TO:

Members of the Board

FROM:

Kara Kopach
Executive Director

DATE:

August 17, 2022 – 5:00p.m.

SUBJECT:

Agenda for Board Meeting of the Authority

1. Call to Order – Mayor Anthony Talerico, Jr.
2. Pledge of Allegiance
3. Notice of Public Meeting - Roll Call
4. Approval of Previous Month’s Board Meeting Minutes
5. Welcome – Mayor Anthony Talerico, Jr.
6. Secretary’s Report
7. Treasurer’s Report
8. Public Comment Regarding Board Action Items
9. Executive Director’s Report
• Update on Utilities and Infrastructure
• Update on Requests for Offers to Purchase (RFOTPs)
• Update on Marketing Effort
10. Committee Reports
• Audit Committee – Vacant, Chairman
• Real Estate Committee – Vacant, Chairman
• Environmental Staff Advisory Committee – Elizabeth Dragon, Chairwoman
• Historical Preservation Staff Advisory Committee – Jay Coffey, Chairman
• Housing Staff Advisory Committee – Robert Long, Chairman
• Veterans Staff Advisory Committee – Lillian Burry, Chairwoman
11. Board Actions
1. Consideration of Approval of Consent to Designation of Oceanport Area within Fort Monmouth
within the Borough of Oceanport as an Area in Need of Redevelopment.

12.

Other Items

13.

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

14.

Adjournment
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Fort Monmouth Economic Revitalization Authority
Board Meeting
July 20, 2022
Public Meeting and Teleconference
MINUTES OF THE MEETING
Members of the Authority and/or Designees present:
• Anthony Talerico, Jr. – Mayor of Eatontown – V (Serving as Chair of the Meeting)
• Teri O’Connor – Monmouth County Administrator – V – Designee
• Stephen Gallo – Public Member – V
• Jay Coffey – Mayor of Oceanport – V
• Tracy Buckley – Tinton Falls Borough Council President – V - Designee
• Janice Venables – Associate Counsel, Governor’s Authorities Unit – V – Designee
• Paul Ceppi – Managing Director of Business Development, NJEDA – V - Designee
• Elizabeth Dragon – Director, Site Remediation Program, NJ Department of Environmental Protection – Designee
• Robert Long – Deputy Commissioner, NJ Department of Community Affairs – Designee
• William Riviere – Principal Planner, NJ Department of Transportation – Designee
V – Denotes Voting Member
Members of the Authority and/or Designees not present:
• Wayne Smith – State Veterans Program Coordinator, NJ Department of Labor & Workforce Development – Designee
Also present:
• Kara Kopach, Executive Director
• FMERA staff:
• Regina McGrade – Administrative Manager
• Sarah Giberson – Manager of Marketing & Development
• Upendra Sapkota – Senior Project Office, Planning & Development
• Kristy Dantes – Director of Facilities & Infrastructure
• Joe Fallon – Senior Environmental Officer
• Laura Drahushak – Director of Legal Affairs
• Matt Reagan, Deputy Attorney General (DAG)
The meeting was called to order by Mayor Talerico at 5:00p.m. who led the meeting in the Pledge of Allegiance.
Kara Kopach announced that in accordance with the Open Public Meetings Act, notice of the meeting was sent to the
Asbury Park Press and the Star Ledger at least 48 hours prior to the meeting, and that the meeting notice has been duly
posted on the Secretary of State’s bulletin board at the State House, and the FMERA website.
WELCOME
Mayor Talerico welcomed attendees to the Authority’s meeting. Mayor Talerico stated that a copy of the Board package
was posted to the FMERA website to give the public the opportunity to review the information in advance of the
meeting. Mayor Talerico noted the protocol regarding the two opportunities for the public to address the Board, with
the 3-minute limit for agenda items, and the 5-minute limit for all other FMERA business.
Mayor Talerico stated that in his role he is required to conduct an orderly meeting and complete the meeting agenda in
a reasonable time period and that FMERA continues to welcome the public’s constructive comments and ideas.
The next item of business was the approval of the June regular meeting minutes. A motion as made to approve the
minutes by Steve Gallo and seconded by Paul Ceppi.
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Motion to Approve:
Ayes: 7

STEVE GALLO

Second:

PAUL CEPPI

SECRETARY’S REPORT
Kara Kopach, Executive Director, stated that there have been a series of recent power outages on Fort Monmouth and
the FMERA team is working diligently to resolve them. One dealt with an osprey nest that caught fire and others were
related to aging infrastructure. FMERA continues to replace the aging electrical infrastructure while the JCP&L new
substation and new distribution lines are being designed and installed. We understand the community is frustrated and
we are employing short term and long-term fixes to remedy the issues.
FMERA is grateful to our stakeholders from the County and the Borough of Eatontown for their landscaping and mowing
assistance over the last few months. The property continues to be maintained based on their efforts.
TREASURER’S REPORT
Kara Kopach, on behalf of Jennifer Lepore, Accounting Manager, stated that with the close of the second quarter on
June 30th, FMERA staff is preparing the financial and operational summary for the first half of 2022. Staff will be
meeting to review the first six months of 2022 and assess the performance against the 2022 organization goals. FMERA
controls spending to the extent possible and expects to be on or under budget through year end.
PUBLIC COMMENT REGARDING BOARD AGENDA ITEMS (3 minutes re: Agenda Items)
There was no public comment.
EXECUTIVE DIRECTOR’S REPORT
1. Kristy Dantes, Director of Facilities & Infrastructure gave the following update:
•

•
•
•
•
•

Work has commenced on the construction of a new sanitary pump station, east interceptor and force main along
Oceanport Avenue. Approximately 25% of the materials for the project have been delivered, and 560’ feet of force
main conduit along Oceanport Avenue from Signal Avenue to Parkers Creek has been installed. The completed
project will initially accept sanitary outfall from the Lodging Parcel, the Allison Hall parcel, and the 400 Area. The
line will also accommodate offsite outfall from Horseneck Point and Riverside Avenue. Plans and specifications
are being prepared for the Phase II project which includes the ‘South Interceptor’ and the ‘Barker Circle’ lines. The
Phase II project will provide sanitary outfall to all development along Oceanport Way and will also connect Barker
Circle and Liberty Walk.
In Eatontown, T&M continues to design the Avenue of Memories sewer main and pump station to serve the outfall
from Parcel B and properties East of the Fort’s frontage.
FMERA staff continues to work with JCP&L to prepare the proposed electrical substation parcel for redevelopment.
JCP&L is completing their due diligence and their Phase 2 environmental investigation at the site and hopes to
further characterize any remaining environmental issues in the Army carveout.
FMERA has continued to repair and replace aged electrical infrastructure and is in discussions with JCP&L to
replace all of the distribution lines on the Main Post to correspond with the new substation activation.
The developer of the Fabrication Shops is currently performing a Phase 1 environmental assessment of the subject
property.
The MCR team is currently reviewing site plans submitted by the New Jersey American Water (NJAW) for the 4acre water storage tank site located on Pinebrook Road due east of the Howard Commons parcel. NJAW plans to
construct a 2-million-gallon water tank to include supporting structures and equipment at the subject parcel.

2. Sarah Giberson, Manager of Marketing & Development gave a Development & Marketing Update.
FMERA continues to make good progress on the Fort’s redevelopment, with about 86% of the Fort’s 1,126 acres sold,
under contract, in negotiations, or entering the request for proposals process. To date, FMERA has sold 33 parcels, and
another 4 parcels are under contract or have Board approved contracts. Many projects on the Main Post are making
significant progress. At the Allison Hall property, site work and demolition continue, and an official groundbreaking
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ceremony is expected later this summer. At the former Lodging area, Somerset and Pulte are also continuing their
construction efforts. All the blighted buildings have been demolished and large portions of their property has been cleared
to make way for new residential development. Barker Circle continues to undergo historic renovation, with its office
facilities nearly up and running, and the residential component is forecasted for next year. The Park Loft project is slated
for completion this summer. Last in Oceanport, OPort Partners’ renovation of the Commissary building is nearing
completion, with its brewery planned for opening this summer and a restaurant anticipated to open in the fall. Moving
west to Eatontown, the Eatontown Parks parcel is wrapping up its demolition efforts.
The remainder of FMERA’s projects are in various stages of development, many of which are still in the due diligence,
design, and approvals phases. We look forward to the integration of additional businesses and amenities into the Fort
community.
The Mega Parcel RFOTP Proposals were due on June 6, 2022, at 12:00pm. All proposals were publicly opened in the
FMERA offices beginning at 12:30pm, in accordance with Section 5.0 of the RFOTP. FMERA received four proposals
from the following proposers, listed in alphabetical order: 1) Extell Acquisitions LLC; 2) Mega Parcel Development
LLC; 3) Netflix, Inc. and 4) RDR Partners, LLC (Russo Development, LLC; Dinallo Development, LLC; River
Development Equities, LLC).
Please be advised that no additional information will be provided at this time. Pursuant to FMERA’s sales rules, N.J.A.C.
19:31C-2.19, offer documents are not public until the execution of a contract. FMERA will make no representations
relative to the highest scoring proposal until such time as the staff is prepared to recommend the approval of a Purchase
and Sale Agreement and Redevelopment Agreement to the FMERA Board. Please be advised that this process may take
several months.
FMERA remains focused on the continued movement and progress of on-going projects and is now focusing its efforts
on the redevelopment of the Mega Parcel. We are in the process of collaborating on several community initiatives,
targeted for the fall, including another blood drive. Our wayfinding efforts continue, with design and fabrication work
underway. We also anticipate replacing some signage on HWY 35 with some updated images and upcoming projects.
Please visit our website, www.fortmonmouthnj.com and follow us on Instagram at @fortmonmouthnj for our latest
updates.
COMMITTEE REPORTS
1. AUDIT COMMITTEE
Kara Kopach stated that the Committee did not meet this month.
2. REAL ESTATE COMMITTEE
Kara Kopach stated that the Committee met on July 12th and discussed the following:

•

•

Discussion regarding the Seventh Amendment to the PSARA with the Borough of Eatontown for a Department of
Public Works Complex on the 1123 Parcel. The Borough requested a 6-month extension to the Approval Period
to February 1, 2023. citing unexpected delays that have significantly impacted the Borough’s overall timeline.
The Committee reviewed the request and recommended it to the Board for approval.
Discussion regarding the Recommendation to Approve Plan Amendment #18 Permitting an Alternative
Development Scenario with respect to the Nurses Quarters Parcel in Oceanport. Staff reviewed and responded to
the comments received and modified the Plan Amendment. The Committee reviewed the request and
recommended it to the Board for approval.

Other Items:
1. Plan Amendment #19 – Howard Commons – Responses are due on July 21st.
2. TRWRA Design MOU
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3.
4.
5.
6.

Monmouth County Wetlands Parcels LBU
NJCU
NJAW MCR
TF Commercial Parcel

ENVIRONMENTAL STAFF ADVISORY COMMITTEE (DIANE DOW, CHAIRWOMAN)
Elizabeth Dragon stated that the Committee did not meet this month but will be meeting on August 8th.
3. HISTORICAL PRESERVATION STAFF ADVISORY COMMITTEE (JAY COFFEY, CHAIRMAN)
Jay Coffey stated that the Committee did not meet this month.
4. HOUSING STAFF ADVISORY COMMITTEE (ROBERT LONG, CHAIRMAN)
Robert Long stated that the Committee did not meet this month.
5. VETERANS STAFF ADVISORY COMMITTEE (LILLIAN BURRY, CHAIRWOMAN)
Kara Kopach, on behalf of Lillian Burry stated that the Committee did not meet this month.
BOARD ACTIONS

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

Laura Drahushak read a summary of the Board memo.
The resolution is attached hereto and marked Exhibit 1.
A motion was made by Paul Ceppi and was seconded by Steve Gallo.
Kara Kopach conducted a roll call vote.
NAME
Anthony Talerico
Teri O’Connor
Steve Gallo
Jay Coffey
Tracy Buckley
Janice Venables
Paul Ceppi
Motion to Approve:
Ayes: 7

PAUL CEPPI

YES
X
X
X
X
X
X
X
Second:

NO

ABSTAIN/RECUSE

STEVE GALLO

2. Consideration of Approval of a Recommendation to Approve Plan Amendment #18 Permitting an Alternative
Development Scenario with respect to the Nurses Quarters Parcel in Oceanport.
Laura Drahushak read a summary of the Board memo.
The resolution is attached hereto and marked Exhibit 2.
A motion was made by Steve Gallo and was seconded by Jay Coffey.
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Kara Kopach conducted a roll call vote.
NAME
Anthony Talerico
Teri O’Connor
Steve Gallo
Jay Coffey
Tracy Buckley
Janice Venables
Paul Ceppi
Motion to Approve:
Ayes: 7

STEVE GALLO

YES
X
X
X
X
X
X
X

NO

Second:

ABSTAIN/RECUSE

JAY COFFEY

OTHER ITEMS
There were no other items before the Board.
PUBLIC COMMENT REGARDING ANY FMERA BUSINESS (5 minutes re: any FMERA business)
There was no public comment.

There being no further business, on a motion by Jay Coffey and seconded by Teri O’Connor and unanimously approved
by all voting members present, the meeting was adjourned at 5:20p.m.
Certification: The foregoing and attachments represent a true and complete summary of the actions taken by the
Fort Monmouth Economic Revitalization Authority at its Board meeting.

Kara Kopach – Secretary
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ADOPTED
July 20, 2022
Resolution Regarding
Seventh Amendment to the Purchase and Sale Agreement & Redevelopment Agreement with the Borough of
Eatontown for a Department of Public Works Complex on the 1123 Parcel
WHEREAS, on May 18, 2016, the Board approved Evaluation Scoring for Local Beneficial Use Requests
for the Borough’s request to purchase a 7.2-acre tract known as the 1123 Parcel (“the Property”) including Buildings
1123, 1124, 1108, 1109 and 1110 located on Echo Avenue, in Eatontown, New Jersey for municipal uses including
the relocation of Eatontown’s Department of Public Works; and accordingly, the Borough’s proposed use of the
Property was reviewed and scored by FMERA staff utilizing the Board approved LBU criteria, resulting in a 40%
price reduction and sale price of $886,461.00; and
WHEREAS, on January 16, 2019, the Board authorized the execution of the PSARA between FMERA and
the Borough for the Property, and the PSARA was executed on May 8, 2019; and
WHEREAS, pursuant to the terms of the PSARA, the Borough was provided a ninety-day Due Diligence
Period commencing on the Effective Date of the PSARA; an Initial Approval Period of twelve months commencing
at the end of the Due Diligence period; and a six-month Approval Extension Period, subject to FMERA approval,
with Closing to occur within thirty days of satisfaction or waiver of the Conditions Precedent to Closing; and
WHEREAS, under the terms of the First Amendment, executed September 2, 2019, Purchaser agreed to: i)
amend the Approval Period to run for a total period not to exceed six months, beginning at the expiration of the Due
Diligence Period; and ii) Close within thirty days of the expiration of the amended six month Approval Period, subject
to receipt of a NFA letter from the NJDEP for the two environmental carve-out parcels located within the Property
and regardless of whether other Conditions Precedent to Closing have been waived or satisfied; and
WHEREAS, under the terms of the Second Amendment to the PSARA, the Executive Director agreed to
retroactively extend the Approval Period under his Delegated Authority for five months or until October 30, 2020;
the Second Amendment was executed on July 30, 2020; and
WHEREAS, under the terms of the Third Amendment to the PSARA, an additional five-month extension to
the Approval Period, or until April 1, 2021 was approved and the PSARA reinstated; Third Amendment was executed
November 29, 2020; and
WHEREAS, under the terms of the Fourth Amendment to the PSARA, the Project as set forth in the PSARA
was amended to permit the demolition of Building 1124; the Fourth Amendment was executed April 8, 2021; and
WHEREAS, on March 30, 2021, via letter correspondence, the Borough requested an additional extension
to the Approval Period, set to expire on April 1, 2021, indicating that the Borough needed additional time to respond
to its incomplete Mandatory Conceptual Review (MCR) letter and resubmit a revised MCR package for FMERA’s
review; the Borough was granted an additional four (4) month extension to the Approval Period at the FMERA
Board’s April 2021 meeting and the Fifth Amendment was executed June 7, 2021; and
WHEREAS, on July 8, 2021, via letter correspondence, the Borough requested a one year or twelve-month
extension to the Approval Period, set to expire on August 1, 2021, citing outstanding environmental approvals from
the NJDEP; the Borough indicated that any potential environmental issues that may arise and/or require additional
funding to investigate or resolve would pose financial concerns for the approved 2021 budget and would be
considered in the next fiscal year; and
WHEREAS, at FMERA’s July 2021 Board meeting, the Borough requested and was granted an additional
one (1) year or twelve (12) month extension to the Approval Period and the Sixth Amendment was executed on
October 14, 2021; and

WHEREAS, on June 22, 2022, via letter correspondence, the Borough requested a six (6) month extension
to the Approval Period, set to expire on August 1, 2022, citing unexpected delays that have significantly impacted
the Borough’s overall timeline; the Borough indicated that it has experienced numerous delays on the DPW project,
beginning with pandemic related challenges that prevented the Borough from adhering to its anticipated timeline;
and
WHEREAS, although the Borough has continued to proceed in good faith, these delays have caused the
existing improvements, which are intended for reuse, to deteriorate significantly; and
WHEREAS, the Borough wishes to further investigate the condition of the buildings and reevaluate the costs
associated with remediation and renovation of these facilities. Should those costs exceed the current budget for the
Project, the Borough will need additional time to approve such expenses. FMERA staff has reviewed this request and
recommends an extension to the Approval Period by six (6) months to February 1, 2023; and
WHEREAS, all other terms of the PSARA will remain unchanged. The attached Seventh Amendment to
the PSARA is in substantially final form. The final terms of the amendment will be subject to the approval of
FMERA’s Executive Director, the Borough of Eatontown, and as to form by the Attorney General's Office. The Real
Estate Committee has reviewed the request and recommends it to the Board for approval.
THEREFORE, BE IT RESOLVED THAT:
1.
The Authority approves the Seventh Amendment to the PSARA with the Borough of Eatontown for
the 1123 Parcel for an extension of the Approval Period on terms substantially consistent to those set forth in the
attached memorandum and with final terms acceptable to the Executive Director and the Attorney General’s Office
and authorizes the Executive Director to execute the Agreement.
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.

Attachment
Dated: July 20, 2022

EXHIBIT 1

ADOPTED
July 20, 2022
Resolution Regarding
Approval of Plan Amendment #18 Permitting Alternative Development Scenario in Eatontown
WHEREAS, the FMERA Act, P.L. 2010, c.51, in N.J.S.A. 52:27I-26(c), and the Land Use Rules, in N.J.A.C.
19:31C-3.27, authorize FMERA to amend the Reuse Plan from time to time as development progresses; and
WHEREAS, pursuant to the Land Use Rules, FMERA must transmit any proposed Reuse Plan amendment
to the governing body of the three municipalities for a 45-day comment period and then consider any comments prior
to the Board approving or disapproving the amendment; and
WHEREAS, the proposed Amendment #18, prepared by Upendra Sapkota, FMERA’s Senior Project Officer
of Planning and Development, envisions redevelopment of the Oceanport Reuse Area for approximately 1.75 million
square feet of non-residential space and 720 residential units. The development would include a high-tech/greenindustry cluster, education/medical campus, a neighborhood center, a boutique hotel and spa, and expansive green
space including the historic Parade Ground; and
WHEREAS, in accordance with the FMERA Act and the Land Use Rules, the Board approved transmitting
the proposed Reuse Plan Amendment #18 to the host municipalities at its March 16, 2022 meeting; and
WHEREAS, the 45-day comment period commenced on April 4, 2022; and
WHEREAS, the comment period expired on May 18, 2022, and correspondence was received from
Eatontown, Oceanport and Tinton Falls; and
WHEREAS, FMERA staff reviewed the correspondences and provided responses to all comments in the
attached report; and
WHEREAS, the Real Estate Committee has reviewed the responses to the comments from the three host
municipalities for the Reuse Plan Amendment #18 and recommends adoption of Amendment #18 to the Board.
THEREFORE, BE IT RESOLVED THAT:
1.
The Authority adopts the responses contained in the attached memorandum, to the comments from
the Boroughs of Eatontown and Oceanport, Tinton Falls.
2.
As expressed in the attached memorandum, the Authority approves Amendment #18 to the Fort
Monmouth Reuse and Redevelopment Plan that would permit an alternative development scenario in the Oceanport
Reuse Area.
3.
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.

ATTACHMENT
Dated: July 20, 2022

EXHIBIT 2

MEMORANDUM
To:

Members of the Board

From:

Kara Kopach
Executive Director

Date:

August 17, 2022

Subject:

Monthly Status Report

Summary
The following are brief descriptions of the Fort Monmouth Economic Revitalization Authority (FMERA) staff’s monthly
activities which include Treasurer’s Report, Update on Utilities and Infrastructure; Update on the Fort Monmouth
Redevelopment; Update on Marketing; and Action Items for Next Month.
Treasurer’s Report
The budget process for 2023 is about to get underway. In the coming weeks, FMERA staff will hold budget sessions and begin
drafting the 2023 FMERA Budget. The draft budget will then be presented to the Audit Committee for their review. The 2023
FMERA Budget is scheduled to be brought to the Board for its consideration and approval at the December meeting.
Executive Director’s Report
1. Update on Utilities and Infrastructure
•

•
•
•
•
•

Construction continues on the new sanitary pump station, east interceptor and force main along Oceanport Avenue.
TRWRA awarded a contract to Earle in March. 1,640’ feet of force main conduit along Oceanport and Silverside Avenues
have been installed. The completed project will initially accept sanitary outfall from the Lodging and Allison Hall parcels,
and the 400 Area. The line will also accommodate offsite outfall from Horseneck Point and Riverside Avenue. Plans and
specifications are being prepared for the Phase II project which includes the South Interceptor, and the Barker Circle lines.
The Phase II project will provide sanitary outfall to all development along Oceanport Way and will also connect Barker
Circle and Liberty Walk.
In Eatontown, T&M continues to design the Avenue of Memories sewer main and pump station to serve the outfall from
Parcel B and properties East of the Fort’s frontage.
FMERA staff continues to work with JCP&L to prepare the proposed electrical substation parcel for redevelopment.
JCP&L has completed their due diligence and hopes to further characterize any remaining environmental issues in the
Army carveout.
FMERA staff continues to repair and replace aged electrical infrastructure and is in discussions with JCP&L to replace all
of the distribution lines on the Main Post to correspond with the new substation activation.
The developer of the Fabrication Shops performed a Phase 1 environmental assessment of the subject property.
The MCR team has reviewed the site plans submitted by the New Jersey American Water (NJAW) for the 4-acre water
storage tank site located on Pinebrook Road due east of the Howard Commons parcel. NJAW plans to construct a 2million-gallon water tank to include supporting structures and equipment at the subject parcel.

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 seventeen properties:
• Former Patterson Army Hospital on December 13, 2013, with AcuteCare Systems.

•
•
•
•
•
•
•
•
•
•

•
•
•
•

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 percent of the total units are available
to low- and moderate-income households.
Main Post Chapel on February 27, 2017, with Triumphant Life Assembly of God Church who purchased the
approximately 16,372 sq. ft. building for use as a house of worship.
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 renovate and expand the facility to
emphasize basketball and medically based fitness and wellness programs, and individualized group training and
classes.
Dance Hall parcel on April 4, 2018, to The Loft Partnership, LLC. The developer plans to renovate the Dance Hall as
a microbrewery, coffee house, and banquet facility.
Building 501, on April 24, 2019, with Family Promise of Monmouth County, an approximately 1.7-acre site, via a
Legally Binding Agreement (LBA).
Telecommunications Tower and Land on October 25, 2019, with Global Signal Acquisitions, LLC for an
approximately 0.58 parcel of land containing the Telecommunications Tower and adjacent land.
Squier Hall Complex, on December 18, 2019, with KKF University Enterprises, LLC, an approximately 31-acre site.
The developer has secured a commitment from New Jersey City University for use of the site as a satellite campus and
anticipates opening in Fall 2020.
Commissary, Post Exchange (PX) complex, Warehouse District and a 1000 Area Parking parcel, on October 16, 2020,
with OPort Partners, LLC. The Commissary/PX parcel shall permit, Food Service, Flex space, Office, R&D and
Instructional Schools and Studios. The Warehouse District will permit Flex Space, Medical Office, Office, and
Research & Development.
Marina, on March 22, 2021, with AP Development Partners, LLC, which will continue to operate as a marina/public
boat ramp and restaurant.
Barker Circle, with Barker Circle Partnership, LLC, an approximately 19.5-acre parcel in the historic district which
includes the repurposing of buildings 205-208, and 287, as well as the Main Post Firehouse and Kaplan Hall, for
residential, office and other commercial uses.
Lodging Area, on November 24, 2021, with Somerset Development, LLC, a 15-acre site located on Parkers Creek, to
be developed with up to 185 new and renovated housing units.
Allison Hall, on May 18, 2022, with Fort Monmouth Business Center, LLC, a 13-acre parcel which includes the reuse
of the historic building, as well as retail, office/research & development and open space/recreation uses.

Also in Oceanport, FMERA has executed or approved contracts on the following two properties:
• Nurses Quarters, with RPM Development, LLC for the 24-unit residential complex on Main Street adjacent to the
former Patterson Army Hospital.
In Eatontown, FMERA has closed on the following three properties:
• Suneagles Golf Course, on December 18, 2020, with Martelli Development, LLC, to maintain and upgrade the existing
Golf Course, renovate historic Gibbs Hall, and construct 75 new housing units. Martelli continues to operate the course
and restaurant in the interim, so it remains open to the public as the redevelopment progresses.
• New Jersey American Water Tank Parcel, on April 23, 2021, a parcel located on a 3.945-acre tract on the Howard
Commons parcel to install a water tank to serve NJAW’s needs by providing approximately four acres of land
surrounded on two sides by undeveloped preserved forest, a municipal road on another and a fourth side that
encompasses soon to be built residential units which will be buffered by trees.
• Eatontown Parks Parcel, on March 7, 2022, with the Borough of Eatontown, a 3.82-acre tract known as the Nicodemus
Avenue Park Parcel located on Nicodemus Avenue for active recreation uses.
Also in Eatontown, FMERA has executed or approved contracts on the following parcel:
• Building 1123, a former general office building at Avenue of Memories and Wilson Avenue with the Borough of
Eatontown for the reuse by the Borough’s Department of Public Works.
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In Tinton Falls, FMERA has closed on the following eight properties:
• Parcel E, on January 13, 2013, with Commvault for the headquarters.
• Building 2525, on February 5, 2016, with Aaski Technologies who leases the building to other tenants for technology
and office uses.
• Child Development Center, on March 18, 2016, with Trinity Hall, for the all-girl high school.
• Fort Monmouth Recreation Center and Swimming Pool, on January 6, 2017, with the Monmouth County Park System
and being used for programs which include arts & crafts, sports, exercise classes and a variety of amenities including
classrooms, gymnasium and a game room.
• Parcel F-3 on February 23, 2017, with the Monmouth County Park System in conjunction with the adjacent Recreation
Center and Swimming Pool. Located along Hope Road, the County has expanded its services and public open space
amenities currently offered at the Recreation Center.
• Charles Wood Fire Station, on May 22, 2018, transferring the property to Commvault Systems, Inc. for use as corporate
office and training space.
• Parcel C with Lennar Corporation, on August 2, 2018, approved for 243 residential units and up to 58,000 sq. ft. of
retail development.
• Parcel C1 with Lennar Corporation, on August 2, 2018, planned for 45 new single-family homes.
FMERA has executed contracts on three properties in Tinton Falls:
• Fabrications Shops (Pinebrook Road Commerce Center), 45,000 sq. ft. of light industrial and flex office space buildings
along Pinebrook Road for sale to Pinebrook Commerce Center, LLC, which is slated to close imminently.
• Parcel F-1 – Myer Center and Building 2705, an approximately 36-acre parcel in Tinton Falls where RWJ Barnabas
Health (RWJBH) plans to create a health campus.
• Tinton Falls Commercial Parcel (Pulse Power, Building 2719, and the Pistol Range) with RWJBH for 1) construction
of a three-story Medical Office Building anticipated to have be approximately 121,125 GSF; 2) installation of a gridsupply solar energy system; 3) construction of active recreational facilities, including two (2) multi-purpose grass or
turf athletic fields, one (1) baseball / softball field, up to five (5) tennis courts, and a field house; 4) passive recreation,
including a community walking / nature trail that enhances walkability and interconnectedness of the Tinton Falls
section of Fort Monmouth; and 5) open space to benefit the surrounding area.
3. Development & Marketing Update
FMERA continues to make good progress on the Fort’s redevelopment, with about 86% of the Fort’s 1,126 acres sold,
under contract, in negotiations, or entering the request for proposals process. To date, FMERA has sold 33 parcels, and
another 4 parcels are under contract or have Board-approved contracts. The remainder of FMERA’s projects are in various
stages of development, many of which are still in the due diligence, design, and approvals phases. Continuous demolition
and construction are underway at the Main Post, with several businesses slated to open prior to year-end. We look forward
to the integration of additional businesses and amenities into the Fort community. FMERA has also funded numerous
utility projects to serve these new development projects on the Main Post, as reported previously.
The development team is now focusing its efforts on the future development of the Mega Parcel. Proposals were due on
June 6, 2022 at 12:00pm. All proposals were publicly opened in the FMERA offices beginning at 12:30pm, in accordance
with Section 5.0 of the RFOTP. FMERA received four proposals. Please be advised that no additional information will be
provided at this time. Pursuant to FMERA’s sales rules, N.J.A.C. 19:31C-2.19, offer documents are not public until the
execution of a contract. FMERA will make no representations relative to the highest scoring proposal until such time as
the staff is prepared to recommend the approval of a Purchase and Sale Agreement and Redevelopment Agreement to the
FMERA Board. Please be advised that this process may take several months.
We are in the process of collaborating on several community initiatives, targeted for the fall, including another blood drive.
Our wayfinding efforts continue, with design and fabrication work underway. We also anticipate replacing some signage
on HWY 35 with some updated images and upcoming projects.
Please visit our website, www.fortmonmouthnj.com and follow us on Instagram at @fortmonmouthnj for our latest
updates.
Kara Kopach
Prepared by: Regina McGrade
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ADOPTED
August 17, 2022
Resolution Regarding
Consent to Designation of Oceanport Area within Fort Monmouth within the Borough of Oceanport as
Area in Need of Redevelopment
WHEREAS, the N.J. Local Redevelopment and Housing Law (LRHL) offers municipalities tools to
encourage redevelopment in areas that meet the statutory criteria of an area in need of redevelopment; and on
December 16, 2021, the Borough of Oceanport authorized the Borough Planning Board to conduct a study of an
Oceanport area of Fort Monmouth to investigate whether all or a portion of certain properties located in the
Borough within the former Fort Monmouth, and identified as the “Warehouse” parcel and the “District A” parcel
(which includes parcels formerly designated as the “Post Office” parcel, “Parking” parcel and “Commissary”
parcel) consisting of Block 110.13, Lot 1 and Block 110.14, Lot 1 (collectively the “Study Area”) meets the
statutory criteria for such designation; and
WHEREAS, on June 28, 2022, the Oceanport Planning Board held a public hearing, with notice of the
hearing completed pursuant to the LRHL; the Oceanport Planning Board determined that the properties located
within the study area meet the criteria set forth in the LRHL; and
WHEREAS, on July 26, 2022, the Borough Council, subject to the consent of FMERA, designated the
Property as a non- condemnation area in need of redevelopment by Resolution #2022-158, a copy of which is
annexed hereto as an exhibit, and which includes, among other things, copies of the Study and of the Planning
Board Resolution; and
WHEREAS, as part of the investigation, the recommendations set forth in the “Non-condemnation Area
in Need of Redevelopment Study District A & Warehouse Parcel within the Former Fort Monmouth Properties in
the Borough of Oceanport, New Jersey,” dated December 2020, as amended by a report entitled “April 2022
Addendum to Area in Need of Redevelopment Study for District A & Warehouse Parcel within the Former Fort
Monmouth Properties in the Borough of Oceanport, New Jersey dated December 2020” dated April 2022
(collectively the “Study”) prepared by FMERA’s certified planning consultants, Phillips Preiss Grygiel Leheny
Hughes LLC (“PPG”) were reviewed; and
WHEREAS, pursuant to FMERA’s Land Use Rules, the Borough Council notified FMERA of the
Borough’s action and requested FMERA’s consent to the designation by way of a seven-vote majority of the Board;
and
WHEREAS, FMERA staff has reviewed the investigation study, as well as the Resolution of Findings from
the Oceanport Planning Board and subsequent resolution from the Borough Council and requests the Board’s
approval to consent to the Borough of Oceanport’s request to designate the subject properties as constituting an
Area In Need of Redevelopment; and
WHEREAS, the Real Estate Committee reviewed the request and recommends Board approval of consent
to the designation.
THEREFORE, BE IT RESOLVED THAT:

1.
The Authority approves approve of consent to the designation by the Borough of Oceanport of an
area in the Oceanport Area within Fort Monmouth as an area in need of redevelopment in accordance with the N.J.
Local Redevelopment and Housing Law (LRHL) and Fort Monmouth Land Use Rules.

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.

Attachment
Dated: August 17, 2022

EXHIBIT 1

MEMORANDUM
TO:

Members of the Board

FROM:

Kara Kopach
Executive Director

RE:

Consent to Designation of Oceanport Area within Fort Monmouth within the Borough of
Oceanport as an Area in Need of Redevelopment

DATE:

August 17, 2022

Request
I am requesting that the Board approve the consent to the designation by the Borough of Oceanport of an area in
the Oceanport Area within Fort Monmouth as an area in need of redevelopment in accordance with the N.J. Local
Redevelopment and Housing Law (LRHL) and Fort Monmouth Land Use Rules.
Background
The N.J. Local Redevelopment and Housing Law (LRHL) offers municipalities tools to encourage redevelopment
in areas that meet the statutory criteria of an area in need of redevelopment. On December 16, 2021, the Borough
of Oceanport authorized the Borough Planning Board to conduct a study of an Oceanport area of Fort Monmouth
to investigate whether all or a portion of certain properties located in the Borough within the former Fort
Monmouth, and identified as the “Warehouse” parcel and the “District A” parcel (which includes parcels formerly
designated as the “Post Office” parcel, “Parking” parcel and “Commissary” parcel) consisting of Block 110.13,
Lot 1 and Block 110.14, Lot 1 (collectively the “Study Area”) meets the statutory criteria for such designation.
Per the LRHL, the designation may be made if, following the investigation by the planning board and a public
hearing for which notice has been given, the area is determined to meet one or more of the statutory criteria.
On June 28, 2022, the Oceanport Planning Board held a public hearing, with notice of the hearing completed
pursuant to the LRHL. The Oceanport Planning Board determined that the properties located within the study area
meet the criteria set forth in the LRHL, as described below. On July 26, 2022, the Borough approved the
designation as a non-condemnation area in need of redevelopment per the Planning Board’s findings, via
resolution and subject to the consent of the FMERA Board.
FMERA’s enabling legislation, P.L. 2010 c. 51 (the Act) and the Land Use Rules subsequently adopted in 2013,
N.J.A.C. 19:31C-3 et seq. (Land Use Rules) provide that in order for the Borough’s designation to be approved
under New Jersey law, the FMERA Board must consent to such designation by way of a seven-vote majority of
its members. In order to consider whether to consent to the designation, the Authority “may consider the extent
of the area subject to the designation, the justification for the designation, and whether the designation will
contribute to the successful redevelopment of the Fort Monmouth Project Area,” per N.J.A.C.19:31C-3.25(a)(6).
FMERA staff and FMERA’s special counsel have reviewed the investigation study completed by FMERA’s
certified planning consultants, Phillips Preiss Grygiel Leheny Hughes LLC (“PPG”), “Non-condemnation Area in
Need of Redevelopment Study District A & Warehouse Parcel within the Former Fort Monmouth Properties in
the Borough of Oceanport, New Jersey,” dated December 2020, as amended by a report entitled “April 2022
Addendum to Area in Need of Redevelopment Study for District A & Warehouse Parcel within the Former Fort

Monmouth Properties in the Borough of Oceanport, New Jersey dated December 2020” dated April 2022
(collectively the “Study”) which is attached to this memo for review. The Study included a review of the Study
Area in the Oceanport area of the Fort; PPG physically inspected the buildings, structures and grounds of the Fort,
reviewed several reports and documents related to the Fort and its closure in 2011, and interviewed members of
FMERA staff to obtain information on the historical use of the buildings and the potential for reuse of the facilities
from both a physical and market perspective.
Summary of Investigation Study
The facilities within Fort Monmouth generally and those within Oceanport specifically were built on an “as
needed” basis in a somewhat haphazard arrangement to meet the discrete needs of a specialized user, namely the
U.S. Army. Some of these improvements and uses/functions are located in an area essential for the successful
redevelopment of the Study Area and the former Fort as a whole. As such, the resulting layout and juxtaposition
of the various buildings presents obstacles for the successful redevelopment and piecemeal retainment, or retenanting of these structures could in some instances hamper redevelopment efforts.
The changes that occurred since the time of the December 2020 study, which include the demolition of the
structures and the remediation efforts on the site, do not affect the conclusions of the study as these changes do
not fundamentally alter the study’s characteristics in regard to long-term discontinuance of use and vacancy;
obsolescence in function, design and layout; physical dilapidation; and low prospect of re-tenanting the remaining
building in today’s market without redevelopment. The changes have no substantial bearing on the need to
redevelop the Study Area as a whole in order to effectuate the goals and purposes of the Fort Monmouth Reuse
and Redevelopment Plan.
Clearly, in its present condition the Study Area has failed to satisfy the land use policy objectives advanced by
FMERA and Oceanport alike. Prior to its closure, several studies projected the negative impacts which would
occur once the Fort closed, recognizing that when it was fully operational Fort Monmouth had a total economic
impact of $2.5 billion. If the present conditions are allowed to persist and the land and buildings continue to stay
unproductive, it will hasten a process of economic decline in the Fort communities (Tinton Falls, Eatontown and
Oceanport) and surrounding municipalities, to the detriment of the public health, safety and general welfare of the
community.
As a result of the conditions and circumstances described above and more fully in PPG’s report, there is a basis
to declare the Study Area in its entirety as an area in need of redevelopment in accordance with the “b” and “d”
criteria as set forth in the LRHL. Consistent with criteria “b” the prominent remnants of former buildings,
including partially demolished buildings, foundation structures and debris have fallen into so great a state of
disrepair as to be untenantable. Consistent with criteria “d” the Study Area includes the remaining improvements
which exhibit one or more signs of dilapidation, obsolescence, faulty arrangement or design, lack of ventilation,
light and sanitary facilities, deleterious land use or obsolete layout which are detrimental to the safety, health,
morals or welfare of the community. Further, the remaining buildings and lands that do not in and of themselves
meet any of the statutory criteria may be properly included as part of the designated redevelopment area, in
accordance with Section 3 of N.J.S.A. 40A:12A.
FMERA staff has reviewed the investigation Study, as well as the Resolution of Findings from the Oceanport
Planning Board and subsequent resolution from the Borough Council and requests the Board’s approval to consent
to the Borough of Oceanport’s request to designate the subject properties as constituting an Area In Need of
Redevelopment. Under the FMERA Act and Land Use Rules, Oceanport’s adoption of a LRHL redevelopment
plan for any portion of the area in need of redevelopment also requires Board’s consent. The Real Estate
Committee has reviewed the request and recommends it to the Board for approval.
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Recommendation
In summary, I am requesting that the Board approve the consent to the designation by the Borough of Oceanport
of an area in the Oceanport Area within Fort Monmouth as an area in need of redevelopment in accordance with
the N.J. Local Redevelopment and Housing Law (LRHL) and Fort Monmouth Land Use Rules.

Kara Kopach

Attachments:

Prepared by:

Redevelopment Study for the Former Fort Monmouth Properties in the Borough of Oceanport,
New Jersey
Oceanport Council Resolution Authorizing Investigation
Oceanport Planning Board Resolution of Findings
Oceanport Council Resolution of Determination
Laura Drahushak
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1. INTRODUCTION
This study was conducted to determine whether a portion of the former Fort Monmouth properties
located in the Borough of Oceanport meets the requirements for designation as an “area in need of
redevelopment” as established under N.J.S.A. 40A:12A (the Local Redevelopment and Housing Law, or
LRHL) and N.J.A.C. 19:31C-3.25. Fort Monmouth closed in September 2011 as a result of the federal Base
Realignment and Closure Act (BRAC). Subsequently, the Army conveyed the former Fort to the Fort
Monmouth Economic Revitalization Authority (FMERA) in two phases, in June 2014 and November 2016.
The subject area considered under this investigation consists of two parcels: the Warehouse Parcel and
District A (including parcels formerly designated as the Post Office Parcel, Parking Parcel, and
Commissary Parcel). The two parcels are together referred to herein as the “Study Area.”
This study was authorized by and prepared on behalf of FMERA for submittal to the Borough of
Oceanport Planning Board. In preparation of the study, we reviewed the following records and
documents:
•

Fort Monmouth Reuse and Redevelopment Plan prepared by EDAW, Inc. (2008)

•

Fort Monmouth Land Use Rules, N.J.A.C. 19:31C-3.1 et seq.

•

Borough of Oceanport 2016 Master Plan: Goals and Objectives, Land Use, and Community
Facilities Updates

•

Zoning Ordinance and Map of the Borough of Oceanport

•

Existing Conditions Technical Memoranda prepared by EDAW, Inc. (September 2007)

•

Fort Monmouth Building Assessments prepared by Matrix Design Group (November 2010)

•

U.S. Army BRAC 2005 Site Investigation Report prepared by Cabrera Services, Inc. (July 2008)

•

Technical Reference to Fort Monmouth Reuse and Redevelopment Plans, Chapter 7: Historic
Resources (2008)

•

Smart Growth Study: Evaluation of the Impact of Fort Monmouth on the Host Communities of
Eatontown, Little Silver, Oceanport, Shrewsbury and Tinton Falls prepared by Jeffrey Donohoe
Associates LLC (July 2005)

•

Rethinking Fort Monmouth: Prospects and Opportunities prepared by Division of Labor Market
and Demographic Research, New Jersey Department of Labor and Workforce Development
(2008)

•

Finding of Suitability to Transfer (FOST) Fort Monmouth, New Jersey Phase 2 Parcels, prepared
by the United States of America, Department of Defense, Department of the Army, dated
August 2016.

•

Finding of Suitability to Transfer (FOST) Fort Monmouth, New Jersey Carve Out Group 3,
prepared by the United States of America, Department of Defense, Department of the Army,
dated May 2020.
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In addition to the above, we physically inspected the various buildings/structures and grounds with
representatives of FMERA. This analysis included both exterior and interior inspections of existing
buildings. Further, we had discussions with representatives of FMERA to obtain information on the
historical use of the fort property, and specific buildings thereon, as well as to gain knowledge regarding
the potential for reuse of said facilities from both a physical and market perspective.
The remainder of this report is divided into six chapters. Chapter 2 provides a description of the Study
Area and its locational context. Chapter 3 provides an analysis of the applicable zoning and master plan
designations within the study area. Chapter 4 discusses the criteria specified at N.J.S.A. 40A:12A-5 for
“area in need of redevelopment” designation. Chapter 5 applies these criteria to the study area to
determine whether or not an area in need of redevelopment determination is warranted. Chapter 6
summarizes the overall conclusion of the report. The Appendix provides photographic images of the
study area.
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2. DESCRIPTION OF THE STUDY AREA AND LOCATIONAL CONTEXT
2.1 Site Characteristics and Locational Context
The Study Area under consideration for redevelopment area designation is a portion of the Oceanport
Reuse Area within the former Fort Monmouth properties. The Study Area is located south of Husky
Brook and is bounded generally by Oceanport Way and Murphy Drive to the east, Todd Avenue to the
west, and Alexander Avenue to the south. The Warehouse Parcel and District A are separated by Anson
Avenue. Figure 1 depicts the location of the Study Area while Figure 2 shows the aerial context.
The Study Area encompasses a total of ±26.089 acres and consists of a portion of Block 110 Lot 2 on the
official tax maps of the Borough of Oceanport. The Warehouse Parcel is ±8.806 acres, containing 7
buildings formerly used for administrative and storage purposes, driveways from Oceanport Way, a
parking lot, and other ancillary structures and improvements. District A is ±17.283 acres, containing 10
buildings, large parking areas, driveways from all four frontages, and other ancillary structures and
improvements. District A encompasses the former Post Office, Commissary, and Post Exchange (PX), and
includes many buildings previously used for community services. The extant buildings total 226,394
square feet in gross floor area (see Table 1). Figure 3 shows the previous land uses in the Study Area.
Table 1: Summary of Extant Former Fort Monmouth Buildings in Study Area
Building
Number
800

Description
Organization Classroom

Gross
Area (sf)
5,964

Year
Built
1942

801

Administrative General Purpose
Recreation Equipment Checkout

9,000
9,267

812
1000

Army Community Services Center
Exchange Main Store

5,563
28,904

1941
1970

1001
1002

Exchange Service Outlet
Exchange Service Outlet

9,018
3,162

1970
1970

1003

Exchange Service Outlet

4,542

1970

1005
1007

Post Office
Commissary

7,645
53,700

1971
1998

1010
909

Army Community Services Center
Administrative General Purpose

2,600
5,269

1970
1942

910
911

Administrative General Purpose
Administrative General Purpose

4,720
4,720

1943
1943

Warehouse 912
Parcel
913

Administrative General Purpose
Administrative General Purpose

4,720
4,720

1943
1943

Storage General Purpose

36,000

1954

Storage Genera Purpose

13,440

1954

Cold Storage

13,440

1954

District A

975
976

1941
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Figure 3: Former Land Uses of Study Area Properties
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2.2 Site History
Fort Monmouth was established at this location in 1917. The original name of the fort was Camp Little
Silver, and later Camp Vail. It was initially established as a temporary facility for training troops in
anticipation of the United States’ entry into World War I. However, it was granted permanent status in
1925 and was renamed Fort Monmouth.
Fort Monmouth was the historic home of the U.S. Army Signal Corps. Signal Corps training activities
were consolidated at Fort Monmouth following World War I, and during World War II, these training
activities were expanded and Fort Monmouth served as the Eastern Signal Corps Training Center. During
a major reorganization of the Army in 1962, the Signal Corps assumed responsibility for the electronics
research and development and the command title was changed to ECOM (Electronics Command). At the
time of its closure in 2011, the primary mission of Fort Monmouth was to provide command,
administrative, and logistical support for Headquarters, United States Army, CommunicationsElectronics Command (CECOM). CECOM was a major subordinate command of the United States Army
Material Command (AMC). Fort Monmouth served as the center for the development of the Army’s
Command and Control, Communications, Computers, Intelligence, Sensors and Reconnaissance (C4ISR)
systems.
The Fort also contained facilities for the families of service members including residences, theaters, and
bowling alleys. As a result, various specialized facilities are located throughout the fort generally and in
Oceanport particularly. Additional activities that occurred on the Fort included the performance of
research, development, procurement, and production of electronic material for use by the United States
Armed Forces. Other missions included the provision of administrative training and logistical and related
support necessary to transition selected reserve component units into the active force structure in the
event of a natural emergency.

2.3 Known Contamination on the Property
Various hazardous substances and contamination from R&D as well as support activities conducted onsite have been identified on the Fort Monmouth property. The known and potential environmental
concerns within the Study Area are described in detail below.
Active and closed historical hazardous substance and/or waste sites
Research and development activities and associated support activities that occurred at Fort Monmouth
during its more than 80 years of operation generated a number of wastes, some of which were disposed
of on-site. In response, the Department of Defense developed the Installation Restoration Program (IRP)
to comply with federal guidelines for managing and controlling past waste disposal actions. As of the
time of this report, the Study Area contains no active IRP sites and two closed IRP sites that have
received No Further Action (NFA) determination from the NJDEP.
•

FTMM-64 (Building 812): Former gasoline distribution area. Volatile organic compounds and
metals were present in the groundwater sample above NJDEP criteria, and limited contaminants
9

were also identified in the soil above NJDEP criteria. The Army performed treatment of
groundwater and requested a NFA determination in a letter dated March 15, 2017. NJDEP
concurred on the NFA for groundwater in a letter dated April 28, 2017. Subsequent to soil
removal, the Army submitted a request for NFA in a letter dated June 6, 2018, and received the
determination in a NJDEP letter dated November 1, 2018.
•

FTMM-47 (Former PCB Transformer Sites): Polychlorinated biphenyls (PCB) transformers located
at Building 1002. While elevated PCB concentrations were detected in the concrete sample
collected from the Building 1002 transformer, oil staining was considered minor. The Army also
collected soil samples from beneath the pad, which indicated PCBs above NJDEP standards. The
Army remediated PCBs at the building, and requested NFA in a letter dated June 6, 2017. NJDEP
concurred with the determination and issued a letter of Unrestricted Use on June 16, 2017.

In addition to sites investigated under the IRP, the US Army identified additional environmental
concerns which were investigated under its Environmental Condition of Property (ECP) studies. ECP
parcels include former coal storage areas, areas where vapor intrusion may occur in buildings, former
printing/photo processing operations, former painting/surface coating operations,
medical/dental/veterinary services operations, and maintenance shops. Notably, many IRP sites are
encompassed within ECP parcels. Following the closure of the Fort, The Army has continued to work
with the FMERA to provide updates to ECP investigations and institute remedial work. As of the time of
this report, no ECP carve-out parcels have been identified within the Warehouse Parcel, while District A
contains the following 4 ECP Parcels (see Figures 4.1 & 4.2).
•

ECP Parcel 55 Building 1002 Footprint Portion (District A): This is a portion of Parcel 55 that
includes the Building 1002 footprint. Elevated PCB concentrations were detected in a historic
concrete chip sampl from the transformer in the building. The concrete pad was removed in
December 2015, and additional PCB stained concrete and PCB impacted soils were removed in
July 2016. A report dated June 6, 2017 documenting this removal was provided to NJDEP. NJDEP
issued a NFA letter on June 16, 2017.

•

ECP Parcel 57 (District A): 8.7-acre former coal storage and railroad unloading area. A number of
chemicals were present in surface soil samples and metals were detected in groundwater
samples. Additionally, a small portion of the Commissary (Building 1007) footprint and
supporting area was determined to be within an area of a former petroleum release. This area
was subsequently sampled in November 2019 and determined to be below NJDEP cleanup
criteria per letter from the Army dated November 7, 2017 and supplemented by validated data
submitted on November 19, 2019. The NJDEP subsequently concurred on an NFA for this area in
a letter dated December 9, 2019. A Remedial Investigation (RI) is currently underway for the
entire Parcel 57.
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•

ECP Parcel 64 (District A): This parcel covers the Building 812 Area, which was investigated as
FTMM-64. As noted previously, the NJDEP has approved the NFA determination in 2018.

•

Portion of ECP Parcel 65 (District A): Portion adjacent to petroleum removal site near Cell Tower
and roadway near ECP Parcel 57. The overall Parcel 65 was a former fuel oil storage area
investigated as FTMM-66 (Building 886). Soil contamination was identified at the site during
removals of fuel storage tanks, and the Army has continued to conduct soil removal to
remediate the site. The portion within District A is an area adjacent to the Commissary building
access area, where the soil was determined to not have been impacted.

FMERA and the Army continue to monitor environmental remediation efforts within the former Fort
area. Prospective reuse or redevelopment within ECP carve-out sites and active IRP sites may trigger any
or all of the following: further sampling/analysis for additional contaminants; reassessing remedies that
are currently in place that are not protective for the long term if land use changes; or requiring
institutional controls.
Petroleum hydrocarbon releases
Heating oil, diesel, gasoline, and used oils were stored, used, or generated throughout Fort Monmouth.
Petroleum products were typically stored in aboveground storage tanks (ASTs) or underground storage
tanks (USTs) located in buildings throughout Fort Monmouth. Within the Study Area, Buildings 909-913,
976, 800-801, 812, and 1007 all contained USTs previously. Building 976 also contains an active AST,
which is inspected annually in compliance with the FTMM Spill Prevention, Control, and
Countermeasures Plan.
Underground utilities, building drains, and sewers with potential releases
Throughout Fort Monmouth, it is likely that there are several underground utilities that are no longer in
use and have been abandoned in place. Leaks from the sanitary sewer lines leading from the buildings to
the Sewage Treatment Plants formerly operated on-site are potential sources of contamination to
underlying soil and groundwater. Additionally, it is possible that industrial-type waste generated during
R&D activities may have been disposed down drains into the sewer system, leading to potential
contamination during sewer overflow. Sanitary sewer lines leading from potentially RAM contaminated
buildings have also not yet been assessed for contamination.
Materials used to construct the utility lines are also a potential source of environmental concern. Steam
lines may have been wrapped with asbestos containing material (ACM) for insulation and water supply
lines were likely constructed of transite (an asbestos and concrete composite) pipe. These utilities may
require special handling and offsite disposal if disturbed during redevelopment activities.
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Asbestos and lead-based paint
Due to the age of the buildings and utilities at Fort Monmouth, asbestos and lead-based paint are likely
present in buildings on-site. Comprehensive asbestos and lead-based paint surveys suitable for
demolition purposes have not been performed on the majority of the buildings.
PCB-Impacted Equipment, Storage, Spills, and Disposal Areas
Building 1002 formerly contained a PCB transformer and the US Army detected elevated PCB
concentrations in the soil near the building. The site has gained NFA determination from NJDEP in 2017
following Army remediation efforts as detailed previously.
Potential Radiological Contamination
The presence of radioactive material (RAM) with the potential to have produced radiological
contamination have been predominantly limited to laboratory R&D areas within the Fort. Equipment
containing RAM has also been used in chemical and explosive detectors operated by personnel working
in security entrance areas, postal facilities, and shipping areas; however, this equipment involves the use
of sealed sources rather than research-type materials. As of this report, no buildings within the Study
Area have been identified by the US Army as potentially impacted from historical use of RAM
equipment.
Pesticide and Herbicide Storage Areas, Mixing Areas, and Site-Wide Application
Throughout the operational history of the former Fort, pesticides and herbicides have been stored,
prepared, and applied throughout the base. A systematic, site-wide assessment of potential pesticides
and herbicides has not been conducted. However, the Study Area does not contain historic storage,
mixing, or disposal locations for pesticides and herbicides.

12

Figure 4.1: Environmental Survey of District A Parcel
Area in Need of Redevelopment Study for District A & Warehouse Parcels | Oceanport, NJ
PHILLIPS PREISS GRYGIEL LEHENY HUGHES LLC 2020 | Source: T&M Associates
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Figure 4.2: Environmental Survey of Warehouse Parcel
Area in Need of Redevelopment Study for District A & Warehouse Parcels | Oceanport, NJ
PHILLIPS PREISS GRYGIEL LEHENY HUGHES LLC 2020 | Source: T&M Associates
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3. FORT MONMOUTH REUSE AND REDEVELOPMENT PLAN AND
OCEANPORT MASTER PLAN AND ZONING
3.1 Fort Monmouth Reuse and Redevelopment Plan
As a result of the BRAC decision, the Fort Monmouth Economic Revitalization Planning Authority
(FMERPA) was created as the Local Redevelopment Authority in charge of coordinating the Fort’s
closure and planning for its reuse pursuant to P.L.2006, c.16 (C.52:27I-1 et seq.). FMERPA’s charge was
to “encourage enlightened land use and to create employment and other business opportunities” for
the three host communities.
On September 4, 2008, FMERPA submitted a comprehensive conversion and revitalization plan for Fort
Monmouth (i.e., “Fort Monmouth Reuse and Redevelopment Plan” “Reuse Plan”) and a homeless
assistance submission to the United States Department of Defense and the United States Department of
Housing and Urban Development, as required under the applicable federal Base Realignment and
Closure law and regulations. Both federal agencies subsequently accepted the Reuse Plan. This plan
represents the “Master Plan” for Fort Monmouth. To implement the plan, the State legislature, pursuant
to P.L. 2010, Chapter 51, empowered an authority to replace FMERPA known as the Fort Monmouth
Economic Revitalization Authority (FMERA). FMERA is authorized to adopt any modifications or
amendments to the Reuse Plan and adopt development and design guidelines and land use regulations
to implement the plan. Per the legislation creating FMERA, the land use regulations “shall supersede the
zoning ordinances and land use regulations of the host municipalities and the county with respect to the
project area.”
The Reuse Plan divided the Oceanport Reuse Area (i.e., areas of the former Fort within the boundaries
of Oceanport) into five major reuse nodes: High-Tech and Green Industry Campus; Oceanport
Neighborhood Center; Education – Medical Campus/Mixed-Income Housing/Commissary Reuse;
Parker’s Creek Boutique Hotel and Spa area; and Historic Housing Area. The Study Area would be
primarily in the Education – Medical Campus/Mixed-Income Housing/Commissary Reuse area.
Specifically, the Reuse Plan envisioned converting the Warehouse Parcel into townhouse developments
and reusing District A for a Retail Center. The townhouses and retail center would complement the
envisioned educational institution and medical center, as well as the existing residential development on
Main Street to the south.

3.2 Fort Monmouth Land Use Rules
FMERA's land use regulations and design and development guidelines N.J.A.C. 19:31 C-3 (the "Land Use
Rules") serve as the zoning ordinance for the Fort. The Reuse Plan and the Land Use Rules supersede the
master plan, the zoning and land use ordinance and regulations, and the zoning map of the Borough of
Oceanport. The Land Use Rules are intended to promote flexibility in connection with the
implementation of the Reuse Plan, but not to supersede it; all development within the Fort shall be
consistent with the Reuse Plan.
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The Land Use Rules divide the Oceanport Reuse Area into three Development Districts: Horseneck
Center, Education/Mixed-use Neighborhood, and Green Tech Campus. The Study Area is located within
the Education/Mixed Use Neighborhood, which is intended primarily as a residential district, with lowto medium-density housing and some supporting retail, office, and civic/institutional uses. Accordingly,
the district permits low and medium density residential, mixed-use, retail, office/research,
institutional/civic, and open space/recreation uses – hospitality is the only principal land use excluded.
The maximum residential yield allowed in the district is 159 dwelling units and the maximum FAR for
non-residential uses within the district is 0.2. The maximum permitted lot coverage for development is
60%. In addition to these district-specific regulations, the Land Use Rules also set forth bulk, density, and
parking standards applicable to all districts by land use. Subdivisions and site plans are also required to
adhere to various development and design guidelines set forth in N.J.A.C. 19:31C-3.14 through 3.18,
including for circulation; parking; open space network and landscaping; building placement; and building
design and sustainability.
Parcels within the Study Area have also been subject to amendments to the Fort Monmouth Reuse and
Redevelopment Plan and contemplated for alternative development scenarios. Plan Amendment #2
allowed for the demolition of all buildings within the Warehouse Parcel for the construction of new
housing. However, as residential housing has been targeted in other areas within the Oceanport Reuse
Area, subsequent Plan Amendment #15 permitted development of the Parcel for flex spaces, medical
and professional offices, and R&D uses, with maximum FAR at 0.3, maximum coverage of 70%, and
other alternative bulk standards. For properties within District A, Plan Amendment #2 previously
contemplated the development of a public elementary school on the Post Office Property, and the reuse
of the Commissary and Parking Lot for a retail and/or community center. Subsequent Plan Amendment
#15 alternatively contemplates adaptive reuse of the Commissary Building for a craft production facility
or food service for R&D or related establishments, as well as permitting food services (for R&D facilities),
flex space, office, and instructional schools and studios in District A in general. Amendment #15 similarly
set forth maximum FAR of 0.3, maximum lot coverage of 75%, and other alternative bulk and height
regulations for District A.

3.3 Oceanport Master Plan
Although the Reuse Plan and FMERA’s land use rules supersede the municipal master plan for the
former Fort properties, a review of the Oceanport Master Plan is included here for informational
purposes. The Borough of Oceanport adopted its most recent Master Plan in October 2016, which
included one goal “to promote complementary commercial uses in redevelopment areas including Fort
Monmouth.” The Master Plan also provided a vision for the redevelopment of the Fort Monmouth
properties “that emphasizes creating a balance between preserving the character of the Borough and
the new development.” While no specific recommendations were made for the Study Area, the Master
Plan generally advocates for coordination with FMERA on future land use and redevelopment,
expansion of transportation networks and access, preservation of open space, and provision of new
economic development opportunities.
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3.4 Oceanport Zoning
Although the development of the former Fort properties in Oceanport are governed by the Land Use
Rules and design guidelines adopted by FMERA, as a point of information, the study area lies within the
R-1 Single Family Residence Zone under the Borough’s current zone plan. Permitted uses in the R-1 zone
are single-family detached dwelling; park and playground; municipal building; library; and public schools.
Special Exception Uses in the R-1 Zone include churches and other places of worship; private schools
having curricula comparable to that offered in the public school; and fire station.
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4. STATUTORY CRITERIA FOR AN AREA IN NEED OF
REDEVELOPMENT
Pursuant to N.J.A.C. 19:31C-3.25 and the Local Redevelopment and Housing Law (N.J.S.A. 40A:12A-5), an
area in the former Fort may be determined to be in need of redevelopment only if, after an investigation
and a public hearing for which notice has been given, it is found to meet one or more of the following
conditions:
a. The generality of buildings are substandard, unsafe, unsanitary, dilapidated, or obsolescent, or
possess any of such characteristics, or are so lacking in light, air, or space, as to be conducive to
unwholesome living or working conditions.
b. The discontinuance of the use of a building or buildings previously used for commercial, retail,
shopping malls or plazas, office parks, manufacturing, or industrial purposes; the abandonment
of such building or buildings; significant vacancies of such building or buildings for at least two
consecutive years; or the same being allowed to fall into so great a state of disrepair as to be
untenantable.
c. Land that is owned by the municipality, the county, a local housing authority, redevelopment
agency or redevelopment entity, or unimproved vacant land that has remained so for a period
of ten years prior to adoption of the resolution, and that by reason of its location, remoteness,
lack of means of access to developed sections or portions of the municipality, or topography, or
nature of the soil, is not likely to be developed through the instrumentality of private capital.
d. Areas with buildings or improvements which, by reason of dilapidation, obsolescence,
overcrowding, faulty arrangement or design, lack of ventilation, light and sanitary facilities,
excessive land coverage, deleterious land use or obsolete layout, or any combination of these or
other factors, are detrimental to the safety, health, morals, or welfare of the community.
e. A growing lack or total lack of proper utilization of areas caused by the condition of the title,
diverse ownership of the real properties therein or other similar conditions which impede land
assemblage or discourage the undertaking of improvements, resulting in a stagnant and
unproductive condition of land potentially useful and valuable for contributing to and serving
the public health, safety and welfare, which condition is presumed to be having a negative social
or economic impact or otherwise being detrimental to the safety, health, morals, or welfare of
the surrounding area or the community in general.
f.

Areas, in excess of five contiguous acres, whereon buildings or improvements have been
destroyed, consumed by fire, demolished or altered by the action of storm, fire, cyclone,
tornado, earthquake or other casualty in such a way that the aggregate assessed value of the
area has been materially depreciated.
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g. In any municipality in which an enterprise zone has been designated pursuant to the "New
Jersey Urban Enterprise Zones Act," P.L.1983, c.303 (C.52:27H-60 et seq.) the execution of the
actions prescribed in that act for the adoption by the municipality and approval by the New
Jersey Urban Enterprise Zone Authority of the zone development plan for the area of the
enterprise zone shall be considered sufficient for the determination that the area is in need of
redevelopment pursuant to sections 5 and 6 of P.L.1992, c.79 (C.40A:12A-5 and 40A:12A-6) for
the purpose of granting tax exemptions within the enterprise zone district pursuant to the
provisions of P.L.1991, c.431 (C.40A:20-1 et seq.) or the adoption of a tax abatement and
exemption ordinance pursuant to the provisions of P.L.1991, c.441 (C.40A:21-1 et seq.). The
municipality shall not utilize any other redevelopment powers within the urban enterprise zone
unless the municipal governing body and planning board have also taken the actions and
fulfilled the requirements prescribed in P.L.1992, c.79 (C.40A:12A-1 et al.) for determining that
the area is in need of redevelopment or an area in need of rehabilitation and the municipal
governing body has adopted a redevelopment plan ordinance including the area of the
enterprise zone.
h. The designation of the delineated area is consistent with smart growth planning principles
adopted pursuant to law or regulation.
It should be emphasized that individual properties that do not meet any of the statutory conditions may
still be included within an area in need of redevelopment provided that within the study area as a
whole, one or more of the expressed conditions are prevalent. This provision is referred to as “Section
3” and is set forth under N.J.S.A. 40:12A-3, which states in part:
A redevelopment area may include lands, buildings, or improvements which of themselves are
not detrimental to the public health, safety or welfare, but the inclusion of which is found
necessary, with or without change in their condition, for the effective redevelopment of the
area of which they are a part.
The Redevelopment Law recognizes that there may be instances where individual properties (if excluded
from a redevelopment area) would act as an impediment to redevelopment or would otherwise
adversely impact a redevelopment scheme for adjoining lands that are “in need of redevelopment.” The
Redevelopment Law further recognizes that any redevelopment area must consist of lands that are
reasonable and rational – in terms of location, size, shape and access – to produce a redevelopment
project that will alleviate “blight” and achieve the goals of community revitalization.
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5. EVALUATION OF STUDY AREA
The Study Area encompasses a total of ±26.089 acres and consists of two parcels: 1) the ±8.806 acre
Warehouse Parcel containing 7 buildings totaling 87,029 square feet in the classifications of
administration/research, development, test and evaluation or public works/supply/utilities/storage; 2)
the ±17.283 acre District A encompassing the former Post Office, Commissary & PX, and Parking Parcels
with 10 extant buildings totaling 139,365 square feet in the classifications of commercial,
recreation/community facilities, or administration/research, development, test and evaluation. The
following sections provide detailed descriptions of the conditions of the buildings and associated
improvements, and evaluate if the Study Area or a portion thereof meets the statutory criteria for an
“area in need of redevelopment.” Buildings and associated improvements within the Study Area are
grouped and considered concurrently according to the land use categories present in each building
when the Fort was operational.
The analysis was based on surveys of use and property conditions, as well as physical inspection of the
exteriors and interiors of existing buildings/structures. The analysis also relied on the following building
assessment reports: Existing Conditions Technical Memoranda prepared by EDAW, Inc. (September
2007); Fort Monmouth Building Assessments prepared by Matrix Design Group (November 2010); and
U.S. Army BRAC 2005 Site Investigation Report prepared by Cabrera Services, Inc. (July 2008).
Photographs of the Study Area buildings and improvements are included in the Appendix and
referenced throughout the following sections.

5.1 Administration/Research, Development, Test and Evaluation (Buildings 800 &
909-913)
Throughout the history of the Fort, the Army constructed a large volume of office space, whether as
standalone structures or within larger laboratory facilities, to support administration and research
activities associated with the Fort’s communications mission. Within the Study Area, Building 800 in
District A accommodated Organization Classroom and Administrative General Purpose uses. Buildings
909-913 in the Warehouse Parcel were all utilized for Administrative General Purpose.
Building 800 (District A) is a single-story masonry building constructed in 1942. The building contains
14,964 square feet of gross floor area, 5,964 square feet of which were utilized for Organization
Classroom and 9,000 square feet were utilized for Administrative General Purpose. The building was
formerly the office of the Product Director for Aerial ISR Systems. Owning to its age and the long period
of disuse following the Fort’s closure, the building shows significant signs of dilapidation, including
damage to the roof covering and fascia, fallen gutter, stains from water damage, and boarded up
windows and doors.
Buildings 909, 910, 911, 912, and 913 (Warehouse Parcel) are all single-story Administrative General
Purpose Buildings of similar size, architectural style, and interior design. Building 909 was constructed in
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1942 and is slightly larger at 5,269 square feet, while Buildings 910-913 were constructed in 1943 and all
have 4,720 square feet of gross floor area. The buildings all show varying degrees of dilapidation,
including damages to the roof and siding, missing windows, and walls and stairs overtaken by
vegetation. Inside, the floor plan features an office space with low ceilings partitioned by several rows of
columns placed in regular intervals and additional modular walls. There is also some dilapidation to the
interior, including cracks in the wall and columns and fallen ceiling panels.
Overall, these Administrative/Research, Development, Test & Evaluation buildings are all adversely
impacted by the age and obsolete design of the space. As noted above, all six buildings were
constructed nearly 80 years ago in architectural styles and functional design reflective of that time that
does not bode well for potential users who covert more modern office facilities. The existing layout of
these spaces does not comport with the demands of today’s market trends for large windows, high
ceilings, and open and flexible floor plate layouts that can be customized to accommodate the specific
needs of discrete users. These spaces also do not have amenities favored by modern offices, such as
social and recreational facilities or private open spaces, and the obsolete layout does not lend itself to
the creation of these spaces. Particularly for Buildings 909-913, the small size of each building (about
5,000 square feet) also restrict their potential for reuse and reconfiguration of space, and in turn limit
their re-tenanting potential. Further, as facilities like Building 800 were ancillary to highly classified
research (such as Aerial ISR Systems), the design is functionally obsolete now that Army operations have
ceased.
Further complicating the re-tenanting potential of these spaces is the outdated and dilapidated
construction, which is compounded by the long period of disuse following the closure of the Fort. Signs
of exterior and interior deterioration to varying degrees were present in all six buildings. Building 800
and Building 913 in particular would require extensive rehabilitation. Because of the age of all six
buildings, they would also likely require the installation of new utilities, mechanical equipment, and
other infrastructure to meet modern building codes. The buildings may additionally require the removal
of asbestos, lead-based paint, and other hazardous building materials.
In summary, the Administration/Research, Development, Test and Evaluation buildings all feature
obsolete design with faulty arrangement and layout that specifically responded to needs of Army
operations at the time of their construction nearly 80 ago. Further, the buildings have outdated and
dilapidated construction, compounded by the long period of disuse following the closure of the Fort,
that are unconducive for a modern office use without major renovations. Due to the age of the
buildings, the likelihood of hazardous substances present in the building materials also pose risks to
health and safety of occupants. As such, Buildings 800, 909, 910, 911, 912, and 913 and associated lands
all qualify for “area in need of redevelopment” designation under criteria “b” for disuse and “d” for
obsolescence that pose detriments to the safety, health, morals, and welfare of the community.
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5.2 Public Works/Supply/Utilities (Buildings 975 & 976)
The Fort also contains numerous warehouses, storage facilities, and other structures used for Public
Works/Supply/Utilities that supported Army operations. There are two such storage facilities in the
Warehouse Parcel within the Study Area: Building 975 Storage General Purpose and Building 976 Cold
Storage.
Building 975 (Warehouse Parcel) is a 36,000 square foot concrete block structure constructed in 1954.
The building has three loading bays with mirrored entrances on both the northern and southern facades
of the building. The site is in a state of poor maintenance – there are cracks and peelings on the building
façade; severe discoloration from oxidation, water damage, and mold; rust on the overhangs and doors;
and cracks, overgrown weeds, and uneven pavement surfaces on the parking areas and driveways of the
loading bays.
Building 976 (Warehouse Parcel) is a 26,880 square foot concrete block structure constructed in 1954.
The building formerly served as the Publication and Forms Distribution Center and Records Holding Area
and includes both general and cold storage facilities. Like adjacent storage Building 975, Building 976
also shows significant signs of deterioration, including damages to the wall and foundation; stains, water
damage, and mold on the facades; exposed utility lines; rust on building frames and doors; and also a
building wall that is almost completely destroyed. There is an Aboveground Storage Tank (AST) on-site.
As noted above, both storage structures are old (constructed 66 years ago) and in severely dilapidated
states. The discontinuance of the use of the buildings for industrial purposes and subsequent vacancy
and deterioration for almost a decade qualify the buildings under criterion “b.” Further, these outdated
storage structures do not meet modern design or functionality standards desired in today’s market, such
as automated material-handling or climate-control systems. Building 976 in particular, as it was used as
cold storage for highly classified Army records, no longer serves a functional purpose with the vacation
of Army operations and has little to no utility for civilian users in the modern age of cloud computing. As
such, the functional obsolescence and faulty arrangement and design additionally qualify the buildings
under criterion “d.”

5.3 Recreation/Community Facilities (Buildings 801, 812, 1005 & 1010)
In addition to administrative and storage facilities that supported the main Fort operations and
research, the Main Post also contained many facilities that provided recreation and community services
for Army personnel. Within the Study Area, there are 4 such buildings in District A: Building 801, which
housed Recreation Equipment Checkout; Building 1005 Post Office; and Buildings 812 and 1010, which
were Army Community Services Centers.
Building 801 (District A) is a single-story metal totaling 9,267 square feet in gross floor area. The
building was constructed in 1941 and originally served as the office for the Project Manager for Aerial
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Common Sensors, but was later utilized for outdoor recreation equipment rental. Due to the age of the
building, there are several signs of dilapidation, particularly to the roof and the metal canopy and pillars.
The lands surrounding the building is also in need of repair, as damages to the pavement and overgrown
weed can be observed along the sidewalks and parking lots servicing the building.
Buildings 812 and 1010 (District A) both served as Army Community Services Centers. Building 812 was
constructed in 1941 and totals 5,563 square feet; Building 1010 was constructed in 1970 as the Tickets &
Tours office and totals 2,600 square feet. Building 812 is of frame construction, and displays signs of
deteriorating roof structures, cracks in the siding, and water damage on building foundation and steps at
the entrance. Much of the building entrance and other portions of the building wall are covered by ivy,
and there are also overgrown vegetation and weed growing from cracks in the pavement in front of the
building. Building 1010 is of brick construction and shows some damage to the brick façade and roof
coverings. The entrance area of the building is obscured by overgrown vegetation, and the sidewalks
along the building are also in state of poor maintenance.
Building 1005 (District A) was the old Fort Monmouth Post Office. The building was constructed in 1971
and totals 7,645 square feet. The building is of brick construction and is in good structural condition,
save for deterioration of the brick façade in small areas. The building fronts on Todd Avenue for
pedestrian access and also provides a loading area along the western façade. The metal canopy and
elevation show visible signs of deterioration. Further, this parking and loading area exhibits numerous
cracks in the pavement where weed has overgrown, and much of the markings have faded. The Building
Conditions Assessment noted that the building lacks sprinklers, accessible bathroom, and fire-rated
doors. Further, several deficiencies in internal utility systems were found, including a poor and outdated
electrical distribution system with no generator/uninterruptable power supply; poor interior lighting
conditions; non water conserving restroom fixtures; and an outdated air diffuser system at the end of its
service life. The assessment further noted suspected presence of asbestos, lead-based paint, and other
hazardous building materials.
Similar to the administrative offices, these buildings dedicated to support services for the military
community are now obsolete. Buildings 801, 812, and 1010 exhibit similar outdated office layouts and
suffer from dilapidation following the discontinuance of use. Buildings 812 and 1010 are also relatively
small in size, which restricts the type of tenants and uses they can accommodate. Building 1005 was
outfitted specifically as a post office, and features a layout and configuration that are difficult to reuse
for general purposes. Further, much of the utilities have exceeded useful life and internal facilities
require substantial renovation and remediation to meet modern building codes. Because all buildings in
this category were constructed at the same time or even earlier than the Post Office, they likely suffer
from similar issues related to utilities and facilities that are not compliant with modern standards.
Further, Building 801 has a peculiar construction akin to a metal box elevated on stilts while Buildings
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1005 and 1010 are of block wall construction, which complicate rehabilitation efforts and may make
reconstruction/modernization cost-prohibitive. As such, the obsolescence in function, arrangement,
design, and layout qualify the buildings under criterion “d.”

5.4 Commercial (Buildings 1000-1003 & 1007)
District A within the Study Area is additionally notable for containing the former Commissary and Post
Exchange (PX) Complex, which served as the main retail centers and trading post within the former Fort.
Specifically, Building 1000 was the Main PX Store, Buildings 1001-1003 were PX outlet stores, and
Building 1007 was the Commissary.
Buildings 1000, 1001, 1002, and 1003 (District A) form the Post Exchange Complex totaling 45,626
square feet in gross floor area. All buildings were constructed in 1970 and are connected via accessways
partially covered by a frame canopy overhead. While deterioration of the brick façade can be observed
in some areas, the complex appears to be in good structural condition. The complex contains several
small store-front like spaces, previously used by retail posts and community service offices like the
Military Retirement Services Office, connected by pedestrian accessways underneath a columnsupported canopy. There are visible signs of deterioration in the interior spaces and along the
pedestrian accessway, including mold and water damage, damage to the ceiling and floor tiles, and rust
and slight deformities to the metal ceiling frames. A large surface parking lot is located at the front
entrance of the complex with access from Lane Avenue. Cracks and potholes can be observed in
numerous areas and some of the markings have faded. While the parking lot features perimeter
landscaping, it largely features long uninterrupted rows of parking and is devoid of lighting, signs, and
interior decorative or landscaping elements.
Building 1007 (District A) is the 53,700 square foot Commissary building constructed in 1998, which
served as the main grocery/convenience store for the former Fort. The building is of brick construction
and has a storefront façade partially enclosed by a brick portico entrance and brick column supported
parapet walls. The front of the building also faces a large surface parking lot in a state of poor
maintenance and devoid of lighting or directional and decorative amenities. The rear of the building is
outfitted with several loading bays. The associated loading area has several cracks in the pavement with
overgrown weeds and additionally shows signs of water damage. A generator and transformer enclosed
by bollards are also located in the rear area. The building itself also shows signs of dilapidation, including
deterioration of the brick façade in some areas and boarded up windows, but is overall in good
structural condition. As noted previously, the building is located within a portion of ECP Parcel 57, which
is an area of a former petroleum release. While this area was determined to be below NJDEP cleanup
criteria, a Remedial Investigation (RI) is currently underway for the entire Parcel 57.
In reference to criterion “b,” the PX Complex and the Commissary commercial buildings have been
discontinued in use since the closure of the Fort in 2011, and currently sit vacant with varying signs of
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dilapidation. Additionally, the buildings constituting the PX complex have low prospects of re-tenanting,
whether individually or as a whole. As noted previously, the PX complex is laid out haphazardly, with
Buildings 1002 and 1003 almost completely obstructing Building 1000, and all buildings connected to
each other via partially enclosed accessways. The design of the available storefront spaces, which are
more akin to small offices, do not espouse modern retail design trends and best practices, such as
layouts with large floor plates, high ceilings, and high percentage of fenestration to maximize
transparency and visual presentation. The narrow accessways underneath the metal frame canopies
that connect the storefronts lack decorative lighting, landscaping, and space for pedestrian amenities,
and are unconducive to creating an attractive environment for customers. As such, the faulty
arrangement and design and obsolescence additionally qualify Buildings 1000, 1001, 1002, and 1003
under criterion “d.”
While Building 1007 Commissary is in good structural condition and may hold potential for re-tenanting,
it satisfies “Section 3” in light of its prominence within the Study Area and close relationship with other
buildings. To wit, Building 1007 is the largest building within the Study Area and centrally located by two
major arterials. The Fort Monmouth Reuse and Redevelopment Plan also envisions the Commissary area
to form a retail/community center for the future mixed-use district, and to serve as a transition area
from the higher-intensity commercial, technology, and institutional uses to the north to the residential
neighborhoods along Main Street. Accordingly, Building 1007 is an integral part of the Study Area, and
its designation is necessary to effectuate redevelopment efforts envisioned in the Reuse and
Redevelopment Plan.
It should also be noted that the Parking Lot Parcel in front of the two buildings has also fallen into a
state of poor maintenance. Under current conditions, the parking lot lacks functioning light fixtures,
signage, and design elements to effectively facilitate circulation and provide a safe and attractive
environment for its users. Further, the parking lot takes up approximately 4.9 acres, which is almost half
of the 11 acres of combined land area occupied by the Commissary, PX, and Parking Lot Parcel. This
current site design is contrary to the principles of walkable, compact mixed-use development
encouraged by the Reuse and Redevelopment Plan. As such, the dilapidation, faulty arrangement and
design, and excessive land coverage of the parking lot also warrant the inclusion of these surrounding
areas around the Commissary and PX Complex as an “area in need of redevelopment” under criterion
“d.”

5.5 Summary
As detailed above, the Study Area buildings has been in disuse since the closure of the Fort in 2011, and
the structures now sit idle with little or no prospects of re-tenanting. The administrative, recreational,
and community service office spaces in Buildings 800, 801, 812, 900, 910, 911, 912, 913, and 1010 and
commercial spaces in Buildings 1000, 1001, 1002, and 1003 all exhibit outdated layouts and design that
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are obsolete by today’s market standards. The storage facilities (Buildings 975 & 976) and the post office
(Building 1005) also suffer from functional obsolescence. The storage facility in Building 976 in
particular was constructed for and outfitted for Army records keeping and distribution and are unlikely
to have much utility or appeal in today’s private civilian marketplace. Further, because of the age of all
of the buildings, much of the utilities and infrastructure are not up to the standards of modern building
codes, and some of the buildings will also likely require environmental remediation. As such,
modernization and re-tenanting of the buildings pose a challenge from both a market and cost
standpoint.
Further in view of the Study Area as a whole, the historic development pattern in which the Army
constructed buildings on an “as needed” basis resulted in a somewhat haphazard arrangement solely
based on use/function and availability of land at the time. Some of these improvements and
uses/functions are located in areas essential for the successful redevelopment of the Study Area and the
former Fort as a whole, one example of which is the importance of redeveloping Building 1007
Commissary as a new retail/community center to catalyze the overall redevelopment of the mixed-use
district envisioned by the Fort Monmouth Reuse and Redevelopment Plan. As such, the resulting layout
and juxtaposition of the various buildings present obstacles for successful redevelopment of the Study
Area and the former Fort envisioned by FMERA and Oceanport, and piecemeal retainment or retenanting in some instances could hamper future redevelopment efforts.
Clearly, in its present condition the Study Area is failing to satisfy the land use policy objectives
advanced by FMERA and Oceanport alike. Prior to its closure, several studies projected the negative
impacts which would occur once the Fort closed, recognizing that when it was fully operational Fort
Monmouth had a total economic impact of $2.5 billion. 1 With the closing of the Fort, Oceanport and
other host communities have seen significant loss in jobs and local tax revenues, which were previously
generated largely by the commercial and industrial buildings, such as the facilities located in the Study
Area, leased to Defense contractors. If the present conditions are allowed to persist and the land and
buildings continue to stay economically unproductive, it will hasten a process of economic decline in the
Fort communities including Oceanport and surrounding municipalities, to the detriment of the public
health, safety and general welfare of the community.
In accordance with our physical evaluation of the Study Area and all of the extant facilities, as well as our
review of various documents, records and representations provided by FMERA and referred to herein,
there is a legitimate basis to declare the Study Area in its entirety as an “area in need of redevelopment”
in accordance with criteria “b,” “d,” and “Section 3” as set forth in the Local Redevelopment and
Housing Law at N.J.S.A. 40A:12A-5 (see Table 2 below).

Rethinking Fort Monmouth: Prospects and Opportunities (2008) prepared by Division of Labor Market and
Demographic Research, New Jersey Department of Labor and Workforce Development.
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Table 2: Application of Area in Need of Redevelopment Criteria
Building
Number
800

District A

Applicable Statutory Criteria
“b,” “d”

801

“d”

812
1000

“d”
“b,” “d”

1001

“b,” “d”

1002

“b,” “d”

1003
1005

“b,” “d”
“d”

1007
1010
909

“b,” “Section 3”
“d”
“b,” “d”

910
911

“b,” “d”
“b,” “d”

Warehouse
912
Parcel
913

“b,” “d”
“b,” “d”

975

“b,” “d”

976

“b,” “d”
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6. CONCLUSION
The foregoing study, which was prepared for submission to the Borough of Oceanport Planning Board,
sought to determine whether properties designated as District A and Warehouse Parcels in the former
Fort Monmouth qualified as “an area in need of redevelopment” in accordance with N.J.S.A. 40A:12A
and N.J.A.C. 19:31C-3.25. Based on the analysis provided herein, the referenced area meets the
statutory criteria for designation as “an area in need of redevelopment” in accordance with NJSA
40:12A-5.
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BUILDING 801
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Appendix A: Photographs of Existing Conditions – District A Parcel
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BUILDING 1005

Appendix A: Photographs of Existing Conditions – District A Parcel
Area in Need of Redevelopment Study for Allison Hall Parcel | Oceanport, NJ
PHILLIPS PREISS GRYGIEL LEHENY HUGHES LLC 2020

BUILDING 1007

Appendix A: Photographs of Existing Conditions – District A Parcel
Area in Need of Redevelopment Study for Allison Hall Parcel | Oceanport, NJ
PHILLIPS PREISS GRYGIEL LEHENY HUGHES LLC 2020

BUILDING 1007
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BUILDING 1007
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BUILDINGS 909-913

Appendix B: Photographs of Existing Conditions – Warehouse Parcel
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BUILDINGS 909-913
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BUILDING 975
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BUILDING 975
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BUILDING 975
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BUILDING 976
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Appendix B: Photographs of Existing Conditions – Warehouse Parcel
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1. INTRODUCTION
This report is an addendum to the “Area in Need of Redevelopment Study for District A & Warehouse
Parcel Within the Former Fort Monmouth Properties in the Borough of Oceanport, New Jersey,” dated
December 2020, prepared by this office (“AINR Study”). The original AINR Study was conducted from
August to December 2020 in order to determine whether Block 110.13, Lot 1 and Block 110.14, Lot 1
(formerly a portion of Block 110, Lot 2) located in the Borough of Oceanport meets the requirements for
designation as an “area in need of redevelopment” as established under N.J.S.A. 40A:12A (the Local
Redevelopment and Housing Law, or LRHL) and N.J.A.C. 19:31C-3.25. The area considered in the AINR
Study (“Study Area”) was formerly part of Fort Monmouth, which closed in September 2011 as result of
the Base Realignment and Closure Act (BRAC), and now conveyed to the Fort Monmouth Economic
Revitalization Authority (FMERA).
The Borough of Oceanport Borough Council authorized the Borough Planning Board to formally
undertake an investigation of the Study Area as a “non-condemnation area in need of redevelopment”
via Resolution #2021-245 adopted on December 16, 2021. It should be further noted that in a “noncondemnation area in need of redevelopment,” the use of eminent domain by the local or state
authorities to acquire any or all of the properties within the Study Area shall not be permitted.
This addendum describes the changes to building and site conditions within the Study Area as of
February 2022, and further discusses the impact of these changes to conclusions of the AINR Study. In
preparation of the addendum, our office conducted physical inspection of the Study Area on February
17, 2022. The photographs from the site visit are attached hereto in the appendix to document the
physical changes to buildings and structures that had occurred since the AINR Study was originally
conducted. Further, because environmental remediation of properties within the former Fort has been
on-going, our office acquired from FMERA updates regarding the condition of known contamination,
investigations, and response actions within the Study Area since December 2020.
The following section of this addendum describes in detail the changes that had occurred within the
Study Area since December 2020; Section 3 evaluates the impact of these changes to the determination
of the Study Area as an area in need of redevelopment provided in the AINR Study; and Section 4 sets
forth the conclusion of the addendum. As discussed in detail in the foregoing sections, the changes do
not substantially negate the conclusions of the AINR Study to recommend the designation of the Study
Area in its entirety as an area in need of redevelopment.
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2. CHANGES IN STUDY AREA SINCE AINR STUDY
2.1 Subdivision by Deed
The December 2020 AINR Study referred to the Study Area as a “portion of Block 110, Lot 2” in the
Borough of Oceanport. The Study Area properties have since been subdivided via deed and now
constitute Block 110.13, Lot 1 and Block 110.14, Lot 1 on the official tax maps of Oceanport. A map of
the new tax lot designations of the Study Area is provided as Figure 1.

2.2 Modifications to Building Conditions
Section 2.1 of the December 2020 AINR Study had provided a description of the “Site Characteristics and
Locational Context” of the Study Area. The Study Area encompasses a total of ±26.089 acres and is
designated within two subareas:
1) District A: At the time of the 2020 AINR Study, this area contained 10 buildings, large parking
areas, driveways from all four frontages, and other ancillary structures and improvements.
District A encompassed the former Post Office, Commissary, and Post Exchange (PX), and
included many buildings previously used for community services.
2) Warehouse Parcel: At time of the 2020 AINR Study, this area contained 7 buildings formerly
used for administrative and storage purposes, driveways from Oceanport Way, a parking lot,
and other ancillary structures and improvements.
As of February 2022, all buildings previously described in the 2020 ANIR Study, except for Building 1007
Commissary, has been demolished. A summary is provided in Table A below.
Table A: Summary of Study Area Buildings Extant in December 2020 and Current Conditions
Building
Number

Gross
Area (sf)

Year
Built

Current
Condition

Organization Classroom

5,964

Administrative General Purpose

9,000

801

Recreation Equipment Checkout

9,267

1941 Demolished

812

5,563

1941 Demolished

1000

Army Community Services Center
Exchange Main Store

28,904

1970 Demolished

1001

Exchange Service Outlet

9,018

1970 Demolished

1002

Exchange Service Outlet

3,162

1970 Demolished

1003

Exchange Service Outlet

4,542

1970 Demolished

1005

Post Office

7,645

1971 Demolished

1007

Commissary

53,700

1010

Army Community Services Center

2,600

1970 Demolished

Administrative General Purpose

5,269

1942 Demolished

Administrative General Purpose

4,720

1943 Demolished

800

District A

Description

Warehouse 909
Parcel
910

1942 Demolished

1998

No Change

3

911

Administrative General Purpose

4,720

1943 Demolished

912

Administrative General Purpose

4,720

1943 Demolished

913

Administrative General Purpose

4,720

1943 Demolished

975

Storage General Purpose

36,000

1954 Demolished

Storage Genera Purpose

13,440

1954 Demolished

Cold Storage

13,440

1954 Demolished

976

2.3 Updates to Environmental Remediation Efforts
Section 2.3 of the AINR Study had described the known and potential environmental concerns within the
Study Area. Since the time that the December 2020 AINR Study was prepared, FMERA has provided
updates and additional information regarding the remediation efforts as follows:
Environmental Condition of Property (ECP) Studies
•

ECP Parcel 64, Site FTMM-64, Building 812: Remedial actions are complete and the NJDEP issued
a “No Further Action Determination” in a letter dated November 1, 2018. ECP Parcel 64 was
transferred to the FMERA as part of the Group 3 Deed.

•

ECP Parcel 55, Site FTMM-47, Building 1002: Remedial actions are complete and the NJDEP
issued a “No Further Action Determination” in a letter dated June 16, 2017. ECP Parcel 55
(Building 1002) was transferred to the FMERA as part of the Group 3 Deed.

•

ECP Parcel 57 (District A): Remedial actions are complete and the NJDEP issued a “No Further
Action Determination” in a letter dated August 21, 2020. ECP Parcel 57 (District A) was
transferred to the FMERA as part of the Group 4 Deed.

•

ECP Parcel 65: The portion of ECP Parcel 65 that overlaps with the Commissary Parcel received a
recategorization letter from the NJDEP, dated August 22, 2019, which allows for “unrestricted
use” of subject parcel.

Petroleum hydrocarbon releases
•

Building 909 UST: The NJDEP issued a “No Further Action” letter for the subject UST on October
23, 2000.

•

Building 910 UST: The NJDEP issued a “No Further Action” letter for the subject UST on
September 24, 2015.

•

Building 911 UST: The NJDEP issued a “No Further Action” letter for the subject UST on February
24, 2000.

•

Building 912 UST: The NJDEP issued a “No Further Action” letter for the subject UST on February
24, 2000.

•

Building 913 UST: The NJDEP issued a “No Further Action” letter for the subject UST on February
24, 2000.
4

•

Building 976 AST: Subject AST was removed by the U.S. Army prior to the parcel being
transferred to the FMERA in November of 2016. The AST was located inside Building 976 and
was set on a re-enforced concrete floor. A petroleum discharge was not observed.

•

Building 800A UST: The NJDEP issued a “No Further Action” letter for the subject UST on January
10, 2003.

•

Building 801 UST A& B: The NJDEP issued a “No Further Action” letter for the subject UST on
February 24, 2000 & January 10, 2003, respectively.

•

Building 812 UST: The NJDEP issued a “No Further Action” letter for the subject UST on February
24, 2000.

•

Building 1007: Built in 1998. Building has no history of utilizing USTs.
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Figure 1: Current Tax Lot Designations
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3. IMPACT TO CONCLUSIONS OF AINR STUDY
3.1 Statuory Criteria for an Area In Need of Redevelopment
As noted in the December 2020 AINR report, an area can be determined to be in need of redevelopment
only if it is found to meet one or more of the following conditions set forth at N.J.S.A. 40A:12A-5:
a. The generality of buildings are substandard, unsafe, unsanitary, dilapidated, or obsolescent, or
possess any of such characteristics, or are so lacking in light, air, or space, as to be conducive to
unwholesome living or working conditions.
b. The discontinuance of the use of a building or buildings previously used for commercial, retail,
shopping malls or plazas, office parks, manufacturing, or industrial purposes; the abandonment
of such building or buildings; significant vacancies of such building or buildings for at least two
consecutive years; or the same being allowed to fall into so great a state of disrepair as to be
untenantable.
c. Land that is owned by the municipality, the county, a local housing authority, redevelopment
agency or redevelopment entity, or unimproved vacant land that has remained so for a period
of ten years prior to adoption of the resolution, and that by reason of its location, remoteness,
lack of means of access to developed sections or portions of the municipality, or topography, or
nature of the soil, is not likely to be developed through the instrumentality of private capital.
d. Areas with buildings or improvements which, by reason of dilapidation, obsolescence,
overcrowding, faulty arrangement or design, lack of ventilation, light and sanitary facilities,
excessive land coverage, deleterious land use or obsolete layout, or any combination of these or
other factors, are detrimental to the safety, health, morals, or welfare of the community.
e. A growing lack or total lack of proper utilization of areas caused by the condition of the title,
diverse ownership of the real properties therein or other similar conditions which impede land
assemblage or discourage the undertaking of improvements, resulting in a stagnant and
unproductive condition of land potentially useful and valuable for contributing to and serving
the public health, safety and welfare, which condition is presumed to be having a negative social
or economic impact or otherwise being detrimental to the safety, health, morals, or welfare of
the surrounding area or the community in general.
f.

Areas, in excess of five contiguous acres, whereon buildings or improvements have been
destroyed, consumed by fire, demolished or altered by the action of storm, fire, cyclone,
tornado, earthquake or other casualty in such a way that the aggregate assessed value of the
area has been materially depreciated.
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g. In any municipality in which an enterprise zone has been designated pursuant to the "New
Jersey Urban Enterprise Zones Act," P.L.1983, c.303 (C.52:27H-60 et seq.) the execution of the
actions prescribed in that act for the adoption by the municipality and approval by the New
Jersey Urban Enterprise Zone Authority of the zone development plan for the area of the
enterprise zone shall be considered sufficient for the determination that the area is in need of
redevelopment pursuant to sections 5 and 6 of P.L.1992, c.79 (C.40A:12A-5 and 40A:12A-6) for
the purpose of granting tax exemptions within the enterprise zone district pursuant to the
provisions of P.L.1991, c.431 (C.40A:20-1 et seq.) or the adoption of a tax abatement and
exemption ordinance pursuant to the provisions of P.L.1991, c.441 (C.40A:21-1 et seq.). The
municipality shall not utilize any other redevelopment powers within the urban enterprise zone
unless the municipal governing body and planning board have also taken the actions and
fulfilled the requirements prescribed in P.L.1992, c.79 (C.40A:12A-1 et al.) for determining that
the area is in need of redevelopment or an area in need of rehabilitation and the municipal
governing body has adopted a redevelopment plan ordinance including the area of the
enterprise zone.
h. The designation of the delineated area is consistent with smart growth planning principles
adopted pursuant to law or regulation.
It should be emphasized that individual properties that do not meet any of the statutory conditions may
still be included within an area in need of redevelopment provided that within the study area as a
whole, one or more of the expressed conditions are prevalent. This provision is referred to as “Section
3” and is set forth under N.J.S.A. 40:12A-3, which states in part:
A redevelopment area may include lands, buildings, or improvements which of themselves are
not detrimental to the public health, safety or welfare, but the inclusion of which is found
necessary, with or without change in their condition, for the effective redevelopment of the
area of which they are a part.
The Redevelopment Law recognizes that there may be instances where individual properties (if excluded
from a redevelopment area) would act as an impediment to redevelopment or would otherwise
adversely impact a redevelopment scheme for adjoining lands that are “in need of redevelopment.” The
Redevelopment Law further recognizes that any redevelopment area must consist of lands that are
reasonable and rational – in terms of location, size, shape and access – to produce a redevelopment
project that will alleviate “blight” and achieve the goals of community revitalization.
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3.1 Evaluation Based on Current Conditions
Based on the conditions of the buildings and overall Study Area at the time of the investigation, the
December 2020 AINR Study recommended the designation of the Study Area in its entirety as a noncondemnation area in need of redevelopment pursuant to criteria “b,” “d,” and “Section 3” in the Local
Redevelopment and Housing Law (N.J.S.A. 40A:12A-5). The December 2020 AINR Study summarized its
evaluation of the Study Area as follows:
In view of the Study Area as a whole, the historic development pattern in which the Army
constructed buildings on an “as needed” basis resulted in a somewhat haphazard arrangement
solely based on use/function and availability of land at the time. Some of these improvements
and uses/functions are located in areas essential for the successful redevelopment of the Study
Area and the former Fort as a whole, one example of which is the importance of redeveloping
Building 1007 Commissary as a new retail/community center to catalyze the overall
redevelopment of the mixed-use district envisioned by the Fort Monmouth Reuse and
Redevelopment Plan. As such, the resulting layout and juxtaposition of the various buildings
present obstacles for successful redevelopment of the Study Area and the former Fort
envisioned by FMERA and Oceanport, and piecemeal retainment or re-tenanting in some
instances could hamper future redevelopment efforts.
Clearly, in its present condition the Study Area is failing to satisfy the land use policy objectives
advanced by FMERA and Oceanport alike. Prior to its closure, several studies projected the
negative impacts which would occur once the Fort closed, recognizing that when it was fully
operational Fort Monmouth had a total economic impact of $2.5 billion. 1 With the closing of the
Fort, Oceanport and other host communities have seen significant loss in jobs and local tax
revenues, which were previously generated largely by the commercial and industrial buildings,
such as the facilities located in the Study Area, leased to Defense contractors. If the present
conditions are allowed to persist and the land and buildings continue to stay economically
unproductive, it will hasten a process of economic decline in the Fort communities including
Oceanport and surrounding municipalities, to the detriment of the public health, safety and
general welfare of the community.
The changes that have occurred since the time the previous AINR Study was conducted – including the
demolition of structures and additional environmental remediation efforts – do not affect the
conclusions of the study. These changes do not fundamentally change the characteristics of the Study
Area in regards to long-term discontinuance of use and vacancy; obsolescence in function, design, and
layout; physical dilapidation; and low prospects of retenanting the remaining building in today’s market
without redevelopment. Rather, the demolition and remediation activities were prompted by public
Rethinking Fort Monmouth: Prospects and Opportunities (2008) prepared by Division of Labor Market and
Demographic Research, New Jersey Department of Labor and Workforce Development.
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health and safety concerns related to the buildings and sites stemming from these characteristics. The
extent of these changes, however, have no substantial bearing on the need to redevelop the Study Area
as a whole in order to effectuate the goals and purposes of the Fort Monmouth Reuse and
Redevelopment Plan, its amendments, and the Fort Monmouth Land Use Rules.
Notwithstanding the above, the Study Area by virtue of its present conditions also qualifies as a noncondemnation area in need of redevelopment. As shown in the photographs in the appendix, the sites in
the Study Area contain prominent remnants of the former buildings, including partially demolished
building portions, foundational structures, and debris. These remaining improvements on the sites reach
considerable height and mass, blocking the view of nearby buildings and landscapes and can be seen
clearly from nearby rights-of-ways. Additionally, the overall conditions of the sites have continued to
deteriorate due to prolonged discontinuance of use and inactive maintenance, with overgrown weeds,
cracks and holes in the pavement, and clear signs of water damage on some remaining improvements.
These obsolete and faulty conditions of the remaining improvements in the Study Area severely limit the
retenanting and development potential of the sites without additional redevelopment action and pose
detriments to the public health, safety, and welfare. As a consequence, there remains substantial
evidence that the Study Area – due to the diplapidated, obsolete, and faulty conditions of the extant
improvements – continues to meet criterion “d.”
Moreover, it should be stressed that N.J.S.A. 40A:12A-3 states in part that "a redevelopment area may
include lands, buildings, or improvements which of themselves are not detrimental to the public health,
safety or welfare, but the inclusion of which is found necessary, with or without change in their
condition, for the effective redevelopment of the area of which they are a part." As such, considering
the overall conditions of the Study Area, as well as the need to comprehensively redevelop the Study
Area in order to effectuate the redevelopment of the overall former Fort Monmouth property and the
Fort Monmouth Reuse and Redevelopment Plan, its amendments, and the Fort Monmouth Land Use
Rules, the Study Area can additionally satisfy the “Section 3” requirement to be designated as an area in
need of redevelopment.
In light of the above analysis, Table B below provides an updated summary of the application of
redevelopment criteria to the Study Area sites.
Table B: Updated Application of Area in Need of Redevelopment Criteria

District A

Building
Number

December 2020 AINR
Applicable Statutory Criteria

March 2022 Addendum
Applicable Statutory Criteria

800

“d”, "Section 3”

“d”, “Section 3”

801

“d”

“d”, “Section 3”

812

“d”
“b,” “d”

“d”, “Section 3”

1000

“d”, “Section 3”
10

1001

“b,” “d”

“d”, “Section 3”

1002

“b,” “d”

“d”, “Section 3”

1003

“b,” “d”

“d”, “Section 3”

1005

“d”

“d”, “Section 3”

1007

“b,” “Section 3”

“b”, “Section 3” (No change)

1010

“d”

“d”, “Section 3”

909

“b,” “d”

“d”, “Section 3”

910

“b,” “d”

“d”, “Section 3”

911
Warehouse
912
Parcel
913

“b,” “d”

“d”, “Section 3”

“b,” “d”

“d”, “Section 3”

“b,” “d”

“d”, “Section 3”

975

“b,” “d”

“d”, “Section 3”

976

“b,” “d”

“d”, “Section 3”
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4. CONCLUSION
The foregoing addendum addressed changes that had occurred within the area investigated in the “Area
in Need of Redevelopment Study for District A & Warehouse Parcel Within the Former Fort Monmouth
Properties in the Borough of Oceanport, New Jersey,” dated December 2020, and the impact of those
changes on the conclusions of the study. Based on the analysis provided herein, the changes do not
substantially negate the study’s evaluations of the referenced area, and can nevertheless qualify as a
non-condemnation area in need of redevelopment by virtue of the conditions of the extant
improvements in accordance with criteria “d” and “Section 3” set forth in the Local Redevelopment and
Housing Law.
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Appendix A: Photographs of Changes to Building Conditions Within District A
Site of Former Building 812 (Demolished)

PHILLIPS PREISS GRYGIEL LEHENY HUGHES LLC 2022

1

Appendix A: Photographs of Changes to Building Conditions Within District A
Site of Former Buildings 800-801 (Demolished)

PHILLIPS PREISS GRYGIEL LEHENY HUGHES LLC 2022

2

Appendix A: Photographs of Changes to Building Conditions Within District A
Site of Former Buildings 1000-1003 (Demolished)

PHILLIPS PREISS GRYGIEL LEHENY HUGHES LLC 2022

3

Appendix A: Photographs of Changes to Building Conditions Within District A
Site of Former Buildings 1005 & 1010 (Demolished)

PHILLIPS PREISS GRYGIEL LEHENY HUGHES LLC 2022
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Appendix B: Photographs of Changes to Building Conditions Within Warehouse Parcel
Captions Site of Former Building 975 (Demolished)

PHILLIPS PREISS GRYGIEL LEHENY HUGHES LLC 2022
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Appendix B: Photographs of Changes to Building Conditions Within Warehouse Parcel
Site of Former Building 976 (Demolished)

PHILLIPS PREISS GRYGIEL LEHENY HUGHES LLC 2022
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Appendix B: Photographs of Changes to Building Conditions Within Warehouse Parcel
Site of Former Buildings 909-911 (Demolished)

PHILLIPS PREISS GRYGIEL LEHENY HUGHES LLC 2022
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Appendix B: Photographs of Changes to Building Conditions Within Warehouse Parcel
Site of Former Buildings 912-913 (Demolished)

PHILLIPS PREISS GRYGIEL LEHENY HUGHES LLC 2022
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RESOLUTION OF THE BOROUGH OF OCEANPORT, IN THE COUNTY OF MONMOUTH, NEW
JERSEY AUTHORIZING THE BOROUGH PLANNING BOARD TO UNDERTAKE AN
INVESTIGATION TO DETERMINE WHETHER BLOCK 110.13, LOT 1 AND BLOCK 110.14, LOT
1 LOCATED IN THE BOROUGH WITHIN THE FORMER FORT MONMOUTH HISTORIC
DISTRICT CONSTITUTE A NON-CONDEMNATION AREA IN NEED OF REDEVELOPMENT
Resolution #2021-245
12/16/21
WHEREAS, the Local Redevelopment and Housing Law, N.J.S.A. 40A:12A-1, et seq., as amended and
supplemented (the “Redevelopment Law”), provides a process for municipalities to participate in the redevelopment and
improvement of an “area in need of redevelopment”; and
WHEREAS, to make such a determination under the Redevelopment Law, the municipal council (the “Borough
Council”) of the Borough of Oceanport (the “Borough”), must first authorize the Borough Planning Board (the “Planning
Board”) to conduct a preliminary investigation of the area and make recommendations to the Borough Council; and
WHEREAS, the Borough Council believes it is in the best interest of the Borough that an investigation occur with
respect to certain parcels within the Borough and therefore authorizes and directs the Planning Board to conduct an
investigation of the property located in the Borough within the former Fort Monmouth Historic District consisting of Block
110.13, Lot 1 and Block 110.14, Lot 1 on the official tax maps of the Borough (collectively, the “Study Area”), and to
determine whether the Study Area meets the criteria set forth in the Redevelopment Law, N.J.S.A. 40A:12A-5, and whether
said Study Area should be designated as an area in need of redevelopment; and
WHEREAS, the redevelopment area determination requested hereunder would authorize the Borough and the
Borough Council to use all those powers provided by the Redevelopment Law for use in a redevelopment area, excluding the
power of eminent domain, and any redevelopment area so designated shall be referred to as a “Non-Condemnation
Redevelopment Area,” pursuant to N.J.S.A. 40A:12A-6; and
WHEREAS, on behalf of the Fort Monmouth Economic Revitalization Authority (“FMERA”), Phillips Preiss Grygiel
Leheny Hughes LLC, Hoboken, New Jersey, has or will prepare an Area in Need of Redevelopment Study (the “Area in Need
Study”) to analyze whether all or a portion of the Study Area qualifies as an area in need of redevelopment; and
WHEREAS, the Borough desires to utilize the Area in Need Study and to provide such Area in Need Study to the
Planning Board for their collective use in undertaking the investigation of the Study Area authorized hereby.
NOW THEREFORE BE IT RESOLVED, by the Borough Council of the Borough of Oceanport, in the County of
Monmouth, New Jersey, as follows:
Section 1.

The foregoing recitals are incorporated herein as if set forth in full.

Section 2.
The Planning Board is hereby authorized and directed to conduct an investigation, pursuant to
N.J.S.A. 40A:12A-6, to determine whether all or a portion of the Study Area satisfies the criteria set forth in N.J.S.A. 40A:12A5, and whether said Study Area should be designated a “Non-Condemnation Redevelopment Area.” The Borough hereby
requests that FMERA provide the Area in Need Study to the Borough and Planning Board for their collective use in
undertaking such investigation of the Study Area.
Section 3.
The Area in Need Study contains a map showing the boundaries of the Study Area and the
location of the parcels contained therein (the “Study Area Map”), and appended thereto is a statement setting forth the basis
of the investigation.
Section 4.
The Planning Board shall conduct a public hearing in accordance with the Redevelopment Law,
after giving due notice of the proposed boundaries of the Study Area and the date of the hearing to any persons who are
interested in or would be affected by a determination that the Study Area shall be an area in need of redevelopment. The

notice of the hearing shall specifically state that the redevelopment area determination does not authorize the Borough and
the Borough Council to exercise the power of eminent domain to acquire any property in the delineated area, for the Study
Area is being investigated as a possible Non-Condemnation Redevelopment Area.
Section 5.
At the public hearing, the Planning Board shall hear from all persons who are interested in or would
be affected by a determination that the Study Area is a redevelopment area. All objections to a determination that the Study
Area is an area in need of redevelopment and evidence in support of those objections shall be received and considered by the
Planning Board and shall be made part of the public record.
Section 6.
After conducting its investigation, making the Area in Need Report, inclusive of the Study Area
Map, available to the public, and conducting a public hearing at which all objections to the proposed designation are received
and considered, the Planning Board shall make a recommendation to the Borough Council as to whether the Borough Council
should designate all or a portion of the Study Area as a Non-Condemnation Redevelopment Area.
Section 7.

RESULT:
MOVER:
SECONDER:
AYES:
ABSENT:

This resolution shall take effect immediately.

ADOPTED [UNANIMOUS]
Bryan Keeshen, Councilman
Michael O'Brien, Councilman
Deerin, Gallo, Keeshen, O'Brien, Walker
Tvrdik

I certify that the foregoing Resolution #2021-245 was adopted by the
Oceanport Governing Body at the Regular Meeting held December 16,
2021
_______________________________
__
___
_ ____
_ __________
JEANNE
SMITH, RMC
JEAN
AN
NNE SMITH
BOROUGH CLERK
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Section 2.
The Study, and the findings of fact and conclusions contained therein, are hereby
incorporated herein by reference in their entirety. The Planning Board Secretary is hereby directed to
transmit a copy of the Study and this resolution to the Borough Council.
Section 3.
After consideration of all evidence presented and all testimony offered, the
Planning Board accepts and adopts the recommendation contained in the Study, and hereby recommends
to the Borough Council that the Study Area be declared a non-condemnation area in need of redevelopment
in accordance with the Redevelopment Law, for the reasons set forth in the Study.
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Section 4.

I hereby certify that the foregoing Resolution was adopted by the Planning Board of the Borough
of Oceanport at its meeting of June 28, 2022.
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RESOLUTION OF THE BOROUGH OF OCEANPORT
COUNTY OF MONMOUTH, NEW JERSEY
DESIGNATING CERTAIN PROPERTIES LOCATED IN THE BOROUGH WITHIN THE FORMER
FORT MONMOUTH AND IDENTIFIED AS THE “WAREHOUSE” PARCEL, AND “DISTRICT A”
AS A NON-CONDEMNATION AREA IN NEED OF REDEVELOPMENT
Resolution #2022-158
07/26/22
WHEREAS, the Local Redevelopment and Housing Law, N.J.S.A. 40A:12A-1 et seq., (the “Redevelopment Law”)
authorizes municipalities to determine whether certain parcels of land within the municipality constitute an “area in need of
redevelopment”, as defined in the Redevelopment Law; and
WHEREAS, on December 16, 2021, the Borough Council (the “Borough Council”) of the Borough of Oceanport, in
the County of Monmouth, New Jersey (the “Borough”), adopted Resolution No. 2021-245, authorizing and directing the
Borough Planning Board (the “Planning Board”) to examine whether all or a portion of certain properties located in the
Borough within the former Fort Monmouth, and identified as the “Warehouse” parcel and “District A” (including parcels
formerly designated as the “Post Office” parcel, “Parking” parcel and “Commissary” parcel) which parcels consist of Block
110.13, Lot 1 and Block 110.14, Lot 1 (formerly a portion of Block 110, Lot 2) as currently designated on the tax maps of the
Borough (collectively, the “Study Area”), meet the criteria set forth in the Redevelopment Law for redevelopment area
designation and to make a recommendation as to whether such Study Area should be designated as a non-condemnation
area in need of redevelopment; and
WHEREAS, on behalf of the Fort Monmouth Economic Revitalization Authority (“FMERA”), Phillips Preiss Grygiel
Leheny Hughes LLC (the “Planning Consultant”) conducted a preliminary investigation of the Study Area to determine
whether the Study Area should be designated an area in need of redevelopment, and prepared a preliminary investigation
report of the above-referenced Study Area in accordance with the Redevelopment Law, entitled, “Non-Condemnation Area in
Need of Redevelopment Study for District A & Warehouse Parcel Within the Former Fort Monmouth Properties in the Borough
of Oceanport, New Jersey” dated December 2020, as amended by a report entitled, “April 2022 Addendum to Area in Need of
Redevelopment Study for District A & Warehouse Parcel Within the Former Fort Monmouth Properties in the Borough of
Oceanport, New Jersey dated December 2020” dated April 2022 (together, the “Report”); and
WHEREAS, the Redevelopment Law requires the Planning Board to conduct a public hearing prior to making its
recommendation whether the Study Area should be designated as a non-condemnation area in need of redevelopment, at
which hearing the Planning Board shall hear all persons who are interested in or would be affected by a determination that the
Property is an area in need of redevelopment; and
WHEREAS, on June 28, 2022, the Planning Board reviewed the Report, heard testimony from representatives of the
Planning Consultant, conducted a public hearing during which members of the general public were given an opportunity to
present their own evidence and/or to cross-examine the Planning Consultant, and to address questions to the Planning Board
and its representatives, concerning the potential designation of the Study Area as an area in need of redevelopment; and
WHEREAS, the Planning Consultant concluded in the Report and testified to the Planning Board on June 28, 2022
that the Study Area satisfies the criterion for a redevelopment area designation as set forth in the Redevelopment Law
pursuant to N.J.S.A. 40A:12A-5; and
WHEREAS, after the conclusion of the public hearing described above, the Planning Board adopted a resolution
accepting and adopting the recommendation contained in the Report, and recommending that the Study Area be declared a
non-condemnation area in need of redevelopment, in accordance with the Redevelopment Law, for the reasons set forth in the
Report; and
WHEREAS, the Borough Council agrees with the conclusion of the Planning Board that the Study Area satisfies the
criterion for redevelopment area designation set forth in the Redevelopment Law and finds that such conclusion is supported
by substantial evidence; and

WHEREAS, the Borough Council now desires to declare the Study Area as a non-condemnation area in need of
redevelopment, pursuant to N.J.S.A. 40A:12A-6.
NOW THEREFORE BE IT RESOLVED, by the Borough Council of the Borough of Oceanport, in the County of
Monmouth, New Jersey, as follows:
Section 1.

The aforementioned recitals are incorporated herein as though fully set forth at length.

Section 2.
Based on the Report and the recommendation of the Planning Board, the Study Area satisfies the
criterion for redevelopment area designation as set forth in the Redevelopment Law. Accordingly, the Study Area is hereby
designated as an area in need of redevelopment.
Section 3.
The Study Area is further hereby designated as a “Non-Condemnation Redevelopment Area” as
referenced in the Redevelopment Law.
Section 4.
The Borough Council hereby directs the Municipal Clerk to transmit a certified copy of this
resolution forthwith to the Commissioner of the Department of Community Affairs for review.
Section 5.
Pursuant to N.J.S.A. 52:27I-26(o) and N.J.A.C. 19:31C-3.25(a)(5), this resolution shall be effective
upon FMERA’s consent to the designation of the Study Area as an area in need of redevelopment. The Borough Council
hereby directs the Mayor, in consultation with counsel to the Borough, to prepare and submit to FMERA the “Land
Use/Zoning/Redevelopment and Mandatory Conceptual Review “MCR” Application Form” and any other documents in
connection therewith in furtherance of such consent by FMERA.

RESULT:
MOVER:
SECONDER:
AYES:

ADOPTED [UNANIMOUS]
Meghan Walker, Councilwoman
William Deerin, Councilman
Deerin, Gallo, Keeshen, O'Brien, Tvrdik, Walker

I certify that the foregoing
forego Resolution #2022-158 was adopted by the
Oceanport
Ocea
eaanp
npoorrt Governing
Goove
verning Body at the Regular Meeting held July 26, 2022

_______________________________
JEANNE SMITH, RMC
BOROUGH CLERK

