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From my perspective as Chairman of the Board of the Fort Monmouth Economic Revitalization 
Authority (FMERA), 2012 was an exciting year as we signed the long-awaited Memorandum of 
Agreement with the Army to transfer the Fort property to FMERA, and took significant steps 
that resulted in the first sale of property at the former military installation.    
 
The accomplishments of FMERA over the last year can be attributed to a highly dedicated staff 
and Board, and a community of engaged and thoughtful residents who remain an integral part 
of the redevelopment effort. 
 
As we move ahead in 2013 and beyond, I am confident that our strong progress will con-
tinue towards restoring jobs and prosperity to our local communities, the County of Mon-
mouth and the State of New Jersey. 
 
As one of the hardest hit regions, I am particularly proud of our collective efforts during and 
after Superstorm Sandy.  We look forward to working with Governor Chris Christie and our 
local partners to help rebuild our region to a quality even higher than before the storm. 
 
I thank the members of the FMERA Board of Directors for their continued service, and offer 
my commendations to the FMERA team on a successful 2012.   
 

 
 
 
 
 

James V. Gorman 
Chairman, FMERA 
 
  
 
 
 
 
 
 

 

 

 

 

A Message from FMERA Board Chairman James V. Gorman 



 

 

2012 marked an eventful year for FMERA as we took significant steps to attract investors, de-
velopers and employers to the 1,126-acre property.   
 
The report that follows describes these actions and accomplishments, which reflect the hard 
work and dedication of a talented staff, a committed Board and a top-notch group of stake-
holders, including residents, businesses and community leaders.   
 
Our successes to date include the sale of the first property at the former Fort Monmouth, Par-
cel E, and the execution of a Purchase-Sale Agreement for the former Patterson Army Health 
Clinic.  Together, these transactions will result in the private investment of more than $100 
million, and lead to the creation of hundreds of new jobs.   
 
FMERA has also met with 25 small businesses interested in locating at the Fort, and our mas-
ter broker is generating increased interest through its marketing and outreach activities, in-
cluding the creation of a new website that assists prospective buyers in evaluating properties 
as they are brought to market.  
 
I am pleased to announce that due to the joint efforts of federal, state and local agencies and 
individuals, in the aftermath of Superstorm Sandy, the Former Fort property is being used to 
house 100+ displaced families from the region.  We remain committed to helping the State 
recover, rebuild and restore, and we are equally dedicated to working with all stakeholders to 
build on the momentum of the last year and continue to advance our mission:  
 

“To create an atmosphere in which employers will employ and investors will invest, 
to maximize the jobs created and the value of the property.” 

 
 

  
 
 

Bruce Steadman  
Executive Director, FMERA 
 

 

A Message from FMERA Executive Director Bruce Steadman 

2013 will be a great year! 



 

 

Background  

On August 17, 2010, Governor Chris Christie signed into law Senate Bill 917, the "Fort Monmouth Eco-
nomic Revitalization Authority Act," which was sponsored by Senators Jennifer Beck and Raymond 
Lesniak and Assembly members Declan O’Scanlon, Joseph Cryan, Albert Coutinho, Angel Fuentes, and 
Annette Quijano.  The law created the Fort Monmouth Economic Revitalization Authority (FMERA) to 
provide investment, continuity and economic growth to the communities impacted by the federal gov-
ernment’s decision to close Fort Monmouth. FMERA replaced the Fort Monmouth Economic Revitaliza-
tion Planning Authority (FMERPA) and is charged with advancing that entity’s plan for reuse and rede-
velopment of the 1,126 acres of real estate that span parts of Eatontown, Oceanport and Tinton Falls. 
  
Fort Monmouth has been a key economic driver in Monmouth County and New Jersey since it was es-
tablished in 1917 as Camp Little Silver.  According to a 2008 report completed by the New Jersey De-
partment of Labor and Workforce Development, the closing of Fort Monmouth represented the loss of 
5,638 direct jobs and approximately 16,000 indirect jobs in the region. The report also found that more 
than one-third of the Fort’s employees were engineers and scientists.   
  
As such, the 20-year Reuse and Redevelopment Plan (Reuse Plan) for Fort Monmouth, created by 
FMERPA, emphasizes the expeditious creation of jobs and encourages economic growth in the region. 

Governor Christie signs legislation creating the Fort Monmouth Economic Revitalization Authority on August 17, 2010.  
Joining the Governor were (L-R):  Senator Jennifer Beck, Assemblyman David Rible, Assemblyman Declan O’Scanlon, Jr., 
Monmouth County Freeholder Lillian Burry, Monmouth County Freeholder John Curley and  Oceanport Mayor Michael 
Mahon. 



 

 

The plan strives to balance development with the protection and enrichment of natural resources and 
seeks to establish Fort Monmouth as a model for sustainable redevelopment, while also honoring the 
rich history of the Fort.  
  
The mix of land uses proposed in the plan is deliberately broad to help accelerate redevelopment and 
provide for the creation of a diverse range of jobs and housing types in order to meet the needs of the 
demographically diverse population, in a competitive and changing marketplace. The inclusion of of-
fice, research and development, business services, light manufacturing, retail, residential housing, 
homeless accommodations, and civic space reflects the overarching commitment to provide for short-, 
medium-, and long-term regional implementation and economic opportunity.   
   
In June 2011, the U.S. Department of Housing and Urban Development (HUD) approved the Reuse Plan 
and Housing Assistance Submission, which was completed and approved under the auspices of 
FMERPA and submitted to HUD in September 2008.   
 
Pursuant to its enabling statute, FMERA is empowered to enter into a designated redevelopment 
agreement with the New Jersey Economic Development Authority (EDA) if and as needed, and for addi-
tional redevelopment agreements with other public or private redevelopers; adopt land use, develop-
ment and design guidelines in coordination with the impacted communities; provide and maintain utili-
ties, streets, roads and other infrastructure; undertake redevelopment activities; and, implement reve-
nue-raising measures for the benefit of redevelopment.  
 
FMERA’s 13-member board, which includes nine voting members, consists of four members appointed 
by the Governor, three of whom are public, voting members and one voting, ex officio member of the 
Executive Branch; the mayors of Eatontown, Tinton Falls, and Oceanport; one member of the Mon-
mouth County Board of Chosen Freeholders; and the Chair of the EDA. Non-voting members include 
the commissioners of the New Jersey Departments of Labor and Workforce Development, Environ-
mental Protection, Community Affairs, and Transportation.   
 
Local input on the Board makeup resulted in a broad representation of town, county and state inter-
ests, and the FMERA law required that five of the nine voting members be residents of Monmouth 
County. The general public and relevant New Jersey departments and agencies round out the collabo-
rative effort, ensuring a process that balances the needs and interests of all affected stakeholders.   
 

 

 
 

“Through the joint efforts of State, county and municipal leaders, Fort Monmouth can 
and will remain a driver of economic growth for both the region and the State.  By  

creating the Fort Monmouth Economic Revitalization Authority to take action on a com-
prehensive and strong economic development plan, we are ensuring that the municipal, 
county and State resources and guidance will be employed in partnership to make cer-

tain that Fort Monmouth will be a home for job creation and economic growth."  
-Governor Chris Christie  



 

 

In May,  the State of New Jersey  took a historic step forward in the redevelopment of Fort Monmouth 
with the signing of a Memorandum of Agreement (MOA) outlining the transfer process for the Fort 
Monmouth property from the U.S. Army to FMERA.  The signing ceremony came seven years after the 
post was selected for closure by the Base Realignment and Closure Commission.  
  
The essential component of the initial redevelopment effort is the transfer of property from the Army 
to FMERA, which takes place through the Economic Development Conveyance (EDC) agreement. The 
MOA signed in May and approved by the FMERA Board in April is the overarching agreement between 
the Army and FMERA and lays out the process by which the property will be transferred to FMERA.  
 
FMERA led an extensive negotiation process with the Army to establish the terms of the MOA, which 
sets forth a two-phased process for the property transfer. Phase 1 consists of Charles Wood, and three 
parcels from the Main Post, to be transferred to FMERA by the end of 2013. Phase 1 parcels include 
the Golf Course, Howard Commons, Marina, Clinic parcel, Parcel E, Parcel F, Parcel C, Parcel C1 and 
Parcel B, totaling just over 600 acres.  Phase 2 will include the balance of the Main Post, which will be 
transferred to FMERA by early 2015. 

2012 in Review 

Clockwise from top left: FMERA Executive Director Bruce Steadman; former EDA CEO Caren Franzini; Lt. 
Governor Kim Guadagno;  L. Jerry Hansen, Principal Deputy Assistant Secretary of the Army for Installa-
tions, Energy, and Environment; Paul Cramer, Acting Deputy Assistant Secretary of the U.S. Army; and, 

FMERA Board Chairman James V. Gorman 



 

 

Leading up to the signing of the MOA, FMERA marked significant achievements as it worked to attract 
investors, developers and employers to the property.  
 
In May 2012, the FMERA Board approved a resolution awarding design-build services to Tinton Falls-
based Patock Construction Co. to renovate the former Fort Library in Oceanport into FMERA’s new of-
fices. The renovation is being funded by a grant from the Office of Economic Adjustment within the 
Department of Defense, as well as a loan from the EDA. At other closed military bases, typically the 
reuse authority will establish a location within the Post’s boundaries to facilitate the marketing and 
management of the property.  When the office opens in the spring of 2013, all business and public 
meetings will be held at the new location.   
 
Cushman & Wakefield/Continental Realty was chosen as the Master Broker of the former Fort Mon-
mouth property, following the Board’s June approval.  Pursuant to the Request for Proposals (RFP), 
Cushman & Wakefield was selected to provide master broker services to help market, sell and lease 
the property and to increase awareness of the Fort’s opportunities, maximize value, and stimulate in-
vestment and job creation. The RFP, issued in April 2012, established that contracts would be awarded 
to the two highest scoring firms, a primary broker, and an alternate broker to be used only in the event 
of a conflict of interest.  As such, the Board approved Jones Lang LaSalle as the alternate broker.   
 
At the October 2012 Board meeting, Executive Managing Director of Cushman & Wakefield, Gil Me-
dina, provided an update on the firm’s marketing effort.  Medina emphasized the firm’s strategy “to 
utilize a wide marketing and public relations campaign to introduce the first four proposed new hous-
ing/mixed use parcels and the Marina, along with the balance of the Fort, to generate a myriad of in-

“Fort Monmouth has been an important part of the historical and economic foundation 
of Monmouth County and New Jersey, and today we are reclaiming it as a new source 

of jobs, investment and community pride. The Governor and I may not have had a say in 
the closing of the base, but we are committed to recreating this area as a thriving hub 

of innovation and job creation, and a destination for families and businesses.” 
-Lt. Governor Kim Guadagno at the May signing of the Memorandum of Agreement 

FMERA expects to move to its new offices at the former Fort Library in the summer of 2013 



 

 

terested investors/developers for a variety of residential and commercial uses.”  
 

Tactics outlined by Mr. Medina included the creation of a website for dissemination of relevant materi-
als; ongoing investor solicitation and property inspections to generate buyer interest; providing FMERA 
with detailed analysis of prospective investors/developers; supporting FMERA’s issuance of Requests 
For Offers To Purchase (RFOTPs); helping to select primary and back-up offers and maintaining interest 
from back-up bidders; advising on the purchase and sale agreements; facilitating and monitoring the 
bidder’s due diligence process; and, assisting FMERA’s legal team throughout the contract process if/as 
needed.  
 

Cushman & Wakefield subsequently established www.fort-monmouth-marketing.com to showcase the 
property. The site includes information that will assist prospective purchasers in evaluating Fort Mon-
mouth properties as they are brought to market.  
 

In June 2012, FMERA hosted  a ceremony to commemorate Flag Day, a longtime tradition at the Fort 
Monmouth post.  The event also marked the birth-
day of the U.S. Army, which it celebrates on the 
same day. FMERA staff, the Army’s caretaker work-
force and  the New Jersey State Police located  at 
the Fort participated in the flag-raising ceremony.   

At its October 2012 meeting, the FMERA Board ap-
proved the sublease of the Motor Pool property on 
the Main Post to Monmouth County.  Following 
lengthy discussion, community input and informed 
dialogue, the County will  look to take the next step 
in utilizing the site as a regional facility for the High-
way Division of its Department of Public Works 
(DPW). 
 

The site is roughly 10.5 acres and includes several 
existing buildings. Renovations planned by the 
County include the addition of a salt storage facility, 
as well as a 9-1-1 radio tower, which will be located 
in an area that is farthest away from neighboring 
properties. The County hopes to acquire the site as 

“With these qualified firms on our team, we are now in a better position to advance 
FMERA’s mission and create an atmosphere in which employers will employ and inves-

tors will invest, to maximize the jobs created and the value of the property.”  
-FMERA Board Chairman James V. Gorman 

"The flag has now flown at Fort  
Monmouth for 95 Flag Days, 

covering 95 years.”   
-FMERA Director of Facilities Planning  

Rick Harrison  



 

 

a permanent location for the regional facility as it has outgrown its current DPW facility. The County 
estimates that the acquisition of the Motor Pool property could provide approximately $12 million in 
cost savings to taxpayers. 
 
At its December 2012 meeting, the FMERA Board approved the “Fort Monmouth Land Use Regulations 
and Development and Design Guidelines,” drafted by FMERA’s planning consultant, Phillips Preiss Gry-
giel (PPG). FMERA must adopt regulations and guidelines in connection with the implementation and 
furtherance of the Reuse Plan. Consistent with the Plan, the regulations and guidelines were drafted in 
a way that promotes flexibility in the Plan’s implementation, where appropriate, in order to focus on 
the creation and replacement of jobs and to return the region to economic vitality as expeditiously as 
possible. The regulations serve as the zoning for the property and the guidelines are not be mandatory, 
but rather are intended to reflect FMERA’s preferred form of development and design.    
In accordance with the vision of the Reuse Plan, the regulations and guidelines divide the Fort Mon-
mouth Project Area into a series of Development Districts - Neighborhoods, Centers and Campuses. 
Each of the three Boroughs includes one of each of the three types of Districts: 
 
Centers consist of a highly connected network of blocks. Buildings are intended to be placed close to 
the street to create an intimate, comfortable walking environment and formal open spaces are in-
tended to serve as central gathering spaces. The widest variety of land uses is permitted in Centers, 
including residential and mixed-use development.    
 
Neighborhoods are residentially-focused, with the smallest block sizes as may be appropriate for low- 

The 20-Year Concept Plan for Fort Monmouth as envisioned in the Reuse and Redevelopment Plan 



 

 

and medium-density residential development. Where allowable, non-residential development within 
Neighborhoods is intended as a complementary use. 
 
Campuses have a very different physical form than Centers or Neighborhoods. Campuses are charac-
terized by large block sizes, low lot coverage limits and a focus on office/research facilities, hotels and 
institutional uses.  Permitted uses within these districts include: residential; mixed-use; retail; hospital-
ity/lodging; office/research; institutional/civic; and open space/recreation, as well as associated acces-
sory uses.  

At its January 2013 meeting, the Board approved the text of the land use rules, which are currently 
published for public comment in the New Jersey Register. The public comment period will end on April 
30, 2013.   
 
In October 2012, the FMERA Board approved the Notice of Interest (NOI) evaluation process, which 
includes the application of seven weighted criteria to determine what discount, if any, should be ap-
plied to the fair market appraisal of NOI properties. The seven criteria include: 1) surrounding area 
(neighborhood) continuity; 2) job creating use; 3) services to municipality; 4) regional fiscal impact;     
5) use enhances ability to attract jobs to adjacent tracts; 6) public good, public safety, or public educa-
tion; and 7) reduces FMERA infrastructure or demolition costs. 
 
In 2007, the Federal Base Closure Community Redevelopment and Homeless Assistance Act required 
that FMERPA request NOIs for excess buildings and land at the former Post. The process provided an 
opportunity for state, county and local governments to submit NOIs for these parcels.  After a lengthy 
screening process, the Phase I EDC Agreement included two of these NOI projects:  the Child Develop-
ment Center (school) parcel, which was submitted by Tinton Falls, and the Teen Center and Pool (teen 
center) parcel submitted by Monmouth County.   
 
At its December meeting, the Board approved these two NOI parcels under the evaluation process. 
Both Tinton Falls and Monmouth County plan to provide in-kind services of approximately $500,000 
each, in return for the parcels. These services will support FMERA’s efforts to facilitate the redevelop-
ment of Parcel E, support other redevelopment projects in the Charles Wood portion of the former 
Fort, and defray owning and operating costs that may be incurred by FMERA. 

Located in the Charles Wood section of Tinton Falls, Monmouth County hopes to open the teen center in 
the spring of 2013 



 

 

In an effort to begin the redevelopment process, FMERA issued its first Request for Offers to Purchase 
(RFOTP) in October 2011 for Parcel E in Tinton Falls.  Following the evaluation and selection process, 
the FMERA Board approved the purchase-sale agreement with CommVault Systems, Inc. in April 
2012.  To further encourage this leading data storage company to remain and grow in New Jersey over 
competing locations outside the state, the EDA approved Business Employment Incentive Program and 
Business Retention and Relocation Assistance Grant awards in March 2012.  
 
Through its January 2013 closing on Parcel E, CommVault committed to remain in New Jersey and 
move its headquarters to Tinton Falls, marking the first sale of property at the Fort. The global technol-
ogy leader plans to undertake a three-phase project on the 55-acre site in the Tinton Falls Reuse 
Area.  The company will make a substantial investment to complete Phase I, which involves the con-
struction of an approximately 275,000-square-foot facility to serve as its worldwide corporate head-
quarters. The project will result in the retention of several hundred existing jobs for New Jersey and 
the creation of new jobs. At full build-out, the company anticipates up to 650,000 square feet of new 
high-technology office/research space in one or more buildings on the site. Once the three phases of 
the project are completed, CommVault could create a total of up to 1,500 new jobs in the State.   
 

Building on this momentum, FMERA pursued the second sale of property at the Fort when by executing 
a purchase-sale agreement with AcuteCare in March 2013.  In September 2012, the Board approved 
terms for FMERA’s sale of the 16-acre former Clinic Parcel in Oceanport to AcuteCare, which plans to 
reuse the property as a medical facility serving the elderly, veterans and other patients. The Board sub-
sequently revised the sale terms in January 2013 to facilitate project financing. The company, a pri-
vately owned corporation formed in 2002 to establish and manage long term acute care hospitals, ex-
pects to make a minimum investment of $5 million and create at least 50 new jobs.    
 
To further bolster redevelopment efforts, the EDA Board approved a new policy in February 2012 tied 
to the state’s Business Employment Incentive Program.  Per this new policy, BEIP applicants that are 
seeking to create jobs at facilities located within the Fort’s footprint will be provided bonus scoring of 
15 percent under the BEIP calculation used to determine grant awards. This aligns with other recent 
policy enhancements to EDA programs to help support efforts at FMERA, including allowing facilities 
within FMERA to benefit under the state’s Economic Redevelopment and Growth (ERG) program.   
 
With the goal of also providing support to small businesses interested in locating at the Fort property, 
Chairman Gorman called on FMERA to appoint a small business facilitator in 2012.  FMERA tasked Mar-
keting Specialist Katie Hodes with this new role, which serves as a liaison between companies and the 
various local, county and state organizations involved in business development.  FMERA met with ap-
proximately 25 small businesses interested in relocating to the former Fort in 2012, with strong inter-
est from the light manufacturing industry.  

“CommVault is a world-class company with an outstanding management team whose 
dedication and perseverance proved invaluable as we advanced the first sale of prop-

erty at the Fort. Today is a truly momentous day for the region and for all of us involved 
in the redevelopment process as we have achieved three key goals: job retention and 
creation, reinvestment, and establishing an anchor that will undoubtedly enhance our 

ability to attract additional businesses and investors.” 
-FMERA Board Chairman James V. Gorman 



 

 

In other news, Atlantic Golf Manage-
ment Inc. continues to operate the 
Suneagles Golf  Course, which enjoyed 
an active and busy season. When the 
lease with the Army was set to expire 
in October 2012, FMERA requested 
that the lease be extended six months, 
and the Army agreed. As a result, 
FMERA’s operating agreement with 
Atlantic Golf Management was also 
extended.  
 
In the aftermath of Superstorm Sandy, 
the current operator of the banquet/
restaurant, McLoone’s, provided a Thanksgiving Day brunch to nearly 200 Sea Bright residents im-
pacted by the storm.  FMERA also worked to support the regional and statewide recovery efforts fol-
lowing the storm. FMERA was actively engaged with the Army, the Federal Emergency Management 
Agency (FEMA) and the New Jersey Department of Community Affairs to assess how Fort Monmouth’s 
assets could be utilized to assist storm victims. As a result, FEMA retrofitted Building #365 in the Lodg-
ing Area to house approximately 45 displaced families, who ultimately moved to the temporary hous-
ing in November 2012.  In early 2013, FEMA also made available units located behind the Suneagles 
Golf Course, as well as in Building 360 in the Oceanport section of the former Main Post, bringing the 
total to 115 housing units for families displaced by the storm.  
 
In a step to provide new permanent housing stock for the region, and in accordance with the Reuse 
Plan, FMERA issued an RFOTP for the Howard Commons area in Eatontown in December. To further 
expedite the creation of new housing opportunities in the wake of Superstorm Sandy, FMERA subse-
quently issued an RFOTP for the Officers Housing in the Historic District in Oceanport.   

The Reuse Plan envisions 275 units of housing for the Howard Commons area, and 117 units for the 
Officers Housing. For both properties, FMERA must acquire title from the Army.  This will be for nomi-
nal consideration ($1.00), but the Army will participate via a percentage of the sales proceeds, per the 
approved EDC agreement.  
 
Looking ahead, FMERA looks forward to continued discussions with the Army on the future transfer of 
the balance of the Main Post, under a Phase 2 Memorandum of Agreement.  In addition, 2013 will be 
an active year with several new RFOTP opportunities, closings, and lease agreements.  FMERA remains 
committed to its mission: 
 

“To create an atmosphere in which employers will employ and investors will  
invest, to maximize the jobs created and the value of the property.” 

“Moving these parcels into the marketplace demonstrates FMERA’s commitment to 
providing new housing opportunities for the region, which has been adversely affected 

by the closing of Fort Monmouth and most recently by Sandy.” 
- FMERA Executive Director, Bruce Steadman 
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