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TO: Members of the Board
FROM: Bruce Steadman

Executive Director and Secretary
DATE: January 22, 2020

SUBJECT: Agenda for Board Meeting of the Authority

L.

10.

Call to Order — Dr. Robert Lucky, Vice-Chairman

Pledge of Allegiance

Notice of Public Meeting - Roll Call — Bruce Steadman, Secretary

Approval of Previous Month’s Board Meeting Minutes

Welcome — Dr. Robert Lucky, Vice-Chairman

Secretary’s Report

Treasurer’s Report

Public Comment Regarding Board Action Items

Executive Director’s Report:

e Update on Utilities and Infrastructure

e Update on Fort Monmouth Redevelopment & Marketing
e Action Items for Next Month

Committee Reports

Audit Committee — Robert Lucky, Chairman

Real Estate Committee — Robert Lucky

Environmental Staff Advisory Committee — Kenneth J. Kloo, Chairman
Historical Preservation Staff Advisory Committee — Jay Coffey, Chairman
Housing Staft Advisory Committee — Sean Thompson, Chairman
Veterans Staff Advisory Committee — Lillian Burry, Chairwoman

Fort Monmouth Economic Revitalization Authority (FMERA)
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I1.

12.

13.

14.

Board Actions

1. Consideration of Approval of Real and Personal Property Leasing; Sale of Real and Personal
Property; Land Use Rules.

2. Consideration of Approval to terminate the Offer to Purchase Process for the Tinton Falls
Commercial Parcel and the Issuance of a new Request for Offers to Purchase (RFOTP).

Other ltems

Public Comment Regarding any FMERA Business
¢ Responses to questions submitted online or in writing

Adjournment
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MEMORANDUM

TO: Members of the Board

FROM: Bruce Steadman
Executive Director

DATE: January 22, 2020

SUBJECT: Monthly Status Report

Summary
The following are brief descriptions of the Fort Monmouth, J&e

monthly activities which include an Update on Utilities andd
(RFOTPs); Update on Marketing Effort; and Action Items for

onomic Revitalization Authomitya(FMERA) staff’s

to Purchase

Treasurer’s Report

FMERA staff is beginning to prepare the Autho esentation to the Audit Committee
with the audited financial statements, which se Annual Report to meet the
requirements of Executive Order No. 37 (2006). It i draft report d statements will be available for

The Authority’s independen e
operations in early Februa the Authority’s financial statements and accompanying

siand compliance with Government Auditing Standards.

%6 teams are in full winter mode. Buildings slated for sale or reuse are

: i€ frequently checked, and the electrical power grids are monitored to
provide devel ibleservice. FMERA is working closely with New Jersey American Water and the
Two Rivers Water & ion gAuthority on several critical infrastructure projects that will serve future
development. Faci g o work with the Army Corp on environmental concerns, the cleanup of carve-
outs, and the landfill 3 And, as always, we continue to assist our developers with utility and
environmental questions, support the real estate development team with RFOTP’s, MCR’s, tours, and
development plans.

2. Update on the Fort’s Redevelopment
The following is a town-by-town summary of the status of our redevelopment projects.

In Oceanport, FMERA has closed on the following nine properties:

Fort Monmouth Economic Revitalization Authority (FMERA)
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s Officer Housing Parcels on January 13, 2017 with RPM Development, LLC. The company renovated the
116 historic housing units, creating 68 market-rate for sale units, and 48 rental units; twenty (20%) percent
of the total units are available to low- and moderate-income households.

s Main Post Chapel on February 27, 2017 with Triwmphant Life Assembly of God Church who purchased the
approximately 16,372 sq. ft. building for use as a house of worship.

s Russel Hall on June 23, 2017 with TetherView Property Management, LLC, a private cloud computing
services company who occupies the 40,000 sq. ft. building., Russel Hall currently houses a variety of
businesses including tech companies, medical offices, and an architecture firm.

¢ 13-acre parcel on Murphy Drive on August 16, 2017, where the Borough of Oceanport purchased the property
for their new municipal complex.

¢ Fitness Center on September 26, 2017 enabling Fort Partners Group, LLC, ;
to emphasize basketball and medically based fitness and wellnesgg
training and classes.

» Dance Hall parcel on April 4, 2018 to The Loft Partnership, LL:
Hall as a microbrewery, coffee house, and banquet facility,

e Building 501, on April 24, 2019 with Family Promise of M§ th ( [y, an a mately 1.7-acre site,
via a Legally Binding Agreement (LBA). '

o Telecommunications Tower and Land on October ith % i T.LC for an
approximately 0.58 parcel of land containing the ¥ ; : i

e Squier Hall Complex, on December 18, 2019 with KKF
acre site. The developer has secured a commitment from ey Clty Unwerszty for use of the site as a
satellite campus and anticipates openi

enovite and expand the facility
ams, and individualized group

+ B
and 287, as well as the Main Post
+  Allison Hall, with Fo ¢ parcel which includes the reuse of the
historic building, a
¢ Lodging Area, %1 5-acre site located on Parkers Creek, to be developed
with up to 185%ew i i p
Marina, with AP D grontly operating as a marina/public boat ramp and

, fonsisting of five general purpose administrative buildings
Post Ofﬁce Area, including the former Post Office; Tickets & Tours,

evelopment LLC for the 24-unit residential complex on Mam Street adjacent
Hospital.

FMERA intends to isse@eHOTPs for the following Occanport properties in the coming months:
¢ 400 Area, an 80+ g¥re site east of Oceanport Avenue, zoned for housing and commercial uses.
e  McAfee Center, a 90,000+ sf R&D building with several related support buildings on a 47-acre site

In Eatontown, FMERA has approved or executed confracts on the following four parcels:

s  Eatontown Barracks, 6 buildings on Semaphore Avenue on an approximately 4.4-acre parcel, where FMERA
entered into 2 PSARA with Kenneth Schwartz for the development of a commercial arts-related project,
including studio, performance and gallery space, as well as short-term residential units for artists.

s Suneagles Golf Course, where FMERA has executed a PSARA with Martelli Development, LLC, to maintain
and upgrade the existing Golf Course, renovate historic Gibbs Hall, and construct 75 new housing units.
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Martelli continues to operate the course in the interim so it remains open to the public as the redevelopment
progresses.

¢ Building 1123, a former general office building at Avenue of Memories and Wilson Avenue with an executed
PSARA with the Borough of Eatontown for the reuse by the Borough’s Department of Public Works,

* Bowling Center, an approximately 2.8-acre parcel including Building 689, a 20-lane bowling alley and
Building 682, a wood frame building to be demolished, where FMERA executed a PSARA with Parker Creek
Partners, LLC.

Also in Eatontown, FMERA 1s in negotiations for the sale and redevelopment of the following property:

e Parcel B for the development of a mixed-use town center along Route 35 to o approximately 250,000 sq.
ft. of retail and 302 housing units.

¢  Expo Theater, an entertainment facility, previously used as a live theatg
including Dean Field and portions of the M3, M5, and M4 landfillgg

d cinema; and adjacent properties,
1 sub-parcels.

FMERA intends to issue the following RFOTPs in Eatontown:
e Vail Hall, a 36,000+ sf building on Avenue of Memories ercial use
¢ Mallette Hall, a 57,000« sf office building across fro

In Tinton Falls, FMERA has closed on the followin,

* Fort Monmouth Recreation Center and Swimming Pool, t - ystem and being
used for programs which include arts & crafts, sports, exen ASSES and a variety of amemtles including

classrooms, gymnasium and a game rog;
s  Parcel F-3 with the Monmouth County
Swimming Pool. Located along Hope R
amenities currently offered at the Recreati
e Charles Wood Fire Station, transferring the f&ms, Inc. for use as corporate office
and training space. :

the adjacent Recreation Center and
' ices and public open space

¢ Parcel Cl1 with Lennar

s Parcel C with Le ' 43 residen 1a1 units and up to 58,000 sq. ft. of retail
development.

ith EDA for the parcel. On June 12, 2018, the EDA Board authorized
t to Assign of the PSA among EDA, FMERA and RWIBH. At the Authority’s
approved the execution of an Agreement to Assign among FMERA, EDA and
i ssignment of a PSA between FMERA and EDA for the property. At the
Authority’s S¢i 2018 meeting, the Board approved the First Amendment to the PSA and an
Agreement and gptiption Agreement. Af the March 2019 meeting, the Board approved the First
Amendment to theglgreement to Assign for Parcel F-1.

On September 27", FMERA issued an RFOTP for the Tinton Falls Commercial Parcel, which includes the

following. Two proposals were received.

¢ Pulse Power, a special purpose facility consisting of 15,690 sf of administrative offices and 10,786 sf of dry
lab and testing space.

¢ Building 2719, consisting of 6,574 sf of administrative space and a 2,448 high-bay garage constructed in
2006.




e Pistol Range. consisting of Building 2627, situated on approximately 1 acre; the Fire and Police Training
Area, including Building 2628, situated on approximately 2.3 acres; and the Satellite Road Parcel, an
approximately 1.5-acre tract of land.

3. Marketing Update

At FMERA’s November Board meeting, the Board approved a request to make the 400 Area available through
the RFOTP process. Planned as Oceanport’s town center, this future, transit-oriented development is envisioned
as a pedestrian-friendly neighborhood with water views, a dynamic mix of amenities, and attractive residential
living. Next week, FMERA is hosting a redevelopment showcase to discuss its vision for the 400 Area with
prospective purchasers and related professionals. Over 100 people have responded to the event and registration
is now closed. Please note, due to fire code and room capacity FMERA will only be able to accommodate pre-
registered guests. An RFOTP is anticipated in the first quarter of the year.

FMERA also continues its work with NJIL, an alfiliate of NJIT, to advance our redevelopment efforts related to
the future McAfee Innovation Campus. NJII is continuing its research and development efforts with the intention
of creating a model for a viable, on-site incubator as well as attracting targeted industries to the property.
Additionally, NJII is collaborating and advising FMERA on communicating our vision for an
R&D/Technology/Innovation campus via the RFOTP process.

This Friday, FMERA will host a panel (“Transforming Fort Monmouth’s Innovation Legacy: Repurposing One
of NI’s Top Assets™) at the New Jersey Planning Conference focusing on both the Fort’s overall redevelopment
and FMERA’s plans for establishing an innovation district. This is another significant opportunity for Fort
Monmouth to increase awareness and raise the profile of the Fort and its redevelopment efforts. Special thanks
to our Marketing Consultant, Catherine Timko of the Riddle Company for securing this placement, along with
our panel participants, Steve Denholtz of Denholtz Properties, Chelsea Koglmeier of New Jersey Innovation
Institute, and Upendra Sapkota of FMERA.

Please visit our website, www.fortmonmouthnj.com, or follow us on Instagram at @fortmonmouthnj for our
latest updates and latest development opportunities.

Bruce Steadman

Prepared by: Regina McGrade



ADOPTED
January 22, 2020

Resolution Regarding
Real and Personal Property Leasing; Sale of Real and Personal Property; Land Use

WHEREAS, on February 21, 2019, the Fort Monmouth Economic Revitalization Authority rules for Real
and Personal Property at N.J.A.C. 19:31C-1, Sale of Real and Personal Property at N.J.A.C. 19:31C-2, and Land
Use at N.J.A.C. 19:31C-3 expired; and

WHEREAS, the rules, which remain part of the New Jersey Admi tive Code, must be proposed as

WHEREAS, staff is requesting approval of the expire . Rgdland Personal Property
Leasing, Sale of Real and Personal Property; Land Use as newgfitles; i »aubmit the attached
notice for promulgation in the New Jersey Register, sub i Ng@ihe Qffice of the
Attorney General and the Office of Administrative Law £ g \

WHEREAS, the Real Estate Committee has reviewed 5t an recommends it to the Board for
approval.

THEREFORE, BE IT RESOLVED

1. The Authority approves the expired 3
of Real and Personal Property; d Use as new rugbs; afid j ff to submit the attached notice for

Cxcepted, after a copy of the minutes of the Authority
vered to the Governor of the State of New Jersey for
ernor of the State of New Jersey shall approve the same,
in which gf : betive upon such approval, as provided by the Act.

effect until 10 days, Saturdays
meefing at whi i

ATTACHMENT

Dated: January 22, 2{ EXHIBIT 1
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MEMORANDUM

TO: Members of the Board

FROM: Bruce Steadman
Executive Director

DATE: January 22, 2020

SUBJECT:  Real and Personal Property Leasing; Sale of Real and Personal Property, Land Use
Proposed New Rules: N.J.A.C. 19:31C-1, 19:31C- 2 19:31C-3

Request -
I am requesting that the Board approve the expired rules proposed forReal and Personal Property Leasing,

Sale of Real and Personal Property; Land Use as new rules; and to autherize staff to submit the attached
notice for promulgation in the New Jersey Register, subject to final review and approval by the Office of
the Attorney General and the Office of Administrative Law (OAL). -

Background
On February 21, 2019, the Fort Monmouth EC()anIc Rewtahzatlon Au‘[hanty rules for Real and Personal
Property at N.J. A C. 19:31C-1, Sale of Real and Personal Property at N.JJA.C. 19:31C-2, and Land Use at
N.JLA.C. 19:31C-3 expired. The rules, which remain part of the New Jersey Administrative Code, must be
proposed as new rules subjeet to the sixty-day comment period. In the interim, FMERA will continue to
apply the rules. FMERA .is not proposmg changes to the rules and requests that they be approved in their
prior form. =

Recommendation = =
In summary, [-am requesting that ihe Board approve the expired rules proposed for Real and Personal
Property Leasing, Sa Real and Personal Property; Land Use as new rules; and to authorize staff to
submit the attached notice for promulgation in the New Jersey Register, subject to final review and approval
by the Office of the Attorney General and the Office of Administrative Law (OAL).

Bruce Steadman

Fort Monmouth Economic Revitalization Authority (FMERA) ‘

PO Box 267 Oceanport, NJ 07757 (732) 720-6350 www.fortmonmouthnj.com



ADOPTED
January 22, 2020

Resolution Regarding
Approval to Closing out the Offer to Purchase Process for the Tinton Falls Commercial Parcel and Issuance of a
New Request for Offers to Purchase

WHEREAS, the Tinton Falls Commercial Development Parcel is an approximately 31.25+ acre parcel of land
containing nine buildings located at Pearl Harbor Avenue and Pinebrook Road in the TintomFalls Reuse Area of the Charles
Wood Area of the Fort (“the Property™); and

WHEREAS, the Reuse Plan contemplates continued research & develo
demolition of Buildings 2719 and 2704 for the creation of passive or active ¢
Range and Fire Training Area and the Property is in the Tinton Falls Mi
Campus development district in the Land Use Rules and the district allef
campus-like setting; and

se at the Pulse Power building, the
2d the continued use of the Pistol

d institutional uses in a

WHEREAS, based on staff’s recommendation, and w L€
authorized proceeding with the offer to purchase process for t Thi i i 2019 meeting
of the Authority; and

ant to the Reuse Plan and iis subsequent
om the plan and offermg a larger parcel
for redevelopment as either office/R&D or an altern: '
in the area and allow either reuse of the buildings (ex
or demolition and redevelopment of the parcel; and

considerations, because the surr i i 5 mix of commercial and residential uses, as
well as capital investiment angdgt . levelopment of the parcel in support of FMERA’s mission to

WHEREAS, on SeptetigEho7, 202 ' ued an RFOTP for the Tinton Falls Commercial Parcel
with proposals due on December 2

from two entities; both entities proposed a significant portion of the parcel
amajority of the Property undeveloped for an undetermined timeframe; and

izes FMERA “to reject all sealed bid(s) and offer(s) to purchase and to
ficitation . . . for any other reason in the best interests of the Authority or the
as determined by the Authority”; and

development, FMERA staff believes that the RFOTP does not contain the required
specificity to fulfill FME pose to oversee the development of the Fort in “a manner that will promote, develop,
encourage, and maintain enppfoyment, commerce, economic development, and the public welfare” as well as to “promote
and advance the economic Use of the facilities located at Fort Monmouth.” C.52:271-24; and

without specifically de ;

WHEREAS, staff believes the issvance of a new RFOTP that provides further clarification regarding the highest
and best use of the Property will generate responses that provide a defined and succinet redevelopment plan that is reflective
of FMERA'’s vision and provides clear evidence of the related economic and community impacts; and

WHEREAS, staff is requesting authority to issue a new RFOTP for the Tinton Falls Commercial Development
Parcel in order to achieve FMERA’s goal of developing a well-defined, commercial project that is complementary to the



surrounding uses and furthers the economic growth of Fort Monmouth, and the new RFOTP will place greater emphasis on
qualities necessary to achieve the type of redevelopment that was envisioned in the Reuse Plan and as a result of existing
and on-going redevelopment and recommend that the proposals consider incorporating additional information as described
in the attached memorandum; and

WHEREAS, the Real Estate Committee has reviewed the request to terminate the Tinton Falls Commercial Parcel
Request for Offer to Purchase process and the issuance of a new RFOTP for the Tinton Falls Commercial Development
Parcel and recommends it to the Board for approval.

THEREFORE, BE IT RESOLVED THAT:

Offer to Purchase process with
. on Falls Reuse Area without
awarding a purchase contract and return the deposits to the bidders; and (ji) & i ¢ dance of the new Request for

1. The Authority approves: (i) authorizing FMERA staff to termd]

2. This resolution shall take effect immediately, b " Mgigave force and effect
until 10 days, Saturdays, Sundays, and public holidays exce e #ly meeting at
which this resolution was adopted has been delivered to the Gow ipproval, unless
during such 10-day period the Governor of the State of New Jersey ; ame, in which cefe such action shall
become effective upon such approval, as provided by the Act.

ATTACHMENT

Dated: January 22, 2020 EXHIBIT 2
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MEMORANDUM
TO: Members of the Board
FROM: Bruce Steadman
Executive Director
RE: Closing out the Offer to Purchase Process for the Commercial Parcel and

I[ssuance of a New Request for Offers to Purchase the

DATE: January 22, 2020
Request At : -
I am requesting that the Board authorize the Fort Monmé i italizati MERA) staff

to: (i) terminate the Offer to Purchase process with regard [
Monmouth’s Charles Wood Area without awarding a purchase co
(ii) issue a new Request for Offers to Purchasg,(
with FMERA’s approved sales rules. :

Background L
The Tinton Falls Commercial Development Parcel 1

bulldlngs (Buildings 2627 2628, 2704 2707, 2708,

#acre parcel of land containing nine
19) located at Pearl Harbor Avenue

Under the RFOTP issuedfSey A ; sought to sell the Property to a Potential Purchaser that
would use the Property gfdpment or an alternate commercial use consistent
with or complementing the ©oh could include an array of commercial and light
industrial uses. F A'would not accept Offers that proposed the majority of
the site; heavy industrial uses, other commercial uses that
pstances; temporary or short-term residential facilities unless such
sisted living and/or nursing home facilities; or residential uses.

inucd research & development use at the Pulse Power building, the demolition
li€ creation of passive or active open space, and the continued use of the Pistol
e Property is in the Tinton Falls Mixed-Use Technology Office /R & D Business
the Land Use Rules. This district allows for office/research and institutional uses

Range and Fire Training#
Campus development disiz
in a campus-like setting.

Based on staff’s recommendation, and with the Real Estate Committee’s concurrence, the Board authorized
proceeding with the offer to purchase process for the Tinton Falls Commercial Development Parcel at the August
2019 meeting of the Authority. The Board’s decision took into account that FMERA staff had shown the property

Fort Monmouth Economic Revitalization Authority (FMERA) ‘

PO Box 267 Oceanport, NJ Q7757 (732) 720-6350 www.fortmonmouthnj.com 1



to several interested parties, and that staff believed that the issuance of an RFOTP rather than sealed bids would
facilitate the selection of a developer committed to developing the site with the highest and best use based on both
the surrounding development and the allowable uses under the Reuse Plan. The August 2019 Board memorandum
noted that, pursuant to the Reuse Plan and its subsequent amendments, the highest and best use of the site would
be achieved by deviating from the plan and offering a larger parcel for redevelopment as either office/R&D or an
alternate commercial use consistent with or complementing the planned uses in the area and allow either reuse of
the buildings (exclusive of those specifically identified for demolition under the RFOTP) or demolition and the
redevelopment of the parcel. This approach would require staff to evaluate proposals with an emphasis on
planning and design considerations, because the surrounding area is substantially redeveloped with a mix of
commercial and residential uses, as well as capital investment and job creation trigggred by the redevelopment of
the parcel in support of FMERAs mission to generate jobs and reinvigorate th Wgonomy.

Accordingly, on September 27, 2019, FMERA publicly issued an RF
Development Parcel, with proposals due on December 2, 2019, Prop
internal review of proposals was conducted for the Tinton Falls Conymer¢
RFOTP. Both entities proposed a significant portion of the parcel g% ‘ pen space, leaving the
majority of the Property undeveloped for an undetermined ti X .
“to reject all sealed bid(s) and offer(s) to purchase and to eitlf re- i : ised solicitation

. for any other reason in the best interests of the Authd ; X
determined by the Authority.” In light of the proposals leavin
restriction and/or without specifically defining future developmem
not cantain the required specificity to fulfill
manner that will promote, develop, encourag
and the public welfare” as well as to “promot

he Tinton Falls Commercial

PRA staff believes that the REQTP does
ee the development of the Fort in *
i COmMmerce, eeonomlc development

best interest of the redevelopment of parcel as it w§
for advancing the economic position of the host mu .
of a new RFOTP that prowdes lizey #1d best use of the Property will generate

t is reflective of FMERA’s vision and

Staff is requesting authorlty _ 4tton Falls Commercial Development Parcel in order
defined, commercial project that is complementary to the

hn that includes the commercial development and/or committed open space

e acreage that is predominantly consistent with or complementary to the

ht inclustrial/fabrication, office, healthcare, and/or technology uses.

e Utilizing existt and non-developable area as complementary, ancillary open space, rather than
as a primary use

» Proposed open spface that includes a commitment to accept a deed restriction to further the Reuse Plan’s
goal of achieving up to 40% open space Fort-wide.

e A roadway design concept that supports the adjacent parcel, as required by the RFOTP, and allows for
the maximum redevelopment potential of the site.

e A price proposal that meets the minimum bid of Four Million Five Hundred Thousand Dollars
(84,500,000} and has no associated contingencies based on the environmental condition of the site, utility
and/or infrastructure requirements, or other, as the Property is being sold in “As Is” condition.



The Real Estate Committee was notified via email on January 17, 2020 to review the recommendation to terminate
the Tinton Falls Commercial Parcel Request for Offer to Purchase process and issue a new RFOTP for the Tinton
Falls Commercial Development Parcel. The Real Estate Committee has reviewed this request and staff has
received a majority approval to recommend approval of the matter to the full Board.

Recommendation
In summary, I am requesting that the Board: (1) authorize FMERA staff to terminate the Offer to Purchase process
with respect to the Tinton Falls Commercial Redevelopment Parce] in Fort Monmouth’s Tinton Falls Reuse Arca
without awarding a purchase contract and return the deposits to the bidders; and (ii) authorize the issuance of the
new Request for Offers to Purchase the Tinton Falls Commercial Developmeus, Parcel consistent with the
objectives outlined above.

Prepared by:  Sarah Giberson



