 
 

 
 
 

MEMORANDUM 
 

 
 
TO: Members of the Authority 
 
FROM: Michele Brown 

Chief Executive Officer 
 
DATE: February 11, 2014 
 
SUBJECT: Agenda for Board Meeting of the Authority February 11, 2014  
  
 
Notice of Public Meeting 
 
Roll Call 
 
Approval of Previous Month’s Minutes 
 
Chief Executive Officer’s Monthly Report to the Board 
 
Bond Projects 
 
Loans/Grants/Guarantees 
 
Office of Recovery 
 
Edison Innovation Fund 
 
Incentive Programs 
 
Board Memorandums 
 
Real Estate 
 
Public Comment 
 
Adjournment 

           

















 
MEMORANDUM 

 
TO:  Members of the Authority 
 
FROM: Michele A. Brown 

Chief Executive Officer 
 
DATE: February 11, 2014 
 
RE:  Chief Executive Officer’s Report to the Board 
 
 
EDA SEES THIRD CONSECUTIVE MONTH IN SIGNIFICANT APPROVALS UNDER 
NEW GROW NJ PROGRAM  
 
Five Grow NJ projects will be presented to the Board in February, marking the third straight 
month of significant activity under the Economic Opportunity Act of 2013.  These projects will 
result in significant job creation, retention and capital investment in areas throughout the state 
including: Burlington, Hudson, Gloucester, Middlesex and Camden counties.  As a result of 
today’s expected Board action, these areas are collectively slated to receive more than $62 
million in incentives leveraging nearly $157 million in capital investment to the state. The 
projects are set to create approximately 725 new jobs, nearly 100 construction jobs, and retain 
728 jobs at risk of leaving New Jersey.  
 
 
FORT MONMOUTH ECONOMIC REVITALIZATION AUTHORITY (FMERA) 
UPDATE 
 
A little over a year from when the Fort Monmouth Economic Revitalization Authority (FMERA) 
issued a Request for Offers to Purchase (RFOTP) for Howard Commons the FMERA Board 
approved a Purchase and Sale Agreement and Redevelopment Agreement with HovWest Land 
Acquisition, LLC for Howard Commons in Eatontown at its January meeting.  The Board also 
approved entering into exclusive negotiations with Kiely Realty Group, LLC for Russel Hall in 
Oceanport. 
 
Howard Commons is a 63.67-acre parcel on Pinebrook Road in the former Fort’s Charles Wood 
Area. The property includes 486 townhouse units constructed by the Army and a 3,853-square-
foot general purpose building. HovWest, an affiliate of Hovnanian Enterprises, plans to demolish 
the existing buildings and construct 275 two- and three-bedroom for-sale townhomes, 20 percent 
of which will be reserved as affordable housing. The company’s proposal includes retail 
development on the corner of Hope and Pinebrook Roads, and over 20 acres of open space and 
public recreational amenities. 



 
The next FMERA board meeting is Wednesday, February 19, 2014 at 7 pm and will be held at 
the FMERA Office in the former Fort library. 
 
 
NEIGHBORHOOD AND COMMUNITY REVITALIZATION PROGRAM UPDATE  
 
The “Streetscape” component of the NCR program will provide $10 million for “Main Street” 
revitalization programs to assist in the rebuilding and to support the recovery of economic activity in 
commercial corridors in impacted towns and cities throughout the State, This financial assistance  
will support improvements such as, streetscapes, lighting, sidewalks, façade enhancements, code-
related and other physical upgrades to commercial areas in a minimum amount of $125,000 and a 
maximum amount of $1.5 million per project.  
 
Four Streetscape projects from Round One have been approved by the EDA under delegated 
authority and will now move on for required inspections.  The deadline to apply for the first $5 
million round of funding was December 6th.  Any remaining projects from Round One that 
reached the scoring threshold have been rolled into Round Two, (which deadlined January 21st), 
for consideration. 
 
The four projects selected are:  

• Keansburg – a revamp of Main Street and Carr Avenue to reconstruct roadways, build 
sidewalks and make the downtown safer for pedestrians, with repairs and improvements 
to the drainage systems greatly improving the economic vitality of the area;  

 
• Asbury Park – enhancement the town’s historic waterfront that would significantly 

enhance public safety and the attractiveness of the entire boardwalk area;  
 

• Sea Isle City – development of the beach to bay corridor, in particular the downtown 
business district to help the city recover from impacts of the storm;  

 
• Highlands – a project that will replace old and cracked sidewalks and curbs, install 

pedestrian-scale street lights, bike racks, and install benches and trash receptacles to 
support the community at large.  

 
Streetscape applications are reviewed and approved on rolling basis, based on the following 
criteria: 

 
• Sandy Impacted Communities - Projects located in one of the nine (9) most impacted 

counties (Atlantic, Bergen, Cape May, Essex, Hudson, Middlesex, Monmouth, Ocean 
and Union) receive priority scoring and consideration. 

 
• Readiness to Proceed and Succeed – Projects with earlier completion dates are given 

priority scoring to ensure that all awarded funds are disbursed by December 31, 2015. 
 



• Low or Moderate Income (LMI) Communities - Projects will be prioritized based on their 
location in a LMI community as defined by HUD.  Should the NJEDA be in the position 
of considering more than one project that meets the program requirements and 
insufficient funding to assist all, NJEDA will consider primarily the community in which 
the project is located with the greater impact from Superstorm Sandy as the basis for 
determining which project to fund.   

 
• Experience - Applicant’s experience on successfully completing projects of similar size 

and scope. 
 

• Adherence with Plan – Documentation that the project improvements are integral to 
implementing a comprehensive revitalization strategy or plan. 
 

• Extent to which the project will enhance the neighborhood and community at large as 
documented in the submission package 

 
 
CLOSED PROJECTS IN JANUARY 2013 
 
In January, the EDA has closed financing and incentives totaling more than $8 million for 
projects that are expected to support the creation of more than 190 new jobs, the support of more 
than 50 existing jobs and involve total public/private investment of more than $37 million in 
New Jersey’s economy. 
 
The following businesses were assisted in January: 
 
Wolfe-Den, L.L.C. which closed on a $275,643.75 NJ Business Growth Fund loan with a 25% 
EDA guarantee of outstanding principal not to exceed $68,910.94 to purchase commercial 
property in Upper Township in Cape May County.  
 
MSST Fidelco Properties LLC, which closed on a $5,620.161 ERG to acquire and renovate six 
properties in Newark encompassing 106,000 square feet of rental space within a half block of the 
Prudential Center and close proximity to mass transit. The proposed space will feature 11 
commercial units and 72 residential units.  
 
Vish LLC, which closed on a $121,012 BEIP grant to acquire a larger facility in North 
Brunswick. Vish LLC, a leading processor of plastic recyclable materials in the Northeast, chose 
NJ over a comparable site in Bangor, PA. The assistance will allow the company to 
accommodate growth at a 100,000 square foot facility in North Brunswick.  
 
Theorem, Inc., a digital marketing company founded in 2001, closed on a $1,405,250 BEIP 
grant to keep up with its significant growth pattern, planning to create 100 jobs focused on 
business development, technical account management, software development, and key sales and 
support functions. Theorem, whose clients consist of Microsoft, Epsilon, Hearst, Yahoo and 
Edmunds, will move to a larger facility in Chatham in Morris County to accommodate the 
expansion.  



EVENTS/SPEAKING ENGAGEMENTS/PROACTIVE OUTREACH 
 
EDA representatives participated as speakers, attendees or exhibitors at 18 events in January.  
These included: the New Jersey Economic Leadership Forum in Somerset; BC2 Economic 
Opportunity Act Luncheon in Mount Laurel; CCSNJ’s Meet the Policymakers in Voorhees;  
NJTC Technology Forecast in Princeton; and, NAIOP NJ’s Annual meeting in Short Hills.  
 
 
 
 

                                
 

        _________________________ 
 

 
               

 
      























 

 

STRONGER NJ BUSINESS LOAN PROGRAM 
 

SCHEDULE A 
 
 

 

 
Applicant 

 
Loan Amount 

 
Rate and Terms 

Formica Brothers LLC 
 

$2,239,459 
 

0% interest for the first 24 months, followed by 96 
months of interest payments based on the 5-year US 
Treasury rate, set at closing.  10-year term with a 
principal moratorium during the first 18 months 
followed by 102 months of equal principal payments.   

Susan Wagner $48,602 Ten (10) year fully amortizing term with a principal 
moratorium during the first 18 months of the loan.  
The initial fixed rate of interest for the first two (2) 
years of the Loan shall be 0%.  Thereafter, the 
Interest Rate shall be fixed for the remaining eight (8) 
years of the Loan.  "Interest Rate" shall mean the 
average of five-year US Treasury rate as published 
by the Federal Reserve the week prior to closing of 
the Loan. $24,531 of the Loan will be forgivable after 
12 months. 

 
 
 







 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 LOANS/GRANTS/GUARANTEES  









 

 

PETROLEUM UNDERGROUND STORAGE TANK REMEDIATION 

UPGRADE AND CLOSURE FUND 

 

LOANS AND/OR GRANTS 

 

SCHEDULE A 

 

Applicant and/or 

Nominee 

Project Number  Site  Grant Amount  Loan Terms  

Estate of Clara 

Levine  

P38690 82 Jersey Ave. 

Edison Township 

Middlesex County 

$126,385 No Interest; 

No Repayment 

 

 

 

 















 

 

HAZARDOUS DISCHARGE SITE REMEDIATION FUND 

 
 

MUNICIPAL GRANT PROGRAM 

 

 

Applicant and/or 

Nominee 

 

Project 

Number 

 

Site Name and Address 

 

Grant Amount 

Jersey City 

Redevelopment 

Agency 

(City Chemical 

Corporation) 

 

P38741 100 Hoboken Avenue 

Jersey City 

Hudson County 

 

$203,435 

 

Marlboro Township 

(Municipal Park 

Complex 

 

P38666 Wyncrest Road 

Marlboro Township 

Monmouth County 

 

$102,179 

 

 



























































































 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

ECONOMIC REDEVELOPMENT AND GROWTH (ERG) 
GRANT PROGRAM 



The following summary is provided for information only. Full eligibility and review criteria can be found in 
the program’s rules. 
 
ECONOMIC REDEVELOPMENT AND GROWTH (ERG) PROGRAM 
Created by law in 2012, and substantially revised through P.L. 2013, c. 161, the intent of this program is 
to provide State incentive grants to a developer, or non-profit organization on behalf of a qualified 
developer, to capture new State incremental taxes derived from a project’s development to address a 
financing gap, with $600 million authorized for qualified residential projects. 
 
Per N.J.S.A. 34:1B-207 et seq. / N.J.A.C. 19:31-4 and the program’s rules, the applicant must: 
• Have a redevelopment project that is located in a qualifying area and not have begun any construction 

at the project site prior to submitting an application, except: if the EDA determines the project would 
not be completed otherwise; or if the project is undertaken in phases, a developer may apply for 
phases which construction has not yet commenced. 

• Demonstrate to the EDA that 1) the project shall be constructed in accordance with certain minimum 
environmental standards; 2) except with regards to a qualified residential project, the project will 
yield a net positive benefit equaling at least 110% of the grant assistance to the State of 75% of the 
useful life of the project, not to exceed 20 years; and 3) that a financing gap exists. 

• Meet a 20% equity requirement. 
 
Staff Review: 
• A comprehensive net benefit analysis is conducted to ensure the project has a positive net benefit to 

the State of at least 110%. The economic impact model used by the EDA includes multipliers from 
the RIMS II data base, published by the US Department of Commerce, along with internal 
econometric analysis and modeling to assess economic outputs, impacts and likely jobs creation. 

 
Amount of award based upon: 
• Up to 75% of annual incremental State tax revenues or 85% in a Garden State Growth Zone (GSGZ) 

generated by the project over a term of up to 20 years, provided the combined amount of 
reimbursements do exceed 20% of total project cost, or 30% in a GSGZ. 

• The maximum amount of any grant, including any increase in the amount of reimbursement, shall be 
up to 30% of total project cost, except for projects in a GSGZ, which may be up to 40%. 

• Bonus amounts of up to 10% of total project cost are available if the project is: In distressed 
municipality which lacks adequate access to nutritious food and will include a supermarket, grocery 
store or prepared food establishment; In distressed municipality which lacks adequate access to health 
care/services and will include a health care and services center; Transit project; Qualified residential 
project with at least 10% of residential units reserved for moderate income housing; In highlands 
development credit receiving area or redevelopment area; Disaster recovery project; Aviation project; 
Tourism destination project; or Substantial rehabilitation or renovation of an existing structure(s). 
 

Qualified Residential Projects: 
The law authorizes $600 million in incentives for qualified residential projects that the EDA administers 
as tax credits pursuant to P.L. 2013, c. 161, as follows: 1) $250 million for projects within 8 southernmost 
counties, of which: $175 million for projects in Camden; $75 million for projects in municipalities with a 
2007 MRI Index of 400 or higher; and $250 million for projects in: Urban Transit Hubs that are 
commuter rail in nature, GSGZ, Disaster recovery projects, and SDA municipalities located in Hudson 
County that were awarded State Aid in FY 2013 through the Transitional Aid to Localities Program; 2) 
$75 million for projects in distressed municipalities, deep poverty pockets, highlands development credit 
receiving areas or redevelopment areas; and 3) $25 million for projects located within a qualifying ERG 
incentive area 





















 
Paterson Commons II Urban Renewal Associates, LLC 
February 11, 2014  4
  
 

Development Fee $      3,465,000 $                    0 
TOTAL USES $    28,955,854 $    24,256,330 

 
ERG eligible project costs exclude ineligible costs aggregating $4.7 million, which include the 
developer fee as well as $1,234,524 in other ineligible costs under the RES ERG.   
 
 

Sources of Financing Amount            
Senior Debt HMFA $      5,280,000 
Historic Tax Credits $      4,671,470 
Low Income Housing Tax Credits $      8,166,870 
RES ERG  $      5,875,458 
Seller Subordinated Note $      2,537,260 
Non Deferred Developer Fee $      1,834,500 
Equity (deferred developer fee)                                                                 $      1,630,500 
Total Sources $    28,955,854 

 
Historic tax credits constitute federal grants to the project and are subtracted from the eligible 
project costs to arrive at a basis of $19,584,860.  The RES ERG cap for this project is 40% (due to 
factors including; location in a Garden State Growth Zone, location being in a transit hub and, the 
residential units are affordable), which results in maximum credits of $7,833,944.   
 
The Applicant anticipates a declaration of intent from NJHMFA to issue a conduit bond of up to 
$15.43 million with a second mortgage note of $10.15 million for 12 months at 2.4% interest only 
and a first mortgage note of $5.28 million for a total term of 31 years with interest only for 12 
months followed by a 30 year permanent amortization at a 6.6% fixed interest rate.  The second 
mortgage serves as interim funding until the various tax credit sources are available.  
 
Enterprise has provided a term sheet to syndicate the equity to acquire the Low Income Housing 
Tax Credits and Historic Tax Credits, which is presumed to come from TD Bank who has provided 
a term sheet to provide a these funds.   TD Bank has also verbally agreed to purchase the RES ERG 
tax credits.  The purchase amount will be required to conform to the ERG program rules which 
prohibit the sale or assignment of any amount of a tax credit for consideration received by the developer 
of less than 75 percent of the transferred credit amount, as determined at present value. 
 
Equity is the portion of the developer fee paid to Alpert which is deferred and repaid post 
stabilization.  Alpert is also providing a subordinated soft loan to the project as they own the 
property via a related entity who is selling the property to the Applicant.   It is noted that the LIHTC 
and HTC’s count as equity towards the amount of equity in the project thereby enabling the 
Applicant to meet the 20% equity requirement under the RES ERG program.  
 
Gap Analysis 
EDA staff has reviewed the application to determine if there is a shortfall in the project 
development economics pertaining to the return on the investment for the developer and their ability 
to attract the required investment for this project.   Staff analyzed the pro forma and projections of 
the project and compared the returns with and without the RES ERG over a period of 16 years. The 
term includes one year of construction and 15 years of cash flow, which corresponds to the time  











The following summary is provided for information only. Full eligibility and review criteria can be found in 
the program’s rules. 
 
GROW NEW JERSEY ASSISTANCE PROGRAM (GROW NJ) 
Created by law in 2012, and substantially revised through P.L. 2013, c. 161, the intent of this program is 
to provide tax credits to eligible businesses which make, acquire or lease a capital investment equal to or 
greater than certain minimum capital investment amounts at a qualified business facility at which it will 
employ certain numbers of employees in retained and/or new full-time jobs. 
 
Per N.J.S.A. 34:1B-242 et seq. / N.J.A.C. 19:31-18 and the program’s rules, the applicant must: 
• Make, acquire, or lease a capital investment equal to, or greater than, the minimum capital 

investment, i.e.: Industrial/Rehabilitation Projects-$20 sq. ft.; Industrial/New Construction Projects-
$60 sq. ft.; Office/Rehabilitation Projects-$40 sq. ft.; and Office/New Construction-$120 sq. ft. 
Minimum capital investment amounts lowered to 2/3 in GSGZs and in eight southernmost counties 

 
• Retain full-time jobs and/or create new full-time jobs in an amount equal to or greater than, the 

applicable minimum requirements, as follows: Tech start ups and manufacturing businesses - 10 
new/25 retained FT jobs; Other targeted industries - 25 new/35 retained FT jobs; All other 
businesses/industries - 35 new/50 retained FT jobs. 
Minimum employment numbers lowered to 3/4 in GSGZs and in eight southernmost counties 

 
• Demonstrate that: the qualified business facility is constructed to certain minimum environmental / 

sustainability standards; the proposed capital investment and resultant retention and creation of 
eligible positions will yield a net positive benefit equaling at least 110% of requested tax credit 
allocation amount prior to taking into account the value of requested tax credit, and shall be based on 
benefits generated during the first 20 years following project completion (30 years for mega project or 
project in GSGZ and, for GSGZ-Camden, 35 years and equal to 100% of requested allocation); and, 
the award of tax credits will be a material factor in the business’s decision to create or retain the 
minimum number of full-time jobs (if the site was acquired within 24 months prior to project 
application, the business shall provide evidence relating to viable alternatives to site and ability to 
dispose of or carry the costs of the site, if the business moves to the alternate site). 

 
Staff Review: 
• A comprehensive net benefit analysis is conducted to ensure the project has a positive net benefit to 

the State of at least 110%. The economic impact model used by the EDA includes multipliers from 
the RIMS II data base, published by the US Department of Commerce, along with internal 
econometric analysis and modeling to assess economic outputs, impacts and likely jobs creation. 

• For material factor, staff reviews cost benefit analyses provided by the company regarding other out-
of-state sites under consideration and cost of rent, property taxes, and utility costs; and, also 
investigates any existing labor contracts or real estate ownership that would render a re-location out 
of New Jersey impractical or cost prohibitive. 

• For intra-State job transfers, EDA Board shall make a separate determination to verify and confirm 
that the jobs are at risk of leaving the state, the date(s) at which the EDA expects that those jobs 
would actually leave, or with respect to projects in a GSGZ-Camden, that the provision of tax credits 
under the program is a material factor in the businesses decision to make a capital investment and 
locate there, as attested to in a CEO certification. 

• If the business reduces the total number of its full-time employees in the State by more than 20% 
from the tax period prior to approval, then the business shall forfeit its credit for that tax period and 
going forward until such time as its full-time employment in the State has increased to the 80% level. 

 



Amount of award based upon: 
• Base, gross and maximum amounts of tax credits for each new or retained full-time job, follows: 

 
 Project Type Base Amount 

Per Job/Per Year 
Gross Amount 
Per Job/Per Year 

Maximum Amount 
To be Applied Annually 

Mega Project $5,000  $15,000 $30 million 
GSGZ Project $5,000 $15,000 $30 million/$35 million-Camden 
UTHTC Municipality $5,000 $12,000 $10 million 
Distressed Municipality $4,000 $11,000 $8 million 
Priority Area $3,000 $10,500 $4 million (Not more than 90% of withholdings) 
Other Eligible Area $500 $6,000 $2.5 million (Not more than 90% of withholdings)  
Disaster Recovery 
Project 

$2,000 $2,000  

 
• Bonus – The amount of tax credit shall be increased if the qualified business facility meets any of the 

following priority criteria or other additional or replacement criteria determined by EDA from time to 
time in response to evolving economic or market conditions: 

 
Bonus Type Bonus Amount 
Deep poverty pocket or Choice Neighborhoods Transportation Plan area  $1,500  
Qualified incubator facility $500 
Mixed-use development with sufficient moderate income housing on site to accommodate 20% 
of full-time employees  

$500 

Transit oriented development $2,000 
Excess capital investment in industrial site for industrial use (excludes mega projects) $3,000 maximum 
Excess capital investment in industrial site for industrial use (mega projects or GSGZ projects) $5,000 maximum 
Average salary in excess of county’s existing average or in excess of average for GSGZ  $1,500 maximum 
Large numbers of new and retained full-time jobs 
251 to 400 
401 to 600  
601 to 800  
801 to 1,000 
1,001+ 

 
$500 
$750 
$1,000 
$1,250 
$1,500 

Business in a targeted industry $500 
Exceeds LEED “Silver” or completes substantial environmental remediation $250 
Located in municipality in eight southernmost counties with a MRI Index greater than 465 $1,000 
Located within a half-mile of any new light rail station  $1,000 
Projects generating solar energy for onsite use $250 

 
• Final Total Tax Credit Amount – Except for in GSGZ-Camden, the final total amount of tax credit, 

following the determination by EDA of the gross amount of tax credits, shall equal to 100% of the 
gross amount of tax credits for each new full-time job; and 50% for each retained full-time job. 

 
• For tax credits in excess of $40 million, the amount available to be applied by the business annually 

shall be the lesser of the permitted statutory maximum amount or an amount determined by EDA 
necessary to complete the project, determined through staff analysis of all locations under 
consideration and all lease agreements, ownership documents, or substantially similar documentation 
for the business’s current in-State locations and potential out-of State location alternatives. 

 
• Limits on Annual Tax Credits – The amount of tax credits available to be applied by the business 

annually shall not exceed certain amounts: GSGZ/Camden-$35,000,000; Mega Project/Growth Zone-
$30,000,000; Urban Transit Hub - $10,000,000; Distressed Municipality - $8,000,000; Priority Areas 
- $4,000,000 (not more than 90% of withholdings); and Other Eligible Areas - $2,500,000 (not more 
than 90% of withholdings). 
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