
 
 
 
 
 

 
MEMORANDUM 

 
 
TO: Members of the Authority 
 
FROM: Timothy Sullivan  

Chief Executive Officer  
 
DATE: July 16, 2019 
 
SUBJECT: Agenda for Board Meeting of the Authority July 16, 2019 
 
 
Notice of Public Meeting 
 
Roll Call 
 
Approval of Previous Month’s Minutes 
 
CEO’s Report to the Board 
 
Authority Matters 
 
Incentive Programs 
 
Bond Projects 
 
Loans/Grants/Guarantees 
 
Real Estate 
 
Board Memorandums  
 
Executive Session 
 
Public Comment 
 
Adjournment        
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 MEMORANDUM 
 
 
TO:  Members of the Authority 
 
FROM:  Tim Sullivan 
 
DATE:  July 16, 2019 
 
RE:  Monthly Report to the Board 
 
INVESTING IN PEOPLE 
 
The NJEDA’s support of Governor Murphy’s goal of investing in people was evident as the first class of 30 small 
business owners graduated from the collaborative NJEDA and African American Chamber of Commerce of New 
Jersey (AACCNJ) Small Business Bonding Readiness Assistance Program on June 26th. Over the course of the 
program, which started in January, participating small business owners took part in classroom training, 
webinars, and one-on-one sessions with experts designed to position them to obtain surety bonding, a 
prerequisite to competing for state and federal government contracts. Members of the first graduating class 
have already qualified for more than $4 million in surety bonding.  

Also in support of small business owners, we issued the first in a series of blog posts highlighting New Jersey 
entrepreneurs and NJEDA resources to help them overcome their challenges. The blog presents an opportunity 
for sharing of experiences and lessons learned within the state’s entrepreneurial community. 

INVESTING IN COMMUNITIES 
 
Events in June offered opportunities to engage with community leaders in support of Governor Murphy’s goal 
of investing in communities. The NJEDA joined The Governance Project to present state leaders at the National 
Governor’s Association with national best practices for leveraging Opportunity Zones in ways that attract 
transformative community investment and cultivate sustainable economic growth. The forum combined 
insights from The Governance Project’s national focus on inclusion, education, and engagement with critical 
local stakeholder perspectives from the NJEDA’s work with municipalities and community leaders.   

We also met with members of the Urban Mayors Association to share information on Governor Murphy’s 
proposed incentive programs, and participated in the first ever regional Vanguard Conference in Newark. The 
conference was hosted by Next City, a nonprofit organization with a mission to inspire social, economic and 
environmental change in cities through journalism and events around the world. Vanguard is an annual 
gathering of the best and brightest young urban leaders working to improve cities across sectors, including 
urban planning, community development, entrepreneurship, government, transportation, sustainability, 
design, art and media.  

MAKING NEW JERSEY THE STATE OF INNOVATION 
 
In support of the Governor’s goal of restoring the state’s leadership in innovation, we recently announced 
closing of a $250,000 convertible note to Monmouth County-based Additive Orthopaedics through the NJ 
CoVest Fund. The Fund is designed to help emerging technology and life sciences companies bridge the 
funding gap between product development and commercialization and further the NJEDA’s ability to support 

https://gcc01.safelinks.protection.outlook.com/?url=http%3A%2F%2Ftrk.publicaster.com%2Fclick%2Fc2pb-15scfg-k28uxw-73m0ijb5%2F&data=02%7C01%7Cvpellerin%40njeda.com%7Cb08a5ae4401944f6dacf08d6fe45b143%7Cdef9b6fa35984b48bb720bc384032ea3%7C0%7C0%7C636975972619723849&sdata=vEa%2BXEdCsrV63q5coM1IlS1FtiCKIAF4DtwfR6sYc%2B0%3D&reserved=0
https://gcc01.safelinks.protection.outlook.com/?url=http%3A%2F%2Ftrk.publicaster.com%2Fclick%2Fc2pb-15scfg-k28uxx-73m0ijb6%2F&data=02%7C01%7Cvpellerin%40njeda.com%7Cb08a5ae4401944f6dacf08d6fe45b143%7Cdef9b6fa35984b48bb720bc384032ea3%7C0%7C0%7C636975972619723849&sdata=ShyJMweL260vMXIYkRC0%2Fp6kIoDUS1T4MrKDXObFNq4%3D&reserved=0
http://www.additiveorthopaedics.com/
https://www.njeda.com/financing_incentives/technology_lifesciences/NJ-CoVest-Fund
https://www.njeda.com/financing_incentives/technology_lifesciences/NJ-CoVest-Fund


the businesses throughout their growth lifecycle. Located in Little Silver, Additive Orthopaedics is an early-
stage company focused on integrating advanced manufacturing and biologics to develop implants and devices 
for foot and ankle repairs. The company plans to use this funding to hire new employees, finance additional 
research and development, and secure necessary regulatory approvals. 
 
A program that has helped to attract early-stage and growth capital for innovative New Jersey companies is 
being expanded with the signing of Assembly Bill 5604 by Governor Murphy. The bill expands New Jersey’s 
Angel Investor Tax Credit Program, which provides a tax credit for a percentage of an angel investor’s 
investment in a qualifying emerging New Jersey technology or life science business. Under the expanded 
program, the available tax credit increases from 10 percent to 20 percent of a qualified investment, with an 
additional five percent bonus available for investments in a business located in a qualified opportunity zone, 
low-income community, or a business that is certified as minority- or women-owned by the State.  
 
Also in June, I had the pleasure of participating in “Growing New Jersey’s Fintech Ecosystem,” hosted by the 
New Jersey Tech Council and Cross River Bank. The event brought together elected officials, policy makers and 
key business leaders in New Jersey to discuss how the Fintech ecosystem is growing in New Jersey, and why it 
is the ideal location for fintech companies today.  
 
MAKING GOVERNMENT EASIER TO DO BUSINESS WITH 
 
Efforts to raise awareness of state resources thathelp improve access to capital for small businesses continued 
in June, with staff visits to NJEDA-supported businesses. These included Alliance Calibrations Group (ACG) in 
North Brunswick, which purchased a new 11,000-square-foot facility with a loan from Premier Lender M&T 
bank which included an NJEDA participation.   
 
We also visited Haleema Islamic Fashions in downtown Trenton to highlight funding available through the 
Small Business Lease Assistance Program, which reimburses small businesses a portion of annual lease 
payments for new or additional space leased in targeted cities around the state. Several years ago, Haleema 
Islamic Fashions owner Prestina Ray started selling Islamic garb at the Trenton Farmers Market. In 2016, she 
secured a storefront within Trenton and has moved twice to accommodate her business’s continued growth. 
Ray opened the doors of her new, larger location at 102 East State Street in June.  
 
EVENTS/SPEAKING ENGAGEMENTS/PROACTIVE OUTREACH 
 
NJEDA representatives participated as speakers, attendees, or exhibitors at 51 events in May.  These included 
Startup Grind Princeton, Somerset County Biz Fest, the Women in STEM Empowerment Summit, and the New 
York Offshore Wind Supplier Forum. 

ORGANIZATIONAL REALIGNMENT 

As we have discussed at numerous meetings, NJEDA is undergoing a fundamental transformation to a 

comprehensive economic development agency focused on growing innovation, providing sector-based 

resources, nurturing small businesses, catalyzing investment in communities, and promoting New Jersey 

internationally as a premier business and investment destination. As we undergo this organizational 

transformation, we are also making overdue investments in people, processes and systems to meet our 

responsibilities as stewards of taxpayer resources, and are committed to fixing what needs fixing when it 

comes to how we operate.  

NJEDA has and will continue to be more than just a provider of tax incentives. We are working every day to 

reinforce that as we present a broad set of diverse resources, tools, and support to the business community. 

Our goal is to advance development more comprehensively and inclusively to grow a stronger and fairer New 

Jersey economy where all residents can share in economic prosperity. To support the full scope of new 



initiatives, we have taken a number of organizational redesign steps, including the creation of the Office of 

Economic Transformation, which is working to drive significant growth in jobs and investment in high growth 

sectors. The Office of Small Businesses Services is charged with providing robust financial, workforce, and 

technical support to the State’s small business community, with a focus on historically underrepresented firms, 

including women, minority, veteran, disability, and LGBTQ-owned enterprises. The Office of International 

Trade and Investment was formed last year to drive Foreign Direct Investment (FDI) into New Jersey and 

recruit international businesses to the State. 

 

Secondly, there is work to be done in the areas of compliance, transparency, and oversight, and we are fully 

committed as an organization to fixing what needs fixing. The reports issued by both the Office of the State 

Comptroller and the Governor’s Task Force on NJEDA Incentives provide a clear roadmap for where we need to 

focus. Our immediate action plan will focus on three areas in particular – training, processes, and systems. 

• Training – It is our responsibility to provide employees with the training and resources they need to do 

their jobs in a way that is thorough and consistent. This includes onboarding new hires with 

comprehensive and job-specific training, as well as providing ongoing training for current NJEDA 

employees. Frequent refreshers on continually changing programs and legislation, parameters around 

our interaction with clients, consultants and lobbyists, and training focused around fraud detection 

and prevention, are a top priority.  

• As first steps toward accomplishing this, we have hired a talent development and training 

specialist to create and oversee our enhanced training programs and have also assigned staff 

to focus on developing organizational policies and procedures manuals for the various 

programs we administer.  

• Process – We are reviewing, revising, and documenting all processes to ensure controls and 

consistency across all programs - from the moment a customer interacts with business development 

and submits an application, through our review and underwriting process, and ultimately into 

compliance and monitoring once they are approved for NJEDA assistance. Several steps are either 

underway or planned that will help to improve our organizational processes. 

• Last year, we created the Division of Compliance and Program Management, whose 

responsibility is to develop and oversee internal process improvement initiatives. The Division 

is led by Bruce Ciallella who is a member of the Senior Leadership Team and reports directly to 

me.  With the establishment of this Division comes a commitment by our organization to staff 

the Division appropriately to ensure that we have the capacity to apply the thorough and 

consistent monitoring that is required to properly administer these programs. One of the steps 

the Division has already taken is to establish a data-sharing partnership with the NJ 

Department of Labor to more closely monitoring annual reporting of jobs 

• We will also be taking several steps to strengthen our front-end review of applications: 
 

▪ Strengthening of debarment/legal review process, with the expectation that a third-
party professional services firm may be engaged to support a more robust process. 

▪ Requiring CEO certification of applications an all supporting documents immediately 
prior to Board action, in addition to at the time of application submission. 

▪ Verification that a project is in good standing with the NJ Department of Labor and the 
NJ Department of Environmental Protection before proceeding to the Board for 
approval.  



• In the months ahead, we will be developing a comprehensive and documented process to 
address whistleblower complaints – be they from internal EDA staff, or members of the public. 
 

• Systems – We recently celebrated a milestone in a years-long process to improve our internal systems 

with the launch of our new Customer Relationship Management (CRM) and loan software platforms 

earlier this month. These new systems will significantly improve and streamline our organization’s 

operations as far as how we input, share, access, and track information. Enable will be a critical tool 

that should quickly help strengthen our practices related to verification, monitoring and reporting. 

 

                     

     __________________________________ 
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MEMORANDUM 

TO: Members of the Authority 

FROM: Tim Sullivan 
Chief Executive Officer 

DATE: July 16, 2019 

RE: Opportunity Zone Challenge Program 

Summary 

Members are asked to approve: 

1. The creation of the Opportunity Zone Challenge Program - a program to award grants of
up to $100,000 each to municipalities and counties in order to boost community capacity in
financial and technical planning around Opportunity Zone economic development and
ensure maximized attraction and realization of Opportunity Zone-based investments. Grant
awards will be competitively awarded and limited to proposals that achieve a minimum
score based on the evaluation criteria set forth in the attached product specifications.

2. NJEDA Economic Recovery Fund (ERF) utilization of up to $500,000 to
capitalize the Opportunity Zone Challenge Program.

Background 

Designed as new community investment tool to be delivered through Federal tax policy, 
Opportunity Zones were created to encourage long-term investments in distressed urban and rural 
communities nationwide. The Opportunity Zones provide an incentive for investors to re-invest 
their unrealized capital gains into dedicated Opportunity Funds.  Fund capital must be invested in 
Opportunity Zone businesses or real estate projects for a fixed time period in order to access the 
full tax benefit. Following a detailed and community-focused selection process, Governor Murphy 
nominated 169 Census tracts in 75 communities across all 21 New Jersey counties - which were 
approved by the U.S. Department of the Treasury in 2018. 

Opportunity Zone designations have, by their design, a great potential to focus the flow of capital 
and economic investment into communities that have historically faced economic challenges. This 
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long-term scarcity of investment, combined with the pressing needs and strained capacities of 
local governments, has often led to diminished local abilities to develop and capitalize beneficial 
projects. With the advent of Opportunity Zones and the potential for historically high flows of 
previously unavailable capital, this lack of capacity to harness investment could lead many 
communities to lose out on real estate and business equity investments with the potential to create 
catalytic change.   
 
The goal of this grant program is to encourage communities to build economic development 
capacity by developing community-specific plans that will frame their pursuit of Opportunity 
Zones-based investments. 
 
Program Details 
 
The Opportunity Zone Challenge program intends to award a total of up to $500,000, structured as 
individual grants of up to $100,000 each, to select Municipal or County governments or a 
Municipal Partnership whose applications achieve a requisite score or greater. Applicants must 
demonstrate through their applications how their proposed strategic plans will catalyze the building 
of investment capacity in their Opportunity Zone(s) - and help communities to realize their goals 
for Opportunity Zone investments.   
 
The grant is open to the 75 New Jersey municipalities and 21 counties where at least one 
Opportunity Zone census tract, either in whole or in part, is located within the geographic 
boundaries. 
 
Applicants must designate strategic partners with whom they will be conducting their Opportunity 
Zone strategic planning efforts. A municipality, county, or municipal partnership is required to 
enter into a formalized partnership agreement with a minimum of one (1) strategic partner.  The 
purpose of these agreements is to leverage external expertise to best achieve the goals of the 
Opportunity Zone Challenge. Strategic partners must have executed the partnership agreement 
before the municipality, county, or municipal partnership submits its grant application. 
 
Grant recipients will be required to design and submit a detailed, Opportunity Zones-focused 
strategic plan - which will be used to guide growth of economic development-focused technical 
capacities in marketing, business development, financial analysis, municipal planning and/or 
regulatory reform. The plan proposal must clearly demonstrate a viable path to bringing ideas to 
implementation and show a collaborative stakeholder engagement process and strategy. The local 
government entity will then be responsible for implementing the plan - based upon their unique 
needs and targeted to where the community sees the potential for long-term, socially responsible 
Opportunity Zone investment. 
 
Strategic Plan proposals may focus on any number of elements, including: 

• Financial or Marketing Plan/Prospectus 
• Real Estate Development Plan 
• Zoning, Code and Regulatory Reform Plan 
• Planning efforts that would address the underlying planning and capacity-building goals of 

the Opportunity Zones Challenge 
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Proposals will be accepted up and until September 16, 2019 at 4:30 pm EDT.  Proposals will 
then be reviewed for completeness and scored based on the criteria set for in the project 
specifications attached below.  The expected date of the grant award will be October 2019.  
 
For an applicant to be considered for a grant award, an entity must meet a minimum score of 
50. Upon receipt and evaluation of all compliant proposals, staff will present its 
recommendations to the Board.   
 
A municipality or a county may only submit one application each in a lead role, but an 
applicant municipality may also be included in a municipal partnership or as a strategic 
partner in additional applications where they play a non-lead role. A strategic partner may 
participate in more than one application. A proposal on behalf of a county does not preclude a 
municipality within that county from submitting their own proposal. 
 
The attached product specifications provide greater detail as to the minimum eligibility 
requirements the applicant must meet to be considered for an award. Applications must 
include plans for specific deliverables that can be fully completed (with copies provided to 
EDA for public consumption) six calendar months after the execution of funding agreement 
between EDA and the recipient. Recipients may request an extension of up to one (1) month. 
The extension request will be at the sole discretion of the Authority and delegated to staff. 
 
 
Recommendation 
 
Approval is requested for the Opportunity Zone Challenge Program, in the maximum amount 
of $500,000 from the Economic Recovery Fund, to fund five (5) grants of up to $100,000 each 
to communities for economic development that will help to position municipalities, counties, and 
municipal partnerships to augment their capacity for investment and attract local Opportunity Zone 
project investment. Grant awards will be based on proposals that achieve a minimum score 
based on the evaluation criteria set forth in the attached product specifications. 
 
Approval is also requested to delegate to staff the authority to grant a one-month extension, 
upon request, to the deadline for municipalities and counties that have been awarded grants 
under the Opportunity Zone Challenge Program to complete their strategic plans and submit 
their final deliverables. 
 
 

 
 
Tim Sullivan 
Chief Executive Officer 

Prepared by: Tai Cooper & John Costello 
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Attachments 

Exhibit  A -   Innovation Challenge  Program Specification
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Exhibit A Opportunity Zone Challenge Grant 
Proposed Specifications 

July 2019 

 

   

 
 
 
 

Total Funding Amount Up to $500,000 

Administrating Agency EDA 

Program 
Purpose & 
Overview 

The Opportunity Zones Challenge is designed to serve as an extension 
of Governor Murphy’s vision towards building a stronger and fairer 
New Jersey economy. As highlighted by the Governor’s 2018 economic 
development strategic plan titled “The State of Innovation”, these joint 
goals will require a focus on investment in two of the state’s greatest 
assets: communities and people. To this end, New Jersey seeks to assist 
communities in leveraging the powerful Opportunity Zones incentive to 
the best of their abilities. 
 
Grant recipients will be required to design and submit a detailed, 
Opportunity Zones-focused strategic plan - which will be used to guide 
growth of economic development-focused technical capacities in 
marketing, business development, financial analysis, municipal 
planning and/or regulatory reform. The local government entity will 
then be responsible for implementing the plan - based upon their 
unique needs and targeted to where the community sees the potential 
for long-term, socially responsible Opportunity Zone investment. 
 
Opportunity Zone designations have, by their design, a great potential 
to focus the flow of capital and economic investment into communities 
that have historically faced economic challenges. This long-term 
scarcity of investment, combined with the pressing needs and strained 
capacities of local governments, has often led to diminished local 
abilities to develop and capitalize beneficial projects. The goal for this 
grant program is to encourage communities towards rebuilding this 
capacity – by developing community-specific plans that will frame 
their pursuit of Opportunity Zones-based investments. 
 
To build local community centered investment capacity, the Authority 
will create the Opportunity Zone Challenge Program - a program to 
award grants of up to $100,000 each to communities for economic 
development plans to boost community capacity in financial and 
technical planning around economic development and ensure 
maximized attraction and realization of Zone-based investments. Grant 
awards will be based on applications that achieve a minimum score 
based on the evaluation criteria set forth in the attached product 
specifications. 
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Eligible Applicants • Applicant must meet one of the following definitions: 
o New Jersey municipal government (a proposal 

submitted by a single municipality)  
o New Jersey county government (a proposal submitted 

by a single county) 
o Municipal partnership (two to five New Jersey 

municipalities partnering on a proposal, with a single 
designated lead municipality)  
 

• Applicant must have least one Opportunity Zone census tract, 
either in whole or in part, located within the geographic 
boundaries of the New Jersey municipality or county.  
  

• For a municipal partnership application, each participating 
municipality must contain, within their geographic boundaries, 
either wholly or partially at least one (1) census tract designated 
as an Opportunity Zone. 
 

• A municipality, county, or municipal partnership applicant is 
required to have entered into a formalized partnership agreement 
before application with a minimum of one (1) strategic partner. 
The purpose of these strategic partners is to leverage external 
expertise to best achieve the goals of the Opportunity Zone 
Challenge. Strategic partners must also have an expressed interest 
in helping Opportunity Zone municipalities grow their capacity 
for investment. The partnership agreement(s) must outline the 
roles and responsibilities of the parties, demonstrates 
collaboration in working towards building community capacity 
for economic development, and, if applicable, details any other 
resource commitments from the strategic partner to the 
application. The agreement can be conditional to a successful 
grant award. 
 

• Each municipal or county applicant will be considered the project 
lead, both for purposes of the application and (if successful) for 
activities to be undertaken following grant award. In the case of a 
municipal partnership, the partnership must designate ONE lead 
municipality to serve in this role.  
 

• Project leads will have the following responsibilities: serve as the 
sole entity under whose name the application will be submitted; 
serve as the sole entity with whom the Authority would execute a 
grant agreement (in the event of an application approval); serve as 
the sole entity receiving disbursements from the Authority per the 
terms of the grant agreement and distributing the disbursements 
among partners, as necessary, to execute the planning project; and 
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serve as the sole entity responsible for meeting the deliverables of 
the contract.   

 
• A municipality or a county may only submit one application each 

in a lead role, but an applicant municipality may also be included 
in a municipal partnership or as a strategic partner in additional 
applications where they play a non-lead role. A strategic partner 
may participate in more than one application. A proposal on 
behalf of a county does not preclude a municipality within that 
county from submitting their own proposal. 
 

• Strategic partners may be involved in multiple applications but 
must operate in accord with compliance process of the lead 
municipality or county. 
 

• Lead municipality or county will be responsible for collecting 
compliance documentation from the strategic partner in 
accordance with any applicable procurement processes. 
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Strategic Plan 
Examples 

1) Financial or Marketing Plan/Prospectus  
 
Plans intended to showcase to investors the advantages and benefits of 
Opportunity Zone real estate and/or business equity investment 
opportunities located within the Opportunity Zone municipality/county 
or partnership.  The plans are the result of activities including, but not 
limited to: data planning, collation, collection, and/or analysis activities; 
leveraging of existing data sets and analysis from the NJ Department of 
Community Affairs; external Opportunity Zones-based research and 
analysis; development of documents or electronic media  
 
Examples of projects may involve showcasing investment projects 
within a specific business sector in Opportunity Zones, including but not 
limited to the following: 
 

• showcasing of benefits of construction or rehabilitation of 
commercial and mixed-use buildings for multi-tenant business 
development within an Opportunity Zone  

• showcasing investment in entities that provide necessary services 
to a specific business sector  

• showcasing potential venture capital business investments 
• showcasing funding of an industry specialized laboratory or 

research and development space located within an Opportunity 
Zone. 
 

2) Real Estate Development Plan  
 
Opportunity Zone-focused feasibility planning for the development of 
commercial or mixed-use projects, including multi-family, retail, office, 
hospitality, community, and industrial. Examples might include but are 
not limited to the following: 

• planning for the ground up construction of local building 
projects within the Opportunity Zone or Zones 

• planning for adaptive reuse of a vacant building or series of 
buildings within the Opportunity Zone or Zones 

• planning for the construction or adaptive reuse of structures that 
promote new innovative housing solutions  

• planning for the building or adaptive reuse of vacant buildings 
into mixed use, multi-tenant residential, industrial or other 
business development within an Opportunity Zone or Zones. 

Projects may be stand-alone or distinct parts of a larger development 
within an Opportunity Zone. 
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 3) Zoning, Code and Regulatory Reform Plan 
Planning towards the modification (i.e. reform) of local and/or county 
zoning, codes, and regulations in order to promote streamlining 
customer experiences, reduction of costs involved in development 
processes and expedited process to encourage investment in Opportunity 
Zones. The plans will also focus on protecting local stakeholders, 
residents and ecosystems and concentrate on local investment goals.   
 
4) Other 
Any Opportunity Zone-focused planning efforts not specifically detailed 
above that would address the underlying planning and capacity-building 
goals of the Opportunity Zones Challenge.  We welcome any new and 
innovative approaches to expanding capacity and economic 
development that do not fall directly into the categories above – 
particularly where geared towards any unique or novel challenges in a 
particular community. 
 

July 16, 2019 Board Book - Authority Matters



Exhibit A Opportunity Zone Challenge Grant 
Proposed Specifications 

July 2019 

 

   

 
 

Scoring Criteria All compliant proposals; received on or before September 16, 2019 
at 4:30pm EDT; will be reviewed. 
 

Proposals will be evaluated by a cross-organizational Evaluation 
Committee composed of the Authority’s staff and possibly other state 
agency subject matter expert to evaluate, score, and rank applications 
received in response to this Application, and the criteria established 
herein.   
 
Proposals will be evaluated & scored on the criteria listed below (# 1 – 
7), based on the information submitted in applications as set forth in 
below.  
 
The New Jersey Economic Development Authority will not 
consider for award a proposal unless it achieves or exceeds an 
overall score of fifty (“50”) on a scale of 0-80, with 80 being the 
highest rating. 

 
Highest Score Possibility: 80 points  
Minimum Score Requirement: 50 
points 
 

 
Evaluation Criteria 1 -  
The point scale is as follows for:                                  
0 points - Absence of ability to meet the criteria.                                                         
1 – 7 points – Minimal ability to meet the criteria.                                                                                                        
8 - 11 points – Satisfactory ability to meet the criteria.                                                                                                  
12 - 17 points – Exceptional ability to meet the criteria.                                                                                                      
18 - 20 points - Unique ability to meet the criteria. 
 

1) Evidence of the proposal to demonstrate the plan’s ability to 
achieve one or more capacity building goals of the 
Opportunity Zone Challenge, as outlined in the Scope of 
Work. 
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 Evaluation Criteria 2 – 6 -  
The point scale is as follows for: 
0 points - Absence of ability to meet the criteria.                                                                 
1 – 3 points – Minimal ability to meet the criteria.                                                                         
4-6 points – Satisfactory ability to meet the criteria.                                                                                                       
7-9 points – Exceptional ability to meet the criteria.                                                                                                        
10 points - Unique ability to meet the criteria. 
 

2) Strength of programming or policy design within the 
Proposal, regarding the reputation, capacity, and proposed 
level of commitment from the strategic partnering entity(ies); 
benefits and practical advantages of the partnership(s). 
 

3) Demonstrated ability within plan to increase municipal, 
regional and county government knowledge and capacity to 
build investment growth. 
 

4) Proposal’s emphasis on meeting Opportunity Zone 
community investment goals 

 
5) Presence and strength of business equity investment strategy 

within the proposal. 
 

6) Presence and strength of a defined collaborative stakeholder 
engagement process and strategy. 
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 Evaluation Criteria 7 -  
The Point scale is as follows:  
10 points for Top 1-25 Rank  
8 points for 26-40 Rank  
6 Points for 41-60 Rank  
4 Points for 61-99 Rank  
2 Points for 100-150 Rank 
1 point for 151 and above 
 

7) 2017 Municipal Revitalization Index Rank.  See 
https://www.nj.gov/dca/home/MuniRevitIndex.html 

 
In the case of a single municipality, the municipality’s rank as listed in 
the 2017 Municipal Revitalization Index ranking will be used as the 
ranking criteria for proposal evaluation 
 
In the case of two or more municipalities, the 2017 Municipal 
Revitalization Index rankings for each participating municipality will be 
averaged to create a rank for the proposal evaluation criteria.   
 
In the case of a county government, the 2017 Municipal Revitalization 
Index rankings for each Opportunity Zone municipality within the County 
will be averaged to create a rank for the proposal evaluation criteria. 
 
 
The rank will be rounded to the nearest whole number in the event of a 
remainder.   

If the remainder is equal to or greater than .5, the rounding will 
round up to the next whole number. Example: If the average score 
is 4.55, the score will round up to 5. 
   

If the remainder is less than .5, the rounding will round down to the next 
whole number.  Example: If the average score is 4.33, the score will 
round down to 4. 
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Exhibit A Opportunity Zone Challenge Grant 
Proposed Specifications 

July 2019 

 

   

  
In the event of a tied score, the following will be used to break the tie:  
 

• Numerical rank used for scoring in Question 7 – Municipal 
Revitalization Index (1 = Highest Score, 565 = Lowest Score); 

• Highest score from Question 1 - Evidence of the proposal to 
demonstrate the plan’s ability;Highest score from Question 5-
Presence and strength of business equity investment strategy 
within the proposal. 
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Exhibit A Opportunity Zone Challenge Grant 
Proposed Specifications 

July 2019 

 

   

Application Process and 
Board Approval 

Scoring Committee to review applications based on publicly released 
scoring criteria. 
 
Applications that achieve a minimum score of 50 will be ranked and 
staff will present recommendations to the EDA Board. 
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Exhibit A Opportunity Zone Challenge Grant 
Proposed Specifications 

July 2019 
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GROW NEW JERSEY ASSISTANCE PROGRAM (GROW NJ) 
MODIFICATIONS
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NJ FILM AND DIGITAL MEDIA TAX CREDIT PROGRAM
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NJ$ EPA
MEMORANDUM

TO: Members of the Authority

FROM: Tim Sullivan
Chief Executive Officer

DATE: Julyl6,2019

SUBJECT: Film Tax Credit Program

The following project under the Film Tax Credit Program has been reviewed by EDA staff and
recommended for approval. The film is described on the attached project summary:

Film Tax Credit Program Awards:

P45507 Viacom International, Inc. $ 583,857

Total Film Tax Credit Awards — July 2019 $ 583,857

Prepared by: David Lawyer

36 West State Street I PC Box 990 : Trenton, NJ 08625-0990 609-858-6700 customercare@njeda.com I www.njecla.com

July 16, 2019 Board Book - Incentives



NEW JERSEY ECONOMIC DEVELOPMENT AUTHORITY
PROJECT SUMMARY - FILM TAX CREDIT PROGRAM

As created under the Garden State Film and Digital Media Jobs Act, P.L. 2018, c. 56, the New Jersey
Film and Digital Media Tax Credit Program provides a credit against the corporation business tax and
the gross income tax for certain expenses incurred for the production of certain films and digital media
content in New Jersey. Under the Film Tax Credit Program, applicants are eligible for a tax credit
equal to 30% of qualified film production expenses, or 35% of qualified film production expenses
incurred for services performed and tangible personal property purchased through vendors whose
primary place of business is located in Atlantic, Burlington, Camden, Cape May, Cumberland,
Gloucester, Mercer or Salem County.

APPLICANT: Viacom International, Inc. P45507

APPLICANT BACKGROUND:
Viacom International, Inc. produces an annual award show titled Black Girls Rock!, founded by
former DJ and model Beverly Bond, that honors and promotes Black women in different fields
involving music, entertainment, medicine, entrepreneurship and visionary aspects. The categorized
awards include “The ‘Rock Star’ Award,” “Social Humanitarian,” “Who Got Next?,” “Living Legend,”
“Shot Caller,” “Trailblazer,” “Motivator,” “Young, Gifted & Black,” “Star Power,” and
“Visionary.” The program also features musical performances by female recording artists in
the R&B and Soul music genres.

This film content has been reviewed and recommended for approval under the Act by the New Jersey
Motion Picture and Television Commission.

ELIGIBILITY AND GRANT CALCULATION:
As part of eligibility for tax credits under the New Jersey Film Tax Credit Program, a film must meet
at least one of two expense eligibility thresholds:

1. Total Film Production Expenses: A minimum of 60% of the film’s total production expenses
(calculated excluding post-production expenses) must be incurred after July 1, 2018 but before
July 1, 2023 for services performed and goods purchased through vendors authorized to do
business in New Jersey. The following film production expenses are projected by the applicant.

A. Total Film Production Expenses after July 1, 2018 $4,504,625
B. Total Post Production Expenses $ 103,604

C. Services performed and goods purchased through vendors $1,928,958
authorized to do business in New Jersey.
(excluding_any_post-production_expenses)

Percentage Calculation = C/(A-B) 44%
Criterion Met No

2. Qualified Film Production Expenses: During a single privilege period, the film must have more
than $1 million in qualified film production expenses. “Qualified film production expenses” are
expenses incurred in New Jersey after July 1, 2018 for the production of a film, including pre
production costs and post-production costs. “Qualified film production expenses” shall include,
but shall not limited to: wages and salaries of individuals employed in the production of a film on
which the New Jersey Gross Income Tax has been paid or is due; and, the costs for tangible
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Viacom International, Inc. New Jersey Film and Digital Media Tax Credit Program Page 2

personal property used and services performed in New Jersey, directly and exclusively in the
production of the film, such as expenditures for film production facilities, props, makeup,
wardrobe, film processing, camera, sound recording, set construction, lighting, shooting, editing,
and meals. Payments made to a loan out company or to an independent contractor shall not be a
“qualified film production expenses” unless the payments are made in connection with a trade,
profession, or occupation carried on in this State or for the rendition of personal services performed
in this State and the taxpayer has made the withholding required by N.J.A.C. 19:31-21.3(c).
“Qualified film production expenses” shall not include: expenses incurred in marketing or
advertising a film; and payment in excess of $500,000 to a highly compensated individual for costs
for a story, script, or scenario used in the production of a film and for wages or salaries or other
compensation for writers, directors, including music directors, producers, and performers, other
than background actors with no scripted lines. The following qualified film production expenses
are projected by the applicant to be incurred in New Jersey:

Qualified Film Production Expenses incurred in NJ during a single $1,946,189
privilege period after July 1, 2018
Criterion Met

/ Yes

AWARD CALCULATION

Base Award Criteria Calculation Result
30% of Qualified Film Production Expenses $1,946,189 x 30% = $583,857

Bonus_Criteria_Met
Submission of Diversity Plan deemed satisfactory $0 x 2% $0
by EDA and NJ Taxation. 2% of Qualified Film
Production Expenses
5% of Qualified Film Production Expenses incurred $0 x 5% $0
for services performed and tangible personal
property purchased through vendors whose primary
place of business is located in Atlantic, Burlington,
Camden, Cape May, Cumberland, Gloucester,
Mercer or Salem County.

Total Award $583,857

APPLICATION RECEIVED DATE: 12/20/20 18 (Application #8)
DATE APPLICATION DEEMED COMPLETE: 1/30/2019
PRINCIPAL PHOTOGRAPHY COMMENCEMENT: 8/26/18
PRINCIPAL NJ PHOTOGRAPHY LOCATION: Newark
ESTIMATED DATE OF PROJECT COMPLETION: 8/26/18
APPLICANT’S FISCAL YEAR END: 12/31/2019
TAX CREDIT VINTAGE YEAR(S): SFY2O19
ANTICIPATED CERTIFICATION DATE: 9/30/20 19

In general, the final documentation required shall be submitted to the Authority no later than four years
after the Authority’s initial approval if the taxpayer is seeking a credit against the tax imposed pursuant
to N.J.S.A. 54: 1OA-5 and three years after the Authority’s initial approval if the taxpayer is seeking a
credit against the tax imposed pursuant to the N.J.S.A. 54A: 1-1 et seq.
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Viacom International, Inc. New Jersey Film and Digital Media Tax Credit Program Page 3

The Garden State Film and Digital Media Jobs Act provides a total of $75 million tax credits originally
available for State Fiscal Year 2020. After today’s approval, $74.4 million remains in the program
for State Fiscal Year 2020. However, there are 15 applications in the pipeline totaling $66.4 million
leaving $8.6 million available for State Fiscal Year 2020.

APPROVAL REQUEST:
The Members of the Authority are asked to initially approve the proposed award to the applicant under
the New Jersey Film and Digital Media Tax Credit Program. The recommended tax credit is
contingent upon receipt by the Authority of evidence that the applicant has met certain criteria to
substantiate the recommended award, and is subject to final approval by the Authority and the Division
of Taxation. Staff may issue the Authority’s final approval if the criteria met by the company is
consistent with that shown herein. If the criteria met by the company differs from that shown herein,
Staff may lower the tax credit amount to reflect what corresponds to the actual criteria that have been
met.

APPROVAL OFFICER: T. Wells
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NJEDA
TO: Members of the Authority

FROM: Tim Sullivan
Chief Executive Officer

SUBJECT: NJEDA State Pension Funding Current Interest Bonds, Series 1 997A and State
Pension Funding Zero Coupon Bonds, Series 1997B — P 15750

DATE: July 16,2019

Request:

The Authority is being asked to approve the de-listing of its State Pension Funding Current Interest
Bonds, Series 1 997A (the “Series 1 997A Bonds”) and its State Pension Funding Zero Coupon
Bonds, Series 1997B (the “Series 1997B Bonds” and, together with the Series 1997A Bonds, the
“Series 1997 A and B Bonds”) from the Luxembourg Stock Exchange and to authorize the
execution and delivery of any documents in connection therewith.

Background:

On June 30, 1997, the Authority issued State Pension Funding Bonds, Series 1997 A-C (Federally
Taxable) in the aggregate amount of approximately $2.8 billion pursuant to the Pension Bond
Financing Act of 1997, L. 1997, c. 114 (the “1997 Act”) and the State Pension Funding Bond
Resolution adopted on June 20, 1997, as supplemented (the “Resolution”). Debt service on the
State Pension Fund Bonds is subject to appropriation on an annual basis by the State Legislature
and secured by a contract between the Authority and the State Treasurer. The Series 1997 A & B
Bonds have outstanding principal balances of approximately $1.28 billion and $357 million,
respectively. The Authority refunded the Series 1997 C Bonds in March 2003 which still have an
outstanding principal balance of $375,000,000.

Pursuant to the Resolution, the Series 1997 A and B Bonds were authorized to be listed on the
Luxembourg Stock Exchange. However based on information publically available from the
Luxembourg Stock Exchange web site, there has been no trading of the Series 1997 A and B Bonds
on the Luxembourg Stock Exchange. Based on the lack of trading, no benefit is being realized by
the Authority from maintaining the listing of the Series 1997 A and B Bonds on the Luxembourg
Stock Exchange. The approximate annual cost to the State for maintaining the listing on the
Luxembourg Stock Exchange is €6,000 ($6,724.20 as of June 15, 2019).

Chiesa, Shahinian & Giantomasi PC, is serving as Bond Counsel to the Authority for this matter,
and has provided its opinion that the adoption of the Second Supplemental Resolution (defined
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below) and the actions authorized therby, including the de-listing of the Series 1997 A & B Bonds
from the Luxembourg Stock Exchange will not materially adversely affect the owners of the Series
1997 A & B Bonds. In addition, U.S. Bank National Association, as trustee has consented as
required per the Resolution.

Recommendation:

Based upon the historical lack of trading on the Luxembourg Stock Exchange and the recurring
expense of maintaining the listing, the Members are requested to approve the adoption of the
Second Supplemental State Pension Funding Bond Resolution (the “Second Supplemental
Resolution”) authorizing the de-listing of the Series 1997 A and B Bonds from the Luxembourg
Stock Exchange and the execution and delivery of any documents in connection therewith.

Prepared by: Lori Zagarella
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NJEDA
MEMORANDUM

TO: Members of the Authority

FROM: Tim Sullivan
Chief Executive Officer

DATE: July 16, 2019

SUBJECT: The Gill St. Bernard’s School
$14,485,000 Tax-Exempt Stand-Alone Bond Modification
(P40208 & P40211)

Request:
Consent to the following changes:

1. Extend the Maturity from January 1, 2040 to 25 years from the new closing date;
2. Extend the Direct Purchase Period from January 20, 2025 to 10 years from the new

closing date;
3. Alter the Interest Rate Calculation; and
4. Alter the Taxable Interest Rate.

Background:
The Gill St. Bernard’s School (“Gill”, “the School”, or “the Borrower”) is a 501 c (3) not-for-
profit organization that provides education to students in grades K-12. The School was formed in
1900 and has 16 buildings in Chester Township and Gladstone Borough. Gill St. Bernard’s
operates a college preparatory day school with separate lower, middle, and upper school
buildings and has an enrollment of 685 students from across New Jersey. The School has current
accreditation from both The Middle States Association of Colleges and Schools Commissions on
Elementary and Secondary Schools (MSA-CESS) as well as The New Jersey Association of
Independent Schools (NJAIS).

In 2014, the Members approved an $8.3 million tax-exempt bond and a $6.2 million advance
refunding bond for a total of $ 14.485 million in financing. Bond proceeds were used to purchase
130 acres of land and the buildings to expand the school’s facilities and to refund prior bonds
used for construction of a gymnasium and an elementary school. Wells Fargo (“the Bondholder”)
purchased the Bonds which have 25-year terms with variable interest rates based on formulas
outlined in the Indenture Agreement. In 2018, the Authority approved a waiver of the effects of
the 2017 Tax Act on the bond’s interest rate calculation. The new tax law would have resulted in
a significant rate increase resulting from a calculation where the Maximum Federal Corporate
Tax Rate inversely affects the rate.
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Currently the Bondholder and Borrower are seeking changes in advance of an upcoming rate
reset, as well as to take advantage of the current favorable market conditions. In addition to
changing the rate, they will extend the maturity rate and Direct Purchase Period so that the bond
reverts to its original 25-year term with a 10-year Direct Purchase Period. These changes will
also enable a new swap agreement between the Bank and Borrower to proceed. More
specifically, they are seeking to amend the Bond Agreement and Indenture Agreement to
effectuate an extension of the Maturity and Direct Purchase Period as well as to change the
calculation of the Index-Based Interest Rate calculation and the Taxable Interest Rate in the
event the Bond becomes taxable. The Continuing Covenants Agreement will be amended as well
to reflect the changes of the above terms and agreements.

The Bond’s Maturity date will be extended so that the bond now matures 25 years from the new
closing giving an anticipated maturity of August 1, 2044 rather than January 1, 2040. The Direct
Purchase Period is being extended from January 20, 2025 to 10 years from the new closing date
to match up with the new maturity date. The Direct Purchase Period allows the Borrower to lock
in a rate at which the Bank is committed to hold the bond for the entirety of the designated
period.

The Bond’s interest rate is being changed to an Index Rate calculated as follows: multiplying the
Applicable Factor of 80.4% (previously 69.5%) by one-month LIBOR, plus the Applicable
Spread of 93 basis points (previously 125 basis points). This provides an indicative rate of
2.8466% compared to a rate of 2.9061% under the current calculation. In the event that the bond
loses its tax-exempt status, the Taxable Interest rate calculation will be the product of the interest
rate in effect multiplied by 1/(1-Prevailing Maximum Federal Corporate Tax Rate). The old
Taxable Rate would be the rate in effect multiplied by times 1.54. Using the new rate, that would
give an indicative Taxable Rate of 3.60% compared to an indicative rate under the old
calculation of 4.38%.

Chiesa, Shahinian, and Giantomasi, PC, Bond Counsel to the Authority has advised that the
changes will not affect the tax-exempt status of the bond. A public hearing is required for this
modification, and notice has been published in the applicable newspapers. The modification will
cause a reissuance and the Authority will file an IRS form 8038.

Recommendation:
Consent to change the interest rate calculation and extend the maturity and Direct Purchase
Period of the bond. The bond’s Continuing Covenants Agreement will also be amended to reflect
the changes in the Indenture and Bond Agreement.

Prepared By: Angus Comly
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NJ$EDA
MEMORANDUM

TO: Members of the Authority

FROM: Tim Sullivan
Chief Executive Officer

DATE: July 16, 2019

SUBJECT: Oaks Integrated Care, Inc.
$2,357,202 Tax-Exempt Stand-Alone Bond Modification
(P25363 & P25802)

Request:
Consent to the following changes:

1. Provide a new maturity date of 8/1/2034;
2. Convert the interest rate to a fixed rate equal to 4.10%;
3. Alter the payment schedule to reflect the new maturity and rate; and
4. Remove the Call Option.

Background:
Oaks Integrated Care (“Oaks” or “the Borrower”) formerly known as Family Services of
Burlington County, New Jersey, is a not-for-profit 50 1(c) (3) provider of behavioral health and
wellness services to adults, children, and families in nine counties throughout southern and
central New Jersey. Established in 1962, Oaks provides over 60 programs that focus on
community integration, integrated substance abuse treatment, strengthening families, preventing
hospitalization and improving long term outcomes. In addition to counseling and support
services, Oaks provides programs for adoption support, teenage parent programs, day programs
for developmentally disabled adults, partial care mental health services and group homes
services. They employ over 850 full and part time employees.

In 1994, the Members approved a $1.6 million tax exempt bond to acquire land and buildings to
use as a comprehensive community mental health facility as well as renovations on the buildings.

In 2009, the Members approved a $3.283 million tax-exempt bond to refinance approximately
$3.4 million in several existing outstanding conventional loans with Liberty Bell Bank and
Beneficial Savings as well as to refund $493,000 of outstanding principal from the 1994 bond.
The proceeds of the existing loan debts were used to finance the acquisition and improvement of
group homes, permanent supportive apartment facilities and office buildings and costs of
issuances. TD Bank (“the Bondholder”) purchased the bond through a direct issuance with a 25-
year term and a rate of 1-month LIBOR plus 200bps, with a call option in 2019.
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Rather than call the Bond, TD Bank and the Borrower have renegotiated the terms of the Bond
and have asked for the Members’ consent, as required. Currently the Bondholder and Borrower
are seeking to amend the Bond Agreement to effectuate an extension of the Maturity, change the
interest rate, alter the payment schedule to reflect these changes, and to remove the call date.
These changes are being made in advance of the upcoming call date of this year.

The Bond’s Maturity date will be extended so that the bond now matures 15 years from the new
closing giving an anticipated maturity of August 1, 2034 rather than May 1, 2034. The Bond’s
interest rate will now be set as 4.10% calculated as 190bps above the Federal Home Loan Bank
of Boston rate. The interest rate in the past had been calculated as 1-month LIBOR plus 200bps,
which would give an indicative rate of 4.38%. The payment schedule that is attached to the Bond
and Bond Agreement will be amended to reflect the changes in final maturity and interest rate.
The Call Dates’ language will be deleted in its entirety, as this modification takes place in the
call date period.

Chiesa, Shahinian, and Giantomasi, PC, Bond Counsel to the Authority has advised that the
changes will not affect the tax-exempt status of the bond. A public hearing is required for this
modification, and notice has been published in the applicable newspapers. The modification will
cause a reissuance and the Authority will file an IRS form 8038.

Recommendation:
Consent to change the maturity, interest rate, and payment schedule, in addition to removing the
call date provisions.

Prepared By: Angus Comly
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PETROLEUM UNDERGROUND STORAGE TANK (PUST)
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; 
NJIEDA 

MEMORANDUM 

TO: Members of the Authority 

FROM: Tim Sullivan, Chief Executive Officer 

DATE: July 16, 2019 

SUBJECT: NJDEP Petroleum UST Remediation, Upgrade & Closure Fund Program 

The following residential project has been approved by the Department of Environmental 
Protection to perform upgrade and site remediation activities. The scope of work is described on 
the attached project summary: 

PUST Residential Grant: 

P45597 John Reilly $98,924 

Total UST Funding - July 2019 $98,924 

Tim Sullivan 

Prepared by: Kathy Junghans 

36 West State Street I PO Box 990 I Trenton, NJ 08625-0990 I 609-858-6700 I customercare@nJeda.com I www.njeda.com 
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NEW JERSEY ECONOMIC DEVELOPMENT AUTHORITY 
PROJECT SUMMARY - UNDERGROUND STORAGE TANK GRANT 

APPLICANT: John Reilly P45597 

PROJECT USER(S): Same as applicant 

PROJECT LOCATION: 32 Sanders Road 

GOVERNOR'S INITIATIVES: ( ) Urban 

• - indicates relation to applicant 

Edison Township (N) Middlesex 

( ) Edison ( ) Core ( ) Clean Energy 

APPLICANT BACKGROUND: 
Between February 2018 and December 2018, John Reilly received an initial grant in the amount of $9,610 
under P44489 and a supplemental grant in the amount of $98,577 under P45038 to remove a leaking 
550-gallon residential #2 heating underground storage tank (UST) and perform the required remediation. 
The tank was decommissioned and removed in accordance with NJDEP requirements. The NJDEP has 
determined that the supplemental project costs are technically eligible to perform additional remedial 
activities. 

Financial statements provided by the applicant demonstrate that the applicant's financial condition conforms 
to the financial hardship test for a conditional hardship grant. 

APPROVAL REQUEST: 

The applicant is requesting aggregate supplemental grant funding in the amount of $98,924 to perform the 
approved scope of work at the project site. Because the aggregate supplemental funding including this 
request is $197,501, it exceeds the maximum aggregate staff delegation approval of $100,000 and therefore 
requires EDA's board approval. Total grant funding including this approval is $207,111. 

The NJDEP oversight fee of $9,892 is the customary 10% of the grant amount. This assumes that the work 
will not require a high level of NJDEP involvement and that reports of an acceptable quality will be submitted 
to the NJDEP. 

FINANCING SUMMARY: 

GRANTOR: Petroleum UST Remediation, Upgrade & Closure Fund 

AMOUNT OF GRANT: $98,924 

TERMS OF GRANT: No Interest; No Repayment 

PROJECT COSTS: 
Remediation 

NJDEP oversight cost 

EDA administrative cost 

TOTAL COSTS 

APPROVAL OFFICER: K. Junghans 

$98,924 

$9,892 

$250 

$109,066 
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NJ$EDA
MEMORANDUM

TO: Members of the Authority

FROM: Tim Sullivan
Chief Executive Officer

RE: Higher Education Public Private Partnership Program
New Jersey City University
West Campus Block 1 and 5B - KKF University Enterprises, LLC
Seconded Amended Application

DATE: July 16, 2019

Summary
The Members are asked to approve New Jersey City University’s (“Applicant”) and KKF
University Enterprises LLC (“Private Partner”) second amended application to develop a mixed-
use development to in two phases, that will now include a revised 347 market rate apartments,
8,564 SF of commercial space. 295 parking spaces, and related residential amenities (“Project” or
“Development”), on approximately ±2.257 acres on the Applicant’s campus under the Higher
Education Private Public Partnership Program (the “Program”) established by P.L. 2009, c. 90, as
amended (the “Act”). The Project’s total development cost will now increase to ±$ 111.1 million,
with the outstanding phase 2 cost totaling ±$66.97 million. The Applicant currently owns the
±2.257 acres.

This amended application is required because of the required changes, to resolve the Riverkeeper
Litigation, to the Crossroads supermarket project site with the same Applicant that is adjacent to
this Project and previously approved by the Members. Part of Crossroads parking now resides on
what was formerly 123 parking spaces that would have served Block 1 (“Phase 2 Project”). To
address the parking issue for its Crossroads project, the Applicant and the Private Partner have
revised the Phase 2 Project to include only 1 building with 144 structured parking spaces, 46
additional apartment units, and 8,564 SF of retail. Under the Act, the Authority retains “the right
to revoke [its] approval if it determines that the project has deviated from the plan submitted.”
Staff performed a substantive review of the amended application and supporting documentation in
accordance with the Act and pursuant to the Authority’s Higher Education Institution Public-
Private Partnership Program Guidelines (the “Guidelines”) and recommends approval of the

l-hgher Education Public Private Partnership Program
Ve,i Jersey City Universttv
r’ Amendment to the West Campus Blocks I and 5B
Page I

July 16, 2019 Board Book - Real Estate



Applicant’s proposed revisions to the Phase 2 Project. The Authority’s approval will be subject
to the Applicant submitting additional items that are outlined below.

Background
A. Prior Approvals

In September 2015, the Members approved the public-private partnership between the Applicant
and the Private Partner for the Applicant’s West Campus which was to have included a two
phased development consisting of 301 market rate apartments, 11,093 SF of commercial space,
303 parking spaces, and related residential amenities for an estimated development cost of
+$83.42 million. For your information, the initial board approval is attached as Exhibit A to this
memo.

Because Jersey City would not approve 2 redevelopment area bonds (“RABs”) for the West
Campus (one for KKF and one for Claremont Construction for their respective mixed-use
projects), the Members subsequently approved, in July 2016, the first amendment to this
application and the Claremont Construction application in which Jersey City, in lieu of
approving the RABs, granted an infrastructure bond (+$ 16 million) for the West Campus, which
was equivalent to the RABs financings.

B. Application Timeliness
The original application was filed within the existing deadline of August 1, 2015. An application
amendment may be filed afler the deadline. However, the project still must be completed within 5
years of the Authority’s final approval by no later than September 9, 2020. Real Estate Division
Staff has reviewed this amended application by the Applicant and considered the amendment to
be complete.

C. Private Financing and Ownership ofthe Land
Staff has reviewed the amended application to confinu that the Private Partner continues to assume
full financial responsibility for the construction of the Project and that the Applicant has no
financial responsibility for the Project’s construction. The Applicant currently owns the ±2.257
acres that will be leased to the Private Partner controlled entity(ies) for the Project. As required
by the Act, the Applicant will continue to own the land during the lease term.

D. Revised Project Description, Encouraging Green Building and Project Schedule
1. Revised Project Description

The West Campus (approximately +22 acres) is subject to ongoing environmental litigation in the
United States District Court in a consolidated matter titled the “Riverkeeper Litigation,” civil
docket number 05-955. The Riverkeeper Litigation includes resolving what type of development
may occur on the remediated portions of the impacted properties, which includes Blocks 4A and
6 on the \Vest Campus known as the Crossroads conunercial development site which is
immediately adjacent to the Private Partners’ Project Site.

Higher Ethicatiun Pub/ic Private Partnership Program
New Jersey CEQ’ University
2”' Amendment to West Campus Block I and 58
Page 2
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Phase 2 of the Private Partner’s Project as initially approved by the Members was to include 2
separate buildings (with 23 single car garages), a 16-space parking lot along Carbon Place, and a
123-space parking lot at the corner of Hernandez Way and Carbon Place (see Exhibit B attached).
However, in March 2019, the Members approved the revised Crossroads Project site to resolve the
environmental litigation, which objected to Crossroads original site plan due to the site’s
environmental conditions. The reconfigured Crossroads site plan removed the Private Partner’s
parking lot at the corner of Hernandez Way and Carbon Place and added it to the Crossroads site
for customer parking and possible future development of a parking deck by the Applicant to serve
the ShopRite and the proposed performing arts center (see Exhibit C attached).

To address the loss of 123 parking spaces, the Applicant and the Private Partner agreed to revise
the Phase 2 Project as follows: instead of developing 2 buildings including 23 one car garages and
2 separate parking areas (see Exhibit B), KKF proposes to construct one building, fronting Carbon
Place, that will include 144 structured parking spaces on 2 floors, 8,564 SF of ground floor retail,
and 198 apartments above the structured parking (see Exhibit C attached). Elevations and floor
plans for the proposed phase 2 building are attached as Exhibit D. The following chart summarizes
the differences between the approved and proposed Phase 2 Project:

API’IIOVEL) 1110J1Cf PROPOSED PROJEUf PROJI4UF DII’I’IOIFNCE

Phase I tinder Phase I Under TM.’ ¾ Change - ¾ Change -

‘hue 2 To(al ItQ3Cd
Contnntion Difference Phase 2 Tet.I ProjnCmitn.rdon

SIud’otln3ts (I Ii Ii 0 311 38 25 192.31% 192.11%

IflRLlt,t.’ 1211 101 223 110 136 2% 28 2591% I22I,

2 hR Unils 20 3’ 60 29 24 53 (7) -22.511’. -I ‘.67’s

Retail SF 0 119(13 1.903 0 11.564 8.56-11 (3.33 -211.0?. -211.115%

Single Garages II 29 23 1, 0 0 (23) -100,0(1’, - IIYI.l6I.,

StrIae Parking Spice. 0 39 139 Cl 0 0 (139) -100.00’3 -

SlntlnrctlP.sslang III 0 151 [SI 144 295 144 95.36.

•
TolsUnit, 149 92 301 49 19$ 347 -46 .0026’s 15.2W’.

lollal Retail II II 901 11.903 0 9564 8.564 (3,339) -211.115% -211.05%

. Total PaRing Space. IS I 162 313 51 144 295 (IN) -II.lIe -5.75% -

2. Green Building Standards
New Jersey Green Building and/or LEED Standards under Act “encouraged” and are not
mandatory. The Private Partner continues to represent that the revised Project will incorporate
Green Building and/or LEED Standards “when practicable.”

3. Project Schedule
The Project initially was approved by the Board for completion by September 9, 2020 which
would have been within the 5 year statutory completion deadline. However, the Project could
not be completed by this deadline due to the Riverkeeper Litigation. The Applicant believed they
had designed the adjacent Crossroads Project to comply with the environmental restrictions.
When Crossroads’ plans became an issue the Applicant and the Private Partner then agreed to
revise the Project’s design to provide added parking for Crossroads to resolve the Riverkeeper
Litigation. This resulted in a redesign of Phase 2 of this Project as described in this memo.

Based on the foregoing and subject to the conditions of approval set forth in this memo, Staff
recommends that the Members approve the amended project completion schedule as being a

Higher Education Public Private Partnership Program
New Jeisey City University
2”Amendment to the West Campus Blocks land 5B
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permitted extension under the Act. Neither the Applicant nor the Private Partner was the cause
of the delay. The pause in the Project as described above was due solely to the Riverkeeper
Litigation and was not within the Applicant or Private Partner’s control.

Block 5B (Phase 1), currently under construction, will be completed in September or October of
this year. Phase I was initially anticipated to be completed in the winter of 2018 but was then
subject to permitting delays. Under the Act, the 2 phases of the Project will have to be
completed on or before September 9, 2020. The Applicant has revised the Phase 2 Project
schedule as follows: construction will start on about September 1, 2019, and the receipt of a
temporary certificate of occupancy is projected to be issued on or about July 1, 2021.

Staff further recommends a Phase 2 Project completion extension until December 31, 2021,
which will take into account any unforeseen weather, site conditions, or other construction
related issues during the Phase 2 Project construction period.

In accordance with the Guidelines, staff has reviewed the Applicant’s description of the Phase 2
Project, its design, and schedule. Staff concludes that the Applicant continues to propose a feasible
project plan, design, and schedule.

K Revisions to the Partnership Documents
The lease between the Applicant and the Private Partner were revised to:

• Change the Phase 2 Project site as described in this memo
• Change the Phase 2 Project description as summarized in this memo
• Change the Private Partner’s ground lease rent for phase 2 which will be calculated based

on 157 apartments due to the Private Partner’s additional cost for the phase 2 redesign
related costs

• Provide the Project an easement on Block 4A for a necessary PSE&G transformer
• Permit the Private Partner to encroach upon and construct below Block 4C for required

campus wide stormwater infrastructure and piping for the Phase 2 Project
• Provide that the Private Partner has the sole obligation to provide parking for the Phase 2

Project

F Partner’s Experience and Qualfrncations
The Private Partner has not proposed any changes to the development team. Staff concludes
that the Project’s development team, as previously proposed, has sufficient experience to own,
develop, construct, operate and maintain the Development.

Higher Education Public Private Partnership Program
New Jersey City University
2fltAmendtnent to West Campus Block land SB
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G. Project Financing and Feasibility
1. Sources and Uses ofFunds

The following chart summarized the revisions to the sources and uses statement for the Project:

APPROVED PROPOSED PROJEUf flhl’FEItLNUE

Phase I tlndrr
Phase 2 Total Project

roo.lnacnssn

54-4,3-10.094 866.968.863 SIt 1J9S7

Phase I t’.der
PIns. 2 Total Project

Con,tnsctlo.

$19340094

525.000.000

So

522.468.863
531.000.000

513.500.000

541.808.957

55 0. 00 ‘4.0 00

5 13.500,000

The phase 2 amended application did not include financial commitments. As currently modeled in
the operating proforma, the mezzanine debt will be refinanced in year 3 operations. As part of the
refinancing, the Private Partner will contribute an additional +$5.273 million of equity. The
following chart summarizes the rate, term and amortization period for the first mortgage and
mezzanine debt

Mezzanine
1st Mortgage

Debt

The operating proformas includes the following annual assumptions:

• Income Growth Rate: 2%
Vacancy rate: 4%
Operating Cost Inflation Rate: 2%

If the operating expense inflation rate is increased to 3%. and the remaining assumptions are held
constant, the Project can still maintain a debt service coverage ratio of 1.20.

Higher Ecluca (bit Public Private Partnershrp Program
Vet,- Jerseo’ City (Jhiversity
>td .4mt’nd,,se,st to f/se West Campus Blocks I and 58

Phase I Coder
SUMMARY OP ISES

(‘onstn,ction
Phaae2 Tots Project

• AcqIJiStsiOsI 5543.563 5483,122 $I,026.8t5 5510,503 SO $543563 tSlt3.322t .00.00’, .4707’8

Improveosenls 531.919.214 $311047142 $66043916 534.939.264 555.936.414 590,375,711 524.831,732 79.13°, 37 00°,

Iofer,iona1 Servica 52.438.780 SI.917.1t9 54.355.975 52.438.786 52.015.0140 54.453.786 597.81 I 5.10’, 2.25’,

flnaiscistg & (She, Costs 52.970.008 52.703.158 $5,670,106 52.970.008 54.207.203 $7183.21 I SI 504.045 55 64’s 26.48°,

ConIing..Th0, 51.044.852 51.628.120 $3,673.71 I 51.044.852 52 280.225 54.323.107 $651,396 3999% 7.735,

Devclqpni’rnl Fcc 54.397.571 51.244.188 $3,641,730 55,397,571 82.930.000 $3917571 . 51.285,81 2 103.15% 43.67°,

‘ Total U.n 544340.094 539.011.385 SS3.421.4&2

Total Difference
% (‘hooge S’s (Thange

Phase 2 TrIal l°nsjeet

SU3I3LtRY OF
SQL’ lICE S

Phase I Under

Canstnictlon

Equity

1,1 )Iodge

5.5c7,7.oninc Dell

Phase 2 TeD Project

519.340.094 $12,001,388 531,411.482

525.000,000 527.000,C00 S52,l,t;I33

SO SO SO

527,857,475 71.36% 33,43%

Total Differenee
% Llt.iage % floange

Phase! Total Project

Total Stiacca 844,340,094 539,081,388 963,421,482 I I 5-l-t.3-l,094 566.968,863 5111.300.957 I I 527.887,475 74.36% 33.43%l

510.387.475

54.ofatuAl

SI 3.500.0W)

85.98°, 33.06%

14.11!, 7.09,

INITIAL 3 YEARS OF
OpF.z

Principal S3t.000.000 513500,000
Rate 5.75% 4.75%

Amortization 30 3
Term 30 3

4th YEAR TO YEAR 30 Mezzanine
OF OpEi

1st Mortgage
Debt

Principal 539,000,000 $0.00
Rate 3.50% 0

Amortization 30 0
Tcnu 30 0

2. Operating Proforrna
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3. Market Feasibility
The Private Partner updated the market feasibility study to reflect the proposed Phase 2 Project
revisions. The following charts summarizes the analyst’s conclusions regarding unit size, unit
count in each apartment category, recommended monthly rent by unit, and projected monthly
income required to rent each unit:

Phase2proposod #Unhs PhaseiProposed
Difference % Dilterawe DifferenceAvg SF Recommended Units

I 706 (69) -8.90% 136 136 0
I 510 (15) .216% 45 31 (7)

I 982 (168) -14.61% 17 24 7

Recommended 2021 Recommended Proposed Income -

%Reat Income %TncomePhase 2 Proposed
Rents & Recommended Inconw (35% for RI

(35% for Housinc Rent Difference
Difference Difference Differrence

Income Rent housing Costs) Costs)

I Studio $1,829 S62,709 $1531 $52,491 ($298) -16% ($10,217) 16.29% I
I I IIRJr. $2,060 $70,629 31.851 $63163 (5209) -10% ($7166) -10.15% I

I BR with Den 52,364 521,051 52.393 582,046 529 1% 5994 1.23% I
I 2 BR 52.929 5100.423 $2,841 507.406 ($88) -3% ($3017) .7.00% I

The analyst concludes that the primary renters-will include the following (in descending order):

• 25-34 Age Households - single or married, who reside regionally and are employed
in Jersey City, Manhattan or Newark.. . - This [renterl is anticipated to be primarily
without children living at home.

• 35-44 Age Households — ofien referred to as ‘renters by choice’, these tenants will
be single or married, who reside regionally and are employed in Jersey City,
Manhattan or Newark. Although some of these renters will have a child living at
home, the majority will be childless.

• NJCU — Graduate students, faculty, and to a lesser degree, Under-Graduate students
who will be doubling up in a single apartment.

Upon construction completion, the analyst estimated that the Project will reach stabilized
occupancy (95%), within 13 and 20 months, assuming that between 10 and 15 apartments are
leased per month.

4. Long-Range Maintenance Plan
The long-range maintenance was revised to account for the Phase 2 Project revisions. The plan
submitted complies with industry standards for replacement reserve accounts and capital
maintenance plans and the long-range maintenance guidelines prepared by the Authority’s
consultant and adopted by the Authority. Accordingly, staff concludes that Applicant has
submitted an adequate long-range maintenance plan for the Phase 2 Project.

Higher Education Public Private Partnership Program
New Jersey City University
2”” Amendment to West Campus Block I and 5B

Recommended
Unit Size and

Quantities
Studio

I BR
2 DR

Avg SF
Recommended

525
775
1150

%Dlfference

.1 5.56%

41.18%
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5. Recommendation Regarding Project Financing and Feasibility
After reviewing the Project’s budget, operating proforma, market study, and supporting
information, the Real Estate Division’s staff has assessed the soundness of the financial plan and
concludes that the Project continues to be financially feasible and has a supported need. Staff
concludes that the Project’s development cost, accounting for prevailing wage, and projected
operating expenses continue to be are reasonable and are within current market conditions.

H DPMC ClassUication
The Private Partner has not selected a general contractor and represents that the selected contractor
will comply with the required DMPC classification.

I. Other Requirements of the Act
In accordance with the requirements of the Act, the applicant previously produced evidence and
has certified to comply with the following requirements of the Act:

• Prevailing Wage. The Project Owner will pay prevailing wage as required by the Act
(“Each worker employed in the construction, rehabilitation, or building maintenance
services of facilities by a private entity that has entered into a public-private partnership
agreement with a State or county college. . . shall be paid not less than the prevailing
wage rate”).

• Project Labor Agreement. The Project Owner will enter into the required project labor
agreements during the construction, operation, and long-range maintenance of the project
(the Applicant included a draft agreement in its submission).

• Bond. The Project Owner will post the required payment bond or have the bond posted on
its behalf.

J. Recommendation
Staff recommends that the Board approve the amended application subject to the following
conditions being met to the satisfaction of appropriate staff (e.g., Chief Executive Officer, Senior
Vice President of Finance and Development, or the Vice President of the Real Estate Division) for
the Phase 2 Pro ject:

I. Providing a copy of the executed Lease and Development Agreements with attachments
(excluding the plans and specifications, if applicable)

2. Submitting, in final form, the development and operating budgets in the Authority’s Excel
template (substantially the same as the documents reviewed by the Authority)

3. Submitting, in final form, Project labor agreements for the construction and contracts to
implement the long-range maintenance plan, which require not paying less than prevailing

Higher Edcation Public Private Partnership Program
New Jersey City Univet-sily
2’ Amendment to the West Canpus Blocks I and SB
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wage and to the greatest extent possible, enhances employment opportunities for
individuals residing in the county of the Projects location

4. Submitting the satisfactory DPMC classification for the selected contractor

5. Submitting, in final and satisfactory form, posted bonds guaranteeing prompt payment of
moneys due to the contractor (and/or subcontractors)

6. Submitting a final copy of the Project’s financing commitments:

a. The City of Jersey City Council resolution authorizing the bond financing in an amount
not to exceed $16 million and authorizing the City to pay the Applicant for past and
Thture infrastructure improvements on the West Campus

b. PILOT approval resolution and the executed PILOT agreement
c. Executed private financing commitments (construction and permanent)
d. If applicable, executed private equity financing commitment
e. Current financial statement (not more than 3 months old from the date of submission)

of the person or entity providing the Private Partner’s equity financing
f. Final executed agreement between the Applicant and the City regarding infrastructure

improvements to be constructed by the Applicant satisfactory to the Act

7. Submitting other items (i.e., any other document which may contain a material business
term to the “partnership agreement” between the parties) that the Applicant must provide
in order to obtain the Authority’s final approval

8. Providing quarterly reports commencing upon the Authority providing a letter stating the
conditions of this memo have been met for the Project phase and ending upon the receipt
of an initial certificate(s) of occupancy (or equivalent) for the Project phase

The Applicant and the Private Partner shall have until December 31, 2021, to complete the Phase
2 Project. No further extensions to the Phase 2 Project completion date will be granted.

The Applicant shall not permit the Private Partner to commence construction on the Phase 2
Project until the Authority’s staff receives and reviews the requested items listed above and the
Authority’s staff issues correspondence stating that conditions in this memo are met.

Higher Education Public Private Partnership Program
Weu’ Jersey City University
2’’ Amendment to I Vest Campus Black / and 58
Page 8

July 16, 2019 Board Book - Real Estate



Recommendation
In summary, I request the Members approve the amended application for phase 2 of the Project
subject to the conditions stated above and authorize designated Authority staff to approve the
conditions upon satisfactory completion by the Applicant.

Tim Sullivan
Chief Executive Officer

Att.: Exhibits A thiough D
Prepared by: Juan Burgos

Higher Education Public Private Partnership Program
Men Jersey Cit, Uniwrsity
r’ Amendment to the West Campus Blocks I and 58
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EXHIBIT A: SEPTEMBER 2015 BOARD APPROVAL
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ADOPTED
EXHIBIT A: SEPTEMBER 2015 BOARD APPROVAL

SEP 10 2015

Attachment

Resolution of the New Jersey Economic Development
Authority Regarding Approval of New Jersey City University’s
Higher Education Public Private Partnership Application to
Develop a Mixed Use Development — West Campus Blocks
I and 58 (KFF University Enterprises, LLC)

WHEREAS, the Members of the New Jersey Economic Development Authority have been

presented with and considered a Memorandum in the form attached hereto; and

WHEREAS, a Memorandum requested the Members to adopt a resolution authorizing

certain actions by the New Jersey Economic Development Authority, as outlined and explained in the said

Memorandum.

NOW, THEREFORE, BE IT RESOLVED by the New Jersey Economic Development

Authority:

1. The actions set forth in the Memorandum attached hereto, are hereby approved,

subject to any conditions set forth as such in said Memorandum.

2. The Memorandum, attached hereto, is hereby incorporated and made a part of this

resolution as though set forth at length herein.

3. This resolution shall take effect immediately, but no action authorized herein shall

have force and effect until 10 days, Saturdays, Sundays, and public holidays excepted, after a copy of the

minutes of the Authority meeting at which this resolution was adopted has been delivered to the Governor

for his approval, unless during such 10-day period the Governor shall approve the same, in which case such

action shall become effective upon such approval, as provided by the Act.

DATED: September 10, 2015

EXHIBIT 24
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cdm
Ntw JERSEy ECONOMIC DEVELOPMENTAUTNORnY

MEMORANDUM

TO: Members of the Authority

FROM: Timothy J. Lizura
President and Chief Operating Officer

RE: Higher Education Public Private Partnership Program
New Jersey City University
West Campus Blocks I and 5B (KKF University Enterprises, LLC)

DATE: September 10, 2015

Summary
The Members are asked to approve New Jersey City University’s (“Applicant”) application to
develop a mixed-use development, in two phases, that will include 301 market rate apartments,
11,093 SF of commercial space, 303 parking spaces, and related residential amenities (“Project”
or “Development”),on approximately ±2.25 acres on the Applicant’s campus under the Higher
Education Private Public Partnership Program (the “Program”) established by P.L. 2009, c. 90,
as amended (the “Act”). The Project’s total development cost will be ±$83.42 million. The
Applicant currently owns the ±2.25 acres. Under the Act, the “Authority shall review all
completed applications” and “[n]o project shall be undertaken until final approval has been
granted by the [Ajuthority.” N.J.S.A. 18A:64-85.f(3). Staff performed a substantive review of
the application and supporting documentation in accordance with the Act and pursuant to the
Authority’s Higher Education Institution Public-Private Partnership Program Guidelines (the
“Guidelines”) and recommends approval of the Applicant’s Project. The Authority’s approval
will be subject to the Applicant submitting additional items that are outlined below.

New Jersey City University
Higher Education Public Private Partnership Program
West Campus Blocks I and SB
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Background
The Authority’s Scope ofReview
Under the Program, the Authority must review and approve an application, which, in order to be
complete, must contain the following items:

1. a ulill narrative description of the project
2. a public-private partnership agreement between the state or county college and the

private developer
3. a land lease or land agreement
4. fmancial information including the estimated costs and fmancial documentation for

the project
5. a detailed project schedule (i.e. timetable) for completion of the project extending no

more than five years after consideration and approval
6. DPMC classification information for the required contractors and/or subcontractors;
7. evidence of arrangements for entering into project labor agreements and paying

prevailing wagesas required by the Act
8. evidence of arrangements for issuance of the required bonds.

The financial documentation shall include a long term maintenance plan that will “spcci& the
expenditures that qualify as an appropriate investnient in maintenance.” In addition, the
Authority may impose “other requirements that the [A]uthority deems appropriate or necessary.”

Within the Act’s deadline, the Applicant submitted a complete application for the Project with
adequate exhibits and supporting documentation which included an adequate form of the Ground
Lease and Project Development Agreements which serve as the partnership agreement for this
Project. Real Estate Division Staff deemed the application complete.

The Act requires that any project undertaken through the Program must be financed in whole by
the private entity. Staff has reviewed the project documents to confirm that the private partner
assumes hill fiuiancial and administrative responsibility for the construction of the Project and
that the Applicant has no financial responsibility for the construction of the Project. The Act
also requires that the State or institution of higher education must retain thU ownership of the
land upon which any project undertaken through the Program. Staff has reviewed the Project
documents to confirm that the Applicant will retain full ownership of the land where the Project
will be developed.

New Jersey City University
Higher Education Public Private Partnership Program
West Campus Blocks 1 and 5B
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Project Description and Schedule
A. West Campus Development Plan

1. Overview
The Applicant’s Facilities Master Plan outlines the university’s planned expansion on the West
Campus. In 1970’s, the Applicant started acquiring the ±21.3 acres, former industrial land,
which is bounded by Route 440 to the North, Carbon Plan to the East, South Road to the West,
and West Side Avenue to the South. In 2005, Jersey City adopted the West Campus
Redevelopment plan, which incorporates the Applicant’s vision:

The University intends for the West Campus to be more than a typical college
campus. It will also be a place for city residents to work, shop and live. When
filly developed, the project will include a significant amount of retail space,
structured parking, student as well as market-rate housing, academic teaching
spaces, academic offices, a performing arts center, and primary and secondary
schools.

2. West Campus Environmental Histoty
Honeywell remediated the chromium related contamination on the 21 acres, which is the subject
of a consent decree and deed restrictions. Additionally, the Applicant recently remediated the
non-chromium environmental contamination on portions of the 21 acres, which is also subject to
a deed restriction.

3. West Campus Site Plan
The Applicant’s current site plan for the West Campus, which is attached as ExhibitA, includes:

• A performing arts center
• A student dorm (currently being developed as a public private partnership between

the Applicant and RISE, formerly Ambling University Development Group)
• 581 market rate apartments, ±50,000 SF ground floor retail, and 620 parking spaces

(which includes this Projecj), and
• A supermarket, fitness center, ±650 structured parking spaces, a rooftop restaurant

and tennis courts.

B. Blocks land SB
In May 2015, the Applicant issued a Request for Proposals to design, develop, construct,
manage, and a residential and commercial project Block I and SB. Thirteen firms received the
RFP, howeyer only KKF University Enterprises, LLC (“Project Owner”) submitted a proposal.
The Applicant selected the Project Owner to develop a mixed-use development on Blocks 1 and
SB that will include 301 apartments, 11,903 SF of commercial space, 303 parking spaces and
related residential amenities. In June 2015, the Applicant’s Board of Trustees approved the

New Jersey City University
Higher Education Public Private Partnership Program
West Campus Blocks 1 and 5B
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Project Owner as the private partner for the Project under the Act and authorized the appropriate

officials of the Applicant to negotiate and execute documents to consummate the transaction.

The Project Owner will enter into a ground leases and development agreements with the

Applicant for Block I and SB, and will own, finance, develop, construct, and manage the

improvements.

The Project Owner will develop the Project in two phases as follows:

1. Phase 1: In the spring of 2017, the Project Owner will commence construction on

Bock SB, and will complete the first phase in the winter of 2018.

2. Phase 2: In the spring of 2020, the Project Owner will commence construction on

Block I in the spring of 2020, and will complete the second phase in the winter of

2021.

The proposed Development will include 301 market rate apartments, 11,903 SF of retail

commercial space, 303 parking spaces, and related residential amenities allocated as follows:

Phase 2: Block 1 Residential

Unit . Avg. Mo.
Units Avg. SF

Type Rent

Studio 13 $1,544.00

I BR 108 633 $2,088.00

2BR 31 912 $2,657.00

3BR 0 $0

Total 152

Phase 2: Block 1 Commercial

8SF
Tenant Square Feet Annual Rent

Rent.

____________________________________________

TUD $36.75 11,903 $437,435.25

Total Apartments 301

Total Commercial 11,903

Total Parking 303

Total Square Feet 262,286

New Jersey City University
Higher Education Public Private Partnership Program
West Campus Blocks I and 5B
Page 4

Phase 1; Block 5flResidential

Unit Type Units Avg. SF
Avg. Mo.

Rent

Studio 0 $0

1BR 120 705 $1,911

2BR 29 828 $2,721

3BR . 0

TotaL 149
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The Project will include 3 five-story buildings allocated as follows:

Phase 1: Block 5B
• First Floor: - residential entrance, fithess and yoga rooms, residential units, and

structured parking,
• Second through Fifth Floors: residential units
• Pool in the courtyard

Phase 2: Block 1, Building 1A
• First Floor: residential entrance, commercial retail, property management office,

residential units, and 12 parking garages
• Second through Fifth Floors: residential units
• 16 parking spaces along Carbon Place evenly divided between buildings 1A and

lB

Phase 2: Block 1, Building lB
• First Floor: residential entrance, residential units, internet café, exercise room, and

12 parking garages
• Second through Fifth Floors: residential units
• A parking lot including 123 parking spaces accessible to residents in buildings 1A

and B

C. Estimated Job Creation
The Project Owner estimates that the Project will create 100 construction jobs and 40 permanent
jobs (residential and commercial combined).

D. Encouraging Green Building
The Act encourages projects to adhere to the Leadership in Energy and Environmental Design
C’LEED”) Green Building Rating System andlor the NJ Green Building Manual. The Applicant
states the lease and development agreement provide, that “when practicable,” the Project will
“incorporate NJDCA Green Building Standards and/or LEED Standards into the’ Project.”

E. Project Schedule
The Applicant provided a schedule to complete the two phases of the Development by the end of
2021. This end date complies with the requirement of the Act that projects must be completed
within 5 years of the Authority’s approval date.

New Jersey City University
Higher Education Public Private Partnership Program -

WestCampusBlocksland5B
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In accordance with the Guidelines, staff reviewed the Applicant’s description of the Project, its
design, and project schedule. Staff concludes that the Applicant has proposed a feasible project

plan and design, and that the Applicant has proposed a schedule that will meet the Act’s five year
completion deadline.

Summary of the Partnership Documents
The Applicant and the Project Owner will enter into a lease and development agreement for each
phase of the Project. The documents are the substantially similar, except for items specific to
each development phase.

The parties’ roles, responsibilities and benefits in the Project are summarized below:

A. Applicant

1. Lease Term. The Applicant will lease the property for a 50 year term, commencing on
Term Commencement Date, which the parties will select by executing a written
agreement. The Applicant has provided the Project with one 25-year option under the
Lease.

2. Initial Payment and Rent. The Applicant will receive rent payments as follows:

Milestone Payment

B’ock 1 Initial Payment--at lease execution 30% of 1% of total development cost, or
$1 17,2441.16, subject to the standard
conditions in the Authority’s memo
approving the Applicant’s dorm project
(January 2015 meeting)

Block 1: Initial Payment --30 days after the 70% of 1% of the total project cost, or
RAE and PILOT area approved by the City of S273,569.72
Jersey City

Black 58 Initial Payment-- at lease execution 30%of 1% of the total development cost or
$133,020.28, , subject to the standard
conditions in the Authority’s memo
approving the Applicant’s dorm project
(January 2015 meeting

Block SB: Initial Payment -- 30 days after the 70% of 1% of the total project cost, or
RAB and PILOT area approved by the City of $310,380.65
Jersey City

New Jersey City University
Higher Education Public Private Partnership Program
West Campus Blocks I and SB
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Milestone

Blocks 1 and 5B: Fixed Rent — commencing
on the 1 year anniversary of the receipt of each
temoraiy or permanent certificate of
occupancy

Block 1 and SB: Fixed Rent — upon the seoond
anniversary of the receipt of the each
temporary or permanent certificate of
occupancy, and every one year anniversary
thereafter

Payment
$2,500 per apartment unit (with a
minimum amount of $2,100 per apartment
unit) plus $1.75 per SF of occupied and
rented commercial retail space

The amount of Fixed Rent “shall be equal
to the percentage change in the Consumer
Price Index (“CPI”) since the immediately
preceding CO Anniversary Date; subject to
a maximum annual increase of two percent
(2%)”

The CR1 is the “Consumer Price Index for
New YorklNew Jersey All Urban 1982-
8410O”

The average rental payment over the term is *$1 .209 million, and the present value of
the total lease payments, using a 4% discount rate, is ±$21.35 million.

3. Utilities and Approvals. Applicant will cooperate with the Project Owner to file
utility applications and “documents necessary to obtain” utility services.

4. Sell or Assign the Property. Subject to the terms of the Lease, the Applicant may sell
or assign the Property.

5. Quiet Enjoyment. The Applicant agrees that during the lease term, the Project Owner
“shall lawfully and quietly hold, occupy and enjoy the Premises . . . without
hinderance or molestation by or from anyone claiming by, through or under the
[Applicant),” except for Permitted Exceptions.

6. Right to Pçrform Project’s Owner’s Lease Covenants. The Applicant may, after
providing the required notice and the Project Owner has failed to perform, “pay any
Imposition . . take out, pay for, maintain or deliver any [required] insurance,
cause any lien . . to be discharged. . ., or perform any other act” required by the
Lease.

7. Environmental Issues. The Applicant “shall comply with all requirements related to
the ongoing and larger site wide remediation of the [West Campus] and shall enforce
all such obligations of responsible parties” as noted in the Development Agreement.

New Jersey City University
Higher Education Public Private Partnership Program
West campus Blocks 1 and 5B
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8. Change Orders. The Applicant will review and approve the Project change orders.

9. Other Work. The Applicant may perform “other work” on the West Campus, so long
as it does not “materially interrupt, interfere with, hinder or delay” the Project.

10. Ownershzp of Improvements at End of the Term. At the end of the Lease term,
Applicant is entitled to all the improvements (excluding trade fixtures and business
improvements not part of the Project) free and clear of all liens.

B. Project Owner

1. Rent and Impositions. The Project Owner will pay the initial payment, the fixed rent,
and any required impositions.

2. Obtain Required Approvals and Uth’ity Services. The Project Owner must obtain all
required approvals and required utility services for the Project.

3. Design and Construction. The Project Owner will be responsible for the design,

development, construction, equipping and furnishing the Project as required by the
Development Agreement and the Lease.

4. Development Team. The Project Owner will be responsible for the hiring, supervising

and compensating the design, construction and other professionals necessary to
develop the Project.

5. Project Financing. At its sole cost and expense, the Project Owner will be responsible
for the Project budget and financing the Project’s development and construction.

6. Project Schedule. The Project Owner will be responsible for delivering the Project
within the time frame of the approved project schedule.

New Jersey City University
Higher Education Public Private Partnership Program
West Campus Blocks 1 and SB
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7. Environmental Issues.

a. No Discharge. During the term of the Lease, the Project “shall not permit. . any
Person to, use, handle, store, generate, manufacture, transport, discharge or
release any Hazardous Materials” on the property.

b. Compliance with Environmental Laws. The Project Owner agrees to comply with
all applicable environmental laws.

S. Utility Service. TheProject Owner will be responsible for all utility charges at the
site.

9. IndemnfIcation. The Project Owner agrees to indemnify, defend and hold harmless
the Applicant “arising . . . in connection” with the Project Owner’s.”possession, use,
occupancy or management” of the Project.

10. Bond and hisuranee. The Project Owner will obtain insurance require by the Lease
and bonds required by the Development Agreement.

Partner’s Experience and Qualjfications
The Guidelines call for an assessment of the experience and qualifications of the development
partner and its team.

A. Project Owner
1. KKF University Enterprises, LLC

This is the first venture of.KKF University Enterprises, LLC (KKF), which is solely owned by
Kimberly 3. KayeFried, the daughter or Robert M. Kaye, the owner of the PRC Group of
Companies. Ms. Kaye-Fried is a property management professional and works for PRC
Management Company. “In transitioning real property development opportunities to his children

Mr. Kaye has consented to the allocation, assignment, apportionment of PRC Group
personnel to. . . KKF. . . at KKF’s sole cost without financial benefit to Mr. Kaye or any PRC
company.” The PRC Group will be providing development, construction, and management
services to the Project.

2. PRC Group ofCompanies
Established by Robert M. Kaye, the PRC Group of Companies (the “PRC Group” or “Group”)
has extensive experience in commercial and residential development, construction and
management. In business for more than 50 years, the following chart summarizes some of PRC’s
projects:

New Jersey City University
Higher Education Public Private Partnership Program
West Campus Blocks I and 5B
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Units Role Units TUC

Apartments Own & Manage Own and Manage 1949 Units $101,150,000

Condos & Townbonies Joint Venture; Manage 318 Units $50,005,000

Apartments Construction Only Construction 48 Units $19,440,000

Office Buildings Own and Manager 339,200 SF $34,270,000

Office Warehouse Own and Manage 84000 SF $6,700,000
Commercial Own and Manage 4,200 SF $840,000

Total $212,405,000

The Group provides fhl[ real estate services; it can own, develop, construct and manage the real
estate projects that the Group undertakes.

B. Feinberg & Associates
With over 20 years of architeetinal experience, Feinberg & Associates has provided services in
planning and designing two “town centers” — Washington Town Center, Robbinsville (550
residential units over 100,000 SF of retail and office space); Livingston Towne Center,
Livingston (24 condominiums, 156 space garage, 25,000 SF retail). The firm also provided
architectural services on Phase 1 of the Campus Town Center.

C. General Contrqctor
The Project Owner has not selected a general contractor and represents that the selected
contractor will comply with the Act’s requirements regarding DPMC classification, the payment
of prevailing wages and entering into the required project labor agreements.

Staff concludes that the Project’s development team has sufficient experience to own, develop,
construct, operate and maintain the Development.

Project Financing and Feasibility
A. Sources and Uses ofFunds

The following chart summarizes the project’s uses and sources:

Phase 1: Phase 2:
Uses Block SB Block 1 Total

Acquisition $543,563 $483,322 $1,026,885

Improvements $34,939,284 $31,104,702 $66,043,986

Professional Services $2,438,786 $1,917,189 $4,355,975

Financing and Other Costs $2,976,008 $2,703,158 $5,679,166

Contingency $2,044,882 $1,628,829 $3,673,711

Development Fee $1,397,571 $1,244,188 $2,641,759

Total Uses $44,340,094 $39,081,388 $83,421,482

New Jersey City University
Higher Education Public Private Partnership Program
West Campus Blocks I and SB
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Sources Block SB Block 1 Total

Permanent Loan $25,000,000 $27,000,000 $52,000,000

Redevelopment Area Bond $2,500,000 $2,800,000 $5,300,000

Equity S16,840,000 $9,281,000 $31,421,000

Total Sources S44,340,094 $39,081,388 $83,421,482

The Application did not include any financial commitments. Currently, the Project Owner has
assumed that the initial permanent loan will have a 10 year term with a 30 year amortization and
an interest rate of 5.5% for each development phase.

The redevelopment area bond (RAB), with a rate of 7% and a term of 30 years, will be repaid
through a payment in lieu of taxes (PILOT) included in each buildings operating budget, andm h
starts at ±$358,079 for Block 1 and *$285,388 for Block SB, increasing annually at *3% percent.
Currently, the Project Owner intends to purchase the redevelopment area bonds.

B. Operating Proforma
The operating proformas included conservative annual asspmptions for vacancy (12%) and
operating inflation (2% except for utilities, which inflates at 3%), and income growth rates
(2.5%). If the operating expense inflation rate is increased to 3%, and the remaining assumptions
are held constant, the Project can still maintain a debt service coverage ratio of 1.25.

C. Market Study
The Outeau Group prepared the Project’s market study, which included the following findings:

1. Hudson County’s Percentage of Households that rent is Greater than the State
Average. The share of Hudson County households that rent is 68%, compared to 35%
in the rest of New Jersey.

2. Favorable Market Demographics. The Project’s market area has a high percentage of
I and 2 person households (64%), households with no persons under 18 years of age
(73%), households that have never married, widowed, and single head of households
(66%). In addition, persons between the ages of 25 and 34 account for 23% of the
market areas population. These types of households are are attracted to the proposed
Development.

3. The Target Market Demographic Can Afford the Proposed Rents. Fifty-four percent
of the households within 5 miles of the Project site earn more than $60,000 (the
minimum income threshold). In addition, 59% of person between 25 and 34, and 69%
of the persons between 35 and 44 have sufficient income to afford the proposed rents.

New Jersey City University
Higher Education Public Private Partnership Program
West Campus Blocks I and 5B
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4. Rental Units Will Continue To Be in High Demand. The market will continue to
demand rental units, requiring an additional 10,560 units through 2020.

5. Project Fosters Urban Living with Proximity and Access to Public Transportation.
The Project site is less than ½ mile from the light rail line, and Jersey City provides
excellent access to various forms of public transportation (light rail, PATH, buses,
and ferries) hubs.

The firm concludes that the proposed Development’s unit mix, design and rental rates arc “well
aligned to economic and demographic trends” of the target market.

D. Long-Range Maintenance Plan
The Act requires that the budget, operating proforma and financial documents submitted with an
application must include a long-range maintenance plan that specifies expenditures that qualify
as an appropriate investment in capital improvements and maintenance. As part of its financial
documentation, the Applicant submitted a long-range maintenance plan which included
standards for the calculation of fUnds for replacement over the usefUl life of the project, detail for
the initial calculation of need for replacement funds (e.g., estimated items, useful life,
replacement costs, quantity and total costs), estimated the total amount required, and provided a
schedule for use of the reserve funds over the Project’s life.

The Project Owners will pay for long-range maintenance items from an annual reserve funded
through operating income and permanent loan refinancings. Staff concludes that the Project
Owner will have sufficient capital reserves to meet the Project’s long-range maintenance needs
during the Lease term.

The plan submitted complies with industry standards for replacement reserve accounts and
capital maintenance plans and the long-range maintenance guidelines prepared by the
Authority’s consultant and adopted by the Authority. Accordingly, staff concludes that
Applicant has submitted an adequate long-range maintenance plan for the Project.

After reviewing the project’s budget, operating proforma, market study, and supporting
information, the Real Estate Division’s staff has assessed the soundness of the financial plan and
concludes that the Project is financially feasible and has a supported need. Staff concludes that
the Project’s development cost, accounting for prevailing wage, and projected operating expenses
are reasonable and within current market conditions.

DPMC Class(fication
The Project Owner has not selected a general contractor and represents that the selected
contractor will comply with the required DMPC classification.

New Jersey City University
Higher Education Public Private Partnership Program
West Campus Blocks I and SB
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Other Requirements of the Act
In accordance with the requirements of the Act, the applicant has produced evidence and has
certified to comply with the following requirements of the Act:

• Prevailing Wage. The Project Owner will pay prevailing wage as required by the Act
(“Each worker employed in the construction, rehabilitation, or building maintenance
services of facilities by a private entity that has entered into a public-private partnership
agreement with a State or county college... shall be paid not less than the prevailing
wage rate”).

• Project Labor Agreement. The Project Owner will enter into the required project labor
agreements during the construction, operation, and long-range maintenance of the project
(the Applicant included a draft agreement in its submission).

• Bond. The Project Owner will post the required payment bond or have the bond posted on
its behalf

Recommendation
Staff recommends that the Board give final approval of the application subject to the following
conditions being met to the satisfaction of appropriate staff for each phase of the Project (e.g.,
Chief Executive Officer, President and Chief Operating Officer, Senior Vice President of
Finance and Development, or the Director of the Estate Division):

1. Providing a copy of the executed Lease and Development Agreements with attachments
(excluding the plans and specifications, if applicable)

2. Submitting, in final form, the development and operating budgets in the Authority’s
Excel template (substantially the same as the documents reviewed by the Authority)

3. Submitting, in final form, project labor agreements for the construction and contracts to
implement the long range maintenance plan, which require not paying less than
prevailing wage and to the greatest extent possible, enhances employment opportunities
for individuals residing in the county of the project’s location

4. Submitting the DPMC classification for the selected contractor

5. Submitting, in final and satisfactory form, posted bonds guaranteeing prompt payment of
moneys due to the contractor (and/or subcontractors)

6. Submitting a fmal copy of the Project’s financing commitments:

New Jersey City University
Higher Education Public Private Partnership Program
West Campus Blocks] and 5B
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a. redevelopment area bond approval resolution and final version of the bond indenture

b. PILOT approval resolution and the executed PILOT agreement

c. executed private financing commitments (construction and permanent)

d. if applicable, executed private equity financing commitment

e. current financial statement (not more than 3 months old from the date of submission)

of the person or entity providing theProject Owner’s equity financing

7. Submitting other items (i.e., any other document which may contain a matenal business

term to the “partnership agreement” between the parties) that the Applicant must provide

in order to obtain the Authority’s final approval

8. Providing quarterly reports through the end of construction

The Applicant shall not permit the Project Owner to commence construction on any phase of

the Project until the Authority’s staff receives and reviews the requested items listed above and

the Authority’s staff issues correspondence stating that conditions in this memo are met.

Recommendation
In summary, I ask for the Members to authorize the Authority’s staff to approve the project upon

meeting the conditions outlined in this memo.

*

__

Timothy/ Lizura
Presidefit and Chief Operating Officer

Prepared by: Juan Burgos

/
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EXHIBIT A: WEST CAMPUS SITE PLAN
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EXHIBIT B: SEPTEMBER 2015 APPROVED SITES FOR THE CROSSROADS

COMPANIES AND KKF UNIVERSITY ENTERPRISES LLC

PROJECTS
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EXHIBIT C: MARCH 2019 APPROVED CROSSROADS COMPANIES SITE
AND PROPOSED KKF UNIVERSITY ENTERPRISES PHASE 2
SITE
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EXHIBIT U: PROPOSED PROJECT ELEVATIONS AND FLOOR PLANS
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NJIEDA 

TO: Members of the Authority 

FROM: Tim Sullivan, Chief Executive Officer 

DATE: July 16, 2019 

SUBJECT: Hazardous Discharge Site Remediation Fund - Delegated Authority 
Second Quarter 2019 Approvals (For Informational Purposes Only) 

Pursuant to delegations approved by the Board in May 2006, staff may approve new grants 
under the Hazardous Discharge Site Remediation Fund (HDSRF) up to $100,000 and 
supplemental awards for existing grants (of any size) up to an aggregate of $100,000, provided 
that the aggregate amount of the supplemental awards does not exceed $100,000. 

Attached is a summary of the Delegated Authority approvals ending June 30, 2019 for the 
second quarter. Seven grants were approved totaling $298,069. 

Tim Sullivan 

Prepared by: Kathy Junghans 

36 West State Street I PO Box 990 I Trenton, NJ 08625-0990 I 609-858-6700 I customercare@njeda.com I www.njeda.com 
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GRANT 
PROJECT APPLICANT DESCRIPTION AMOUNT 

45477 Hammonton Town (Sams's Super Service) Initial grant for Remedial Investigation $66,200 

45031 Paterson City (8 26 Wayne Ave. Dairy Queen) Supplemental grant for Site Investigation $24,280 

45328 Closter Borough (Closter Swim Club) Initial grant for Remedial Investigation $16,220 

45585 Mercer County Improvement Supplemental grant for Remedial Investigation $31,647 

45394 Paterson City (Dairy Queen) Supplemental grant for Remedial Investigation $38,300 

45655 Carneys Point Township (411 S. Pennsville-Auburn Rd) Initial grant for Remedial Investigation $28,208 

45327 Delran Township (Abrasive Alloy Casting Company) Supplemental grant for _Remedial Investigation $93,214 

Total Delegated Authority for HDSRF 
7 Grants Applications $298,069 

*Includes cummulative awards to date (initial & supplemental). Supplemental grant awards do not exceed $100,000 the delegation permitted 

July 16, 2019 Board Book - Board Memos - FYI ONLY



NJIEDA 
TO: 

FROM: 

DATE: 

Memb~rs of the Authority 

Tim Sullivan 
Chief Executive Officer 

July 02, 2019 

SUBJECT: Petroleum Underground Storage Tank Program - Delegated Authority Approvals 
(For Informational Purposes Only) 

Pursuant to the delegations approved by the Board in May 2006, staff may approve new 
grants under the Hazardous Discharge Site Remediation Fund (HDSRF) and Petroleum 
Underground Storage Tank Program (PUST) up to $100,000 and may approve supplemental 
awards for existing grants(of any size) up to an aggregate of $100,000, provided 
that the aggregate amount of the supplemental awards do not exceed $100,000. 

The Petroleum Underground Storage Tank Program legislation was amended to allow funding 
for the removal/closure and replacement of non-leaking residential underground storage tanks 
(UST's) and non-leaking non-residential UST's up to 2,000 gallons for eligible not for profit 
applicants. The limits allowed under the amended legislation is equivalent to the New Jersey 
Department of Environmental Protection cost guide. 

Below is a summary of the Delegated Authority approvals processed by Finance & Development 
for the period April 01, 2019 to June 30, 2019 

Summary: 
Leaking tank grants awarded 

Non-leaking tank grants awarded 

Applicant Description 

Cantor, Marc (P45659) Partial initial grant 

# of 
Grants 

30 

0 

for 

$ Amount 

$659,478 

$0 

Grant 
Amount 

$3,621 

upgrade, closure and remediation 

Chicaiza, Martha (P45286) Initial grant for upgrade, $19,751 

closure and remediation 

Ching, Oscar (P45278) Initial grant for upgrade, $11,438 

closure and remediation 

Clax, Leroy (P45496) Supplemental grant for site $10,332 

remediation 

Collado, Jocelyn (P45660) Initial grant for upgrade, $9,882 

closure and remediation 

Dafgak, Margaret (P45685) Initial grant for upgrade, $19,500 

closure and remediation 

Desalvatore, James and Initial grant for upgrade, $20,357 

Karen (P45658) closure and remediation 

Degnan, Thomas and Susan Initial grant for upgrade, $7,835 

(P45657) closure and remediation 

Dennis, Laurie (P45693) Initial grant for upgrade, $6,000 

closure and remediation 

Estate of Winifred Skorski Initial grant for upgrade, $70,525 

Awarded to 
Date 

$3,621 

$19,751 

$11,438 

$67,672 

$9,882 

$19,500 

$20,357 

$7,835 

$6,000 

$70,525 

July 16, 2019 Board Book - Board Memos - FYI ONLY



Applicant 

(P44514) 

Fager, Soli and Tani 

(P45562) 

Galvin, Paula (P45699) 

Graci, Salvatore (P45661) 

Hobbs, Susie (P45560) 

Juliano, Anna Biggiani 

(P44442) 

Lamar, John (P45696) 

Lopes, Joseph (P45689) 

Milton First Aid Squad, 

Inc. (P45368) 

Obeng, Pip and Georgina 

(P45491) 

Philley, David (P45664) 

Piccoli, Joseph and Laura 

(P45648) 

Schaffer, Gannie (P45283) 

Shamael, Doti (P45647) 

Smith, Sharon A. (P45662) 

Sorkau, Anna (P45289) 

Spencer, Edward and Renee 

(P45681) 

Stickle, Jeffrey (P45494) 

Vazquez, Hipolito and 

Catherine (P45298) 

Vidal, Efren (P45667) 

Vincentown United Methodist 

Church (P45294) 

30 Grants 

Description 

closure and remediation 

Supplemental grant for site 

remediation 

Initial grant for upgrade, 

closure and remediation 

Initial grant for upgrade, 

closure and remediation 

Supplemental grant for site 
remediation 

Initial grant for upgrade, 

closure and remediation 

Partial initial grant for 

upgrade, closure and remediation 

Initial grant for upgrade, • 
closure and remediation 

Supplemental grant for site 

remediation 

Supplemental grant for site 

remediation 

Initial grant for upgrade, 

closure and remediation 

Partial supplemental grant for 

site remediation 

Initial grant for upgrade, 

closure and remediation 

Supplemental grant for site 

remediation 

Initial grant for upgrade, 

closure and remediation 

Initial grant for upgrade, 

closure and remediation 

Initial grant for upgrade, 

closure and remediation 

Supplemental grant for site 

remediation 

Partial initial grant for 
upgrade, closure and remediation 

Initial grant for upgrade, 

closure and remediation 

Initial grant for upgrade, 

closure and remediation 

Total Delegated Authority 
funding for Leaking 

1.:rrane Award.ed. to 
Amount Date 

$18,621 $29, 911 

$21,612 $21,612 

$17,913 $17,913 

$95,118 $107,058* 

$48,406 $48,406 

$4,819 $4,819 

$10,247 $10,247 

$3,112 $29,459 

$2,541 $34,543 

$25,937 $25,937 

$862 $9,537 

$50,058 $50,058 

$600 $22,846 

$4,188 $4,188 

$28,886 $28,886 

$25,340 $25,340 

$3,042 $29,798 

$128 $128 

$18,978 $18,978 

$99,829 $99,829 

$659,478 
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Applicant Description 

applications. 

\::iran,: 
Amount 

Awarded. to 
Date 

*This amount includes grants approved previously by the Board and this award does not exceed 
the $100,000 aggregate supplemental limit for staff delegation. 

Prepared by : Kathy Junghans, Finance Officer 
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NJ$EDA
MEMORANDUM

TO: Members of the Authority

FROM: Tim Sullivan
Chief Executive Officer

DATE: July 16, 2019

SUBJECT: Real Estate Division Delegated Authority for Leases and Right of Entry (ROE)!
Licenses for Second Quarter 2019 - For Informational Purposes Only

The following approvals were made pursuant to Delegated Authority for Leases and ROE/
Licenses in April, May and June 2019:

LEASES

TENANT LOCATION TYPE TERM S.F. CCIT
GRANT

Bellerophon Bioscience Lease Holdover Month to 1600 sf N/A
Therapeutics Center Month

Incubator
Aucta Bioscience Lease Holdover Month to 1,000sf N/A
Pharmaceuticals Center Month

Incubator
BioAegis Bioscience Lease Holdover Month to 800 sf N/A
Therapeutics Center Month

Incubator
Urigen Bioscience Lease Holdover Month to 655sf N/A
Pharmaceuticals Center Month

Incubator
API Pharmatech Bioscience Lease Amendment 7 months Additional N/A

Center small lab
Incubator for total of

1,600sf
Genomic Prediction Bioscience Lease Amendment and 14 months Additional N/A

Center Extension 800sf for
Incubator total of

3,200sf
HistoBridge Bioscience New Lease One Year 800sf N/A

Center
Incubator
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Rutgers Bioscience Lease Renewal Exercised 5 29,975 s/f N/A
Center year

renewal
option.

Innovera Bioscience Lease Amendment 3 months Reduction N/A
Pharmaceuticals Center of space to

Incubator 1,000sf
Angex Bioscience Lease One Year 125sf N/A
Pharmaceuticals Center Extension/Amendment

Incubator

RIGHT OF ENTRYILICENSES!EXTENSIONS

ENTITY LOCATION TYPE CONSIDERATION

Middlesex County Fair Tech Expansion ROE to park ad trailer -0-

Youth Sports Festival Tech Expansion ROE for carnival -0-

MISCELLANEOUS

ENTITY LOCATION TYPE CONSIDERATION

None

Tim Sullivan
Chief Executive Officer

Prepared by: Donna T. SuLlivan
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NJ$EDA
EXECUTIVE SESSION

TO: Members of the Authority

FROM: Tim Sullivan, Chief Executive Officer

DATE: July 16th 2019

SUBJECT: Offshore wind (OSW) port — economic and financial feasibility assessment

Request

The Members of the Board are asked to approve the Authority entering into a contract
amendment to NJEDA-2018-GSA-RFQO8O with McKinsey and Company, Inc. Washington
D.C. (McKinsey) to assess the economic and financial viability of a new offshore wind (OSW)
port development project. Due to potential commercial considerations, the location of the
project — which has been identified based on a significant body of work — remains
confidential at this time.

The contract amendment is for a firm-fixed-price, not to exceed amount of $365,987.84, with
the contract amendment subject to the existing contract’s initial two (2) year contract term.

Staff anticipates the report will be finalized within a ten (10) week period from date of
contract execution.

Findings from the feasibility study will be used to inform any subsequent decision by the
Authority on whether and how to proceed with a potential development.



Background

Based on significant evidence of the strategic need, and conscious of the need to mobilize quickly
to capture maximum economic benefits, staff seeks approval to commission a feasibility
assessment of a potential OSW port. This will clarify the economic and financial viability of a new
OSW-focused port, as well as the optimal development type, sequencing and footprint. As such,
this study represents an important decision point for the Authority and State.

With other states already mobilizing, delays risk New Jersey missing out on potential supply chain
benefits. For example, New York Governor Cuomo has announced a $200 million-dollar
commitment to support the development of OSW port facilities, while a site on Arthur Kill was
recently identified as high-potential for OSW marshalling (which could potentially service NJ and
NY projects).

This Memorandum clarifies staff’s proposed objectives, decision-making pathway and
timeframes. In particular, it explains why new OSW port infrastructure is required and why staff
is proposing that the Authority lead this work, how the proposed contract amendment advances a
potential port development, and when key milestones in the Authority’s broader decision-making
process are expected to be achieved.

This Memorandum is structured as follows:

1 A once in a generation offshore wind (OSW) pipeline

2 The need for new and fit-for-purpose port capacity to meet OSW needs

3 Site identification

4 Next step — commissioning an economic and financial feasibility study

5 Procurement and timeframes

6 Mitigating conflicts with NJ Board of Public Utilities’ (NJBPU) (now complete) OSW
solicitation

7 Recommendation

1 A once in a generation offshore wind (OSW) project pipeline

On 31 January 2018, Governor Phil Murphy signed Executive Order No.8 (EO8) directing the
NJBPU and all state agencies with responsibility under the Offshore Wind (OSW) Economic
Development Act (OWEDA) to “take all necessary action” to implement OWEDA and begin
mobilizing towards a goal of 3,500 MW (3.5 GW) of OSW generation by 2030. The solicitation
of 1,100 MW, awarded in June this year, was the first step towards the 2030 target; with additional
scheduled solicitations of 1,200 MW in 2020 and 1,200 MW in 2022.
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New Jersey is also part of a collective of East Coast states including New York, Massachusetts,
and Maryland that have announced a potential 18+ GW 05W project pipeline. Besides ensuring
new and clean generating capacity, this pipeline represents a once in a generation economic
development opportunity. According to the University of Delaware’s Special Initiative on
Offshore Wind there is a nearly $70 billion capital investment opportunity for businesses in the
offshore wind power supply chain over the course of the next decade. Exhibit A-] highlights the
State’s geographic advantage in capitalizing on this opportunity.

Delivery and ongoing servicing of the region’s proposed OSW pipeline is expected to require
23,000 — 37,000 jobs by 2028, according to a 2017 Clean Energy State Alliance Report. If New
Jersey were to capture its proportional share of this economic activity, the state could expect that
between 10,000 to 16,000 local jobs would be linked to the industry. Given New Jersey’s
transparent and aggressive procurement schedule outlined by the NJBPU in 2018 (of 1,100 MW
in 2018, 1,200 MW in 2020, and 1,200 MW in 2022), as well as its commitment to support
infrastructure, innovation, and workforce development in the OSW industry, the State is very
well-positioned to serve as a supply chain hub. This competitive advantage was further
strengthened with the NJBPU’s award on June 21 this year of the first (1,100 MW) to ørsted.

In this context, OSW was identified as a focus sector in the Governor’s 2018 “State of Innovation”
Economic Plan; with the Authority — through its Office of Economic Transformation (OET) —

tasked with identif’ing supply chain gaps and realizing development opportunities. Specifically,
the Authority has focused its efforts on understanding the economic opportunity of the OSW
industry, refining the State’s value proposition for potential OSW supply chain companies, and
performing analysis to identify ports and infrastructure to serve and attract the industry.

2 The need for new and fit-for-purpose port capacity to meet OSW needs

New and fit-for-purpose port capacity is required to meet 2030 OSW targets and to maximize
economic benefits for the State.

Based on extensive industry feedback, the OET has identified an opportunity to catalyze the
development of a transformational hub-style port; both to support the cost-effective delivery of
the State’s own OSW pipeline, and to maximize economic benefits for the State from the larger
northeast pipeline.

More broadly, the opportunity recognizes the critical ‘pull’ factor that ports represent for aspects
of the OSW supply chain. Ports are critical to all aspects of OSW, with the bulk of component
manufacturing, marshalling and final assembly taking place at or close to the portside. Ports are
often tailored to the specific needs of 05W projects and their supply chains. For example, large
and heavy components such as nacelles, blades and foundations can typically only be transported
by water; in-turn necessitating their manufacture and fabrication at or adjacent to the port itself.
By extension, this requires quaysides that are reinforced sufficiently to accommodate significant
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component weights and scale; as well as sufficient water depth to accommodate the ships required
to transport components to installation sites. In addition, waterfront facilities are needed to serve
as installation and staging areas where components can be accumulated prior to being loaded onto
the installation vessels and transported offshore. During both the construction and operations
phases, crew transfer vessels need to make frequent transits to a wind farm, transporting the
technicians responsible for construction, planned maintenance, and unplanned repairs. In
summary, OSW port infrastructure requirements are unique, wide-ranging and extend over a
project’s entire life cycle, including eventual decommissioning and deconstruction.

Several detailed assessments of the State’s and wider northeast region’s existing port
infrastructure has highlighted the need for new and fit-for-purpose capacity to meet OSW industry
needs. This evidence base includes studies by the NJBPU (ongoing), the US Department of
Energy and the New York State Energy Research and Development Authority (NYSERDA),
amongst others.

Findings have been further substantiated through targeted consultation with industry, including a
Request for Information (RFI) which the OET issued to industry in September last year. Besides
identifying a need for additional port capacity, the RFI underscored the need for government
action in order to bring new capacity online. The Authority is leading the initial groundwork on
behalf of the State and in consultation with its sister agencies on the Offshore Wind Interagency
Taskforce.

Exhibit A-2 showcases a European offshore wind port development, located in Hull, England —

this development has already seen £310 million ($400 million) invested by the private sector in
turbine production facilities, with a target to attract a total of Libillion ($1.3 billion).

3 Site identification

Significant work has been undertaken to identify potential locations for a transformational hub-
style OSW port based on strict technical requirements; with this work identifying one location as
most suitable.

This evidence base includes detailed studies by NJBPU and NYERSDA, as well as industry
responses to an RFI which the Authority issued to the OSW industry in September last year.
Technical studies and RFI responses indicated that the site under consideration has very high
potential to support a transformational hub-style OSW port.

For these reasons, Staff is seeking to appraise the economic and financial feasibility of a port
development at the site — while retaining the option to undertake feasibility studies of other sites
in the future.
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4 Next step — commissioning an economic and financial feasibility study

Resolving whether — and in what form — a potential development is economically and financially
feasible at this site will require a phased decision-making process. To this end, and drawing on
best practice, the Authority has adopted the following three-step decision-making process:

Step One — Developing a “Strategic Business Case”, to identify strategic needs and
benefits;

Step Two — Developing a “Preliminary Business Case”, to reconfirm the need and
benefits, and to arrive at a preferred development option; and

Step Three — Developing a “Detailed Business Case”, to develop a detailed evidence base
with which to inform an investment decision and resolve the procurement method.

Step One is complete, with staff identifying a clear need (i.e to bridge existing shortfalls in
meeting OSW port needs) and benefit in meeting that need (i.e on-time and cost-effective delivery
of 2030 targets, as well as maximizing economic benefits for the State).

Step Two is underway, with work already undertaken to identify locations for a port development,
based on strict technical criteria (see description of the draft NJBPU port study above). This
enabled the identification of the highest potential locations based on a list of 35+ initially
identified areas.

Staff is now requesting approval to seek expert assistance with Step two; specifically,
commissioning a feasibility assessment of a limited range of development options at the identified
site. For each option, this assessment would determine to a high degree of accuracy:

- The economic return for the State and local municipality (expressed as a Benefit Cost
Ratio (BCR));’

- Financial viability (i.e. the revenue generating capacity, relative to total cost, expressed
in Net Present Value (NPV) terms); and

- Any fiscal implications for the State (e.g. requirement for a subsidy).

The outcomes from this initial feasibility assessment will form a key input to the Authority’s
decision on whether to proceed to a Detailed Business Case for the preferred option.

This RFP’s Scope of Work contemplates an initial feasibility assessment only. Should staff
consider that the Authority should proceed with a Detailed Business Case for any option, staff
will separately solicit bid proposals and present recommendations to the Board for a separate

1 A BCR is the ratio of the benefits of a project or proposal, expressed in monetary terms, relative to its costs, also
expressed in monetary terms
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contract or contract amendment(s) for that work.

Staff may present recommendation(s) for feasibility studies for other sites at a future time.

5 Procurement the of study & timeframes

The selection of a contractor for this work followed an extensive procurement process.

Reflecting the need to mobilize quickly to maximize economic benefits for the State, as well as
commercial confidentiality considerations relating to future site acquisition, the Authority opted
to utilize the U.S. General Services Administration (“GSA”) process to procure a qualified
contractor. Based on an assessment of capability with infrastructure feasibility and early-stage
development, the Authority approached nine (9) GSA vendors to determine interest and to confirm
that the vendor would not be conflicted due to past or ongoing direct or indirect involvement with
NJPBU’s OSW solicitation.2 All nine (9) Vendors were requested to submit a signed
confidentiality statement and eligibility declaration form. Based on this:

- Six (6) vendors declined to submit confidentiality statements and non-conflict declaration
forms, five (5) stating it was due to their past or ongoing involvement in NJBPU’s (then
underway) 1,100MW OSW solicitation, with one (l) firm not responding at all;

- Three (3) vendors, while confirming no involvement with NJBPU’s solicitation, chose not
to submit a proposal.

As this approach did not result in bid submittals, requests for quotes under the “additional work”
clauses of existing consulting contracts were issued to two firms, Jones Lang LaSalle Americas,
Inc. (JLL) and McKinsey and Company, Inc. Washington D.C. (McKinsey), who have existing
contracts with the Authority for economic and/or real estate consulting work.

Both firms were required to confirm their non-involvement with the NJBPU solicitation and
provide confidentiality statements, in advance of receiving the request for quote. The Scope of
Works remained unchanged from the earlier GSA RFP and the responses were assessed using the
same criteria.

An Evaluation Committee comprising qualified Authority staff reviewed both submissions and
recommended proceeding with additional work under the existing contract with McKinsey, which
better demonstrated the necessary experience to undertake the services related to the Scope of
Work. Staff then issued McKinsey a Best and Final Offer letter, and McKinsey responded with a
not to exceed amount of $365,987.84.

2 Vendors who received proposals were selected from GSA e-Library, per GSA Schedule SIN Categories 87 1-1
(Professional Engineering Services — Strategic Planning for Technology Programs/Activities) and 874-1 (Mission
Oriented Business Integrated Services — Integrated Consulting Services
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6 Mitigating conflicts with NJBPU’s OSW (now complete) solicitation

The Authority took the following steps to mitigate any potential conflicts with the NJBPU’s
process, which was then underway:

1. Bidders, and JLL and McKinsey, were required to declare that they are not party to — or
previously party to — a bid before the NJBPU regarding that agency’s 1,100MW OREC
solicitation issued on September 17, 2018; and

2. Bidders, and JLL and McKinsey, were required to sign a confidentiality statement,
agreeing to treat any site information included in the RFP as strictly confidential.

In addition, the GSA RFP and request for quotes to JLL and McKinsey explicitly stated that the
procurement of the feasibility study is independent of the solicitation issued on September 17,
2018 by the NJBPU, for the development of the first 1,100 MW of offshore wind in New Jersey.

The NJBPU’s solicitation concluded on June 21st with the announcement that Danish company
Orsted had been granted the award for the first 1,100 MW. The announcement is available here:
https://www.bpu.state.nj .us/bpu/newsrooml20 1 9/approved/20 190621 .html

7 Recommendation

The Members of the Board are asked to approve the Authority entering into a contract
amendment to NJEDA-2018-GSA-RFQO8O with McKinsey and Company, Inc. Washington
D.C. (McKinsey) to assess the viability of a new Offshore Wind (OSW) port at a preidentified
location.

The contract amendment is for a firm-fixed-price, not to exceed amount of $365,987.84, with
the contract amendment subject to the existing contract’s initial two (2) year contract term

Tim Sullivan
Chief Executive Officer

Prepared by: Jonathan Kennedy and Brian Sabina
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EXHIBIT A-i: Offshore Wind Lease Areas
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EXHIBIT A-2: Green Port Hull — An OSW port development in Hull, UK

Below are visual impressions of a future Green Port Hull, a £1 billion (US$1.3 billion) development
that is currently underway. The development aims to build upon an existing £310 million (US$400
million) investment by Siemens in OSW turbine production at Hull’s Alexandra Dock.
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