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Fort Monmouth Economic Revitalization Authority 
Board Meeting 

December 21, 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 Vice-Chairperson) 
• Lillian Burry – Monmouth County Commissioner – V (arrived at 5:07p.m.) 
• Stephen Gallo – Public Member – V 
• Jay Coffey – Mayor of Oceanport – V 
• Tracy Buckley – Tinton Falls Borough Council President – V - Designee 
• Jamera Sirmans – Associate Counsel, Governor’s Authorities Unit – V – Designee  
• Jorge Santos – Chief Real Estate Development Officer, NJEDA – V - Designee 
• Elizabeth Dragon – Assistant Commissioner Community Investment and Economic Revitalization - 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 
• Jennifer Lepore, Accounting Manager 
• Sarah Giberson – Senior Project Officer Marketing & RE 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 Anthony Talerico, Jr. at 5:00p.m. and followed by 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 
Anthony Talerico, Jr. welcomed attendees to the Authority’s meeting.  Mr. 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.   Mr. Talerico stated that there are 2 public comment periods, the first being public comment regarding any 
of the Board actions and the second being any FMERA business.   
 
The first item of business was the approval of the November 2nd regular meeting minutes.  A motion was made to approve 
the minutes by Steve Gallo and seconded by Jay Coffey.  
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Kara Kopach conducted a roll call vote. 
 

NAME YES NO ABSTAIN 
Anthony Talerico X   
Steve Gallo X   
Jay Coffey X   
Tracy Buckley X   
Jamera Sirmans X   
Jorge Santos X   

 
Motion to Approve: STEVE GALLO  Second:  JAY COFFEY 
Ayes:  6 
 
PUBLIC COMMENT REGARDING BOARD AGENDA ITEMS (3 minutes re:  Agenda Items) 
 
Bob English of Eatontown offered his congratulations on the Netflix board action.  Mr. English stated that the Reuse 
Plan calls for 302 housing units on Parcel B in Eatontown, and because the Netflix proposal does not call for any housing 
development, where would this housing now be located and would it remain on Fort property.   
 
Kara Kopach stated that Netflix’s proposal is a fully commercial proposal, so FMERA has kept approximately 30 acres 
aside to accommodate the housing that was planned for Parcel B.  Ms. Kopach stated that FMERA will be working with 
both Eatontown and Oceanport, Fair Sharing Housing and the Affordable Housing developers to determine the housing 
requirements as stated in the Reuse Plan.  Ms. Kopach stated that the housing obligation will still be located on the Fort 
property. 
 
Tom Bracken, President of the N.J. State team of Commerce stated that he has had the opportunity to view the economy 
of New Jersey all over the state and Netflix could be very transformative for New Jersey for the jobs that will be employed 
and the increase in New Jersey’s G.E.P.  Mr. Bracken stated that the economic impact Netflix will have will be extremely 
significant to New Jersey in a time when the state is trying to recover from the pandemic.  Mr. Bracken stated that he is 
behind Netflix coming to the Fort and recommends and hopes that the Board will approve.  Mr. Bracken stated that 
Netflix is interested in developing at the Fort because the location is near the New York metropolitan area which is very 
key to New Jersey’s economic prosperity and that Netflix is attracted to the workforce in New Jersey which is one of 
the prominent demographics.  Mr. Bracken stated that Netflix is relocating to New Jersey to highlight the strength of the 
State and hopefully it will entice other companies to do the same.   
 
Terese Rolke of Eatontown and the Executive Director of the Monmouth Regional Chamber of Commerce stated that 
she is thrilled and excited with Netflix’s proposal to purchase the Mega Parcel and come to New Jersey.  Ms. Rolke 
stated that she has a background in video production and having Netflix at Fort Monmouth is going to change everything 
for those in the field of video production, in that they will not have to commute to New York.  Ms. Rolke also stated that 
the internships in the surrounding areas will be phenomenal with Netflix being in New Jersey.  Ms. Rolke stated that it 
will do amazing things to local businesses in the area.  Ms. Rolke stated that seeing Fort Monmouth being revitalized 
makes her very happy and hopes that the Board would approve.   
 
Jennifer Eckhoff of Rumson and the Executive Director of the Eastern Chamber of Commerce requested that the Board 
consider Netflix’s purchase of the Mega Parcel.  Ms. Eckhoff stated that Netflix will bring economic improvements and 
development to the area, as well jobs, and projects with the local schools.  Ms. Eckhoff stated that Netflix will bring 
back the small businesses in the area that left after Fort Monmouth closed.  
 
Jerry Diaz of Eatontown stated that he is for the development and hopes that Netflix is looking out for the best interest 
of the community.  Mr. Diaz asked if FMERA has conducted research into the Netflix studio that was built in New 
Mexico and if so, can FMERA share their findings in order that the same mistakes are not made at Netflix’s Fort project.   
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Kara Kopach stated that FMERA has done some preliminary research on the New Mexico site.  Ms. Kopach referenced 
the Netflix Purchase and Sale & Redevelopment Agreement (“PSARA”) in that FMERA has penalties in all of the 
PSARA’s for failure to perform under the PSARA.  The Netflix PSARA includes penalties for not creating jobs and a 
right of reversion for failure to build the project.  With regards to the incentives, FMERA does not offer incentives as 
part of the PSARA, nor does FMERA allow incentives to be a condition precedent to closing.  FMERA does not 
incentivize but penalizes for failure to create jobs and build the project.  Ms. Kopach stated that FMERA will continue 
to do their due diligence, while Netflix starts theirs under the PSARA.  Ms. Kopach stated that FMERA is confident with 
the terms of the PSARA and that there are conditions in the PSARA if Netflix fails to perform under the agreement. 
 
EXECUTIVE DIRECTOR/SECRETARY’S REPORT & UPDATE 
 
Kara Kopach stated that this has been in incredible year for the Fort’s Reuse and Redevelopment.  We have witnessed a 
widescale transformation for many of our projects and the demolition of over 25 functionally obsolete buildings.  On 
Friday, December 16th FMERA closed with RWJ Barnabas Health for a full healthcare campus in Tinton Falls with up 
to $650 million in capital investment and potentially more than 1,000 jobs. 
 
Ms. Kopach stated that none of this success would be possible without our stakeholders throughout the State, including 
the Governor’s Office, NJEDA, the Attorney General’s office, the Monmouth County Commissioners, all three host 
municipalities, our Board members, the FMERA team and on a federal level, the BRAC leadership and the Army Corps.  
All of the parties have realized that for this Base redevelopment to be successful, we must work together to overcome 
the redevelopment obstacles while recognizing the Fort’s potential to be an economic driver for decades to come.   
 
Over the years, the FMERA team (past and present) has worked so incredibly hard to make this a community that we 
can be proud of.  We certainly have faced our fair share of complications, but this team is some of the best and brightest 
in the business.  There is no universe that we would get his mega PSARA to tonight’s Board with the negotiation and 
utility easement teams putting all of their time and energy into making this a success.  It is a testament to both our 
stakeholders and our team that as we seek the Board’s approval to sell 292 acres of the remining redevelopment, we do 
so with 34 parcels sold, 1,587 jobs created and with thousands more in the pipeline, $1.1 billion capital invested with an 
additional $1 billion project and 485 homes occupied with 639 new homes under construction.  We are optimistic that 
the community will continue to see the evolution of this redevelopment as planned projects come online and offer 
additional residential and commercial opportunities.   
 
COMMITTEE REPORTS 
 
1. AUDIT COMMITTEE 
 
Anthony Talerico, Jr. stated that the Committee met on December 14th and discussed the following: 
 
• The Draft 2023 Budget Summary illustrates the Budget based on the 2023 projected parcel sales. Four parcels are 

projected to be sold. The Land Costs for the parcel sales consists of payments on the Working Capital Loan due to 
the NJEDA, the Direct Loan due to NJEDA, the Army and the Homeless Fund under the terms of the EDC 
Agreement. The Committee reached a consensus and agreed to recommend to the Board for approval. 

 
2. REAL ESTATE COMMITTEE 
 
Kara Kopach state that the Real Estate Committee met on December 14th and discussed the following: 
 
• Purchase and Sale & Redevelopment Agreement with Netflix, Inc. for the Mega Parcel in Eatontown and Oceanport.  

The Committee was given a detailed overview of the terms of the PSARA and the two Phase redevelopment project. 
The Committee reviewed the request and recommended it to the Board for approval. 

 
Mayor Talerico recused himself from the meeting and the Committee discussed the Myer Center closing. 
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ENVIRONMENTAL STAFF ADVISORY COMMITTEE (ELIZABETH DRAGOR, CHAIRWOMAN) 
 
Elizabeth Dragon stated that the Committee met on December 12th and discussed the following. 
 
The Authority’s Environmental Staff Advisory Committee shall be the exclusive environmental commission for all land 
use matters and approvals within the Fort Monmouth Project Area, therefore, a public meeting is required for all 
Mandatory Conceptual Reviews, or MCRs.  
 
The Public portion of the meeting was called to order at 4:05 to discuss the MCR for the Nurses Quarters Parcel in 
Oceanport. 
 
The following environmental requirements were identified in the MCR: 
a. A Soil Erosion and Sediment Control Plan is required due to the disturbance of more than 5,000 sq. ft. of soil.   
b. The requirement to secure an “Authorization to Discharge 5G3 Construction Activity Stormwater General Permit” 

is triggered due to the disturbance of one acre or more of soil. 
c. The proposed development will increase impervious coverage at the site by more than a ¼ acre and as a result must 

comply with the NJDEP’s water quality requirements. 
d. The developer should consider installing a second underground infiltration basin that would receive stormwater 

runoff originating from the roof of building 1078.  The revised design would reduce the amount of stormwater runoff 
being directed to the bioretention basin. 
 

The public portion of the meeting was closed at 4:30 PM. 
 
The Committee was provided with the following updates: 
• Group 5 FOST: Carve-Out Parcels 38-Part 2 of 2, 41, 43, 79-490-UST, 82, 102a &102b 

• The Army plans on posting the Group 5 FOST report, for a 30-day public comment period, in January 2023. 
• Army staff plans to finalize the Group 5 FOST report by the end of February 2023. 
• FMERA anticipates receiving the property deed for carve-out parcels in the summer of 2023. 

• Myer Center Parcel Closing 
 
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) 
 
Lillian Burry stated that the Committee did not meet this month.  Ms. Burry stated that there was an organized gathering 
at Soldier On in Tinton Falls for the Veterans who were formally housed at Fort Monmouth.   
 
BOARD ACTIONS 
 
1. Consideration of Approval of Consideration of Approval of FMERA’s Draft 2023 Budget. 
 
Laura Drahushak read a summary of the Board memo. 
 
The resolution is attached hereto and marked Exhibit 1. 
 
A motion was made by Lillian Burry and was seconded by Steve Gallo. 
 
Kara Kopach conducted a roll call vote. 
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NAME YES NO 

Anthony Talerico X  
Lillian Burry X  
Steve Gallo X  
Jay Coffey X  
Tracy Buckley X  
Jamera Sirmans X  
Jorge Santos X  

 
Motion to Approve:  LILLIAN BURRY Second:  STEVE GALLO 
Ayes:  7 
 
2. Consideration of Approval of a Purchase and Sale & Redevelopment Agreement with Netflix, Inc. for the Mega 

Parcel in the Boroughs of Eatontown & Oceanport. 
 
Laura Drahushak read a summary of the Board memo. 
 
The resolution is attached hereto and marked Exhibit 2. 
 
A motion was made by Jay Coffey and was seconded by Lillian Burry 
 
Kara Kopach conducted a roll call vote. 
 

NAME YES NO 
Anthony Talerico X  
Lillian Burry X  
Steve Gallo X  
Jay Coffey X  
Tracy Buckley X  
Jamera Sirmans X  
Jorge Santos X  

 
Motion to Approve: JAY COFFEY  Second:  LILLIAN BURRY 
Ayes:  7 
 
Mayor Talerico stated that he was proud of the FMERA staff and appreciates all their hard work.  Mr. Talerico stated 
that he is very thankful on behalf of the Borough of Eatontown for the opportunity and looks forward to the road ahead 
to bring the Netflix project to fruition.   
 
OTHER ITEMS 
 
There were no other items before the Board.  
 
PUBLIC COMMENT REGARDING ANY FMERA BUSINESS (5 minutes re: any FMERA business) 
 
Bob English of Eatontown if there are any state incentives for the Netflix project.   
 
Kara Kopach stated that there may be state incentives, but FMERA does not handle or offer those incentives as they are 
handled by other state agencies and authorities.  Ms. Kopach stated that incentives are not a condition precedent to 
closing on the project.   
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There being no further business, on a motion by Jay Coffey and seconded by Lillian Burry and unanimously approved 
by all voting members present, the meeting was adjourned at 5:33p.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  



 

ADOPTED  
December 21, 2022 

 
 

Resolution Regarding 
Draft 2023 Budget 

 
WHEREAS, the Legislature enacted the Fort Monmouth Economic Revitalization Authority Act (Act), 

P.L. 2010, c. 51, to create the Fort Monmouth Economic Revitalization Authority (FMERA or Authority); and 
 

WHEREAS, the Draft 2023 Budget illustrates the Authority’s progress in implementing the approved 
Phase 1 and Phase 2 Economic Development Conveyance (EDC) Agreements and embarking on the economic 
redevelopment of the former Fort property. This year’s budget represents the projected 2023 financial activity 
under the approved Phase 1 and Phase 2 EDC Agreements; and  

 
WHEREAS, the Draft 2023 Budget Summary illustrates the Budget based on the 2023 projected parcel 

sales to be sold with four parcels projected to be sold with net earnings from parcel sales.  The Land Costs for the 
parcel sales include payments on the Working Capital Loan due to the NJ Economic Development Authority, the 
Direct Loan from the NJ Economic Development Authority, and payments due to the Army and the Homeless 
Accommodation under the terms of the EDC Agreement; and  

 
WHEREAS, the Audit Committee has reviewed the draft 2023 Budget and recommends it to the Board 

for approval.   
 

THEREFORE, BE IT RESOLVED THAT: 
 

1. The Authority approves the draft 2023 Budget, as described in the attached memorandum. 
 

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: December 21, 2022  EXHIBIT 1 



ADOPTED 
December 21, 2022 

 
Resolution Regarding 

Purchase and Sale & Redevelopment Agreement with Netflix, Inc. for the Mega Parcel in Eatontown and Oceanport 
 
WHEREAS, the FMERA Board approved the Rules for the Sale of Real and Personal Property (the “Sales Rules”) 

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

 
WHEREAS, the Mega Parcel (“the Property”), is an approximately 292± acre parcel of land containing former 

residential, administrative and R&D buildings, warehouses, workshops and additional general-purpose facilities in the 
Boroughs of Eatontown and Oceanport, within the Main Post section of Fort Monmouth. The Mega Parcel is conveniently 
located adjacent to State Route 35, providing easy access to the Garden State Parkway, Route 18, NJ Transit Bus Lines & 
adjacent to County Route 11 (Oceanport Avenue), which provides direct access to the Little Silver NJ Transit Train Station.  
The westernmost 51.1 acres of the Property lie within the Phase 1 area of Fort Monmouth, which requires profit sharing 
with the U.S. Department of the Army. The remaining Mega Parcel acreage lies within the Phase 2 area of Fort Monmouth; 
and  

 
WHEREAS, the Mega Parcel was appraised by a professional licensed appraiser for $55.04 Million Dollars. As a 

State entity and in accordance with the Land Use Rules at N.J.A.C. 19:31C-2.14(b), when evaluating purchase price, 
FMERA must consider the purchase price compared to the appraised value of the property; and  

 
WHEREAS, the Fort Monmouth Reuse & Redevelopment Plan (“Reuse Plan”) contemplates the redevelopment 

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

WHEREAS, in addition to the goals outlined in the Reuse Plan, the Mega RFOTP aligned with the Governor’s 
strategic priorities to overcome the State’s largest economic challenges, as described in the Governor’s Economic Plan. 
FMERA has a strong interest in bolstering the innovation economy to create more and better jobs locally, as well as 
throughout the state, and to further revitalize Fort Monmouth. By supporting one or more key sectors, including but not 
limited to life sciences, information and high tech, clean energy, food and beverage, and film and digital media, the Fort 
will be positioned to serve as a regional hub for one of these dynamic industries and further attract other business within 
and around the Fort Monmouth area, as a result. In an effort to further support these priorities, the Authority permitted 
alternate uses other than those within the development districts outlined above, so long as Potential Purchasers could 
demonstrate how the proposal achieves the highest and best use of the property in accordance with the key sectors and 
generates associated economic impact. Proposals including alternate uses will require an amendment to the Reuse Plan; and 

 
WHEREAS, the intent of the Mega Parcel Request for Offer to Purchase (“RFOTP #1”) is to see the Fort 

redeveloped with a forward-looking and transformative project that aims to meet the highest standards of economic and 
sustainable development. The Mega Parcel is envisioned as a large, cohesive redevelopment project with integrated 
commercial and amenity-based uses, along with public spaces that support FMERA’s goal of developing a vibrant, walkable 
community. Under the terms of the RFOTP, proposals could be mixed-use and consider a campus-like approach, inclusive 
of a variety of uses and amenities that are complementary. Residential uses were also permitted, subject to the terms of the 
RFOTP; and 

 
WHEREAS, in accordance with N.J.A.C. 19:31C-2.5(a), FMERA issued a RFOTP in connection with the planned 

redevelopment of the approximately 282-acre Mega Parcel in the Boroughs of Eatontown and Oceanport on October 15, 



2021; and 
 

WHEREAS, during the period in which the Mega Parcel RFOTP #1 was open for proposals, Parkers Creek Partners 
(“PCP”), the Purchaser of the Bowling Center, notified FMERA on September 7, 2021 that it no longer wished to pursue 
its Redevelopment Project and did not intend to go forward with the Bowling Center due to challenges in renovating and 
operating a Bowling Center while facing continued cost increases, delays, and pandemic related public health concerns 
impacting the operations of a bowling facility. PCP acquired the Bowling Center Property from FMERA by Deed dated 
March 26, 2021, delivered on March 31, 2021 and recorded on June 11, 2021 in the Office of the Monmouth County Clerk, 
pursuant to the Purchase and Sale and Redevelopment Agreement dated July 2, 2019, as amended; and 

 
WHEREAS, in response to concerns expressed by PCP, FMERA staff monitored and evaluated existing market 

conditions as the global pandemic continued to have widespread economic impact and still believed the proposed 
redevelopment plan for the Mega Parcel remained the highest and best use of the Property, however, FMERA recognized 
that the impacts of the pandemic caused other projects within the Fort boundaries to lose feasibility as standalone projects. 
FMERA staff concluded that the best and highest use of the Bowling Center would be to include the additional acreage in 
a new issuance of the Mega Parcel with the flexibility for the Bowling Center to be reused or demolished for other uses; 
and 

 
WHEREAS, at its December 2021 meeting, the FMERA Board authorized a request to repurchase the Bowling 

Center and to terminate the Mega Parcel RFOTP issued on October 15, 2021, to allow the inclusion of the Bowling Center 
acreage into a new Mega Parcel RFOTP to further support the highest and best use of the Fort’s remaining acreage; and  

 
WHEREAS, on March 8, 2022, FMERA issued a new Mega Parcel RFOTP, with the only material change being 

the inclusion of the approximately 2.8-acre Bowling Center parcel, increasing the overall acreage from approximately 289± 
acres to approximately 292± acres (the “RFOTP”). FMERA issued RFOTP Addendum #1 on March 10, 2022, Addendum 
#2 on April 18, 2022, Addendum #3 on May 5, 2022, Addendum #4 on May 11, 2022, and Addendum #5 on May 26, 2022 
in response to questions received during the Question and Answer Period. Responses to the RFOTP were due on June 6, 
2022. FMERA received four proposals from: Extell Acquisitions, LLC, Mega Parcel Development, LLC, Netflix, Inc. and 
RDR Partners, LLC; and  

 
WHEREAS, on October 14, 2022, pursuant to Section 5.0 of the RFOTP, Extell Acquisitions, LLC, withdrew their 

proposal and requested their initial deposit be refunded and the deposit was refunded on October 19, 2022. Following a 
review of required compliance and responsiveness to the material terms of the RFOTP by the procurement coordinator, 
Mega Parcel Development, LLC was deemed non-compliant for failing to comply with the material requirements provided 
for in the “Mandatory Historic Considerations” pursuant to Section 1.0. As a part of its proposal package, Mega Parcel 
Development LLC proposed to improve Greely Field with additional housing, water features, and to relocate the existing 
historic monuments. As stated in the RFOTP, the relocation of historic monuments is strictly prohibited and permanent 
improvements to Greely Field, which is slated as deed restricted open space within the historic district, would not be 
permitted. Further, the proposal lacked clarity with regard to residential unit quantities per Borough and did not distinguish 
affordable housing unit counts. The proposal also included development within areas designated as landfills, including low 
density residential and a medical campus; and  

 
WHEREAS, the proposals were independently scored and Netflix, Inc. received a score of 5,080 and RDR Partners, 

LLC received a score of 4,240. The evaluation committee recommended proceeding with negotiations for a PSARA with 
Netflix, Inc.; and  

 
WHEREAS, pursuant to the terms of the PSARA, Netflix (the “Purchaser”) will pay Forty-Seven Million 

($47,000,000) Dollars for the Mega Parcel. Additionally, Purchaser has agreed to pay a utility contribution of Five Million 
($5,000,000.00) Dollars, and the FMERA office relocation fee of Three Million ($3,000,000.00) Dollars. The Total Amount 
due at Closing shall be Fifty-Five Million ($55,000,000.00) Dollars, subject to any adjustment relative to the Environmental 
Carve-Out Holdback; and  

 
WHEREAS, the Purchaser’s total Capital Investment is estimated at Eight Hundred and Forty-Eight Million 

($848,000,000) Dollars which shall be allocated between Phase 1 representing Eight Hundred Six Million ($806,000,000) 
Dollars of investment and Phase 2 representing Forty-Two Million ($42,000,000) Dollars of investment in furtherance of 
the Redevelopment Project; and  



 
WHEREAS, the Due Diligence Period will run for ninety (90) days from the PSARA execution date and may be 

extended under the Executive Director’s delegated authority for two (2) additional thirty (30) day periods to complete the 
due diligence tests, inspections, and reviews; and 

 
WHEREAS, with respect to the Environmental Carve-Out Parcels, Purchaser and Seller agree to deposit Two 

Million Four Hundred Thirty Three Thousand Seven Hundred One Dollars and Ninety-Nine Cents ($2,433,701.99) of the 
Purchase Price in escrow at Closing, to be held and disbursed in accordance with the terms of an Environmental Carve-Out 
Escrow Agreement (provided that if and to the extent one or more Environmental Carve-Out Parcels are included in the 
Property conveyed by Seller to Purchaser at the Initial Closing, this amount shall be reduced by the amount(s) allocated to 
such Environmental Carve-Out Parcels and such amount(s) shall be added to the balance of the Purchase Price to be paid 
by Purchaser at the Initial Closing). Purchaser shall have a separate period of thirty (30) days following the date that FMERA 
receives title to each Environmental Carve-Out Parcel from the Army; and 

 
WHEREAS, the ECP Confirmation Period shall be for the sole and express purpose of confirming any FOST or 

Final Remediation Document issued with respect to each such Environmental Carve-Out Parcel and shall commence the 
Subsequent Closing(s) within forty-five (45) days of FMERA’s receipt of title. Purchaser shall have the option, subject to 
Army and FMERA approval, to close title to one or more of the Environmental Carve-Out Parcels at any time earlier than 
the Subsequent Closing date, as those described in the attached memorandum; and   

 
WHEREAS, Purchaser will apply for and diligently pursue the required approvals for the Project.  The Approval 

Period shall be thirty-six (36) months and shall commence upon the later of i) the expiration of the Due Diligence Periods, 
or ii) the date that the Seller delivers to Purchaser a final non-appealable Reuse Plan Amendment, provided that if the 
Purchaser fails to deliver a final Conceptual Site Plan within forty-five (45) days of the expiration of the Due Diligence 
Period, then the commencement of the Approval Period shall be the date the Reuse Plan Amendment would have been 
delivered had the Purchaser timely deliver the Final Conceptual Site Plan. The Purchaser may request extension(s) of the 
original Approval Period, under the Executive Director’s delegated authority, for two (2) additional three (3) month 
period(s) which shall be granted if the Seller determines that the Purchaser is diligently and in good faith pursuing All 
Approvals; and 

 
WHEREAS, closing shall occur no later than ninety (90) days after satisfaction of all conditions precedent to 

closing, including but not limited to the requirements as described in the attached memorandum; and  
 
WHEREAS, the Project shall consist of a sustainable and integrated film studio campus which shall be completed 

in Phases. Phase 1 shall include the construction of twelve (12) soundstages that will range in size from 15,000 square feet 
to 40,000 square feet each with a maximum interior clear height of 50 feet and a maximum exterior height of 70 feet (the 
soundstages shall have, in the aggregate, a minimum buildout of 180,000 square feet and a maximum buildout of 480,000 
square feet), including associated improvements and uses customary and incidental to the principal film use. The Phase 1 
improvements may additionally include, but are not limited to, mill space, production support buildings, office buildings, 
production services buildings, commissary/cafeteria, basecamp with trailer parking, a helipad, designated space for large 
temporary or permanent exterior sets (i.e. backlots), swim tank(s) for film production, ancillary surface and/or structured 
parking, consumer experience centers and/or attractions, retail components (including food and beverage facilities), a 
theater, a visitor center and/or a hotel, wind or small solar systems, and rooftop solar. As part of Phase 1, Purchaser may 
renovate and/or reuse one or more existing buildings located on the Property for its proposed use, which may include the 
FMERA offices, Mallette Hall, McAfee Building, and Expo Theater; and 

 
WHEREAS, Phase 2 of the Project shall consist of the development of additional production support space for the 

film studio campus, such as basecamps and backlots. The Phase 2 improvements may additionally include, but are not 
limited to, sound stages, mill space, production support buildings, office buildings, production services buildings, 
commissary/cafeteria, swim tank(s) for film production, ancillary surface and/or structured parking, consumer experience 
centers and/or attractions, retail components (including food and beverage facilities), a theater, a visitor center and/or a 
hotel, wind or small solar systems, and rooftop solar. Purchaser may renovate and/or reuse one or more existing buildings 
located on the Property for its proposed use, which may include Vail Hall Buildings, Artist Barracks, as well as Buildings 
276, 277, 279, 280, 281 and 482 in the 400 Area, which shall at minimum cover at least fifty-one (51%) percent of the 
Developable Acreage within the Phase 2 area of the Project; and  
 



WHEREAS, additionally, within two (2) years of Closing and as part of the Project, the Purchaser shall be obligated 
to: (a) as part of both Phase 1 and Phase 2, demolish all existing buildings on the Property it has not identified for reuse, 
provided that for buildings located on Environmental Carve-Out Parcels, the date shall be two (2) years from the subsequent 
closing for the relevant Environmental Carve-Out Parcel; (b) as part of Phase 1, preserve Greely Field and Cowan Park as 
deed-restricted publicly accessible open space at the Initial Closing, preserve, repair, and maintain the World War II 
memorial located in Greely Field and the flagpole & plaque located in Cowan Park, which shall not be disturbed, (c) as part 
of Phase 1 and Phase 2, construct/improve the trail system applicable to each such Phase, and (d) as part of Phase 1 and 
Phase 2, construct/improve the sidewalk applicable to each such Phase; and  
 

WHEREAS, Purchaser further acknowledges and agrees to provide/grant the necessary easements required to 
continue serving existing, on- and off-site property owners, whether for access or utilities, as further described within the 
PSARA. Easements not identified in the PSARA exhibit shall be subject to further review and cooperation between the 
Parties. FMERA additionally agrees to reasonably cooperate with Purchaser in connection with the vacation, relocation, 
and/or restructuring of roadways impacting the Mega Parcel, at no cost and expense to FMERA; and  
 

WHEREAS, Purchaser represents that it will not construct residential units on the Property and will have no 
obligation to construct affordable housing as part of the Project or be required by FMERA to make a contribution in lieu of 
construction if, as represented by Purchaser, the Project does not include any residential units.  For avoidance of doubt, the 
Purchase Price includes the Homeless Trust Fund contribution that Seller shall pay for any Homeless Trust Fund obligations 
as set forth under FMERA’s EDC Agreements, based on the sale of developable acreage, as that term in used in the EDC 
Agreements, at closing; and  
 

WHEREAS, Purchaser shall Complete Construction of Phase 1 of the Project no later than forty-eight (48) months 
from the date of the Initial Closing. Seller may extend the date for Completion of Construction of Phase 1 for two (2) 
additional periods of six (6) months each, under the Executive Director’s delegated authority, provided Purchaser is 
diligently and in good faith pursuing the Completion of Construction of Phase 1. Purchaser shall Complete Construction of 
Phase 2 of the Project no later than eighty-four (84) months from date of the Initial Closing. Seller may extend the date for 
Completion of Construction of Phase 2 for two (2) additional periods of six (6) months each under the Executive Director’s 
delegated authority, provided Purchaser is diligently and in good faith pursuing the Completion of Construction of Phase 2; 
and  

 
WHEREAS, in addition to the delegated authority provided above, the PSARA provides, and requests that the 

Members grant, the Executive Director with the following delegated authority: (1) in the case of a Force Majeure event 
extending beyond the twelve (12) month period provided for in the PSARA, the Executive Director shall have the authority 
to grant up to two (2), twelve (12) month extensions of the Force Majeure event; and (2) in the event Purchaser endeavors 
to perform production-related activities on the Property prior to the Initial Closing, the Executive Director shall have the 
authority to enter into a right of entry and/or license agreement to allow Purchaser to commence those activities; and  
 

WHEREAS, Purchaser represents that the total New Jersey employment attributable to Purchaser’s construction 
investment at the Project will reach a maximum of Three Thousand Five Hundred and Twenty-Eight (3,528) full-time 
equivalent jobs. Purchaser represents that thereafter, the total New Jersey employment attributable to Purchaser’s production 
investment at the Property will be a total of One Thousand Four Hundred and Seven (1,407) jobs within twenty-four (24) 
months of the issuance of the Certificate of Completion of Phase 1 of the Project and an additional total of One Hundred 
and Twenty-Eight (128) jobs within twelve (12) months of the issuance of the Certificate of Completion of Phase 2 of the 
Project. Purchaser shall pay a penalty of $1,500 for each job not created within the timelines set forth in the PSARA; and  
 

WHEREAS, attached in substantially final form is the PSARA between FMERA and Netflix, Inc. The final terms 
of the PSARA are subject to the approval of FMERA’s Executive Director, Netflix, Inc. and a review 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 Purchase and Sale & Redevelopment Agreement with Netflix, Inc. for the 
Mega Parcel in Eatontown and Oceanport 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 Amendment. 

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

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