








and approved a Vapor Investigation & Proposed Vapor Depressurized System Design Report and
found that the project plan is in compliance with the Technical Requirements for Site
Remediation. N.J .A.c. 7:26E.

Description of Jobs

-_ .. The Developer has .agreed10 and understands that from.onseLthrouglLcompletion -during-the
reme-diation~ledevetopment;··andconstmction;theyareob1rgaredroabide-by NJPrevaiting
Rules and Regulations.

• During remediation and construction activities new union construction jobs with a wide range of
trades will be created. Following construction. an estimated 20 new permanent jobs with a wide­
range of skill sets will be created.

Qualifications:

• F. Greek Newco 377 L.L.C. is eligible to enter into a Brownfield Redevelopment Agreement as
it is not liable for the remediation of any of the property pursuant to the New Jersey Spill
Compensation and Control Act. N.J.S.A. 58: IOB-27(a); has not discharged any "contaminant"
at the site. nor associated with any entity that is in any way responsible for hazardous substances
contamination or discharge emanating from the site.

1. The economic feasibility of the redevelopment project

• Total project cost is estimated to be $25,981.931.
• The developer has signed a lease with the major tenant. ASA Apple Inc. which will occupy

256,175 square feet in the building. The developer has also received a commitment for
commercial fmancing for the building. thereby making the project feasible.

2. The extent of the economic and related social distress in tbe municipality

• The City of Carteret has experienced a decline in tax ratables and jobs over the past several
years. Unemployment data from 2008 shows unemployment rate of 5.4% and with the current
economic downturn is likely raised in 2010. The proposed warehouse will create employment
opportunities that are not currently available within the community.

3. The degree to which the redevelopment project will advance State, regional, and local
development and planning strategies

• The proposed warehouse redevelopment is located within PA-I, or Metropolitan Planning
District, which is a Smart Growth are set forth by the SDRP. and supports the Statewide goal to
protect the environment. prevent and clean up pollution.

• Redevelopment of the Site is strongly supported by the Borough of Carteret and advances the
goals and objectives of Carteret's Redevelopment and Master Plan for this designated
Redevelopment Area. which includes new commercial development to increase the City's tax
ratables. create jobs. and facilitate economic revitalization of the tax base.

• Redevelopment of the property will restore the underutilized and contaminated property to
productive commercial use.

4. The likelihood that the redevelopment project shall upon completion be capable of
generating new tax revenue in an amount in excess of the amount necessary to reimburse
the developer for tbe remediation costs as provided in tbe redevelopment agreement



• State Taxes will exceed the amount necessary to reimburse the developer. In the first 10 years of
the Project's operation, an estimated $2,539,084 of CBT taxes will be generated based on
projected new corporate tax data provided by F. Greek Newco and the tenant.

• A reimbursement timeline of 10 years is therefore anticipated for the Brownfield Redevelopment
Agreement.

5. Theurelationsliipof f6e development projecf to acomprehensiveli>cill developmerifstrategy.
including other major projects undertaken within the municipality

• The property is under-utilized and will be transformed into a viable warehouse that is compatible
with planning goals set by the City of Carteret and complies with the Master Plan for City and
redevelopment designation.

• The completion of the warehouse and distribution center has the potential to spur similar
redevelopment of other properties in the area that are currently under-utilized.

6. The need of the redevelopment agreement to the viability of the redevelopment project

• Approval of the Brownfield Redevelopment Agreement Application is a critical factor in F.
Greek Newco's decision to close on the subject property and commit to the Site-wide remediation
and redevelopment of the Site.

• As shown in the applicant's proforma, the development fmancial returns are below market
without the reimbursement provided by the Brownfield Program. These projected returns have
been reviewed and verified by Authority staff.

7, The degree to which the redevelopment project enhances and promotes job creation and
economic development.

• During remediation and construction activities of the proposed 256,175 square foot warehouse
and state-of-the-art distribution center will create new union construction jobs with a wide range
of trades. Following construction, an estimated 20 new permanent jobs with a wide-range of skill
sets will be created.

• The proposed warehouse will create employment opportunities that are not currently available
within the community.

Recommended Reimbursement

After completing an independent review of the application, the Treasurer recommends authorizing F.
Greek Newco 377, L.L.C. to be eligible for reimbursement of 75% of the actual remediation costs,
not to exceed $2,411,692 (75% of $3,215,590), pending the issuance of a Response Action Outcome
(RAO) from the Department of Environmental Protection (DEP).
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NEW JuSEY ECONOMIC DEVElOPMENT AuTHORITY

MEMORANDUM

To:

From:

Date:

RE:

Request

Members of the Board

Caren S. Franzini
Chief Executive Officer

May 10,2010

Application for State Incentive Grant Agreement
Saker ShopRites, Inc.

The Members are asked to approve the application of Saker ShopRites, Inc. for reimbursement of
certain taxes for a Somerville, Somerset County project under a "state incentive grant" by the EDA
pursuant to the Economic Redevelopment and Growth (ERG) Grant program set forth in N.J.S.A.
52:27D-489c (Act). The project has been determined to have a project financing gap.

The project costs are estimated to be $28,100,000. The recommended reimbursement is for 17.79%
of the actual costs, not to exceed $5,000,000.

Project Description and Financing

• The project consists of a 69,982 square foot supermarket in Somerville, NJ and is expected to
create over 155 permanent and 116 temporary construction positions

• The operating company and applicant is Saker ShopRites, Inc., and the principal(s) are Richard
J. Saker, Joseph J. Saker, Thomas A. Saker, Nadine Saker Mockler, Michael Shapiro, Kenneth
Peskin, Thomas H. Flynn, Edward Turkot, Carl Montanaro, and Kevin Moroney

• Saker ShopRites, Inc. is the largest member of the Wakefem Food Corp. Wakefem is the largest
retailer owned food cooperative warehouse in the United States. Saker purchases from
Wakefem most of the product they sell, and also participates in advertising, supply, insurance
and technology programs

• Saker ShopRites intends to invest and repay $5,865,000 from a revolver to finance a portion of
the project, thereby meeting the minimum equity requirement of 20%. The applicant shows
sufficient cash on hand to payoff the amount drawn from the revolving line

• Saker will also be financing $6,000,000 of the equipment costs through a Wakefem member
loan program.

• The additional revenue from the prospective ERG makes this project feasible to move forward.



EDA staff has reviewed the application in two forms and determined that there is a project
financing gap. Because the applicant is a supermarket, staff analyzed the operating pro forma of the
business and compared the financial returns with and without the ERG. The EBITDA, which is the
Earnings before Interest, Taxes, Depreciation and Amortization as a percentage of invested capital
was determined to be 2.41 % on average over 5 years of operations. This rate of return is below
market and would not entice a supermarket operator to move forward with the capital investment.
However, with the benefit of the ERG, the EBITDA as a percentage of invested capital goes up to
5.46%, which is enough incentive to move forward.

The second method that staff used to analyze the gap is by looking at the project as a real estate
deal through our template model and at the current 6.26% Equity IRR and 7.55% Cash on Cash
Yield, the project would not otherwise be completed without the benefit of the Economic
Redevelopment and Growth (ERG) Grant program. With the benefit of the ERG, the Equity IRR
would be 15.04% and the Cash on Cash Yield would be 9.18%, making it more in line with the
established acceptable market ranges.

Net Positive Benefit Analysis

The Authority has conducted the required Net Benefit Analysis and has found that the present
value of the Net Positive Benefits to the State of NJ over a 20 year period is $11,808,084. This
number is obtained by taking the annual CBT, Gross Income Tax, Property tax and Indirect
spillover tax revenues from earnings and expenditures minus the local costs. The present value of
this figure is reduced by the present value of all local and state grants to the project, resulting in the
present value of the Net Positive Benefits to the State of NJ. With the Present Value of the ERG
Grant at a 6% discount rate being $3,375,044 the present value of the Net Positive Benefits to the
State of NJ is $8,433,040. This meets the standard of being at least 110% of the recommended
grant assistance.

Other Statutory Criteria

In order to be eligible for the program, the project must exhibit the following:

The economic feasibility and the need of the redevelopment incentive agreement to the
viability of the project. The likelihood that the project shall upon completion be capable
of generating new tax revenue in an amount in excess of the amount necessary to
reimburse the developer for the project costs as provided in the redevelopment agreement
Based on the expected generation of $516,000 of incremental annual Sales and Gross Income
Taxes and a 75% rebate, there are adequate funds to support the reimbursement of taxes to the
developer as outlined in the analysis. Per the project financial returns described earlier, there is
a definite need for the redevelopment incentive grant agreement. Given the experience of
the developer and capacity of the operator as well as the grant under the program, staff
determined that the project has a high likelihood of financial success.

The degree to which the redevelopment project within a municipality which exhibits
economic and social distress, will advance State, regional, local development and planning
strategies, promote job creation and economic development and have a relationship to
other major projects undertaken within the municipality
The project is located in the Borough of Somerville, an area that has had an increase in



unemployment and lower property tax income as a result of commercial vacancies in town.
Somerville's median household income is 66% of Somerset County's and, according to 2009
Department of Labor statistics, Somerville's unemployment rate is 10.1%. The project also is
part of the municipality's development plans as it is located within an area declared in need of
redevelopment according to Somerville's 2004, West Main Street Redevelopment Plan. Within
the retail section, the Plan calls specifically for a grocery store and the proposed store will be an
anchor tenant to the Plan's retail development. The Redevelopment Plan also references
consistency with and incorporation of a 1991 Vision Plan into the town's Master Plan.
This project has tremendous municipal support as demonstrated by numerous approvals and
municipal financial support of the development. The location is also in Planning Area 1, which
is a targeted area for the ERG program and specifically referenced in the Redevelopment Plan.
Lastly, the supermarket is expected to create 155 permanent and over 116 temporary
construction positions. Finally, this grocery store will be the only one in Somerville. It also
supports the goals of the New Jersey Fresh Foods Initiative, a program that EDA initiated to
stimulate the development of supermarkets in underserved, low and moderate income areas
throughout the State.

Recommendation

Authority staff has reviewed the Saker ShopRites, Inc. application and finds that it is consistent
with eligibility requirements of the Act. Treasury, in reviewing the application, has notified the
Authority of the adequacy of the project's estimated tax revenues and specified the percentage
reimbursement of total project costs. Therefore, it is recommended that the Members approve the
Saker ShopRites, Inc. application and authorize the CEO of the Authority to execute an Incentive
Grant Agreement with the applicant and the State Treasurer, subject to final review and approval of
the Office of the Attorney General.

Reimbursement starts once the project has been constructed on the site only after eligible costs
have been confirmed by EDA and new tax revenues have been generated. Treasury annually tracks
taxes received from job sites and remits reimbursement equal to a percentage of funds collected
during the year.

The Borough of Somerville plans to issue a recovery zone bond with the guarantee of the Borough
and the County. The Somerset County Improvement Authority will issue the bond and Somerset
County is issuing an ordinance declaring the area a recovery zone.

It is recommended that the members authorize the CEO of the EDA to execute any assignment
agreements necessary to effectuate this transaction.



Total Eligible Project Cost: $28,100,000
Eligible Taxes for Reimbursement: Sales and Gross Income Taxes of $516,000 annually
Recommended Grant: 17.79% of actual costs, not to exceed $5,000,000

Alex Pavlovsky
Senior Urban Developme

~m~~
Senior Vice President, Business Development
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NEW JlISlY ECONOMIC D£YlLOPMENT AutHOtITY

MEMORANDUM

TO: Members of the Authority

FROM: Caren S. Franzini
Chief Executive Officer

DATE: May 10,2010

SUBJECT: PolyOne Corporation

The members are asked to approve the Salem County Energy Sales Tax Exemption ("STX") Renewal
Application of PolyOne Corporation ("POC"). PolyOne manufactures the dispersion and suspension of
PVC resins and latex. POC is located in Pedricktown. POC was originally approved for the program in
March 2006. They have qualified and been approved annually for renewal since then. The estimated
annualized STX benefit to POC is $527,000, which is based on the prior twelve months electric and gas
usage multiplied by 7% sales tax.

To qualify for STX, a company must be a manufacturer with a minimum of 50 full-time employees, have
50% of its workforce involved in the manufacturing process and certify that it is not in default with any
State program. POC has 65 employees with 82% involved in the manufacturing process. In addition, the
company has certified that it is not in default under any State program (confinned by the Division of
Taxation and the Department of Labor and Workforce Development). As a result, it is recommended that
POC be granted a renewal through March 23,2011

Prepared by: Tyshon Lee



Nlw JERSfY ECONOMIC DMlOf'MEJlfT AUTHOIITY

MEMORANDUM

TO: Members of the Authority

FROM: Caren S. Franzini
Chief Executive Officer

DATE: May 10,2010

SUBJECT: J.E. Berkowitz, LP

The members are asked to approve the Salem County Energy Sales Tax Exemption ("STX") Renewal
Application of J.E. Berkowitz, LP ("JEB"). lEB manufactures insulated, tempered and laminated glass
for the architectural glass industry. JEB is located in Pedricktown. JEB was originally approved for the
program in April 2007. They have qualified and been approved annually for renewal since then. The
estimated annualized STX benefit to 1£B is $79,000, which is based on the prior twelve months electric
and gas usage multiplied by 7% sales tax.

To qualify for STX, a company must be a manufacturer with a minimum of 50 full-time employees, have
50% of its workforce involved in the manufacturing process and certify that it is not in default with any
State program. JEB has 200 employees with 70% involved in the manufacturing process. In addition, the
company has certified that it is not in default under any State program (confirmed by the Department of
Labor and Workforce Development and the Division of Taxation). As a result, it is recommended that
JEB be granted a renewal through April 18, 2011.

Prepared by: Tyshon Lee



TO:

FROM:

DATE:

SUBJECT:
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MEMORANDUM

Members of the Authority

Caren S. Franzini
Chief Executive Officer

May 10,2010

Request for Delegated Authority

Request:
The members are asked to delegate approval authority to staff at Level 3, defined as recommending officer
with the Director of Portfolio or Credit Underwriting with the SVP - Operations or alternately any SVP
with both Directors, to extend the sales and use tax exemption under the UEZ Sales Tax Exemption for
Manufacturers Program ("USTX") and the Salem County Sales Tax Exemption for Manufacturers
Program ("SSTX") Delegating approval to staff will improve our efficiency in servicing ,our customers
on these routine extensions which have defmed criteria.

Background:
The UEZ Sales Tax Exemption for Manufacturers Program ("USTX") and the Salem County Sales
Tax Exemption for Manufacturers Program ("SSTX") provide an exemption from the sales and use
tax on electricity and natural gas consumption.

To qualify for the USTX program, the Applicant must be a UEZ certified manufacturer with at least 250
full-time employees (50% of who are involved in the manufacturing process), obtain a tax clearance
certificate and the Department of Labor and Workforce Development must certify that the company is in
good standing.

To qualify for the SSTX program, the Applicant must be a manufacturer located in Salem County with at
least 50 full-time employees (50% of who are involved in the manufacturing process), obtain a tax
clearance certificate and the Department of Labor and Workforce Development must certify that the
company is in good standing.

Currently, both programs require Board approval to renew the exemptions on an annual basis. To expedite
the process, the members are asked to delegate approval authority (Level 3 as defined above) on these
routine extensions. Staff will ensure that the companies seeking renewal continue to meet the job
eligibility criteria and are in good standing with the Departments of Labor and Taxation. A new tax
clearance certificate wiH also be required. Approvals will be reported to the Board quarterly by Portfolio
Services with the other delegated approvals. New requests will continue to require Board approval.

Recommendation:
The Members are asked to approve the request as detailed above.

Prepared by: Jon Maticka
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NEW JERSEY ECONOMIC DEvfLOPMENT AUTHORITY

TO: Members of the Authority

FROM: Caren S. Franzini, Chief Executive Officer

DATE: May 10,2010

SUBJECT: Alphion Corporation ("Alphion")
Princeton Junction, New Jersey
$1,000,000 Edison Innovation Fund Loan with warrants

Request:
Consent to 1) a $10,000,000 line of credit and a $5,000,000 term loan from Silicon Valley Bank
("SVB"); 2) to subordinate EDA's second lien on corporate assets to both credit facilities; and 3)
to permit a shared lien on intellectual property (IP).

.Background:
Founded in 2000, Alphion supplies fiber optic based telecom access equipment that enables the
delivery of high capacity broadband services.

In June 2009, the Members approved a $1,000,000 Edison loan to provide growth capital. The
loan closed in December 2009 and has been fully disbursed. Based on company forecasts of rapid
growth, the loan was structured to fully amortize in three and a half years. EDA's loan was
approved as subordinate to a $5,000,000 lien on corporate assets and a shared lien on IP securing
a line of credit from Bridge Bank.

As projected, the company has grown rapidly due to two large contracts with government telecom
providers in India, and as a result, requires additional financing to support increases in working
capital. Total financing of $18,500,000 has been arranged by the company and will include a
$10,000,000 line of credit (to refinance Bridge Bank's existing line) and a $5,000,000 term loan
from SVB. Velocity Financial Group will also provide $3,500,000 term loan which will be
subordinate to EDA. Alphion wiJJ be permitted to draw up to $6,000,000 of the line at closing,
but the remaining $4,000,000 of the line of credit and the $5,000,000 term loan will not be
available until the company completes a capital raise of at least $20,000,000.

Recommendation:
Consent to a $10,000,000 line of credit, a $5,000,000 term loan and approve the subordination of
EDA's position on corporate assets and shared lien position on IP with SVB. Approval will
support the company's operations until December when a $20,000,000 capital raise is anticipated,
will assist an emerging technology company with 77 employees in New Jersey and increase the
likelihood of future upside through EDA's warrant position.

Prepared by: Heather M. Coccia
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NEW JERSEY ECONOMIC DEVELOPMENT AUTHORITY

MEMORANDUM

TO: Members ofthe Authority

FROM: Caren S. Franzini, ChiefExecutive Officer

DATE: May 10,2010

SUBJECT: Projects Approved Under Delegated Authority - For Informational Purposes Only

The following projects were approved under Delegated Authority in April 2010:

New Jersey Business Growth Fund:

I) CAD Signs, LLC or Nominee (P31212), located in Newark City, Essex County, was founded
in 2005 as a manufacturer ofcommercial signs. PNC Bank: approved a $568,000 loan with a
five-year, 500,10 guarantee, not to exceed $284,000. Loan proceeds will be used to purchase
commercial real estate. Currently, the company has eight employees and plans to create eight
new jobs within the next two years

2) Morris Graphics Inc. and Jeffiey Morris (P31097), located in Woodbury City, Gloucester
County, provide commercial printing and mass mailing services to commercial customers.
PNC Bank: approved a $350,000 loan with a five-year, 50% guarantee, not to exceed
$175,000. Loan proceeds will be used to refinance real estate. The company currently has
two employees and plans to create an additional two new positions over the next two years.

3) Prima Pain Relief: LLC or Nominee (P31224), located in East Brunswick Township,
Middlesex County, was established in 2007 as a medical practice that specializes in the
treatment of pain management. PNC Bank approved a $1,500,000 loan with a five-year,
25% guarantee, not to exceed $375,000. Loan proceeds will be used to purchase commercial
real estate for the practice. The company currently has eight employees and plans to create
eight new positions within the next two years.

NJ Main Street Program:

1) Bach Associates PC (P30676 & P30681), located in Haddon Heights Borough, Camden
County, is a provider of professional services such as engineering, architectural,
environmental and planning services. The Bank has approved a one year, $850,000 working
capital line ofcredit, contingent upon a 50% guaranty ofprincipal outstanding, not to exceed
$250,000. In addition, The Bank has approved a $485,000 term loan, contingent upon a 50%
guaranty ofprincipal outstanding, not to exceed $242,500. Proceeds ofthis loan will be used
to refinance tenn debt currently with another bank. The companycurrentlyhas 32 employees
and plans to create two new positions within the next two years.

MAILING ADDRESS: I PO Box 990 I THNTON. NJ 08625-0990

SH,PPING ADoRESS: I 36 WEST STAn STlEfT J THNTON. NJ 08625 I 609.292.1800 I e-fmrt: njed;J.njed;J.tOfft I www.njeda.com



2) Global Essence, Inc. (P31235), located in Freehold Township, Monmouth County, was
incorporated in 1996 as an importer and exporter ofpremium flavoring and fragrance oils
that are primarily sold to cosmetic, consumerand food products companies. TO Bank, N.A
approved an $800,000 bank loan with a 25% ($200,000) Authority participation and a

...... -- .. --- ... -3:3:-33%-Autboritygu3Iantee-ofprincipaI-outstanding, nottoexceed $200,-000; Currently; the-- ----
oompanyhas eleveDeDtployeesand plans-to-create3Jl3dditionafdilee new]obsover the nexf
two years.

Small Business Fund Program:

I) Ludwig Enterprises LLC (P30896), located in Millville City, Cumberland County, is a real
estate holding company that was, created to purchase the project property. The operating
company, Animal Clinic of Millville LLC, occupies the property. The company was
approved for a $95,673 loan to be used to purchase equipment and renovate an existing
building. Currently, the company has eighteen employees and plans to create an additional
three new positions within the next two years.

Camden ERB:

1) Elee Porter Rotando (P30892), located in Camden City, Camden County, is the owner ofa
mixed-use property. The company currently occupies a 1,200 square foot space located at
1268 Haddon Avenue, Camden City, Camden County. She is planning to renovate with
upgrades such as new storefront windows, new door signage and adding stucco facades in
order to acquire a tenant for the property. The company was approved for an $11,714
Business Improvement Incentive Grant to be used for the building renovations. The
company plans to create two additional jobs over the next two years.

SmaU Business Fund Program - Modification:

I) Hoboken Children's Academy n, LLC (P24581) was approved on May 5, 2009 for a
$230,000 Small Business Fund loan for renovations, equipment and working capital needs
associated with the new location. The borrower requested a $50,000 increase in the loan
amount from $230,000 to $280,000 as a result ofincreased project costs. All other terms and
conditions of the original approval remain unchanged.

PNC Business Growth Fund - Modifications:

I) Peek a Boo Toys and 2901 Boardwalk LLC (P29119) are located in Pennsauken Township,
Camden County. In December 2009, PNC Bank approved a $1,300,000 bank loan with a
25% Authority guarantee, not to exceed $325,000. PNC Bank requested approval for project
revision to increase the guarantee to a 50% guarantee, not to exceed $650,000. All other
terms and conditions ofthe original approval remain unchanged.

2) South Jersey Water Test, LLC (p16440), located in Monroe Township, Gloucester County,
was founded in 2002 and is a testing laboratory which specializes in the sampling and
analysis ofdrinking water. PNC Bank has approved an extension ofa $1 18,872 loan with a
five-year, 25% guarantee, not to exceed $29,718. Original loan proceeds were used to
acquire commercial real estate. The company continues to meet program requirements.



3) WDDS Enterprises, Inc. and WD Associates (P16519), located in Camden City, Camden
County, were founded in 1986 as a supplier ofhardware supplies and services. PNC Bank
has approved an extension ofa $112,000 loan with a five-year, 25% guarantee, not to exceed
$28,000. Original loan proceeds were used to acquire commercial real estate. All other

. ·termsandoonditions-ofthe-original-approval- remain unchanged. -

Prepared by: S. Mania
SM/gvr




