
 
 

 

 
 
TO:  Members of the Board 
 
FROM: Bruce Steadman 

Executive Director and Secretary 
 
DATE: July 21, 2021 
 
SUBJECT: Agenda for Board Meeting of the Authority 
 
1. Call to Order – Dr. Robert Lucky, Vice-Chairman 

2. Pledge of Allegiance   

3. Notice of Public Meeting - Roll Call – Bruce Steadman, Secretary 

4. Approval of Previous Month’s Board Meeting Minutes 
 
5. Welcome – Dr. Robert Lucky, Vice-Chairman 
 
6. Secretary’s Report 

 
7. Treasurer’s Report 
 
8. Public Comment Regarding Board Action Items 

 
9. Executive Session: OPMA EXEMPTION N.J.S.A. 10:4-12b(7).  

• Discussion regarding litigation risk 
 

10. Executive Director’s Report: 
• Update on Utilities and Infrastructure 
• Update on Fort Monmouth Redevelopment & Marketing 
• Action Items for Next Month 

 
11. Committee Reports 

• Audit Committee – Robert Lucky, Chairman 
• Real Estate Committee – Robert Lucky, Interim Chairman 
• Environmental Staff Advisory Committee – Kenneth J. Kloo, Chairman 
• Historical Preservation Staff Advisory Committee – Jay Coffey, Chairman  
• Housing Staff Advisory Committee – Sean Thompson, Chairman 
• Veterans Staff Advisory Committee – Lillian Burry, Chairwoman 
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12. Board Actions 
 

1. Consideration of Approval of the Third Direct Loan from the New Jersey Economic 
Development Authority. 
 

2. Consideration of Approval of the Fourth Amendment to the Purchase and Sale & Redevelopment 
Agreement with Parker Creek Partners, LLC for the Bowling Center in Eatontown. 
 

3. Consideration of Approval of the Fourth Amendment to the Purchase and Sale & Redevelopment 
Agreement with Barker Circle Partnership, LLC for Barker Circle in Oceanport. 
 

4. Consideration of Approval of the Sixth Amendment to the Purchase and Sale & Redevelopment 
Agreement with the Borough of Eatontown for a Department of Public Works Complex on the 
1123 Parcel in Eatontown. 
 

5. Consideration of Approval of the Authorization to Terminate the Purchase and Sale & 
Redevelopment Agreement with Kenneth Schwartz for an Arts/Culture Project in Eatontown and 
Issue a Return of the Associated PSARA Deposit. 
 

6. Consideration of Approval of Authorization to Terminate the Offer to Purchase Process with 
regard to Parcel B in Eatontown. 

 
7. Consideration of Approval of Request for Authorization for the Issuance of a Request for Offers 

to Purchase for the Mega Parcel in the Boroughs of Eatontown & Oceanport. 
 

13. Other Items 
 
14. Public Comment Regarding any FMERA Business 

• Responses to questions submitted online or in writing 
 

15. Adjournment 
 



































































 
 
 

 
 

 

ATTACHMENT 
 
[The attachment that the preceding memo refers to has been removed from this full agenda.] 
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[The attachment that the preceding memo refers to has been removed from this full agenda.] 
 
 







ADOPTED 
July 21, 2021 

 
Resolution Regarding 

Request for Authorization for the Issuance of a Request for Offers to Purchase for the Mega Parcel 
in the Boroughs of Eatontown & Oceanport 

 
WHEREAS, the Board approved the Rules for the Sale of Real and Personal Property (the Sales Rules) at 

the August 17, 2011 Meeting of the Authority.  In accordance with Section 19:31C-2.5(a) of the Sales Rules, before 
advertising a particular parcel of real property and accompanying personal property as being available for sale through 
the offer to purchase process, the Board shall review and approve a recommendation of the Director and FMERA to 
offer the property for sale through that process; and  
 
 WHEREAS, in its determination to use the offer to purchase process, the Board also may consider various 
factors including, but not limited to, purchase price, jobs to be created and timing, to determine whether the offer to 
purchase process will enhance the economic value to FMERA or Fort Monmouth; after the RFOTP is issued and 
offers are received and negotiated, the Director and FMERA staff shall present a recommendation to the Board to 
accept an offer, to terminate negotiations regarding offers, or to take other appropriate action; and  
 

WHEREAS, the Mega Parcel (“the Property”) is an approximately 289± acre parcel of land containing 
former residential, administrative and R&D buildings, warehouses, workshops and additional general-purpose 
facilities in the Boroughs of Eatontown and Oceanport, within the Main Post section of Fort Monmouth, as depicted 
in Attachment A, and the Mega Parcel is conveniently located adjacent to State Route 35, providing easy access to 
the Garden State Parkway, Route 18, NJ Transit Bus Lines & adjacent to County Route 11 (Oceanport Avenue), 
which provides direct access to the Little Silver NJ Transit Train Station; and 

 
WHEREAS, the westernmost 51.1 acres of the Property lie within the Phase 1 area of Fort Monmouth, which 

requires profit sharing with the U.S. Department of the Army, and the remaining 237.9 acres of the Property lie within 
the Phase 2 area of Fort Monmouth; and   
 

WHEREAS, the Fort Monmouth Reuse & Redevelopment Plan (“Reuse Plan”) contemplates the 
redevelopment of Fort Monmouth as a mixed-use campus that creates jobs in high growth industries and further 
envisions a live-work-play community complete with arts & entertainment, small businesses, cultural & civic uses, 
retail & restaurant uses, and outdoor amenities such as public plazas & walking trails that complement residential 
and additional commercial redevelopment; the Mega Parcel would incorporate several “development districts,” 
defined under the Land Use Rules as described in the attached memorandum; and  
 

WHEREAS, in addition to the goals outlined in the Reuse Plan, staff proposes aligning the Mega RFOTP 
with the Governor’s strategic priorities to overcome the State’s largest economic challenges, as described in the 
Governor’s Economic Plan; FMERA has a strong interest in bolstering the innovation economy to create more and 
better jobs locally, as well as throughout the state, and to further revitalize Fort Monmouth. By supporting one or 
more key sectors, including but not limited to life sciences, information and high tech, clean energy, food and 
beverage, and film and digital media, the Fort will be positioned to serve as a regional hub for one of these dynamic 
industries and further attract other business within and around the Fort Monmouth area, as a result; and  
 

WHEREAS, in an effort to further support these priorities, the Authority will accept alternate uses other than 
those within the development districts outlined above, so long as Potential Purchasers can demonstrate how the 
proposal achieves the highest and best use of the property in accordance with the key sectors and generates associated 
economic impact. Proposals including alternate uses will require an amendment to the Reuse Plan; and 
  

WHEREAS, in addition to the evaluation score sheet with the criteria and weights, staff will describe aspects 
and types of projects that the RFOTP seeks to attract and will be scored more highly; and 

 
 



 
WHEREAS, the intent of issuing the Mega Parcel RFOTP is to redevelop the Fort with a forward-looking 

and transformative project that aims to meet the highest standards of economic and sustainable development; to that 
end the Mega Parcel is envisioned as a large, cohesive redevelopment project with integrated commercial and 
amenity-based uses, along with public spaces that support FMERA’s goal of developing a vibrant, walkable 
community. The proposed development may be mixed-use and consider a campus-like approach, inclusive of a 
variety of uses and amenities that are complementary.; and 

 
WHEREAS, residential uses are permitted, however the maximum number of residential units in the 

Borough of Eatontown is 302 and the maximum number of residential units in the Borough of Oceanport is 234;  
should any existing agreements for residential development terminate within the Main Post, the RFOTP may be 
amended via addendum to include additional residential units. Unless an addendum is posted explicitly detailing a 
permitted increase in residential units, which would require a Reuse Plan amendment, proposals exceeding the 
residential caps included in this RFOTP will be deemed non-compliant. All proposed residential development 
requires a twenty percent (20%) set aside for affordable housing; and 

 
WHEREAS, with regards to the existing buildings on the parcel, the Reuse Plan calls for some buildings to 

be reused and others to be demolished. As some of the identified reusable buildings have surpassed their useable life, 
the Mega Parcel permits proposals which envision the demolition of all existing improvements, at the Potential 
Purchaser’s sole cost and expense, to achieve the highest and best use of the Property; however, permission to 
demolish these buildings will require a Reuse Plan amendment; and 

 
WHEREAS, the redevelopment of land and buildings on Fort Monmouth for uses other than those currently 

contemplated in the Reuse Plan is subject to separate Board approval of a Reuse Plan amendment or a use variance; 
and 

 
 WHEREAS, because the RFOTP would allow offers with uses different than those in the Reuse Plan, the 

RFOTP will state that changes in use will be subject to a Reuse Plan amendment or a use variance. Further, the 
RFOTP also permits residential development, however, residential development is not a requirement of the RFOTP; 
and  

 
WHEREAS, in the instance that the selected Potential Purchaser does not include housing in its proposal, 

the Reuse Plan amendment must identify alternate locations and future requirements for residential units in 
conjunction with the Boroughs of Oceanport and Eatontown.  Additionally, the Reuse Plan amendment must identify 
the location of any homeless service provider facility, such as supportive housing or SRO units, required to be 
provided by FMERA by a legally binding agreement approved by the U.S. Department of Housing and Urban 
Development; and 

 
WHEREAS, in some areas of the Mega Parcel, utilities will be available at the frontage; however, there are 

other areas that are still pending installation of utility infrastructure. Regardless, Potential Purchasers should 
anticipate additional on and offsite utility and infrastructure improvement costs as a part of proposal budgets. 
Infrastructure improvement contributions within the boundaries of the Fort will be specifically delineated in the 
RFOTP; and 

 
WHEREAS, Authority staff recommends proceeding with the offer to purchase process for the Mega Parcel 

rather than sealed bids; and 
 
 WHEREAS, this recommendation is based on several factors: first, potential purchasers have expressed 

interest to FMERA staff in acquiring and redeveloping the property in a large, campus like format with integrated 
and complementary uses; second, as the reuse of several buildings may no longer represent the highest and best use, 
staff believes the RFOTP process may allow greater flexibility for selecting the scenario that would maximize the 
development potential and economic value of the Property; third, as the development community recovers from the 
impact of COVID-19, flexibility is critical to allow for the most successful and sustaining development options that 
support the redevelopment goals of the Reuse Plan, and finally, a parcel of this size will most likely entail a complex 



redevelopment project, and negotiations are best suited at identifying the specific components and timeline(s) of such 
a project; and  

 
WHEREAS, the Real Estate Committee has reviewed the request and recommends it to the Board for 

approval. 
 

THEREFORE, BE IT RESOLVED THAT: 
 

1. The Authority authorizes the FMERA staff to make the Mega Parcel in Fort Monmouth’s Eatontown 
& Oceanport Reuse Areas available through the offer to purchase process, in accordance with FMERA’s approved 
Sales Rules to those set forth in the attached memorandum and with final terms acceptable to the Executive Director 
and the Attorney General’s Office. 

 
2. This resolution shall take effect immediately, but no action authorized herein shall have force and 

effect until 10 days, Saturdays, Sundays, and public holidays excepted, after a copy of the minutes of the Authority 
meeting at which this resolution was adopted has been delivered to the Governor of the State of New Jersey for his 
approval, unless during such 10-day period the Governor of the State of New Jersey shall approve the same, in which 
case such action shall become effective upon such approval, as provided by the Act. 
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MEMORANDUM 
 

 
TO:  Members of the Board 
 
FROM: Bruce Steadman 
  Executive Director 
 
RE: Request for Authorization for the Issuance of a Request for Offers to Purchase for the Mega Parcel 

in the Boroughs of Eatontown & Oceanport  
 
DATE:  July 21, 2021 
 
Request 
I am requesting that the Board authorize the Fort Monmouth Economic Revitalization Authority (FMERA) staff 
to Issue a Request for Offer to Purchase (RFOTP) for the Mega Parcel in the Boroughs of Eatontown & Oceanport 
on Fort Monmouth’s Main Post, in accordance with FMERA’s approved sales rules. 
 
Background 
The Board approved the Rules for the Sale of Real and Personal Property (the Sales Rules) at the August 17, 2011 
Meeting of the Authority.  In accordance with Section 19:31C-2.5(a) of the Sales Rules, before advertising a 
particular parcel of real property and accompanying personal property as being available for sale through the offer 
to purchase process, the Board shall review and approve a recommendation of the Director and FMERA to offer 
the property for sale through that process. In its determination to use the offer to purchase process, the Board also 
may consider various factors including, but not limited to, purchase price, jobs to be created and timing, to 
determine whether the offer to purchase process will enhance the economic value to FMERA or Fort Monmouth. 
After the RFOTP is issued and offers are received and negotiated, the Director and FMERA staff shall present a 
recommendation to the Board to accept an offer, to terminate negotiations regarding offers, or to take other 
appropriate action. 
 
The Mega Parcel 
The Mega Parcel (“the Property”) is an approximately 289± acre parcel of land containing former residential, 
administrative and R&D buildings, warehouses, workshops and additional general-purpose facilities in the 
Boroughs of Eatontown and Oceanport, within the Main Post section of Fort Monmouth and as more clearly 
depicted in Attachment A. The Mega Parcel is conveniently located adjacent to State Route 35, providing easy 
access to the Garden State Parkway, Route 18, NJ Transit Bus Lines & adjacent to County Route 11 (Oceanport 
Avenue), which provides direct access to the Little Silver NJ Transit Train Station. 
 
The westernmost 51.1 acres of the Property lie within the Phase 1 area of Fort Monmouth, which requires profit 
sharing with the U.S. Department of the Army. The remaining 237.9 acres of the Property lie within the Phase 2 
area of Fort Monmouth.  
 
The Fort Monmouth Reuse & Redevelopment Plan (“Reuse Plan”) contemplates the redevelopment of Fort 
Monmouth as a mixed-use campus that creates jobs in high growth industries and further envisions a live-work-
play community complete with arts & entertainment, small businesses, cultural & civic uses, retail & restaurant 
uses, and outdoor amenities such as public plazas & walking trails that complement residential and additional 



commercial redevelopment. The Mega Parcel would incorporate several “development districts,” defined under 
the Land Use Rules as follows:  
 

Eatontown Development Districts 
Route 35 Lifestyle/Tech Center: This district lies just east of Route 35 and seeks to take advantage of the 
exceptional visibility which this roadway affords. Large-scale retail development near Route 35, together 
with residential, mixed-use, office, and institutional development further east, is envisioned. 

 
Oceanport Development Districts 
Horseneck Center: This district is the most diverse district within Fort Monmouth. In addition to 
encouraging a variety of residential housing types and mixed-use development, a substantial amount of 
civic/institutional use is envisioned. This district includes the Fort Monmouth Historic District, and, thus, 
has the largest number of historic buildings that are required to be adaptively reused. The Parade Ground 
(and associated World War II Memorial) & Cowan Park is required to be preserved. 

  
Education/Mixed-use Neighborhood: This district lies apart from the Oceanport Horseneck Center south 
of the tributary to Oceanport Creek and west of Main Street. It is intended primarily as a residential 
district, with low- to medium-density housing and some supporting retail, office, and civic/institutional 
uses.  

 
Green Tech Campus: This district is intended to function as a hub for office/research and development 
(R&D) uses, with additional civic/institutional buildings, within a campus-like setting. 

 
In addition to the goals outlined in the Reuse Plan, staff proposes aligning the Mega RFOTP with the Governor’s 
strategic priorities to overcome the State’s largest economic challenges, as described in the Governor’s Economic 
Plan. FMERA has a strong interest in bolstering the innovation economy to create more and better jobs locally, 
as well as throughout the state, and to further revitalize Fort Monmouth. By supporting one or more key sectors, 
including but not limited to life sciences, information and high tech, clean energy, food and beverage, and film 
and digital media, the Fort will be positioned to serve as a regional hub for one of these dynamic industries and 
further attract other business within and around the Fort Monmouth area, as a result. In an effort to further support 
these priorities, the Authority will accept alternate uses other than those within the development districts outlined 
above, so long as Potential Purchasers can demonstrate how the proposal achieves the highest and best use of the 
property in accordance with the key sectors and generates associated economic impact. Proposals including 
alternate uses will require an amendment to the Reuse Plan.  In addition to the evaluation score sheet with the 
criteria and weights, staff will describe aspects and types of projects that the RFOTP seeks to attract and will be 
scored more highly.  
 
The intent of issuing the Mega Parcel RFOTP is to redevelop the Fort with a forward-looking and transformative 
project that aims to meet the highest standards of economic and sustainable development. The Mega Parcel is 
envisioned as a large, cohesive redevelopment project with integrated commercial and amenity-based uses, along 
with public spaces that support FMERA’s goal of developing a vibrant, walkable community. The proposed 
development may be mixed-use and consider a campus-like approach, inclusive of a variety of uses and amenities 
that are complementary. Residential uses are permitted, however the maximum number of residential units in the 
Borough of Eatontown is 302 and the maximum number of residential units in the Borough of Oceanport is 234. 
Should any existing agreements for residential development terminate within the Main Post, the RFOTP may be 
amended via addendum to include additional residential units. Unless an addendum is posted explicitly detailing 
a permitted increase in residential units, which would require a Reuse Plan amendment, proposals exceeding the 
residential caps included in this RFOTP will be deemed non-compliant. All proposed residential development 
requires a twenty percent (20%) set aside for affordable housing. 
 
With regards to the existing buildings on the parcel, the Reuse Plan calls for some buildings to be reused and 
others to be demolished. As some of the identified reusable buildings have surpassed their useable life, the Mega 
Parcel permits proposals which envision the demolition of all existing improvements, at the Potential Purchaser’s 



sole cost and expense, to achieve the highest and best use of the Property. However, permission to demolish these 
buildings will require a Reuse Plan amendment. 
 
The redevelopment of land and buildings on Fort Monmouth for uses other than those currently contemplated in 
the Reuse Plan is subject to separate Board approval of a Reuse Plan amendment or a use variance. In this instance, 
because the RFOTP would allow offers with uses different than those in the Reuse Plan, the RFOTP will state 
that changes in use will be subject to a Reuse Plan amendment or a use variance. Further, the RFOTP also permits 
residential development, however, residential development is not a requirement of the RFOTP. In the instance 
that the selected Potential Purchaser does not include housing in its proposal, the Reuse Plan amendment must 
identify alternate locations and future requirements for residential units.  Additionally, the Reuse Plan amendment 
must identify the location of any homeless service provider facility, such as supportive housing or SRO units, 
required to be provided by FMERA by a legally binding agreement approved by the U.S. Department of Housing 
and Urban Development.   
 
In some areas of the Mega Parcel, utilities will be available at the frontage. However, there are other areas that 
are still pending installation of utility infrastructure. Regardless, Potential Purchasers should anticipate additional 
on and offsite utility and infrastructure improvement costs as a part of proposal budgets. Infrastructure 
improvement contributions within the boundaries of the Fort will be specifically delineated in the RFOTP.  
 
Authority staff recommends proceeding with the offer to purchase process for the Mega Parcel rather than sealed 
bids. This recommendation is based on several factors.  First, potential purchasers have expressed interest to 
FMERA staff in acquiring and redeveloping the property in a large, campus like format with integrated and 
complementary uses.  Second, as the reuse of several buildings may no longer represent the highest and best use, 
staff believes the RFOTP process may allow greater flexibility for selecting the scenario that would maximize the 
development potential and economic value of the Property. Third, as the development community recovers from 
the impact of COVID-19, flexibility is critical to allow for the most successful and sustaining development options 
that support the redevelopment goals of the Reuse Plan.  Finally, a parcel of this size will most likely entail a 
complex redevelopment project, and negotiations are best suited at identifying the specific components and 
timeline(s) of such a project. 
 
The Real Estate Committee has reviewed the request and recommends it to the Board for approval. 
 
Recommendation 
In summary, I am requesting that the Board approve the Fort Monmouth Economic Revitalization Authority staff 
to make the Mega Parcel in Fort Monmouth’s Eatontown & Oceanport Reuse Areas available through the offer to 
purchase process, in accordance with FMERA’s approved Sales Rules. 
 
 
 
   
 Bruce Steadman 
 
 
Attachments: Parcel Map 
Prepared by: Sarah Giberson 
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