
MEMORANDUM

TO: Members of the Authority

FROM: Melissa Orsen
Chief Executive Officer

DATE: November 14, 2017

SUBJECT: Agenda for Board Meeting of the Authority November 14, 2017

Notice of Public Meeting

Roll Call

Approval of Previous Month’s Minutes

Chief Executive Officer’s Monthly Report to the Board

Authority Matters

Incentive Programs

Bond Projects

Loans/Grants/Guarantees

Office of Recovery

Real Estate

Board Memorandums

Public Comment

Adjournment
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MEMORANDUM 
 

TO:  Members of the Authority 

FROM:  Melissa J. Orsen 
Chief Executive Officer 

DATE:  November 14, 2017 

RE:  Monthly Report to the Board 
 
OCTOBER EVENTS SHOWCASE EDA’S PORTFOLIO OF SUPPORT 

Several events last month illustrated the EDA’s ability to support a wide range of projects through its 
diverse array of incentive and lending programs.   

A ribbon cutting marked the completion of Teachers Village, which was supported by the Urban Transit Hub 
and Economic Redevelopment and Growth (ERG) programs. The project represents hundreds of millions in 
private and public investment and is a model of holistic community development offering every 
convenience, including a walkable, accessible location. Staff also attended a groundbreaking for the ERG-
supported New Brunswick Performing Arts Center, which will transform the City’s Downtown Cultural Arts 
District with two new state-of-the-art theaters, as well as office and residential space.  

Education and training opportunities for the next generation of healthcare professionals will be offered by 
the new Joint Health Sciences Center in Camden, where a groundbreaking was held in October. The 65,000-
square-foot center, which was approved for up to $55 million in bonds, will be developed by the Rowan 
University/Rutgers – Camden Board of Governors and operated by a consortium consisting of Rutgers and 
the Coriell Institute for Medical Research. 

EDA also visited Consumer Product Testing Company last month, which established a permanent home in 
Fairfield with support from the Premier Lender Program. A loan from Premier Lender Bank of America, 
which included an EDA participation, enabled the company to purchase the 44,000-square-foot facility it 
had been leasing for 20 years. Founded in 1975 by two individuals, the family-owned and operated 
company has grown to a staff of 128.  

AWARD-WINNING PROJECTS AND INITIATIVES 
 
Last month, the EDA co-hosted the 2017 Governor’s Conference on Housing and Economic Development 
along with our partners, the New Jersey Department of Community Affairs and the New Jersey Housing & 
Mortgage Finance Agency. Each year, the conference gathers industry leaders and professionals from 
around the state to listen and exchange ideas, network, and celebrate the most innovative housing and 
economic development projects in New Jersey. EDA staff moderated five panel discussions on topics 
including redevelopment best practices, attracting investment, public/private partnerships, green building 
standards and the revitalization of Fort Monmouth.  
 
In addition, ERG-supported 220 Rowan Boulevard was presented with the Leading Economic Development 
Award, which recognizes an alliance between a New Jersey-based business that has teamed up with the 
state, a community, or local economic development organization to advance the redevelopment of 
downtowns, and enhance the quality of life for residents. This project features 28,000 square feet of 
medical space, 20,000 square feet of retail space, and student and market-rate apartments. The new six-

November 14, 2017 Board Book - CEO Report

http://www.state.nj.us/dca
http://www.njhousing.gov/
http://www.njhousing.gov/


story building occupies formerly dilapidated downtown real estate, and is part of a $425 million project 
linking the Rowan University campus with Glassboro’s retail district, creating a traditional college town and 
walkable community, and promoting smart growth.  
 
In late October, New Jersey Community Capital (NJCC) was honored by the Southern New Jersey 
Development Council (SNJDC) for progress made under its THRIVE South Jersey initiative, which deploys 
flexible, affordable capital and technical assistance to generate quality jobs and improve economic 
opportunities across a four-county area in South Jersey. A $1 million EDA loan was used to boost the pool of 
funding available to support small businesses and workforce development programs in Cumberland, 
Gloucester, Salem, and Western Atlantic counties. At its Annual Achievement Awards Reception, the SNJDC 
presented NJCC with its Investment in South Jersey Award, recognizing an investment in the Cumberland 
County College Arts and Innovation Center in downtown Millville through the THRIVE initiative. 
 
RECOVERY AND RESILIENCE OF BUSINESSES AND MUNICIPALITIES FIVE YEARS POST SANDY 

Governor Christie commemorated the fifth anniversary of Superstorm Sandy with a visit to Saint Peter’s 
University Hospital (SPUH) in downtown New Brunswick to mark the completion of a new combined heat 
and power system that will enable the not-for-profit, 478-bed teaching hospital to continue providing 
critical services when electric and gas service is interrupted. This project was supported by the Energy 
Resilience Bank (ERB) – America’s first public infrastructure bank centered on energy resilience.   

The ERB is administered by the EDA and funded with $200 million from New Jersey’s second Community 
Development Block Grant-Disaster Recovery (CDBG-DR) allocation. The ERB is part of the State’s 
comprehensive efforts to assist counties, municipalities, and other large power users in taking steps to 
ensure that critical facilities have power during storms, disasters and other emergency situations.  

To date, through programs administered by the EDA, more than 1,300 businesses and municipalities have 
been supported with nearly $205 million in CDBG-DR funds. An additional $127 million has been 
preliminarily approved for 10 ERB projects, with the robust pipeline satisfying the additional $73 million of 
allocated funding to ensure continuity of essential resources during emergencies, and 117 gas stations 
supported by $3.9 million in grants will now have a reliable power source in the event of future outages.  
 
CLOSED PROJECTS 
 
Through October 2017, EDA closed on more than $277 million in traditional lending assistance to support 
140 projects, leveraging more than $387 million in capital investment and the creation of more than 770 
new, permanent jobs and 980 construction jobs. 
 
In addition to assistance provided through traditional lending programs, EDA executed agreements pending 
certification with 46 projects for over $1.2 billion, leveraging $4 billion in capital investment, creation of 
22,124 new jobs, 17,676 construction jobs, and retention of 5,130 jobs at risk of leaving New Jersey. 

EVENTS/SPEAKING ENGAGEMENTS/PROACTIVE OUTREACH 

EDA representatives participated as speakers, attendees, or exhibitors at 36 events in October.  These 
included the NRBP Regional Economic Outlook in Newark, the CIANJ 90th Annual Meeting & Luncheon in 
Woodcliff Lake, and the Tri-County Economic Development Summit in Deptford. 

 
___________________________________ 

November 14, 2017 Board Book - CEO Report



AUTHORITY MATTERS

November 14, 2017 Board Book - Authority Matters



NEw JERSEY EcoNoMic DEvELoPMENT AUmORIrY

MEMORANDUM

TO: Members of the Authority

FROM: Timothy Lizura
President and Chief Operating Officer

DATE: November 14. 2017

SUBJECT: Fort Monmouth Economic Revitalization Authority

Request:

Approval is requested for a credit facility for up to $5 million (loan”) to Fort Monmouth Economic
Revitalization Authority (“FMERA”) for general working capital purposes. The loan will have an
interest rate of the greater of the five-year US Treasury or 2% fixed at closing with a 60-month term.
There will be a period of up to 12 months for requisition of disbursements under the loan. Monthly
payments of interest will be due on the loan vith all outstanding principal and interest due upon
maturity. Upon FMERKs receipt of specific property sales proceeds, a portion of the net proceeds
will be applied to the repayment of the loan. Property sales by FMERA typically have stipulated
sharing arrangements with the US Department of the Army (“Army”), and/or Monmouth County
Improvement Authority (“MCIA” which provided approximately $33.5 million in financing which
closed in November of 2016. in conjunction with the closing with the Army on Phase 2 properties.
secured by Phase 2 properties along with a five-year County guarantee of the debt), sales commission
and mandatory contributions to the FMERA Homeless Trust. The loan will have a maximum
borrowing of $1.8 million which will be secured by a mortgage on FMERKs interest in “Phase 1
properties” that are not subject to sale agreements (consisting of approximately 35 acres vhich are
subject to a sharing arrangement with the Army whereby on average approximately 37% of proceeds
are retained by FMERA) plus an assignment of net proceeds to FMERA on another 360 acres of
phase 1 parcels under contract or out for signature, Any amount borrowed above $1.8 million will
have the additional security of a second mortgage on “Phase 2 properties” behind MCIA (amounting
to approximately 533 acres of which 39 acres are under contract),

Fort Monmouth Fcoriomic Rev itali7ation Authorit
Novemher 14, 2017
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gound:

FMERA is a public body corporate and politic constituted as an independent authority and
instrumentality of the State of New Jersey. FMERA was created in August of 2010 to provide
investment, continuity and economic growth to the communities impacted by the federal
government’s decision to close the US Army base. FMERA manages the revitalization of the 1,126
acres of real estate at Fort Monmouth (located in the boroughs of Oceanport, Tinton Falls and
Eatontown) following the base closure in September 2011 that displaced more than 5,500 jobs.
FMERA has a multitude of tools available for reuse and redevelopment of the site including:
undertaking redevelopment projects; adopting development and design guidelines; adopting land use
regulations regarding the provision of utilities, streets, roads or other infrastructure required for the
implementation of the revitalization plan. Because FMERA is a governmental entity that undertakes
and promotes development and redevelopment that will create jobs and increase the tax base of the
three host boroughs and the County of Monmouth, EDA is authorized to make loans to FMERA,
Additionally, under the FMERA Act, FMERA is staffed with FDA employees, and FMERA has the
power to receive State loans and specifically to obtain a loan from EDA for costs of the FMERA
office based on an approved budget.

On September 14, 2017, The Members of the Authority authorized the execution of a purchase and
sale agreement between the Authority and FMERA for a 36.3-acre parcel in Tinton Falls including
building 2700 (aka the Myers Center) and building 2705 (the former Night Vision Lab), execution
of a mortgage on the property, increase of$ 194,300 to the T & M Associates contract for construction
administration and environmental site investigation services and the expenditure to remediate and
demolish the Myer Center and other existing improvements up to $7,328,771.

The requested loan will be utilized to fund general working capital needs which will be comprised
primarily of salaries, legal fees. architectural costs and engineering expenses, FMERA has been
selling properties periodically over the past four years, however, the timing and closing of these sales
has taken longer than anticipated and created the demand for the loan. Additionally, as of July 1,
2017 Office of Economic Adjustment grants are no longer available as a source of operating funds
which results in salaries etc. to be funded solely by the operations of FMERA. The loan will be
available at closing with anticipated first draw in December of 2017. FMERA estimated a total
draw of $3.2 million on the loan with the remainder available for emergency purposes.

FMERA requested the flexibility to borrow up to $1.8 million secured only by phase 1 properties as
this does not require consent of MCIA. The estimated net proceeds (after deducting amounts due
the Army, commissions and Homeless Trust, including $2 million annual set aside for permanent
housing requirements) from phase 1 parcel sales proceeds to the Authority of 20% (amounting to
$578,018 in 2018 and $1,247,704 in 2019) are expected to be at least equal to the $1.8 million
advance amount. Phase 1 properties expected to be sold in 2018 and 2019 have an estimated
aggregate value of $46 million with net proceeds to FMERA of $9.128 million. The principal on the
proposed loan (once more than $1.8 million has been borrowed) will also have as repayment source
net sales proceeds of phase 2 properties on an annual basis based upon FMERA’s agreement with
MCIA whereby net proceeds after 12/31/17 have 25% of proceeds placed into escrow (and annually

Fort Monmouth Economic Revitalization Authority
November 14, 2017
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paid to MCIA to reduce debt) and annually after net cash flow of $3 million is available to FMERA,
an amount equal to 20% of any remaining proceeds would be paid to the Authority (projected figures
for 2019 and 2020 are $3.0 million and $0.4 million, respectively).

The cash flow forecast prepared by FMERA (as attached along with projected specific parcel sales
deemed confidential) reflects repayment of loan by 2020 if fully drawn.

Upon renewal of MCIA notes on 11/14/17, payments of principal and interest totaling $10,065,800
will occur. Proceeds were generated from FMERA’s sale of three parcels, officer housing (1/17/17
closed $8.559 million gross proceeds with $6.656 million note paydown), Russel Hall (6/23/17
closed, $1.3 million gross proceeds with $1.14 million note paydown) and Fitness Center (9/26/17
closed, $2.3 million gross proceeds with $2.02 million note paydown). Through September 30,
2017 FMERA sold 6 parcels aggregating $14 million with $1.9 million net (as remainder was used
to pay MCIA $9.6 million, Army, sales commissions and homeless trust). In 2018 and later, phase
2 parcels sales proceeds will have 25% escrowed which will be applied to MCIA payments annually.
In addition, if in any calendar year FMERA has aggregate cash flow in excess of $3 million, 20% of
the remainder will be sent to the Authority for payments on the loan. Anticipated MCIA payments
in 2018, 2019 and 2020 are $2.2 million, $17.2 million and $6.3 million, respectively to fully retire
this debt.

Approximately 198 acres have been transferred or sold to date (comprised of 14 parcels of which 6
are phase 1 equating to 105 acres and 8 are phase 2 equating to 93 acres) and another 10 parcels (399
acres) are currently under contract or out for signature with aggregate estimated proceeds of $51
million with $18 million net to FMERA. The aforementioned figures are included in FMERA’ s
estimate that aggregate sales proceeds in excess of $90 million will be realized through 2020.

Annual expenses of FMERA is approximately $5.6 million for 2018, $12 million for 2019 and $10
million 2020 comprised of salaries and office expenses ($1.5 million), maintenance of land and
unoccupied buildings ($1.5 million), professional services ($750,000), infrastructure requirements
($1.5 million) and demolition ($300,000). Infrastructure requirements are projected to increase to
$8 million and $6 million in 2019 and 2020, respectively. In addition, commissions on sales and
Homeless Trust obligations reduce cash flow. The Homeless Trust obligation totals $14.5 million
per legally binding agreement with HUD over twenty years based on an estimated 723 developable
acres (equating to $20,055 per acre) forming the basis for the set aside per parcel sale. FMERA is
also reserving $2 million in 2018 and 2019 relative to phase I sales for the specific requirement to
build 20 units of permanent supportive housing in Tinton Falls and 20 units in Eatontown.

Recommendation:

Approval is requested for the $5 million credit facility as proposed due to the strong public purpose
of revitalizing the Fort Monmouth site.

3
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Conditions:

1. Satisfactory review of resolution(s) from FMERA’ s Board authorizing them to enter into the
proposed loan agreements.

2. Satisfactory review of FMERA Board approved budgets showing the need and uses for the
proposed loan funds, Prior to the disbursement of each loan, the EDA will review the details
surrounding the use of the proceeds to ensure it complies with this approval.

3. The first $1.8 million in borrowings to be secured solely by mortgage on phase I parcels with
amounts borrowed above to have second mortgage of phase 2 parcels (and MCIA consent).
Authority to have assignment of net proceeds to FMERA from any parcels securing the loan
which are subject to sales contracts (should any contracts be terminated then mortgages will
be taken).

4. All outstanding exposure will be required to be paid in full at maturity or prior based upon
FMERA’ s share of net proceeds from the sale of phase 1 and phase 2 properties (the former
subject to sharing arrangement with the Army and the later which is subject to a
reimbursement agreement with MCIA) of which 20% is paid to the Authority.

5. Specific mortgages permitted to be released (with subsequent loan paydowns. if applicable)
upon approval by FMERA board of sale of property and closing documentation.

Timothy Lura
President and Chief Operating Officer

Prepared by: Michael A. Conte, Senior Credit Underwriter
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NEW JERSEY EcoNoMc DEVELOPMENT AUmORn’!

MEMORANDI M

To: Members of the Authorit\

From: Timoth Lizura
President and Chief Operating Officer

Date: No ember 14. 2017

RE: Camden Hotel Partners, LLC
Economic RedeeIopment and Growth Grant Program
P #44079

Purpose

The purpose of this memo is to request approval from ihe Members of the EDA Board to modify the following
items of the June 13. 2017 approval of CHP. LLC’s application for assistance under the Economic
Rede elopment and Growth Grant Program.

— Change in the applicant name and onership.
Change in the physical location of the project.

This memo will also provide for the Board’s awareness that (1) a $3 million loan from the Authority’s Real
Estate Impact Fund Program approved on June 13, 2017 to partially tinance project costs has been withdrawn
due to the restrictions of secondary financing per the lender and (2) the project is no longer deemed to be
located in a UEL as the City of Camden’s UFZ designation expired on December 31. 2016.

Modify Applicant Name and Ownership

CHP. LLC was approxed on June 13. 2017. The ownership structure of Ci-IP was formerly comprised of:

— Ensemble Investments, LLC 10%
— Keystone Hotel. LLC 30% (Connor Strong. 100% owner of this entity)
- Crimson Hotel, LLC 30°/b (NFL L.P.. 100% owner of this entity)
— Camden Michaels Hotel, EEC 30% (The Michaels Organization, LLC, 100% owner of this entity)

Keystone Hotel LLC, Crimson Hotel LLC and Camden Michaels Hotel, LLC were solely acting as the
investors in the prior approval.

(‘anden Hotel Partners, LI C
‘sosember 14. 2017
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flie proposed Applicant. Camden Hotel Partne. EEC. Ic a single purpose entity that i1l he oned b si
separate entities:

— Ensemble Hotel Partnr, EEC 6.25% (Kam I3abaoff 50° and Louis Cicalese 5O0o ovner of this
entit L
\4olayem Famil Trust 6 25°c (Daryoosh \4olavem. lU0°o owner of this entity).

— OSHAK, LLC -12.5% (Sam Hakakian, Omid Hakakian, Sahar Hakakian and Khosro Ka Ilakakian
each own 25% of this entity).
Maxxam Enterprises II. LP (CA) -12,5°/a (Amazon Properties 1%, Century Trust 16.5%, Galaxy Trust
16.5%, Miketz Trust 16.5% Genesis Trust 16.5% and Lexington Trust 33%).

— KSLB Holding Company, LLC (D[Z)-25% (Kam Babaoff, 100% ovner of this entity).
— Larabi Family Trust (CA) 37.5% ([‘rank Zarabi 100% owner of this entity).

The no applicant entities that vill be injecting the capital towards the project is XSLB Holding Compan and
Zarahi Family Trust. Both entities demonstrate the vhercithal and financial capacity to complete the project.

Change in Project Location

Subsequent to EDA Board approval, an 18-story building comprised of a parking garage of eight floors
and ten stories of office space was proposed to be built directly in front of the hotel, which would place a
negative impact on room views, in addition to the hotel’s projected performance. As documented in the
third amended agreement of sale between Liberty Property Trust and Camden Hotel Partners, LLC, the
location of the hotel has moved to a nearby site (within walking distance). Phe land costs hae increased
by $500,000 due to the premium location, as it now offers better views of the Delaware River and The City
of Philadelphia.

Background

On June 13. 2017. the Members of the Authority approved the application of ClIP. LI C for a project located
in the City of Camden. Camden County for the issuance of tax credits pursuant to the ERG program set forth
in the New Jersey Economic Opportunity Act of 2013. P.L. 2013, c. 161 (“Act”).

The total costs of the Project in respect to this modification request are estimated to be $55584.000 and
of this amount, $50,421,000 are eligible costs under the ERG program. However, per the original
approval, the ERG eligible costs were $49.420,453. therefore, the original award of $l8352,709 will
remain the same despite the increase in the revised budget.

Note that in the original approval, the Applicant vas eligible for a bonus of an additional 20% (for a total
award of 40%) as they met the criteria of the project being in a Garden State Growth Zone
(“GSGZ”). However, the maximum award this project received which complies with the 110% net benefit
to the State test is the lesser of$18,352,709 or 40% of actual eligible costs.

Camden Hotel Partners. I .1 (
No ember 14. 2Oi
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ecDescr

Sources and Uses from Original Approval:

Uses (thousands)
Land

_____

Construction & Site

_________ _____

S 3,575.000

_______
______________

11$ 36,105,714
Professional Services J__ 6,249,225
Financing & legal fees 2.046.069

ificy_______ J995.OOO
Developer Fee

________

45 1,831,000
TOTAL USES I $ 52,802,008

Sources of Financing

_________ _________

__L4rnount
Lender
Real Estate impact Fund

______________ __________

App1icanfs_çpjl.

______

Total

_____ ______ _____

—

— 4_20467,O08

i S 52,802,008

Current Sources and Uses

EUe,% (thousandsi
1

TotalAmount ERG E1igjeAinount
Land

— $ 4,040.000 $ 4,040,000
-

Construction & Site $ 37.767.000 $ 37.767.000
- --

Professional Ser ices $ 3.896,000 $ 3,251.000 —_____

Financing & legal fees $ 1.826.000 1.376.000
Lender’s Resere S 2.675.00() $ 0

$ 3,98’7.000 $ 3,987,000

Lpyjoper Fee 1,393,000 0
TOTAL USES S 55,584,000 $ 50,421,000 —_____

oFinang 4ount -_

Lender $ 36,129,807
qy:_____

Applicant’s Capital: S 19.454.193
; Total $ 55,584,000

The above sources and uses represent the budget that was previously approved in comparison to the refined
budget that reflects an increase in the cost of the land. inflation in the contingencies. along with an increase
in the financing fees. The ERG ineligible costs of 55.163.000 include: an interest escrow reserve required
by the lender ($2.675,000) franchise application fee, ($87,000) development fee. ($1.393,000) pre
opening fee, ($487.000) and owners reserve ($521,000). Although the project costs have increased, the
Applicant is aware that the maximum award this project may receive which complies with the 110% net
benefit to the State test is the lesser of $18,352,709 or 40% of actual eligible costs. Soft costs remain under
20%.

Camden lime] Partners IIC
oember 14. 2017

Total Amount

___

ERGElleAmoI,,zt

______

$ 3,575,000

_____

$ 35.110.158
$ 6.249,225

1.491,070

______

$ 2.995,000

________

0
$ 49,420,453

4s 29.335.000
S 3.000.000
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fhe a te will bc ocated at the watcrfront in thc City of Camden or appi xima1ei 19 110 quarc fed of
vacant land, The applicant proposes to build an eight-stor building that will he identified as the Hilton
Garden hotel. The building facade will be a composite metal panel with varying finishes, and will include
an aluminum glass indow wall s stem. Most ot the street ie ci façade will incorporate the appearance
of an aluminum glass storefront and ha\ e durable finishes such as porcelain. ceramic tile. stone. and
masonry. The hotel entrance will include a covered entrance and vestibule for guests. The hotel will he
comprised of 180 rooms utilizing approximately 14.000 square feet located on floors two through eight.
Within the 1 80 rooms. seven rooms will be built to comply with ADA requirements. The relocation of
this hotel will now offer 65° of the rooms providing views along the Delaware River and the City of
Philadelphia. Although the hotel has mo\ed to a superior location, the rates for the room will not increase.
‘l’he first floor ill encompass 17.725 square feet inclusive of meeting spaces. sales offices. loading and
storage. a small convenience shop. a bar and restaurant. The restaurant will he comprised of 3.670 square
feet located on the opposite side of the hotel facing the Delaware River to provide guests with a better
dining experience. Parking arrangements are being negotiated with Liberty Property Trust and the City of
Camden, however, surface parking will be available to the employees and guests of the hotel in excess of
75 parking spaces. The Applicant intends to provide free parking.

l’he Applicant proided an amended purchase and sales agreement dated October 2. 2017 The site will
be conveyed to Camden Ibid Partners, LLC from Liberty Property Trust by condominium ownership for
a total purchase price of $4 million. This is an arm’s length transaction between both parties and the buyer
and seller are acting in their own self-interest. The purchase and sales agreement confirms this transaction
is contingent on the award of the ERG request and a 20-year tax abatement.

‘[he Pi’oject is estimated to start construction in September of 2018. with an anticipated completion date
of March 18. 2020. The Applicant is aware that prevailing wage rates will be paid during term of
construction.

Although the Applicant entit\ has changed. Mr. Babaoff and Mr. Cicalesc vill assume the same role as the
prior appro al.

Mr. Babaoff has extensive experience in business development, project financing, managing investor
relationships, negotiating debt financing, and reviewing overall business strategies Mr. Bahaoff has a
long-standing history in acquiring, developing, and managing hospitality assets. Mr. Babaoffs company.
Ensemble Investments has fostered partnerships with hotel brands including Hilton, Marriott, and Hyatt.
Ensemble’s current portfolio consists of seven hotels encompassing nearly 1,300 rooms, equating to hotel
real estate value in excess of $375 million, respectively.

Mr. Cicalese will be responsible for the day to day operation of Camden IJotel Partners, coordinating the
acquisition, financing, and construction of the project. Mr. Cicalese has over 40-years’ experience in Real
Estate development. Ensemble will provide all technical support such as budget preparation, creating
financial models, and overseeing the construction activities taking place at the site. Mr. Cicalese has owned
and managed acquisition in excess of$1.5 billion. Mr. Cicalese has developed several notable hotels, such
as:

Courtyard Marriott at the Navy Yard. Philadelphia PA
— Ramada Renaissance Hotel. Agoura Hills. California
— Holiday Inn. Bayview Plaza. Santa Monica California
— I Jyatt Place Greensboro. Winston Salem. North Carolina

4
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I he architect and General C ontractor has not changed from the prior approval.

Ehe Applicant recci ed site plan appro\a in the fail of 2016. in addition. a \\ aterfront De\elopment
Permit from the NJ Department of Environmental Protection was granted on June 50. 2( I tv

The Applicant estimates 55 permanent jobs vi1l be created as a result of this project and 240 construction
ohs.

fhe Applicant may pursue a local municipal ERG after approval of this modiflcation,

Gap Analysis

FDA staff has revieed the application to determine if there is a shortfall in the project deelopment
economics pertaining to the return on the investment for the developer and their ability to attract the
required investment for this Project. Staff analyzed the pro torma and projections of the project and
compared the returns with and without the ERG over 12 years. The Applicant will utilize a 24-month
timeframe to build the project and assumes a 10-year cash flow,

Original Gap Analysis

[jeturn with no incentive J2.l5%
L2 —

Revised Gap Analysis

Return with no incentive 1 .67%

_____ _______

ft -—--—-_____ +

_____--—-— ______

Return with ERG 5.72%

_______

As indicated in the chart above, the project ould not otherwise be completed without the benefit of the
ERG. With the benefit of the ERG, the Equity IRR is 5.72% which is below the Hurdle Rate Model
provided by EDA’s contracted consultant Jones Lang LaSalle which indicates a maximum IRR of
14.61% for a hotel (lodging and entertainment) located in the City of Camden.

Net Positive Benefit Analysis:

The ERG award to CHP is equal to lesser of(I)40% of eligible costs or(2) an amount that results in the
projects present value of the net benefit to the State to be a minimum 11 0% of the award. The Projects
gross present value of the benefit to the State totals $20.1 million and represents 110% of the proposed
$18.3 million award. As such. the award complies with this program.

All other aspects of this project as described in the original board approval remain the same.

Ca nd. 11 tc1 Partners. I I C
No ernhr 14 2017
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Recom mendatioll

•\uth iu staff ha rvied the propesed modifications and finds that it is consistent v ith ci igihilit
requirements of the \ct. It is recommended that the \lembers appro\e and authorize the :\uthorit\ to modif

thc \ppiicant name. uv nership. and phy sical location of project.

Tirnoth zura

Prepared by: Jenell Johnson Baker
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GROW NEW JERSEY ASSISTANCE PROGRAM (GROW NJ) 

November 14, 2017 Board Book - Incentives



November 14, 2017 Board Book - Incentives



November 14, 2017 Board Book - Incentives



November 14, 2017 Board Book - Incentives



November 14, 2017 Board Book - Incentives



November 14, 2017 Board Book - Incentives



November 14, 2017 Board Book - Incentives



November 14, 2017 Board Book - Incentives



November 14, 2017 Board Book - Incentives



November 14, 2017 Board Book - Incentives



November 14, 2017 Board Book - Incentives



November 14, 2017 Board Book - Incentives



 NEW JERSEY ECONOMIC DEVELOPMENT AUTHORITY 
PROJECT SUMMARY – GROW NEW JERSEY ASSISTANCE PROGRAM 

 
As created by statute, the Grow New Jersey Assistance (Grow NJ) Program is available to businesses creating or 
retaining jobs in New Jersey and making a qualified capital investment at a qualified business facility in a qualified 
incentive area.  Applications to the Grow NJ Program are evaluated to determine eligibility in accordance with 
P.L. 2013, c. 161 and as amended through the “Economic Opportunity Act of 2014, Part 3,” P.L. 2014, c. 63, 
based on representations made by applicants to the Authority.  Per N.J.S.A. 34:1B-242 et seq./N.J.A.C. 19:31-1 
and the program’s rules, applicants must employ a certain number of personnel in retained and/or new full-time 
jobs at a qualified business facility and make, acquire or lease a capital investment equal to or greater than defined 
thresholds in order to be eligible for tax credits.  In addition to satisfying these statutorily-established job and 
capital investment requirements, applications undergo a material factor review to verify that the tax credits are 
material to the project advancing in New Jersey.  Applications are also subject to a net benefit analysis to verify 
that the anticipated revenue resulting from the proposed project will be greater than the incentive amount.  Credits 
are only certified for use annually and proportionally based on actual job performance during that year and an 
applicant is subject to forfeiture and recapture in event of default. 
 
APPLICANT:    Laboratory Corporation of America Holdings dba LabCorp  P44555 
 
PROJECT LOCATION:     69 1st Ave  Raritan Borough  Somerset County  
    10 Johnson Dr   Raritan Borough  Somerset County 
     
GOVERNOR’S INITIATIVES: 
(  ) NJ Urban Fund (  ) Edison Innovation Fund (X) Core (  ) Clean Energy 
 
APPLICANT BACKGROUND: 
Laboratory Corporation of America Holdings, doing business as, LabCorp, is an American company 
headquartered in Burlington, NC.  LabCorp operates one of the largest clinical laboratory networks in the world 
and employs more than 50,000 people, offering a broad range of routine and esoteric/genomic assays.  LabCorp 
maintains more than 1,700 patient service centers and through its integrated network of primary and specialty 
laboratories, tests more than 500,000 specimens daily for over 220,000 clients nationwide.  The applicant has 
demonstrated the financial ability to undertake the project. 
 
MATERIAL FACTOR/NET BENEFIT: 
Organic growth, new contracts, and recent corporate acquisitions have nearly doubled the number of daily 
specimen accessions that LabCorp is processing across its Northeast territory.  Accommodating this growth 
requires expansion and/or reconfiguration of their existing operational and laboratory network.  One of the options 
under consideration is a significant renovation and expansion of laboratory space at LabCorp's current regional 
headquarters in Raritan, NJ.  If the New Jersey option is selected, the project would be executed in three phases:  
 
Phase 1: Full renovation of the existing facility at 10 Johnson Drive (57,000 square feet) into which all non-
laboratory functions (e.g. G&A, warehouse, distribution, customer service, etc.) would be consolidated.   
 
Phase 2: Demolition of the existing facility at 20 Johnson Drive and expansion of the 69 1st Avenue facility 
(adding 109,000 square feet to make a total of 285,000 square feet of lab space) in which all core and growing 
laboratory operations, Microbiology, and Molecular operations would be placed.  In addition, the 20 Johnson 
Drive location would be turned into a parking lot to accommodate the expansion of the 1st Ave facility.   
 
Phase 3: Full laboratory renovations that support the planned growth, improve efficiency/productivity, and 
address end of life cycle building components and systems, including waste management. 
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The project involves approximately $150 million in qualifying capital expenditures to renovate and expand the 
existing space into approximately 342,000 square feet of primarily clinical lab space.  This project would retain 
1,201 existing jobs and create 175 new jobs.  Alternatively, LabCorp is evaluating relocating its New Jersey 
operations to a build to suit option in Scranton, PA, of 300,000 square feet.  Both the NJ and PA sites would be 
owned by LabCorp. 
                                   
The employees not included in the project are employees not based at the Raritan, NJ facilities and are not at risk 
of leaving the state.  They are dispersed at locations all around the state and provide a range of services from 
Manager to Lab Technician. 
   
Construction is estimated to be completed in Summer 2020 and Certification of Costs and Employees by August 
2020.  The largest differences in project costs for the NJ option are payroll and electrical costs. 
 
The location analysis submitted to the Authority shows New Jersey to be the more expensive option and, as a 
result, the management of LabCorp has indicated that the grant of tax credits is a material factor in the company’s 
location decision.  The Authority is in receipt of an executed CEO certification by David P. King, the Chairman 
and CEO of LabCorp, that states that the application has been reviewed and the information submitted, and 
representations contained therein are accurate and that, but for the Grow New Jersey award, the creation and/or 
retention of jobs would not occur.  It is estimated that the project would have a net benefit to the State of $67.8 
million over the 30-year period required by the Statute.  
 
FINDING OF JOBS AT RISK: 
The applicant has certified that the 1,201 New Jersey jobs listed in the application are at risk of being located 
outside the State on or before November 1, 2018.  This certification coupled with the economic analysis of the 
potential locations submitted to the Authority has allowed staff to make a finding that the jobs listed in the 
application are at risk of being located outside of New Jersey. 
 
 
ELIGIBILITY AND GRANT CALCULATION: 
Per the Grow New Jersey statute, N.J.S.A. 34:1B-242 et seq. and the program’s rules, N.J.A.C. 19:31-18, the 
applicant must: 
 

 Make, acquire, or lease a capital investment equal to, or greater than, the minimum capital investment, as 
follows: 

      ($/Square Foot 
 Minimum Capital Investment Requirements    of Gross Leasable Area) 
 Industrial/Warehouse/Logistics/R&D - Rehabilitation Projects  $  20 
 Industrial/Warehouse/Logistics/R&D - New Construction Projects  $  60 
 Non-Industrial/Warehouse/Logistics/R&D – Rehabilitation Projects $  40 
 Non-Industrial/Warehouse/Logistics/R&D – New Construction Projects $120 
 Minimum capital investment amounts are reduced by 1/3 in GSGZs and in eight South Jersey 
 counties: Atlantic, Burlington, Camden, Cape May, Cumberland, Gloucester, Ocean and Salem 
 

 Retain full-time jobs AND/OR create new full-time jobs in an amount equal to or greater than the 
applicable minimum, as follows: 

 
 Minimum Full-Time Employment Requirements  (New / Retained Full-time Jobs) 
 Tech start ups and manufacturing businesses     10 / 25 
 Other targeted industries       25 / 35 
 All other businesses/industries      35 / 50 
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Minimum employment numbers are reduced by 1/4 in GSGZs and in eight South Jersey counties: Atlantic, 
Burlington, Camden, Cape May, Cumberland, Gloucester, Ocean and Salem 

   
 
As a Non-Industrial – Rehabilitation Project, for a other targeted industry business, in Somerset County, this 
project has been deemed eligible for a Grow New Jersey award based upon these criteria, outlined in the table 
below: 
 

Eligibility Minimum Requirement Proposed by Applicant 
Capital Investment $13,664,800 $150,372,005 
New Jobs 25    175 
Retained Jobs 35 1,201 

 
 
The Grow New Jersey Statute and the program’s rules also establish criteria for the Grant Calculation for New 
Full-Time Jobs.  This project has been deemed eligible for a Base Award and Increases based on the following: 
 
 

Base Grant Requirement Proposed by Applicant 
Mega Project Base award of $5,000 per year 

for projects designated as a 
Mega Project 

A Qualified Business Facility 
located in an Priority Area that 
qualifies as a Mega Project by 
virtue of being in a A Qualified 
Business Facility used by a 
business principally engaged in 
research, development, or 
manufacture of a drug or 
device or a Qualified Business 
Facility used by a business 
licensed to conduct a clinical 
laboratory and business facility 
having either capital 
investment in excess of 
$20,000,000 and more than 
250 full-time employees 
created or retained or having 
more than 1,000 employees 
created or retained 

   
Increase(s) Criteria   
Transit Oriented Development An increase of $2,000 per job 

for a project locating in a 
Transit Oriented Development 

69 1st Avenue is located in a 
Transit Oriented Development 
by virtue of being within ½ 
mile of the midpoint of a New 
Jersey Transit Corporation rail 
station. 

Large Number of 
New/Retained Full-Time Jobs 

An increase of $500 per job for 
251-400 new or retained jobs, 
$750 per job for 401-600 new 
or retained jobs, $1,000 for 

The applicant is proposing to 
create/retain 1,376 Full-Time 
Jobs at the project location 
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The Grow New Jersey Statute and the program’s rules establish a Grant Calculation for Retained Full-Time 
Jobs.  The Grant Calculation for Retained Full-Time Jobs for this project will be based upon the following: 
 

PROJECT TYPE GRANT CALCULATION 
Project located in a Garden State Growth 
Zone 

The Retained Full-Time Jobs will receive the same Grant 
Calculation as New Full-Time Jobs as shown above subject to the 
same per employee limits. 

A Mega Project which is the U.S. 
headquarters of an automobile 
manufacturer located in a priority area 

The Retained Full-Time Jobs will receive the same Grant 
Calculation as New Full-Time Jobs as shown above subject to the 
same per employee limits. 

The Qualified Business Facility is 
replacing a facility that has been wholly 
or substantially damaged as a result of a 
federally declared disaster 

The Retained Full-Time Jobs will receive the same Grant 
Calculation as New Full-Time Jobs as shown above subject to the 
same per employee limits. 

All other projects The Retained Full-Time Jobs will receive the lesser of: 
- ½ of the Grant Calculation for New Full-Time Jobs (1/2 

* $9,000 = $4,500) or 
- The estimated eligible Capital Investment divided by 10 

divided by the total New and Retained Full-Time Jobs 
($150,372,005/ 10 / (175 +1,201) = $10,928) 

 
In the event that upon completion a project has a lower actual Grant 
Calculation for New Full-Time Jobs or a lower Capital Investment 
than was estimated herein, the above calculations will be re-run and 
the applicant will receive the lesser of the two amounts.   

 
 
 
 
 
 
 

601-800 new or retained jobs, 
$1,250 for 801-1,000 new or 
retained jobs and $1,500 for 
more than 1,000 new or 
retained jobs 

resulting in an increase of 
$1,500. 

Targeted Industry An increase of $500 per job for 
a business in a Targeted 
Industry of Transportation, 
Manufacturing, Defense, 
Energy, Logistics, Life 
Sciences, Technology, Health, 
or Finance excluding a 
primarily warehouse, 
distribution or fulfillment 
center business 

The applicant is a Life 
Sciences business. 
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     Grant Calculation 
 
BASE GRANT PER EMPLOYEE: 
 Mega Project                $5,000 
  
INCREASES PER EMPLOYEE: 
 Transit Oriented Development:          $  2,000 
 Large Number of New/Retained F/T Jobs:         $  1,500 
 Targeted Industry (Life Sciences):          $     500 
  
INCREASE PER EMPLOYEE:               $4,000 
 
PER EMPLOYEE LIMIT: 
 Mega Project             $15,000 
  
INCREASES OR PER EMPLOYEE LIMIT:            $9,000 
 
AWARD:         

New Jobs:     175 Jobs X $9,000 X 100% = $1,575,000 
Retained Jobs:  1,201 Jobs X $9,000 X   50% = $5,404,500 

    
         Total:  $6,979,500 
 
ANNUAL LIMITS:     

Mega Project       $30,000,000 
  
TOTAL CALCULATED ANNUAL AWARD     $6,979,500 * 
 
TOTAL ANNUAL AWARD AMOUNT TO BE APPROVED;    
REQUESTED BY THE APPLICANT  *       
 

New Jobs:     175 Jobs X $5,156 X 100% = $   902,300  
Retained Jobs:  1,201 Jobs X $5,156 X   50% = $3,096,178 

 
 

$3,998,478 
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PROJECT IS:   (X) Expansion  (  ) Relocation 
ESTIMATED ELIGIBLE CAPITAL INVESTMENT:       $  150,372,005 
EXPECTED PROJECT COMPLETION:                     July 31, 2020 
SIZE OF PROJECT LOCATION:             341,620 sq. ft. 
NEW BUILDING OR EXISTING LOCATION?         Existing 
INDUSTRIAL OR NON-INDUSTRIAL FACILITY?        Non-Industrial 
CONSTRUCTION:   (X) Yes  (   ) No 
 
NEW FULL-TIME JOBS:                             175 
RETAINED FULL-TIME JOBS:                         1,201 
STATEWIDE BASE EMPLOYMENT (AS OF DECEMBER 31, 2016):        2,550 
CITY FROM WHICH JOBS WILL BE RELOCATED IN NEW JERSEY:          N/A 
MEDIAN WAGES:          $             42,599  
 
NET BENEFIT MODEL:                   2017 
GROSS BENEFIT TO THE STATE (OVER 30 YEARS, PRIOR TO AWARD): $    107,801,719 
TOTAL AMOUNT OF AWARD:        $      39,984,780 
NET BENEFIT TO THE STATE (OVER 30 YEARS, NET OF AWARD):  $      67,816,939           
 
ELIGIBILITY PERIOD:                     10 years 
 
 
CONDITIONS OF APPROVAL: 
1.  Applicant has not entered into a lease, purchase contract, or otherwise committed to remain in New Jersey. 
2. Applicant will make an eligible capital investment of no less than the Statutory minimum after board approval.  

Applicant has 3 years plus two six-month extensions to submit its CPA certification, but in no event can the 
tax credit be issued more than 4 years from the date of board approval. 

3. No employees that are subject to a BEIP, BRRAG, legacy Grow New Jersey, Urban Transit Hub or other 
NJEDA incentive program are eligible for calculating the benefit amount of the Grow New Jersey tax credit. 

4. No capital investment that is subject to a BEIP, BRRAG, legacy Grow New Jersey, Urban Transit Hub or other 
NJEDA incentive program is eligible to be counted toward the capital investment requirement for Grow New 
Jersey. 

5. Within 24 months following approval, the applicant will submit progress information indicating that the 
business has site plan approval, committed financing for, and site control of the qualified business facility. 

 
 
APPROVAL REQUEST: 
The Members of the Authority are asked to: 1) concur with the finding by staff that the jobs in the application are 
at risk of being located outside New Jersey on or before November 1, 2018; 2) approve the proposed Grow New 
Jersey grant to encourage LabCorp to increase employment in New Jersey.  The recommended grant is contingent 
upon receipt by the Authority of evidence that the company has met certain criteria to substantiate the 
recommended award.  If the criteria met by the company differs from that shown herein, the award amount and 
the term will be lowered to reflect the award amount that corresponds to the actual criteria that have been met. 
 
DEVELOPMENT OFFICER:  Matthew Sestrich   APPROVAL OFFICER:  Mark Chierici 
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HAZARDOUS DISCHARGE SITE REMEDIATION FUND
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NEW JERSEY EcoNoMc DEVELOPMENT AUTHORITY

MEMORANDUM

TO: Members of the Authority

FROM: Timothy Lizura
President/Chief Operating Officer

DATE: November 14, 2017

SUBJECT: NJDEP Hazardous Discharge Site Remediation Fund Program

The following grant projects have been approved by the Department of Environmental Protection
to perform Supplemental Remedial Action activities. The scope of work is described on the
attached project summaries:

HDSRF Municipal Grants:
P445 16 Township of Montclair (Southern Pyramid) $ 41,022
P44542 City of Perth Amboy (2 Street Park) $ 718,8

$ 759,891

Total HDSRF Funding — November 2017 $ 759,891

V I
/

ThyLizura

Prepared by: Reneé M. Krug

36 WEST STATE STREET P0 Box 990 TRENTON, NJ O8625O990 609-8586700 customercare@njeda.com I wwwnjedacom
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NEW JERSEY ECONOMIC DEVELOPMENT AUTHORITY
PROJECT SUMMARY - HAZARDOUS SITE REMEDIATION - MUNICIPAL GRANT

APPLICANT: Township of Montclair (Southend Pyramid) P44516

PROJECT USER(S): Same as applicant *
- indicates relation to applicant

PROJECT LOCATION: 397 399 Orange Road Montclair Township (T/UA) Essex

GOVERNOR’S INITIATIVES: (X) Urban ()Edison ()Core ()Clean Energy

APPLICANT BACKGROUND:
Between November 2008 and April 2017, the Township of Montclair received an initial grant in the amount of
$111,612 under P20903 and supplemental grants totaling $74,760 under P41724 and P44100 to perform
Preliminary Assessment (PA), Site Investigation (SI) and Remedial Investigation (RI). The project site,
identified as Block 3904, Lot 57, is an abandoned building historically used as an auto repair facility which
has potential environmental areas of concern (AOCs). The Township of Montclair currently owns the project
site and has satisfied proof of site control. It is the Townships intent, upon completion of the environmental
investigation activities to redevelop the project site for recreational use.

NJDEP has approved this supplemental request for Remedial Action (RA) grant funding on the
above-referenced project site and finds the project technically eligible under the HDSRF program, Category
2, Series A.

APPROVAL REQUEST:

The Township of Montclair is requesting aggregate supplemental grant funding to perform RA in the amount
of $41 022 at the former Southend Pyramid Station project site. Because the aggregate supplemental
funding including this request is $1 15,782, it exceeds the maximum aggregate staff delegation approval of
$100,000, and therefore requires EDA’s board approved. Total grant funding including this approval is
$227,394.

FINANCING SUMMARY:

GRANTOR: Hazardous Discharge Site Remediation Fund

AMOUNT OF GRANT: $41,022

TERMS OF GRANT: No Interest: No Repayment

PROJECT COSTS:
Remedial Action $41,022

EDA administrative cost $500

TOTAL COSTS $41,522

APPROVAL OFFICER: K. Junghans
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NEW JERSEY ECONOMIC DEVELOPMENT AUTHORITY
PROJECT SUMMARY - HAZARDOUS SITE REMEDIATION - MUNICIPAL GRANT

APPLICANT: City of Perth Amboy (Second Street Park) P44542

PROJECT USER(S): Same as applicant *
- indicates relation to applicant

PROJECT LOCATION: 25 S. Second St. & Lewis St. Perth Amboy City (T/UA) Middlesex

GOVERNOR’S INITIATIVES: (X) Urban ()Edison ()Core ()Clean Energy

APPLICANT BACKGROUND:
In December 2016, City of Perth Amboy, was approved for a grant in the amount of $1,799,986 under
P43881 for the project site identified as Blocks 10, 11, and 16, Lots 1.01, 1.02, 1-12; 1.01; and 1.01, 1-14
and 15.01, which is a former park and has potential environmental areas of concern (AOCs). The City owns
the project site and has satisfied proof of site control. It is the City’s intent, upon completion of the
environmental investigation activities to redevelop the project site for recreational use.

NJDEP has approved this request for Remedial Action (RA) grant funding on the above-referenced project
site and finds the project technically eligible under the HDSRF program, Category 2, Series A.

According to the HDSRF legislation, a grant can be awarded to a municipality, county or redevelopment
entity authorized to exercise redevelopment powers up to 75% of the costs of remedial action for projects
involving the redevelopment of contaminated property for recreation and conservation purposes, provided
that the use of the property for recreation and conservation purposes is included in the redevelopment plan
and is conveyed by a development easement, deed restriction for development or conservation easement
for recreation and conservation purposes. The 25% matching costs ($239,623) are being provided by public
funding including Natural Resources Damages (NRD).

APPROVAL REQUEST:

City of Perth Amboy is requesting supplemental grant funding to perform RA in the amount of $718,869 at
the Second Street Park project site, Total grant funding including this approval is $2,518,855.

FINANCING SUMMARY:

GRANTOR: Hazardous Discharge Site Remediation Fund

AMOUNT OF GRANT: $718,869

TERMS OF GRANT: No Interest: No Repayment

PROJECT COSTS:
Remedial Action $958,492

EDA administrative cost $500

TOTAL COSTS $958,992

APPROVAL OFFICER: K. Junghans
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NEWJERSEY EcoNoMic DEVELOPMENT AUTHORITY

MEMORANDUM

TO: Members of the Authority’

FROM: Timothy J. Lizura, President/Chief Operating Officer

DATE: November 14, 2017

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

The following residential and commercial grant projects have been approved by the Department
of Environmental Protection to perform upgrade, closure and site remediation activities.
The scope of work is described on the attached project summaries:

UST Commercial Grants:
P4 1900 John R. Johnson (Johnson’s Service Center)
P44422 T&J Service Center Inc.

________

UST Residential Grants:
P43596 Antionette Iorio
P43 774 Gladys Moreira
P43620 Herman & Anna Conklin

_______

Prepared by: Reneé M, Krug

$ 53,684
$ 191,240
$ 244,924

$ 116,086
$ 129,577
$ 125,870
S ‘71 r’
.) i/1,.)ii

Total UST Funding — November 2017 $ 616,357

Emothy Lizura

36 WEST STATE STREET P0 Box 990 I TRENTON, NJ 08625-0990 I 609-858-6700 I customercare@njeda.com wwwnjeda.com
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NEW JERSEY ECONOMIC DEVELOPMENT AUTHORITY
PROJECT SUMMARY - UNDERGROUND STORAGE TANK GRANT

APPLICANT: John R. Johnson P41900

PROJECT USER(S): Johnson’s Service Center * *
- indicates relation to applicant

PROJECT LOCATION: 112 Passaic Street Hackensack City (T/UA) Bergen

GOVERNOR’S INITIATIVES: () Urban () Edison ()Core CIean Energy

APPLICANT BACKGROUND:
Between June 2008 and April 2013, John R. Johnson, owner of Johnson’s Service Center, received an initial
grant in the amount of $35,145 under P21306 and a supplemental grant in the amount of $80,581 under
P36934 to perform soil and groundwater investigation associated with the underground storage tanks
(USTs) at the project site. The tanks were decommissioned 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 grant funding in the amount of $53,684 to perform the approved
scope of work at the project site. Because the aggregate supplemental grant funding including this request is
$134,265, 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 $169,410.

The NJDEP oversight fee of $5,368 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: $53,684

TERMS OF GRANT: No Interest; 5 year repayment provision on a pro-rata basis in accordance with
the PUST Act

PROJECT COSTS:
Reiuediation $53, 684

NJDEP oversight cost $5,368

EDA administrative cost $500

TOTAL COSTS $59,552

APPROVAL OFFICER: K. Junghans
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NEW JERSEY ECONOMIC DEVELOPMENT AUTHORITY
PROJECT SUMMARY - UNDERGROUND STORAGE TANK GRANT

APPLICANT: T&J Service Center Inc. P44422

PROJECT USER(S): Same as applicant *
- indicates relation to applicant

PROJECT LOCATION: 31 Kings Road Madison Borough (N) Morris

GOVERNOR’S INITIATIVES: () Urban ()Edison (X) Core MClean Energy

APPLICANT BACKGROUND:
Between March 2011 and July 2013, T&J Service Center Inc., owned by Thomas Granato, received an initial
grant in the amount of $290,086 under P33058 and a supplemental grant in the amount of $180,709 under
P38 121 to perform groundwater investigation and hot-spot remediation for the closure of the former
underground storage tank (UST) at the project site. The tank was decommissioned in accordance with
NJDEP requirements. The NJDEP has determined that the supplemental project costs are technically
eligible to perform additional groundwater remediation.

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 $191,240 to perform the
approved scope of work at the project site. Because the aggregate supplemental grant funding including this
request is $371,949, it exceeds the maximum aggregate staff delegation approval of $100,000 and therefore
requires the EDA’s board approval. Total grant funding including this approval is $662,035.

The NJDEP oversight fee of $19,124 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: $191,240

TERMS OF GRANT: No Interest; 5 year repayment provision on a pro-rata basis in accordance with
the PUST Act.

PROJECT COSTS:
Remediation $191,240

NJDEP oversight cost $19,124

EDA administrative cost $500

TOTAL COSTS $210,864

APPROVAL OFFICER: K. Junghans
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NEW JERSEY ECONOMIC DEVELOPMENT AUTHORITY
PROJECT SUMMARY - UNDERGROUND STORAGE TANK GRANT

APPLICANT: Antionette lorio P43596

PROJECT USER(S): Same as applicant *
- indicates relation to applicant

PROJECT LOCATION: 566 Palisade Avenue Jersey City (T/UA) Hudson

GOVERNOR’S INITIATIVES: () Urban ()Edison ()Core ()Clean Energy

APPLICANT BACKGROUND:
Antionette lorio is a homeowner seeking to remove a leaking 550-gallon residential #2 heating underground
storage tank (UST) and perform the required remediation. The tank will be decommissioned and removed in
accordance with NJDEP requirements. The NJDEP has determined that the project costs are technically
eligible.

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 grant funding in the amount of $1 16,086 to perform the approved scope of work
at the project site.

The NJDEP oversight fee of $1 1,609 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: $116,086

TERMS OF GRANT: No Interest; No Repayment

PROJECT COSTS:
Upgrade,Closure,Remediation $116,086

NJDEP oversight cost $11,609

EDA administrative cost $250

TOTAL COSTS $127,945

APPROVAL OFFICER: W. Wisniewski

November 14, 2017 Board Book - Loans/Grants/Guarantees



NEW JERSEY ECONOMIC DEVELOPMENT AUTHORITY
PROJECT SUMMARY - UNDERGROUND STORAGE TANK GRANT

APPLICANT: Gladys Moreira p43774

PROJECT USER(S): Same as applicant *
- indicates relation to applicant

PROJECT LOCATION: 35 Liberty Place Weehawken Township (T/UA)1udson

GOVERNOR’S INITIATIVES: () Urban ()Edison ()Core ()Clean Energy

APPLICANT BACKGROUND:
Gladys Moreira is a homeowner seeking to remove a leaking 550-gallon residential #2 heating underground
storage tank (UST) and perform the required remediation. The tank will be decommissioned and removed in
accordance with NJDEP requirements. The NJDEP has determined that the project costs are technically
eligible.

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 grant funding in the amount of $129,577 to perform the approved scope of work
at the project site.

The NJDEP oversight fee of $12,958 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: $129,577

TERMS OF GRANT: No Interest; No Repayment

PROJECT COSTS:
Upgrade,Closure,Remediatiori $129,577

NJDEP oversight cost $12,958

EDA administrative cost $250

TOTAL COSTS $142,785

APPROVAL OFFICER: W. Wisniewski
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NEW JERSEY ECONOMIC DEVELOPMENT AUTHORITY
PROJECT SUMMARY - UNDERGROUND STORAGE TANK GRANT

APPLICANT: Herman Conklin and Anna Conklin P43620

PROJECT USER(S): Same as applicant - indicates relation to applicant

PROJECT LOCATION: 262 Davis Road Franklin Borough (N) Sussex
GOVERNOR’S INITIATIVES: () Urban ()Edison ()Core ()Clean Energy

APPLICANT BACKGROUND:
Herman and Anna Conklin are homeowners seeking to remove a leaking 550-gallon residential #2 heating
underground storage tank (UST) and perform the required remediation. The tank will be decommissioned
and removed in accordance with NJDEP requirements. The NJDEP has determined that the project costs
are technically eligible.

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

APPROVAL REQUEST:

The applicants are requesting grant funding in the amount of $125,870 to perform the approved scope of
work at the project site.

The NJDEP oversight fee of $1 2,587 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: $125,870

TERMS OF GRANT: No Interest: No Repayment

PROJECT COSTS:
Upgrade,Closure,Remediation $125,870

NJDEP oversight cost $12,587

EDA administrative cost $250

TOTAL COSTS $138,707

APPROVAL OFFICER: K. Junghans
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ENERGY RESILENCE BANK (ERB) PROGRAM 
MODIFICATIONS
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NEW JERSEY ECONOMIC DEVELOPMENT AU[HOR[IY

PROJECT SUMMARY - REL ESTATE IMPACT FUND PROGRAM

APPLICANT: 609 Commercial Master Tenant LLC

PROJECT USER(S): Launch Pad Hahne LLC

PROJECT LOCATION: 625 Broad Street Suite 230 Newark City (T!UA) Essex

GOVERNOR’S INITIATIVES: (X) Urban ( ) Edison ( ) Core ()Ciean Energy

APPLICANT BACKGROUND:
Applicant is a single purpose entity which is the landlord of leasehold interest in Condominium A within an

aggregate development project known as “Hahnes” (a 455000-gross square foot facility with 160 residential

units, 220 underground parking spaces, 80000 square feet of retail and 80000 square feet of commercial,

community and/or office spade).

The proposed co-working space is essentially the renovation of approximately 14,463 square foot portion

within the Hahnes building from a “Grey Shell” to a build to suit co-working and shared office space. The

scope includes construction of approximately 30 private offices of various sizes, three conference rooms,

several private phone booths, two bathrooms, a kitchen/cafe space and other common spaces as well as

desks, chairs, couches, conference room tables etc.

The sole tenant of the 14463-square foot Project is Launch Pad Hahne, LLC. (“LPH”) which offers

collaborative co-working space with reliable business services and a virtual office address for startups, small

businesses, freelancers, and entrepreneurs. The proposed LPH space will nurture new businesses, and

nclude them in the mix of positive uses at the Hahne’s project. As new businesses grow locally and in this

location of high visibility, it is anticipated that the goal of additional locally sourced employment opportunities

can be achieved. LPH is expected to impact economic development in Newark by indirectly creating

approximately 100 jobs at companies that start and develop at the facility.

APPROVAL REQUEST:

The Members are asked to approve the application of 609 Commercial Master Tenant LLC for a Real Estate

Impact Fund loan in the amount of $1 million.

FINANCING SUMMARY:

LENDER: NJEDA Real Estate Impact Fund

AMOUNT OF LOAN: $1000000

TERMS OF LOAN:

PROJECT COSTS:

3% interest commencing at completion and certificate of occupancy. 50% of

annual cash flows pays interest and, if available principal payments. Ten year

term.

Renovation of existing building

FFE, tech &net, softcos

Engineering & architectural fees

contingency

Purchase of equipment & machinery

Finance fees

$1,576,490

$180,900

$104,150

$61 .400

$51,710

$25,350

TOTAL COSTS $2,000,000

,JOBS: At Application 2 Wthin 2 years 100 Maintained 0 Construction 12

P44579

- ndicates relation to applicant

DEVELOPMENT OFFICER: M. Peters APPROVAL OFFICER: M. Conte
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609 Commercial Master Tenant, LLC 
November 14, 2017 

    
MEMORANDUM 

 
To:  Members of the Authority 
 
From:  Timothy Lizura 
  President and Chief Operating Officer   
 
Date:  November 14, 2017 
 
RE: 609 Commercial Master Tenant, LLC 
 P 44579 
 
Request 
 
The Members are asked to approve the application of 609 Commercial Master Tenant, LLC (“609 
CMT” or the “Applicant”) for a Real Estate Impact Fund Loan (“IF”) in the amount of $1,000,000.    
 
Project Description 
 
609 CMT is a single purpose entity which is the landlord of leasehold interest in Condominium A 
within an aggregate development project known as “Hahnes” (a $175 million, 448,000 gross square-
foot project at 609-633 Broad Street in downtown Newark which includes 160 residential units, 220 
underground parking spaces, 80,000 square feet of retail and 80,000 square feet of commercial, 
community and/or office space).   Condominium A is 59,060 gross square feet includes the Whole 
Foods Market store (28,947 square feet) second floor office space including the proposed project 
space.  Condominium B is comprised of the Rutgers University’s Express Newark, the new home of 
the Department of Arts, Culture and Media (57,970 square feet) and Condominium C includes the 
residential, the parking garage plus several retail/service tenants (City National Bank, Barnes and 
Nobel, Petco, Kite & Key, NJ Citizen Action, Next Cleaners, Cool Vines and a Marcus Samuelsson 
restaurant).   
 
609 CMT is related to and partially owned by L & M Development Partners, Inc. (“L & M”) the 
developer of Hahnes, which also includes affiliates of Prudential Insurance Company and Goldman 
Sachs which are both owners and financers of this property.  The Hahnes project was essentially 
completed in May of 2017 (date cost certification was submitted to the Authority) and presently there 
is 35% (28,000 square feet) of vacant office and 20% (16,000 square feet) of vacant retail space.   
Approximately 6,000 square feet of space for several tenants is currently under renovations, subject 
to leases or in lease negotiations.   L & M reported that 100% of the residential units have been 
leased.  
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609 Commercial Master Tenant, LLC 
November 14, 2017 

 
The Hahnes project was approved for a $40 million RES ERG by the Members of the Authority on 
December 9, 2014 under P 38767 with recipients 609 Holdco, LLC, 609 Broad Street, LLC and 
Commercial Broad Street LLC.   The Hahnes project has submitted their cost certification to the 
Authority which was deemed satisfactory and in July of 2017 received their $40 million tax credit 
certificate (with the first year’s $4 million tax credit certificate to be issued in the first quarter of 
2018 for tax year 2017). 
 
The proposed co-working space (referred to as the “Project”) is essentially the construction of 
approximately 14,463 square foot (also known as 625 Broad Street, Suite 230) within the Hahnes 
building (and Condominium A) from a "Grey Shell" to a build to suit co-working and shared office 
space. The scope of work includes construction of approximately 30 private offices of various sizes, 
three conference rooms, several private phone booths, two bathrooms, a kitchen/cafe space and other 
common spaces for co-working. The fit out includes full architectural plans with mechanical, 
electrical and plumbing design and the budget is inclusive of desks, chairs, couches, conference room 
tables etc. 
 
The sole tenant of the 14,463-square foot Project is Launch Pad Hahne, LLC. (“LPH”) which offers 
collaborative co-working space with reliable business services and a virtual office address for 
startups, small businesses, freelancers, and entrepreneurs.  The proposed LPH space will nurture new 
businesses, and include them in the mix of positive uses at the Hahne’s project. As new businesses 
grow locally and in this location of high visibility, it is anticipated that the goal of additional locally 
sourced employment opportunities can be achieved.  LPH is expected to directly create two jobs in 
Newark by hiring members of the Launch Pad team.  More importantly, LPH is expected to indirectly 
create approximately 100 jobs at companies that start and develop at the LPH facility.  By creating 
an environment for small businesses and startups to start and grow, LPH impacts economic 
development in cities like Newark.   
 
This Project meets the requirements of the IF in terms of project description, area and loan amount 
(including loan not to exceed 25% of total project costs and total public funding not to exceed 50% 
of total project costs). 
 
The City of Newark is currently reviewing the construction plans with issuance of permits anticipated 
by November 30th along with the guarantee minimum price contract followed by commencement of 
construction in December and Project completion by February 28, 2018. 
 
Upon completion of this Project there is expected to be approximately 100 new, full time, jobs created 
by the users/renters of the LPH space as well as an estimated ten construction jobs.  LPH indirectly 
creates jobs at the numerous small businesses and startups which impacts economic development in 
cities like Newark by their support of surrounding restaurants, coffee shops and a variety of local 
businesses.  The IF has a requirement for a minimum of one new job be created/maintained per 
$65,000 of loan funds and this Project has a ratio of assistance to new jobs of $10,000 thereby meeting 
the requirement.   The Project is expected to utilize NJHMFA’s Energy Star to meet the Green 
Building requirements. 
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609 Commercial Master Tenant, LLC 
November 14, 2017 

 
Project Ownership 
 
The Applicant and recipient of the IF loan from the Authority is a single purpose entity owned by 
Commercial Broad Street LLC which in turn is owned by 609 HoldCo LLC.   609 Holdco LLC (one 
of the RES ERG recipients) is owned by Prudential Insurance Company of America, GSG 609 Direct 
Investor and 609 Broad Street Investors, LLC.  The latter is wholly owned by 609 Broad Street 
Managers, LLC which in term is wholly owned by L & M Development Partners, Inc.  Attached to 
this memo are: 1] confidential analysis on the financial statements of the owners and 2] organization 
charts detailing the ownership which is complicated due to the financial arrangements for the Hahnes 
project which includes new market tax credits, historic tax credits, low income housing tax credits, 
NJHMFA bonds all within a condominium structure. 

LPH is a subsidiary of Launch Pad Partners, LLC (“LP”), a community for entrepreneurs that 
provides workspace, a network of mentors, and educational programming and events. LP started in 
downtown New Orleans in the Central Business District and hosts over 250 events annually from the 
majority of the New Orleans meetups to their annual entrepreneurship conference, Launch Fest. LP 
has become the hub of the New Orleans startup community. 

LP originated from a simple post on New Orleans Craigslist in 2008 (3 years after Hurricane Katrina) 
as the City of New Orleans was vibrant with entrepreneurial spirit and dedicated to making the city 
even better than it was before.  Fueled by this energy and trying to make use of his excess office 
space, Chris Schultz posted an ad for other New Orleanians to rent “voodoo pods”.  These pods 
included office space and access to free utilities – resources that quickly proved to be in demand.  As 
the pods were filling, Mr. Schultz and his colleagues became acutely aware of a huge opportunity – 
shared working space – an unfamiliar concept in 2008. This group of passionate New Orleanians 
committed to this idea and drove it forward until June 1st, 2009 when they opened New Orleans first 
co-working space – Launch Pad.    LP and LPH are 80% owned by Voodoo Ventures LLC, a 
Louisiana based investment entity which in turn is owned by Chris Schultz. 
 
LP has a successful track record of operating shared work spaces.   LP New Orleans grew from 2,500 
square feet to 22,000 square feet today and is currently at full occupancy in its office with 
approximately 500 members.  A second location of 15,000 square feet was opened in January of 
2016 in Charleston, South Carolina and third of 2,000 square feet in Nashville, Tennessee is expected 
to open by January of 2018.  LP’s physical space is conducive to collaboration and productivity while 
engendering a burgeoning tech community based upon ambition, creativity and optimism.  The LP 
community motivates its members to work together towards their goals, whether that is launching a 
startup, growing their non-profit organization or expanding their business impact in their city.  A 
specific example is Lucid, a market research tech firm in New Orleans that started at a co-working 
desk and now employs a staff of 220 in New Orleans and recently raised $60 million in funding.  
 
LP’s belief is having the right product at the right price point. Workspace products to fit any business 
size and needs – always flexible, all with awesome community, educational programming and fun 
events.   Spaces have fast internet, free coffee, 24/7 access and conference rooms.   Anticipated 
offerings and price levels include: co-working (floating desk) at $250 a month, permanent desk at 
$450 a month and private office (with door and fits up to six people) at $900 a month.  
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Chris Schultz is the CEO of Launch Pad Partners LLC whose mission is to help people across the 
country be successful building their businesses and careers while working in a community where 
they feel like they belong. Mr. Schultz is an active angel investor through Voodoo Ventures, 
investing in several rapidly growing companies in New Orleans and elsewhere including Lucid, 
86co, Neighborland, and Niko. He co-founded Flatstack, a software development company with 
offices in Kazan, Russia and New Orleans that builds applications for clients worldwide. 

Mr. Schultz has a particular interest in mentoring young entrepreneurs and is passionate about 
connecting the startup ecosystem around the world from Nigeria to Silicon Valley. Mr. Schultz 
received an MBA from the Marshall School of Business at the University of Southern California in 
2002, and a Bachelors of Science degree in Mechanical Engineering from the University of Virginia 
in 1996. 

Mr. Schultz co-founded Flatstack with partners in 2005, after working with them as developers since 
2001. Flatstack is a global software development company with 50+ engineers and designers in our 
Kazan, Russia office and business development operations in New Orleans and San Francisco.  Mr. 
Schultz founded Voodoo Ventures as the platform to launch technology companies. The portfolio 
consists of companies funded as angel investors and companies where Voodoo prototyped and built 
products ourselves. The business model’s core philosophy revolves around matching talented 
partners with great ideas to build businesses. By providing resources and expertise, Voodoo works 
with people to make ideas into reality.   Voodoo’s investment thesis is to seek products and platforms 
that intersect where web meets world.  Mr. Schultz lead the first investment round in Federated 
Sample (“FED”) through Voodoo Ventures in 2010 and remains as a board member.  FED is a market 
research technology firm based in New Orleans. The firm creates technologies that maximize the 
efficiency and effectiveness of gathering data and intelligence from consumer markets. 

In November of 2013, Mr. Shultz co-founded and incubated Niko Niko (“NN”) through Voodoo 
Ventures with Dilyara Serazutdinova.  NN is a mood tracking and analytics platform. NN gives 
managers a real-time pulse on how their employees feel, helping them maximize productivity, 
retention, and communication (especially with Gen Y). Team leaders layer NN data with metrics that 
drive their business (e.g. sales, retention, customer satisfaction). They use this information to lead 
better meetings, spot early warning signs, and run experiments within their company. NN also 
provides benchmarking metrics and best practices across fields. 

Mr. Schultz was Director of Interactive Marketing for VegasHotSpots (the leading entertainment and 
nightlife company in Las Vegas operating a network of seven websites focusing on the sale of 
entertainment oriented destination services) for one year.  The prior four years Mr. Schultz was 
President of Destination VIP (a destination management company that sold group travel packages 
for weekend excursions to Las Vegas, New Orleans, Miami, Los Angeles & Reykjavik, Iceland. Mr. 
Schultz founded the company in 2001 while at business school at USC, and the company was 
acquired in 2005 by VegasHotSpots. 

Anne Driscoll, Chief Operating Officer at LP since January of 2017.  Mrs. Driscoll has more than 15 
years as an executive in various Silicon Valley based businesses.   Currently serves as Senior Advisor 
of Flutterwave (entity which is rebuilding Africa’s payment infrastructure, solving problems of 
moving money and making payments for banks, merchants and other systems/solutions providers) a 
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role which commenced in September of 2016.    From 2010 to 2016, Mrs. Driscoll was a founder 
and Managing Partner in Winston Wolfe & Co. (consulting firm which assists technology startups 
find product market fit, build go to market strategy and shape growth strategy).   Mrs. Driscoll was 
Chief Marketing Officer of Startup Genome (formerly known as Compass Research to assist cities 
grow their startup ecosystem and capture their fair share of the new economy) for one year, 
Marketing Officer handling brand development at GoDaddy for one year and Vice President of Sales 
and Marketing for Dwolla (payment platform company that integrates bank transfers into 
applications in real time) for two years.   From January of 2005 to January of 2010 Mrs. Driscoll 
worked at Google reaching the title of Head of Marketing & Brand and from 2000 to 2005 Mrs. 
Driscoll served as Director, Product Management at GlobalNetXchange (a global B2B exchange for 
retailers).  Mrs. Driscoll graduated from Queens University (Canada) with a Bachelors in Commerce. 

Project Uses  
 
Uses (thousands)      Amount 
Existing Building Renovations/Construction  $   1,576,490 
New Equipment/Machinery $        51,710 
Professional Services  $      104,150 
Financing & Soft Costs  $        25,350 
Contingency $        61,400 
Furniture and Fixtures $      180,900        
TOTAL USES $   2,000,000     

 
Project Sources 
 
The Applicant will be utilizing the following sources to complete the Project:  
 
Sources        Amount 
NJEDA Impact Fund $     1,000,000 
Developer Equity $     1,000,000 
TOTAL SOURCES $     2,000,000 

 
Note that developer equity is $1 million which represents 50% of the Project costs, thereby satisfying 
the Impact Fund program requirement of at least 20% equity contribution and that owner equity must 
at least match the Impact Fund investment 1:1. 
 
The Applicant has provided a bank statement from an affiliated entity, 609 Broad Street, LLC, dated 
8/31/17 evidencing sufficient funds to contribute as the required equity into the Project. 
 
The Project gap is calculated based on the Equity Internal Rate of Return identified in the gap 
analysis, which will be discussed below.  These returns are calculated with and without the Impact 
Fund and ERG cash flows to compare the returns.  
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Gap Analysis 
 
EDA staff has reviewed the application to determine if there is a shortfall in the Project development 
economics pertaining to the return on the investment for the developer and their ability to attract the 
required investment for this Project. Staff analyzed the pro forma and projections of the Project and 
compared the returns with and without the Impact Fund Loan over 11 years (one year to build and 
10 years of cash flow).  
 
Without Impact Fund Loan With Impact Fund Loan 
Equity IRR  12.13% Equity IRR  15.14% 

 
As indicated in the chart above, the Project would not otherwise be completed without the benefit of 
the Impact Fund Loan.  With the benefit of the Impact Fund, the Equity IRR is % which is below 
the Hurdle Rate Model provided by EDA’s contracted consultant Jones Lang LaSalle which 
indicates a maximum IRR of 15.35% for an office project located in Newark.   
 
Real Estate Impact Fund Terms  
 
The interest rate of the loan shall be 3%, with a beginning principal balance of $1 million, and loan 
term of 10 years.  Interest shall be paid from 50% of the Project’s net cash flow (as there is no debt 
on the Project).   This percentage is based on the $1 million Impact Fund loan divided into the total 
equity contribution of $2 million (Applicant equity plus the IF) based upon the budget submitted 
(should the actual costs increase at time of CPA certification the percentage of cash flow may be 
revised downward accordingly).  In the event 50% of the net cash flow is insufficient to pay interest 
only, then unpaid interest shall accrue and be added the outstanding balance.  In the event 50% of 
net cash flow is in excess of the current interest, then the payment shall first be applied to accrued 
interest, if any, and then to reduce outstanding principal.  All unpaid or deferred interest payments 
and principal plus an additional payment for the NJEDA to earn an agreed upon effective rate shall 
be due and payable at the earlier of the end of the loan term or a liquidity event.  The IF proceeds 
will be disbursed to the Applicant upon project completion. 
 
The projected cash flow upon project stabilization shows that the Project will be able to pay the 
proposed annual interest obligation and reduce principal outstanding of the Impact Fund.  The 
principal outstanding of the Impact Fund at the end of year 10 is estimated to be $40,587.   Upon a 
presumed sale at the end of year 10, this balance can be fully repaid plus a payment of approximately 
$488,000 will be recouped by the EDA in order to achieve an effective rate of 7% over this ten-ear 
period of the loan.     
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Collateral 
 

Description 
 
Leasehold interest in 625 Broad Street, Suite 230, Newark, NJ (part of 
condominium A).  No value appropriated to the interest in the Project space.  
Assignment of rents and leases. 
 

Collateral Value 
 
    $         0 

Loan to Value N/A 
 
Recommendation    
 
$1,000,000 loan from the Impact Fund loan is recommended. 
 
Closing of the loan is contingent upon 609 Commercial Master Tenant, LLC meeting the following 
conditions regarding the Project: 
 

1. Financing commitments for all Project funding sources are consistent with the information 
provided by the Applicant in its application to the Authority for the loan;  

2. Evidence of site control and site plan approval for all properties within the Project; 
3. Satisfactory review by NJEDA real estate division of project cost reasonableness; 
4. Applicant to provide annually a statement of projected revenues and expenses for the 

upcoming year; 
5. Actual operating results to be reviewed by NJEDA Real Estate division on annual basis;  
6. Executed lease with Launch Pad Hahne, LLC satisfactory to the Authority; 
7. Evidence of $2 million in project costs have been spent and temporary certificate of 

occupancy for the Project space has been issued. 
 
 
 

 
_______________________________ 

        Timothy Lizura 
        President and Chief Operating Officer 
 
 
 
 
Prepared by: Michael A. Conte 
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Nrw irsrv ECONOMIC OFWLOPMENT AUTHORITY

MEMORANDUM

TO: Members of the Authority

FROM: Timothy J. Lizura. President and COO

DATE: November 14, 2017

SUBJECT: Projects Approved Under I)elegated Authority
For Informational Purposes Only

The following project xas approved under Delegated Authority in October 2017:

Premier Lender Program:

1) 78 Apple Associates. L.L.C. et al (P44602), located in Finton Falls Borough. Monmouth
County. is a real estate holding company formed to purchase the project property. The operating
company. EPS Corporation d/b/a EPS Corporation of Delaware proides systems integration
and logistic support. field training, engineering, voice and data netorks. and construction
management services for all divisions of the Department of Defense, civilian agencies and
commercial clients. OceanFirst Bank approved a $2,500,000 loan with a 40% ($1 .000,000)
Authority participation. Proceeds will be used to refinance existing debt. Currently, the
Company has 205 employees and pians to create 25 new positions over the next two years.

Prepared by: G. Robins
/gvr
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NEW JERSEY ECONOMIC DEVELOPMENT AUTHORITY

MEMORANDUM

TO: Members of the Authority

FROM: Timothy J. Lizura, President and Chief Operating Officer

DATE: November 14, 2017

SUBJECT: PUST and HDSRF Program Funding Status
(For Informational Purposes Only)

In December, 2012, the members approved a change in the administration of the subject
programs as a result of new Treasury guidance for fund transfers. Staff has reported to the board
quarterly on the status of the funds.

Below is the funding availability as of the third quarter ending on September 30, 2017:

PUST:
As of September 30th, remaining cash and unfunded appropriations net of commitments was
$7.2 million available to support an estimated $22.6 million pipeline of projects, of which
approximately $8.2 million are under review at EDA.

HDSRF:
As of September 3 0th, remaining cash and unfunded appropriations net of commitments was
$20.8 million available to support an estimated $30.8 million pipeline of projects, of which
approximately $2.7 million are under review at EI)A.

Prepared by: Wendy Wi sniewski
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