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MEMORANDUM 
 

TO:  Members of the Authority 

FROM:  Melissa J. Orsen 

Chief Executive Officer 

DATE:  September 10, 2015 

RE:  Monthly Report to the Board 

 

ECONOMIC OPPORTUNITY ACT:  TWO YEAR STATUS UPDATE  

Since the enactment of the Economic Opportunity Act (EOA) two years ago, considerable progress has been 

made toward driving investment and job growth all over the Garden State.  Under the Grow New Jersey 

(Grow NJ) program, 128 projects have been approved for up to $2.6 billion in tax credits, associated with 

$2.1 billion in capital investment and the expected creation of more than 17,500 new jobs, 16,200 retained 

jobs, and 7,300 construction jobs.  Under the Economic Redevelopment and Growth (ERG) program, 29 

projects have been approved for up to $573.2 million, associated with $2.6 billion in capital investment.   

 

Targeted growth, both by industry and location, is among the key objectives of the Grow NJ program.  To 

date, 66 percent of approved projects received a bonus for being in one of the defined targeted industries, 

which include manufacturing, finance, energy, technology and life sciences.  More than 64 percent of 

approved tax credits support projects in a targeted community, including Distressed Municipalities, Urban 

Transit Hubs, or Garden State Growth Zones (GSGZ). Sixty-eight percent of projects approved in GSGZs are 

located in Camden, a city suffering from decades of disinvestment. 

 

Considering the performance-based nature of the programs, it’s important to note that to date, just 

$603,500 has been issued in tax credits under the EOA Grow NJ program, and no credits have been certified 

under EOA ERG.  More projects are expected to report in the coming months that they have met their 

commitments for capital investment and job creation. 

These numbers are a testament to the effectiveness of the EOA and the ongoing commitment of this Board 

and the EDA’s staff to a thriving State economy. 

 

 



EDA SUPPORT FOR HIGHER EDUCATION HIGHLIGHTED IN AUGUST 

Higher education projects were highlighted in August, as EDA staff attended celebrations marking 

milestones for EDA-supported projects associated with two major New Jersey universities.  Early in August, 

220 Rowan Boulevard held its grand opening in Glassboro. The mixed-use development, which is supported 

by a residential-ERG, consists of student housing for Rowan University undergraduates, market-rate 

apartments, and retail and medical offices.   

Later in August, a ribbon cutting was held at Campus Town at The College of New Jersey in Ewing.  

Supported by the EDA through the Higher Education Institution Public-Private Partnerships Program (P3) 

and ERG tax credits, the mixed-used project, developed by The PRC Group, includes housing, a Barnes and 

Noble, a fitness and wellness facility for students, as well as retail stores, health facilities, and restaurants.  

FMERA BOARD ACTION ENCOURAGES ATTRACTION OF ARTS AND CULTURAL PROJECTS 

The  FMERA Board authorized a Request for Offers to Purchase (RFOTP) for the Barracks (Building 1102 

through 1107) and the adjacent Soliders Park in Eatontown at its August meeting. Expanding the types of 

redevelopment sought at Fort Monmouth, the RFOTP will seek to attract developers to create a cultural 

center that promotes the arts, music and  entertainment, or a museum. 

FMERA anticipates including Soldiers Park land as deed-restricted open space, allowing for the property to 

be used on occasion as outdoor art exhibition or performance space. While the Fort Monmouth Reuse and 

Redevelopment Plan (Reuse Plan) calls for the Barracks buildings to be demolished, the RFOTP will solicit 

proposals that would include up to 12 units of artist live/work space, or for non-residential, arts-based use. 

The World War II-era barracks total approximately 24,780 square feet on a 2.1 acre parcel of land. Soldiers 

Park totals approximately 2.7 additional acres of land on the Fort. 

In other happenings at the Fort, FMERA’s professional planning consultant Phillips Preiss Grygiel, LLC (PPG) 

was recently recognized by the New Jersey Planning Officers Award (NJPO) for its work crafting the Historic 

District Design Guidelines for Fort Monmouth’s Historic District. PPG worked with FMERA staff to develop  

guidelines that will be used to ensure that all properties within the Historic District, located on the Fort’s 

Main Post, are brought back to life in a manner consistent with standards for historic properties.  In 

addition to the property on the Main Post, the guidelines provide recommendations and information for 

Gibbs Hall, the historic clubhouse on the Golf Course in Eatontown. 

CLOSED PROJECTS 

Through August 2015, EDA provided more than $906 million in assistance to 189 projects, supporting more 

than 7,500 existing jobs, the creation of more than 6,000 new jobs, more than 3,000 construction jobs and 

leveraging more than $1.1 billion in public/private assistance. 

 

 

 



 

EVENTS/SPEAKING ENGAGEMENTS/PROACTIVE OUTREACH 

EDA representatives participated as speakers, attendees or exhibitors at 13 events in August.  These 

included the Newark Regional Business Partnership Business Information Workshop and the Middlesex-

Somerset CRE Summit in Woodbridge. 
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ECONOMIC REDEVELOPMENT AND GROWTH (ERG) 
PROGRAM 



The following summary is provided for information only. Full eligibility and review criteria can be found in 
the program’s rules. 
 

ECONOMIC REDEVELOPMENT AND GROWTH (ERG) PROGRAM 

Created by law in 2012, and revised through P.L. 2013, c. 161, and the “Economic Opportunity Act of 

2014, Part 3,” P.L. 2014, c. 63 the intent of this program is to provide State incentive grants to a 

developer, or non-profit organization on behalf of a qualified developer, to capture new State incremental 

taxes derived from a project’s development to address a financing gap, with $600 million authorized for 

qualified residential projects. 

 

Per N.J.S.A. 34:1B-207 et seq. / N.J.A.C. 19:31-4 and the program’s rules, the applicant must: 

 Have a redevelopment project that is located in a qualifying area and not have begun any construction 

at the project site prior to submitting an application, except: if the EDA determines the project would 

not be completed otherwise; or if the project is undertaken in phases, a developer may apply for 

phases which construction has not yet commenced. 

 Demonstrate to the EDA that: 1) the project shall be constructed in accordance with certain minimum 

environmental standards; 2) except with regards to a qualified residential project, the project will 

yield a net positive benefit equaling no less than 110% of the grant assistance, not to exceed 20 years; 

and 3) the project has a financing gap. 

 Meet a 20% equity requirement. 

 

Staff Review: 

 A comprehensive net benefit analysis is conducted to ensure the project has a positive net benefit to 

the State of no less than 110%. The economic impact model used by the EDA includes multipliers 

from the RIMS II data base, published by the US Department of Commerce, along with internal 

econometric analysis and modeling to assess economic outputs, impacts and likely jobs creation. 
 
Amount of award based upon: 

 Up to 75% of annual incremental State tax revenues or 85% in a Garden State Growth Zone (GSGZ) 

generated by the project over a term of up to 20 years, provided the combined amount of 

reimbursements do exceed 20% of total project cost, or 30% in a GSGZ. 

 The maximum amount of any grant, including any increase in the amount of reimbursement, shall be 

up to 30% of total project cost, except for projects in a GSGZ, which may be up to 40%. 

 Bonus amounts of up to 10% of total project cost are available if the project is: In distressed 

municipality which lacks adequate access to nutritious food and will include a supermarket, grocery 

store or prepared food establishment; In distressed municipality which lacks adequate access to health 

care/services and will include a health care and services center; Transit project; Qualified residential 

project with at least 10% of residential units reserved for moderate income housing; In highlands 

development credit receiving area or redevelopment area; Disaster recovery project; Aviation project; 

Tourism destination project; or Substantial rehabilitation or renovation of an existing structure(s). 

 

Qualified Residential Projects: 

The law authorizes $600 million in incentives for qualified residential projects, excluding transitional or 

homeless units, that the EDA administers as tax credits as follows: 1) $250 million for projects within 8 

southernmost counties, of which: $175 million for projects in Camden/Atlantic City; $75 million for 

projects in municipalities with a 2007 MRI Index of 400 or higher; and $250 million for projects in: 

Urban Transit Hubs that are commuter rail in nature, GSGZ, Disaster recovery projects, and SDA 

municipalities located in Hudson County that were awarded State Aid in FY 2013 through the 

Transitional Aid to Localities Program; 2) $75 million for projects in distressed municipalities, deep 

poverty pockets, highlands development credit receiving areas or redevelopment areas; and 3) $25 million 

for projects located within a qualifying ERG incentive area. 
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MEMORANDUM

To: Members of the Authority

From: Timothy Lizura
President and Chief Operating Officer

Date: September 10, 2015

RE: Beachway Urban Renewal Associates, LP. and
Life Management, Inc.
Residential Economic Redevelopment and Growth Grant Program (“RES ERG”)
P #41316

Request

As created by statute, the Economic Redevelopment and Growth (ERG) Program offers State
incentive grants to finance development projects that demonstrate a financing gap. Applications to
the ERG Program are evaluated to determine eligibility in accordance with P.L. 2013, c, 161 and
as amended through the “Economic Opportunity Act of 2014. Part 3,” P.L. 2014, c. 63. based on
representations made by applicants to the Authority. Per N.J.S.A. 52 :27D-489a et seq. / N.J.A.C.
19:31-4 and the program’s rules, developers or non-profit organizations on behalf of a qualified
developer, must have a redevelopment project located in a qualifying area, demonstrate that the
project has a financing gap. meet minimum environmental standards, meet a 20% equity
requirement, and. except with regards to a qualified residential project, yield a net positive benefit
to the state. With the exception of residential ERG projects, grants are made annually based on the
incremental eligible taxes actually generated as a result of the project.

The Members are asked to approve the application of Beachway Urban Renewal Associates, L. P.
and Life Management, Inc. (the “Applicant”) for a Project located in Keansburg, Monmouth
County (the “Project”) for the issuance of tax credits pursuant to the RES ERG program of the
Authority as set forth in the New Jersey Economic Opportunity Act of 2013, P.L. 2013, c. 161
(“Act”).

The total costs of the Project are estimated to be $65,665,754 and of this amount $56,743222 are
eligible costs under the RES ERG program. The recommendation is to award up to 30% of actual
eligible costs, not to exceed S 17.022,967. The Applicant is eligible for a bonus of an additional
10% (for a total of 30%) as they meet criteria of reserving 20% of the residential units for
moderate income housing. The Applicant has demonstrated that 111 units will be set aside for
residents who meet the criteria of moderate income housing in Monmouth County.

Beachway Urban Renewal Associates. L.P. &
Life Management, Inc.
September 10, 2015



The Applicant for the Project’s financing has formed a limited partnership known as Beachway
Urban Renewal Associates, L.P. The equity investor PNC Real Estate will have a 99.99%
ownership interest. The Applicant will form Beachway Development, L,L.C, to serve as the
general partner and hold a .01% ownership interest. RPM Partners XLV, LL.C. will serve as the
managing member and have 95.00% ownership of Beachway Development, L.L.C. Life
Management, Inc., a non-profit organization, will set up a subsidiary to be a member of Beachway
Development, LL.C, holding 5.00% ownership interest,

Founded in 1986, RPM is one of the leading developers of affordable housing in New Jersey. Ed
Martgolio is the sole principal and owns 100% of RPM Development L.L.C. RPM brings all
aspects of the affordable housing development process under one roof, with expertise in
development, construction, leasing, and property management. They have worked with cities,
suburban towns, local housing authorities, and state and federal agencies to create high-quality
housing options for New Jerseyans and are experienced in combining multiple fornis of financing
to bring projects to fruition.

To date, RPM has developed approximately 2.000 affordable housing units, of which 1,500 are
Tax Credit units. RPM has secured permanent financing from HMFA to fund approximately 20
low income housing projects; however, they maintain a portfolio of over 30 affordable housing
developments across the state.

The local, state, and federal Government, along with leaders in the affordable housing sector has
recognized RPM for developments that have achieved excellence in the following areas:

• Historic renovation
• Neighborhood redevelopment
• Innovative affordable housing creation
• Sustainable Building
• Property management

Project Description

Located at the corner of Beachway and Raritan Avenue, this project involves the new construction
of an eight story high-rise, elevator equipped family project consisting of 186 dwelling units. The
project site is just about 2.91 acres (of vacant land) with seven residential stories over
approximately 10,000 square feet of commercial space and parking. A second level community
open space plaza will overlook Raritan Bay with views of Staten Island, the Verrazano’s Narrows,
and Manhattan. RPM has proposed to develop this waterfront site with the intention of providing
greater resiliency and sustainable living to all eligible individuals, with a focus on providing
housing for people of the community that still remain displaced as a result of Superstorm Sandy.

The project will be comprised of 42 one-bedroom units, 116 two-bedroom units and 28 three-
bedroom units. Fifty five percent of the units, or 102 units, will be affordable to households
earning 60% or less of the area median income, an additional 5% of the units will be affordable to
households earning 80% or less of the area median income and the remaining units (40%) will be
unrestricted market rate units. Ten of the affordable housing units will be set aside as supportive
units for homeless individuals, with a preference for homeless veterans. It has been confirmed by
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HMFA, that the 10 units will be considered permanent housing for the homeless population and
the tenants are welcomed to live in the project on a permanent basis with the assistance of the on
site social services that will be provided by the non-profit Life Management Inc. The unit sizes
will range from 750 square feet to 1,425 square feet based on the number of bedrooms per unit.

For the purpose of the required green component, the project will comply with NJHMFA’s
Energy Star Program inclusive of: stainless steel ENERGY STAR-rated appliances, individual
high-efficiency heating and cooling, contemporary, open floor plans; and healthy, zero-VOC
finishes are among the unit amenities. Several of the units on the top floor will be duplex units that
offer views of the Raritan Bay and the Manhattan skyline. Project amenities include secure,
private, on-site parking spaces, laundry facilities, a community room, and a public plaza with
waterfront views.

There will be approximately 209 parking spaces dedicated to the tenants of this community,

RPM Contracting L.L.C. will serve as the general contractor for the Project. They have a vast
background in developing affordable projects as it relates to: renovating existing buildings,
converting industrial land to residential use, in addition to transforming empty lots into housing
assets for various communities. RPM Contracting L.L.C. has proven that they have the capacity to
complete construction of all of their projects within a timely manner with minimal cost over-run.

Construction is expected to begin June 2016, with an anticipated completion date of March. 2018.

The Project will be managed by RPM Management II, LLC, and entity related to the developer.

Although applicants for the RES ERG program are not required to maintain certain employment
levels, it is estimated that this Project, per the Applicant, will create approximately 126 temporary
construction jobs during rehabilitation and six full time positions created at the project site.

Project Ownership

On August 6, 2014, RPM Development, LLC entered into a Contract of sale with E.S.K. Builder’s
for a purchase price of $2.25 million.

This is an arm’s length transaction between the buyer and sellers as as both parties are acting in
their own self interest.

Value Research Group, based out of Livingston, NJ provided an “as is” value of the site to be
recognized as $3.45 million effective August 4, 2015.

For underwriting purposes, EDA will recognize the lower of the sales price or appraised value.
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Co-Applicant

Life Management Inc., a New Jersey Based non-profit organization was formed in 1997 with a
mission to promote the quality of life for individuals who are vulnerable to crises of daily living
due to: age, disability, or socioeconomic status. RPM and LMI have previously partnered in the
development of over 850 units of affordable housing throughout the State of NJ. Life management
is currently managing the social services of 11 properties in RPM’s portfolio inclusive of:

• Bakery village
• Bostwick Court
• Dr. King Plaza
• Lincoln Avenue Apartments
• South Essex Court
• Essex Preservation
• Springfield Commons
• TriCorner Homes
• Millennium Homes
• Westside Village
• Cherry Tree Village

LMI has successfully demonstrated to the EDA as per the July 9, 2015 board memo, that they
have met all requirements to act as the non-profit by demonstrating the following:

Purposes of the Co-Applicant- Organizing documents of the Co-Applicant will be requested
as well as a narrative regarding the activities of the Co-Applicant generally, in the State and
in the municipality to verify that the Co-Applicant is in a position to provide the material
participation to the project discussed below,

• LMI has provided organizing documents as well as a narrative regarding the activities of
the non-profit generally and in the State to better understand the purposes, mission and
how the non-profit is necessary and related to the project. All organizing documents are in
order and current.

• The narrative provided focused on how the non-profit will provide direct services
specifically to the homeless population, in addition to the other tenants in an effort to
provide a better quality of life.

Material Participation. A long-term material participation agreement must be shared
illustrating how the non-profit is taking an active role in the partnership.

• A long-term material participation agreement will be provided at closing illustrating how
the non-profit is taking an active role in the partnership.
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Level of Contribution- The parties must demonstrate evidence that the Co-Applicant will
contribute capital, real property or services related to the project that directly affect and
serve the anticipated resident population.

The Applicant has demonstrated that the non-profit will contribute capital, real property or
valuable and related services to the project and/or the anticipated resident population.
LMI will use the proceeds of the sale of the credits to loan back to the project for the term
of the incentive or make a capital contribution to the project.

All residents of the Project will have access to a range of social services. These services, designed
to empower the residents, may include personal financial management case management,
mentoring, job training/search, crisis management and health and weliness activities. Special
needs households will have full access to an on-site Resident Services Coordinator, who will
provide case management services and encourage independent living and self-sufficiency. Social
services being provided to the project will he in place beyond the term of the RES-ERG Incentive
to ensure the tenants are being provided with adequate resources that will result in both personal
and professional growth.

Based on the above information, the underwriter believes, LMI will play a significant role to the
Project in addition to being a valuable resource to the tenants of this prospective community.

Project Uses

The Applicant proposes the following uses for the Project:

ERG eligible project costs exclude ineligible costs aggregating $8.9 million which include the
developer fee of $7 million, Reserves of $1.6 million, and advertising and promotion fees of
$279,000.

Sources of Financing Amount
HUD 221 (d) (4) $ 15,216,908
HMFA Loan Fund $ 2,500,000
ERG Tax Credit Equity $ 12,767,225
Anticipated 2nd HMFA Loan $ 18,870,000
Equity:

Applicant Equity $ 1,996,728
Deferred Developer Fee $ 3,500,000
LIHTC $ 10,814,893

Total $ 65,665,754

Beachway Urban Renewal Associates, L.P. &
Life Management, Inc.
September 10, 2015

Uses Total Project Costs RES ERG Eligible Amount
Acquisition of Land and Buildings $ 2,250.000 $ 2,250,000
Construction & Site Improvements $ 47,578,042 $ 47,578,042
Professional Services $ 1,517,100 $ 1,517,100
Financing & Other Costs $ 4,949,793 $ 3.027,26 1
Contingency $ 2,370,819 $ 2,370, 819
Development Fee $ 7,000,000 $ 0
TOTAL USES $ 65,665,754 $ 56,743,222



The Applicant provided a commitment from PNC Real Estate for the HUD 221(d)(4) construction
and permanent loan financing in the amount of $15.2 million. The construction piece of the
financing will have an interest only period for an estimated term of 20 months. The permanent
loan will be for a term of 40 years at an estimated interest rate of 4.25% based on the projected
market conditions when the loan converts to a fully amortizing permanent mortgage. The
anticipated second HMFA loan in the amount of $18.87 million will have a term of 40 years at a
1% interest rate compounded annually. HMFA will also provide construction and permanent loan
financing in the estimated amount of $250,000 from the Multifamily Rental Financing Production
Fund, at an estimated annual interest rate of 1% during the construction term of two years. The
note will be secured by a second mortgage lien on the property during construction and will hold a
co-first mortgage lien on the property at permanent conversion, The loan will have a term of 30
years from the date of conversion to permanent financing. As part of its permanent financing
structure the Applicant has also received a commitment from the tax credit syndicator, PNC Real
Estate who will be providing both the Low Income Housing Tax Credit equity and RES ERG Tax
Credit equity for a total of $23,582,118. The RES ERG tax credits will be priced at $0.75 for each
dollar of State Tax Credits allocated to the investment of the project.

Development Fee

The amount of developer fee allowed for eligible rehabilitation or new construction costs will be
limited to 15% of total development costs excluding land, pre-operational expenses, and escrows
and reserves pertaining to permanent takeout financing. Total development fee includes all hard
and soft costs, in addition to applicable financing fees. Developer fee at project construction
completion or stabilization shall not exceed 8% (out of the 15% total) with the balance being
deferred and taken through projected cash flow. This is consistent with NJHMFA’s approach.

The Applicant has demonstrated to both NJHMFA and EDA that the project will not generate
sufficient cash flow to return the entire developer fee within five years of project stabilization. The
maximum developer fee of 15% for this project will not be achieved until year 19.

RES ERG projects are required to have a minimum of 20% equity in its capital structure based on
the total projects costs. The equity sources of capital in Beachway Urban Renewal Associates, L.P.
and LMI Inc. are deferred developer fee of $3.5 million, LIFITC equity syndicated by PNC Real
Estate in the amount of $10.8 million, and Applicant’s equity in the amount of $2 million which is
collectively 25% of total project costs.

Other Statutory Criteria

In order to be eligible for the program, the Authority is required to consider the following items:

The economic feasibility and the need of the redevelopment incentive agreement to the
viability of the project.

The Applicant has demonstrated that the project is not financially feasible without the Residential
ERG because a funding gap would remain after maximizing other funding sources, including
those available from NJHMFA.

It is noted in the appraisal that Keansburg, specifically, has been hit hard due to the number of
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foreclosures, currently, there are 3,331 properties in this community that are in some stage of
foreclosure (default, auction or bank owned). Former residents of these foreclosed homes may be
part of the market for units at this location.

The appraisal mentions that given the large number of income-eligible households in the primary
market area and lack of availability among appropriate rental properties in the overall market area,
there should be strong demand and a reasonable rent-up, Based on market data, the appraisal noted
that the project will reach 100% stabilized occupancy within 12 months (inclusive of a three
month pre-leasing period). The strengths listed in the area as per the appraisal are as follows: well
designed units, part of a mixed community, a large need for quality housing in the market area,
waterfront location, and limited competition; there were no weaknesses identified with the
proposed development. Based on the occupancy rates in all comparable developments, it is likely
that the subject should maintain less than 5%, as long as the property continues to be maintained
and well managed.

The construction characteristics of the proposed housing should mix well with the other projects
and will be superior or comparable to most of the existing housing in the neighborhood. The units
will be competitive in size with the existing stock; but they will be far superior in amenities and
features as compared to the older existing housing stock that will aide in revitalizing and spurring
the much needed economic development to the City. This development will help provide a
significant economic investment in Monmouth County.

The project did receive a resolution from Monmouth County for the purpose of demonstrating a
need for affordable housing in addition to the mayor providing a letter of support for the
development of this project. The Applicant is also in the process of negotiating a payment in lieu
of taxes “PILOT” with an estimated 30 year term, at a rate of approximately 10.00% of annual
gross revenue.

The Project appears to be economically feasible based on the track record of the Applicant and
their development team as well as the committed funding sources for the entire cost budget which
is available to this project. The project fills the need for mixed-use housing and will spur
economic development as a result of the services that will be provided to the tenants at the project.

The degree to which the redevelopment project within a municipality which exhibits
economic and social distress, will advance State, regional, local development and planning
strategies, promote job creation and economic development and have a relationship to
other major projects undertaken within the municipality.

The Borough of Keansburg is experiencing economic and social distress in the face of recovery
from Superstorm Sandy. A large number of businesses and households were displaced by the
storm, and, as a result, led to a decline in economic and population growth. The physical housing
and building stock has been slow to recover from Superstorm Sandy. The Borough also has a high
percentage of housing cost-burdened households. Moreover, these cost burdened households also
suffered a high level of damage from Superstorm Sandy. Keansburg is one of four municipalities
that have the highest level of “major” and “severe” renter damage.

The project furthers the goals of State, regional, and local development and planning strategies.
The project is compatible with the New Jersey State Redevelopment Plan intention to encourage
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redevelopment in the Metropolitan Area, Planning Area 1 to revitalize cities and towns, promote
growth in compact forms, and stabilize older suburbs. The project also furthers State Plan policy
objectives for ensuring efficient land use, providing a full range of housing choices, promoting
economic development through infill development and public/private partnerships. promoting
design to enhance public safety and encourage pedestrian activities, and promote well-planned and
revitalized coastal conimunities that sustain economies and are compatible with the natural
environment.

The Borough of Keansburg also participates in the Bayshore Regional Strategic Plan. This project
advances the goals of the Borough of Keansburg to develop nodes and activity centers along the
waterfront. It also fulfills the Plan’s vision of revitalized downtown areas to serve local and tourist
needs while preserving rich maritime history.

At the local level, the project is located on a site that has been declared an Area in Need of
Rehabilitation and is included in the Borough’s Redevelopment Plan for Main Street Node, Carr
and Raritan Avenues, and Route 36 Gateway. The local government strategy includes leveraging
existing infrastructure to re-imagine an important section of a main commercial corridor into a
vibrant, mixed-use community. The project embodies the planning principles set forth in the local
Redevelopment Plan, including a mixture of land uses that attract new year-round residents and
support retail services, capitalizing on waterfront locations to attract year-round residents and
support retail services, compact building design for efficient land use, a range of housing
opportunities, a pedestrian-oriented environment, strengthening neighborhoods with a strong sense
of place, and providing economic opportunities. The Borough is the recent recipient of a $1.1
million Stronger NJ Neighborhood grant from the EDA, which aims to improve streetscapes and
commercial corridors, including the immediately adjacent Carr Avenue. The Borough has also
been active with its branding and marketing efforts in a strong attempt to bolster tourism and
economic investment in town. The project will leverage the efforts of these other major projects to
promote continued economic development.

The Applicant estimates that the project will create construction and permanent jobs, thereby
promoting job creation and economic development. Approximately 126 construction jobs and 7
permanent jobs are expected to be created. The permanent positions will consist of
superintendents, retail workers, social service personnel, property management, and leasing.

Recommendation

Authority staff has reviewed the application for Beachway Urban Renewal Associates, L.P. and
LMI Inc. and finds that it is consistent with eligibility requirements of the Act, It is recommended
that the Members approve and authorize the Authority to issue a commitment letter to the
Applicant.

Issuance of the RES ERG tax credits are contingent upon the Applicant meeting the following
conditions:

1. Financing commitments for all funding sources for the Project consistent with the
information provided by the Applicant to the Authority for the RES ERG; and
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2. Evidence of site control and site plan approval for the Project; and

3. Copies of all required State and federal government permits for the Project and copies of
all local planning and zoning board approvals that are required for the Project.

4. Evidence that the Project complies with N.J.A.C. 19:31-4.3(a) (3).

5. Verification of final site plan approval no later than November 30, 2015

Tax Credits shall be issued upon:

1. Completion of construction and issuance of a Certificate of Occupancy (no later than July
28, 2018; and

2, Submission of a detailed list of all eligible costs, which costs shall be certified by a CPA
and satisfactory to the NJEDA; and

It is recommended that the members authorize the CEO of the EDA to execute any assignment
agreements necessary to effectuate this transaction

The New Jersey Economic Opportunity Act of 2013 provides a total of $600 million in tax credits
to be utilized towards eligible residential based projects. This allocation is further separated into
five additional allocations to assist projects meeting certain geographic andlor economic criteria.
This project being located in Keansburg, Monmouth County qualifies to be funded under the
allocation for projects located in a distressed municipality. The initial total of this allocation was
$75 million. After today’s approvals, $8.6 million remains in the allocation and $236.4 million of
tax credits remain in the total residential program

Total Eligible Project Costs: $56,743,222

Eligible Tax Credits and Recommended Award: The recommendation is to award up to 30% of
actual eligible costs, not to exceed $17,022,967 million.

zZZ

Timothy Lizura

Prepared by: Jenell Johnson
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Recommendation
Authority staff has reviewed the application for New Horizons Phase I Urban Renewal, LP and
NRA and finds that it is consistent with eligibility requirements of the Act. It is recommended that
the Members approve and authorize the Authority to issue a commitment letter to the Applicant.

Issuance of the RES ERG tax credits are contingent upon the Applicant meeting the following
conditions:

I. Financing commitments for all funding sources for the Project consistent with the
information provided by the Applicant to the Authority for the RES ERG; and

2. Evidence of site control and site plan approval for the Project; and

3. Copies of all required State and federal government permits for the Project and copies of
all local planning and zoning board approvals that are required for the Project.

4. Evidence that the Project complies with NJ.A.C. 19:31-4.3(a) (3).

Tax Credits shall be issued upon:

1. Completion of construction and issuance of a Certificate of Occupancy (no later than July
28, 2018; and

2. Submission of a detailed list of all eligible costs, which costs shall be certified by a CPA
and satisfactory to the NJEDA; and

It is recommended that the members authorize the CEO of the EDA to execute any assignment
agreements necessary to effectuate this transaction

The iSew Jersey Economic Opportunity Act of 2013 provides a total of $600 million in tax credits
to be utilized towards eligible residential based projects. This allocation is further separated into
five additional allocations to assist projects meeting certain geographic and/or economic criteria.
This project being located in Newark, Essex County qualifies to be funded under the allocation for
projects located in a distressed municipality. The initial total of this allocation was $75 million.
After today’s approvals, $8.6 million remains in the allocation and $236.4 million tax credits
remain in the total residential program.

Total Eligible Project Costs: $28,333,445

Eligible Tax Credits and Recommended Award: The recommendation is to award up to 30% of
actual eligible costs, not to exceed $8,500,033 to be paid over 10 years.

7 /7

Timothy zura

Prepared by: Matt Boyle
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GROW NEW JERSEY ASSISTANCE PROGAM (GROW NJ)  



The following summary is provided for information only. Full eligibility and review criteria can be found in 
the program’s rules. 
 
GROW NEW JERSEY ASSISTANCE PROGRAM (GROW NJ) 
Created by law in 2012, and revised through P.L. 2013, c. 161 and the “Economic Opportunity Act of 
2014, Part 3,” the intent of this program is to provide tax credits to eligible businesses which make, 
acquire or lease a capital investment equal to or greater than certain minimum capital investment amounts 
at a qualified business facility at which it will employ certain numbers of employees in retained and/or 
new full-time jobs. 
 
Per N.J.S.A. 34:1B-242 et seq. / N.J.A.C. 19:31-18 and the program’s rules, the applicant must: 
• Make, acquire, or lease a capital investment equal to, or greater than, the minimum capital 

investment, i.e.: Industrial, Warehousing, Logistics and R&D/Rehabilitation Projects -$20 sq. ft.; 
Industrial, Warehousing, Logistics and R&D/New Construction Projects-$60 sq. ft.; 
Other/Rehabilitation Projects-$40 sq. ft.; and Other/New Construction-$120 sq. ft. 
Minimum capital investment amounts lowered to 2/3 in GSGZs and in eight southernmost counties 

 
• Retain full-time jobs and/or create new full-time jobs in an amount equal to or greater than, the 

applicable minimum requirements, as follows: Tech start ups and manufacturing businesses - 10 
new/25 retained FT jobs; Other targeted industries - 25 new/35 retained FT jobs; All other 
businesses/industries - 35 new/50 retained FT jobs. 
Minimum employment numbers lowered to 3/4 in GSGZs and in eight southernmost counties 

 
• Demonstrate that: 1) the qualified business facility is constructed to certain minimum environmental / 

sustainability standards; 2) the proposed capital investment and resultant retention and creation of 
eligible positions will yield a net positive benefit equaling at least 110% of requested tax credit 
allocation amount prior to taking into account the value of requested tax credit, and shall be based on 
benefits generated during the initial years following project completion (Mega Project or GSGZ – 
up to 30 years; GSGZ-Camden up to 35 years and equal to 100% of requested allocation; all 
other projects up to 20 years); and, the award of tax credits will be a material factor in the 
business’s decision to create or retain the minimum number of full-time jobs with evidence relating to 
viable alternatives to the site and ability to dispose of or carry the costs of the site, if the business 
moves to the alternate site. 

 
Staff Review: 
• A comprehensive net benefit analysis is conducted to ensure the project has a positive net benefit to 

the State of at least 110%. The economic impact model used by the EDA includes multipliers from 
the RIMS II data base, published by the US Department of Commerce, along with internal 
econometric analysis and modeling to assess economic outputs, impacts and likely jobs creation. 

• For material factor, staff reviews cost benefit analyses provided by the company regarding other out-
of-state sites under consideration and cost of rent, property taxes, and utility costs; and, also 
investigates any existing labor contracts or real estate ownership that would render a re-location out 
of New Jersey impractical or cost prohibitive. 

• For intra-State job transfers, EDA Board shall make a separate determination to verify and confirm 
that the jobs are at risk of leaving the state, the date(s) at which the EDA expects that those jobs 
would actually leave, or with respect to projects in a GSGZ-Camden/Atlantic City, that the provision 
of tax credits under the program is a material factor in the businesses decision to make a capital 
investment and locate there, as attested to in a CEO certification. 

• If the business reduces the total number of its full-time employees in the State by more than 20% 
from the tax period prior to approval, then the business shall forfeit its credit for that tax period and 
going forward until such time as its full-time employment in the State has increased to the 80% level. 



 
Amount of award based upon: 
• Base, gross and maximum amounts of tax credits for each new or retained full-time job, follows: 

 
 Project Type Base Amount 

Per Job/Per Year 
Gross Amount 
Per Job/Per Year 

Maximum Amount 
To be Applied Annually 

Mega Project $5,000  $15,000 $30 million 
GSGZ Project $5,000 $15,000 $30 million/$35 million-Camden/Atlantic City 
UTHTC Municipality $5,000 $12,000 $10 million 
Distressed Municipality $4,000 $11,000 $8 million 
Priority Area $3,000 $10,500 $4 million (Not more than 90% of withholdings) 
Other Eligible Area $500 $6,000 $2.5 million (Not more than 90% of withholdings)  
Disaster Recovery Project $2,000 $2,000  

 
• Bonus – The amount of tax credit shall be increased if the qualified business facility meets any of the 

following priority criteria or other additional or replacement criteria determined by EDA from time to 
time in response to evolving economic or market conditions: 

 
Bonus Type Bonus Amount 
Deep poverty pocket or Choice Neighborhoods Transportation Plan area  $1,500  
Qualified incubator facility $500 
Mixed-use development with sufficient moderate income housing on site to accommodate 20% 
of full-time employees  

$500 

Transit oriented development $2,000 
Excess capital investment in industrial site for industrial use (excludes mega projects) $3,000 maximum 
Excess capital investment in industrial site for industrial use (mega projects or GSGZ projects) $5,000 maximum 
Average salary in excess of county’s existing average or in excess of average for GSGZ  $1,500 maximum 
Large numbers of new and retained full-time jobs 
251 to 400 
401 to 600  
601 to 800  
801 to 1,000 
1,001+ 

 
$500 
$750 

$1,000 
$1,250 
$1,500 

Business in a targeted industry $500 
Exceeds LEED “Silver” or completes substantial environmental remediation $250 
Located in municipality in eight southernmost counties with a MRI Index greater than 465 $1,000 
Located within a half-mile of any new light rail station  $1,000 
Projects generating solar energy for onsite use $250 
Vacant commercial building with over 1 million sq. ft. of lab space/1 year occupancy $1,000 

 
• Final Total Tax Credit Amount – Except for in GSGZs, the final total amount of tax credit, following 

the determination by EDA of the gross amount of tax credits, shall equal to 100% of the gross amount 
of tax credits for each new full-time job; and the lesser of 50% for each retained full-time job or the 
capital investment made by the applicant, per employee. 

• For tax credits in excess of $40 million, the amount available to be applied by the business annually 
shall be the lesser of the permitted statutory maximum amount or an amount determined by EDA 
necessary to complete the project, determined through staff analysis of all locations under 
consideration and all lease agreements, ownership documents, or substantially similar documentation 
for the business’s current in-State locations and potential out-of State location alternatives. 

• Limits on Annual Tax Credits – The amount of tax credits available to be applied by the business 
annually shall not exceed: GSGZ/Camden/Atlantic City - $35,000,000; Mega Project/GSGZ -
$30,000,000; Urban Transit Hub - $10,000,000; Distressed Municipality - $8,000,000; Priority Areas 
- $4,000,000 (not more than 90% of withholdings); and Other Eligible Areas - $2,500,000 (not more 
than 90% of withholdings). 













NEW JERSEY ECONOMIC DEVELOPMENT AUTHORITY
PROJECT SUMMARY - GROW NEW JERSEY ASSISTANCE PROGRAM

As created by statute, the Grow New Jersey Assistance (Grow NJ) Program is available to businesses creating
or retaining jobs in New Jersey and making a qualified capital investment at a qualified business facility in a
qualified incentive area. Applications to the Grow NJ Program are evaluated to determine eligibility in
accordance with P.L. 2013, c. 161 and as amended through the “Economic Opportunity Act of 2014, Part 3,”
P.L. 2014, c. 63, based on representations made by applicants to the Authority. Per N.J.S.A. 34:1B-242 et
seq./N.J.A.C. 19:3 1-1 and the program’s rules, applicants must employ a certain number of personnel in
retained and/or new full-time jobs at a qualified business facility and make, acquire or lease a capital investment
equal to or greater than defined thresholds in order to be eligible for tax credits. In addition to satisfying these
statutorily-established job and capital investment requirements, applications undergo a material factor review to
verify that the tax credits are material to the project advancing in New Jersey. Applications are also subject to a
net benefit analysis to verify that the anticipated revenue resulting from the proposed project will be greater
than the incentive amount. Credits are only certified for use annually and proportionally based on actual job
performance during that year and an applicant is subject to forfeiture and recapture in event of default.

APPLICANT: Chelten House Products, Inc. P41334

PROJECT LOCATION: 100 Progress Court Logan Township Gloucester County
607 Heron Drive Logan Township Gloucester County

GOVERNOR’S INITIATIVES:
( ) NJ Urban Fund ( ) Edison Innovation Fund (X) Core ( ) Clean Energy

APPLICANT BACKGROUND:
Chelten House Products, Inc. is a fourth generation family business that has been developing premium products
for food purveyors and marketing companies for more than 40 years. From the company’s dual facilities in
Logan Twp., NJ (150,000 sq. ft.) and Las Vegas, NV (86,000 sq. ft.), it creates, packs and ships high-quality
food items worldwide. Manufactured and sold under the Chelten House, Marinade Bay and Simply Natural
brands, as well as a private label, Chelten’s principal products include salad dressings, pasta sauces, marinades,
salsas, ketchups and mustards sold directly to supermarkets. Over the past 10 years, Chelten has expanded its
manufacturing footprint, research and development space and service offerings, which extend into the growing
market space of premium, all natural and organic products. The applicant has demonstrated the financial ability
to undertake the project.

Chelten House has utilized Authority financing in the past via tax-exempt bond financing, the state-wide loan
pool program and a direct loan. The bond and the loans have been paid in full in accordance with the terms of
the financings.

MATERIAL FACTOR/NET BENEFIT:
In order to maintain its growth and meet the increasing market demand for its products, Chelten must build a
manufacturing facility of 244,375 sq. ft. and is considering Logan Twp., NJ or Las Vegas, Nevada. If
completed in NJ, this planned expansion will include the construction of an energy efficient manufacturing
facility, together with its existing facility, a projected total capital investment of $61 million, the creation of 125
new jobs and the retention of 176 existing jobs in Logan Twp., NJ. The alternative is to expand in Las Vegas,
next to its current facility.

The 150,000 sq. ft. manufacturing facility that the company currently operates, together with the proposed new
construction of a 244,375 sq. ft. manufacturing facility, are deemed to be a “complex of buildings” as the
buildings are part of the same financing and operational plans to expand in Logan Twp. Due to the locations
sharing the same geographical scoring criteria and space characteristics (both are industrial), only one grant
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calculation is necessary. However, as one building is an existing structure and the other building will be
constructed, the minimum capital investment requirements are different and will need to be met individually at
each facility.

The location analysis submitted to the Authority shows New Jersey to be the more expensive option and, as a
result, the management of Chelten House Products, Inc. has indicated that the grant of tax credits is a material
factor in the company’s location decision. The Authority is in receipt of an executed CEO certification by
Steven Dabrow, the CEO of Chelten House Products, Inc., that states that the application has been reviewed and
the information submitted and representations contained therein are accurate and that, but for the Grow New
Jersey award, the creation and/or retention ofjobs would not occur. It is estimated that the project would have a
net benefit to the State of $142 million over the 20 year period required by the Statute.

FINDING OF JOBS AT RISK:
The applicant has certified that the 176 New Jersey jobs listed in the application are at risk of being located
outside the State on or before December 31, 2017, when the manufacturing plant would be completed in
Nevada. This certification coupled with the economic analysis of the potential locations submitted to the
Authority has allowed staff to make a finding that the jobs listed in the application are at risk of being located
outside of New Jersey.

ELIGIBILITY AND GRANT CALCULATION:
Per the Grow New Jersey statute, N.J.S.A. 34:1B-242 et seq. and the program’s rules, N.J.A.C. 19:31-18, the
applicant must:

Make, acquire, or lease a capital investment equal to, or greater than, the minimum capital investment,
as follows:

($/Square Foot
Minimum Capital Investment Requirements of Gross Leasable Area)
Industrial/Warehouse/Logistics/R&D — Rehabilitation Projects $ 20 (Heron Drive)
Industrial/Warehouse/Logistics/R&D - New Construction Projects $ 60 (Progress Court)
Non-Industrial/Warehouse/Logistics/R&D — Rehabilitation Projects $ 40
Non-Industrial/Warehouse/Logistics/R&D — New Construction Projects $120
Minimum capital investment amounts are reduced by 1/3 in GSGZs and in eight South Jersey
counties: Atlantic, Burlington, Camden, Cape May, Cumberland, Gloucester, Ocean and Salem

• Retain full-time jobs AND/OR create new full-time jobs in an amount equal to or greater than the
applicable minimum, as follows:

Minimum Full-Time Employment Requirements (New / Retained Full-time Jobs)
Tech start ups and manufacturing businesses 10 / 25
Other targeted industries 25 / 35
All other businesses/industries 35 / 50
Minimum employment numbers are reduced by 1/4 in GSGZs and in eight South Jersey counties:
Atlantic, Burlington, Camden, Cape May, Cumberland, Gloucester, Ocean and Salem

As an Industrial - New Construction Project and an Industrial - Rehabilitation Project, for a manufacturing
business in Gloucester County, this project has been deemed eligible for a Grow New Jersey award based upon
these criteria, outlined in the table below:
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Eligibility Minimum Requirement Proposed by Applicant
Capital Investment (Progress Court) $9,775,000 $55,195,542
Capital Investment (Heron Drive) $2,000,000 $2,000,000
New Jobs 8 125
Retained Jobs 19 176

The Grow New Jersey Statute and the program’s rules also establish criteria for the Grant Calculation for New
Full-Time Jobs. This project has been deemed eligible for a Base Award and Increases based on the following:

Base Grant Requirement Proposed by Applicant
Mega Project Base award of $5,000 per year A Qualified Business Facility

for projects designated as a located in a Priority Area that
Mega Project qualifies as a Mega Project by

virtue of being in a Port
District for a business in the
manufacturing industry having
either capital investment in
excess of $20,000,000 and
more than 250 full-time
employees created or retained
or having more than 1,000

______________________________

employees created or retained.

Increase(s) Criteria
Large Number of An increase of $500 per job The applicant is proposing to
New/Retained Full-Time Jobs for 251-400 new or retained create/retain 301 Full-Time

jobs, $750 per job for 401-600 Jobs at the project location
new or retained jobs, $1,000 resulting in an increase of
for 601-800 new or retained $500.
jobs, $1,250 for 801-1,000
new or retained jobs and
$1,500 for more than 1,000
new or retained jobs

Targeted Industry An increase of $500 per job The applicant is a
for a business in a Targeted Manufacturing business.
Industry of Transportation,
Manufacturing, Defense,
Energy, Logistics, Life
Sciences, Technology, Health,
or Finance excluding a
primarily warehouse,
distribution or fulfillment
center business

Mega/GSGZ md. Project w/ An increase of $1,000 per job The proposed project is a
Cap. mv, In Excess of Mm for a Mega Project or a project Mega Project. The proposed

located in a Garden State capital investment of
Growth Zone for each $57,195,542 is 385% above
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additional amount of capital the minimum capital
investment in an industrial investment resulting in an
premises that exceeds the increase of $5,000 per year.
minimum amount required for
eligibility by 20%, with a
maximum increase of $5,000

The Grow New Jersey Statute and the program’s rules establish a Grant Calculation for Retained Full-Time
Jobs. The Grant Calculation for Retained Full-Time Jobs for this project will be based upon the following:

PROJECT TYPE GRANT CALCULATION
Project located in a Garden State The Retained Full-Time Jobs will receive the same Grant
Growth Zone Calculation as New Full-Time Jobs as shown above subject to the

same per employee limits.
A Mega Project which is the U.S. The Retained Full-Time Jobs will receive the same Grant
headquarters of an automobile Calculation as New Full-Time Jobs as shown above subject to the
manufacturer located in a priority area same per employee limits.
The Qualified Business Facility is The Retained Full-Time Jobs will receive the same Grant
replacing a facility that has been wholly Calculation as New Full-Time Jobs as shown above subject to the
or substantially damaged as a result of a same per employee limits.
federally declared disaster
All other projects The Retained Full-Time Jobs will receive the lesser of:

- V2 of the Grant Calculation for New Full-Time Jobs (1/2 *

$11,000 = $5,500) or
- The estimated eligible Capital Investment divided by 10

divided by the total New and Retained Full-Time Jobs
($57,195,542! 10 / (125 + 176) $19,001)

In the event that upon completion a project has a lower actual Grant
Calculation for New Full-Time Jobs or a lower Capital Investment
than was estimated herein, the above calculations will be re-run and
the applicant will receive the lesser of the two amounts.
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Grant Calculation

BASE GRANT PER EMPLOYEE:
Mega Project $5,000

INCREASES PER EMPLOYEE:
Large Number of New/Retained F/T Jobs: $ 500
Targeted Industry (Manufacturing): $ 500
Mega md. Project w/ Cap. mv. In Excess of Mm: $ 5.000

INCREASE PER EMPLOYEE: $6,000

PER EMPLOYEE LIMIT:
Mega Project $15,000

LESSER OF BASE + INCREASES OR PER EMPLOYEE LIMIT: $11,000

AWARD:
New Jobs: 125 Jobs X $11,000 X 100% $1,375,000
Retained Jobs: l76JobsX$11,000X 50% 2$Q

Total: $2,343,000

ANNUAL LIMITS:
Mega Project $30,000,000

TOTAL ANNUAL AWARD $2,343,000
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ESTIMATED ELIGIBLE CAPITAL INVESTMENT:
ESTIMATED ELIGIBLE CAPITAL INVESTMENT:
EXPECTED PROJECT COMPLETION:
NEW FULL-TIME JOBS:
RETAINED FULL-TIME JOBS:

$55,195,542 (Progress Court)
$2,000,000 (Heron Drive)

September 10, 2018
125
176

GROSS BENEFIT TO THE STATE (OVER 20 YEARS, PRIOR TO AWARD):
NET BENEFIT TO THE STATE (OVER 20 YEARS, NET OF AWARD):
TOTAL AMOUNT OF AWARD:
ELIGIBILITY PERIOD:
MEDIAN WAGES:
SIZE OF PROJECT LOCATION:
SIZE OF PROJECT LOCATION:
NEW BUILDING OR EXISTING LOCATION?
NEW BUILDING OR EXISTING LOCATION?
INDUSTRIAL OR NO -INDUSTRIAL FACILITY?
CITY FRO’I WHICH JOBS WILL BE RELOCATED IN NEW JERSEY:
STATEWIDE BASE EMPLOYMENT:
PROJECT IS: (X) Expansion
CONSTRUCTION: (X) Yes

CONDITIONS OF APPROVAL:

$166,392,718
$142,962,718
$ 23,430,000

10 years

1. Applicant has not entered into a lease, purchase contract, or otherwise committed to remain in New Jersey.
2. Applicant will make an eligible capital investment of no less than the Statutory minimum after board

approval, but no later than 3 years from Board approval.
3. No employees that are subject to a BEIP, BRRAG, legacy Grow New Jersey, Urban Transit Hub or other

NJEDA incentive program are eligible for calculating the benefit amount of the Grow New Jersey tax credit.
4. No capital investment that is subject to a BEIP, BRRAG, legacy Grow New Jersey, Urban Transit Hub or

other NJEDA incentive program is eligible to be counted toward the capital investment requirement for
Grow New Jersey.

5. Within twelve months following approval, the applicant will submit progress information indicating that the
business has site plan approval, committed financing for, and site control of the qualified business facility.

APPROVAL REQUEST:
The Members of the Authority are asked to: 1) concur with the finding by staff that the jobs in the application
are at risk of being located outside New Jersey on or before December 31, 2017; 2) approve the proposed Grow
New Jersey grant to encourage Chelten House Products, Inc. to increase employment in New Jersey. The
recommended grant is contingent upon receipt by the Authority of evidence that the company has met certain
criteria to substantiate the recommended award. If the criteria met by the company differs from that shown
herein, the award amount and the term will be lowered to reflect the award amount that corresponds to the
actual criteria that have been met.

$ 70,231
244,375 sq. ft. (Progress Court)

150,000 sq. ft. (Heron Drive)
New (Progress Court)

Existing (Heron Drive)
Industrial

Logan Twp.
176

(X) Relocation
( )No

DEVELOPMENT OFFICER: J. Kenyon APPROVAL OFFICER: T. Wells



NEW JERSEY ECONOMIC DEVELOPMENT AUTHORITY
PROJECT SUMMARY - GROW NEW JERSEY ASSISTANCE PROGRAM

As created by statute, the Grow New Jersey Assistance (Grow NJ) Program is available to businesses creating
or retaining jobs in New Jersey and making a qualified capital investment at a qualified business facility in a
qualified incentive area. Applications to the Grow NJ Program are evaluated to determine eligibility in
accordance with P.L. 2013, c. 161 and as amended through the “Economic Opportunity Act of 2014, Part 3,”
P.L. 2014, c. 63, based on representations made by applicants to the Authority. Per N.J.S.A. 34:1B-242 et
seq./N.J.A.C. 19:31-1 and the program’s rules, applicants must employ a certain number of personnel in
retained and/or new full-time jobs at a qualified business facility and make, acquire or lease a capital investment
equal to or greater than defined thresholds in order to be eligible for tax credits. In addition to satisfying these
statutorily-established job and capital investment requirements, applications undergo a material factor review to
verify that the tax credits are material to the project advancing in New Jersey. Applications are also subject to a
net benefit analysis to verify that the anticipated revenue resulting from the proposed project will be greater
than the incentive amount. Credits are only certified for use annually and proportionally based on actual job
performance during that year and an applicant is subject to forfeiture and recapture in event of default.

APPLICANT: EMR Eastern LLC and affiliates P4 1233

PROJECT LOCATION: 5 S. Front Street & Kaighn Avenue Camden City Camden
1251 5. Front Street Camden City Camden
1423, 1466 and 1484 Ferry Avenue Camden City Camden
w.s. 3”’ 246 No. Ferry Avenue Camden City Camden
SW 3”’ & Ferry Avenue Camden City Camden
ES SO 3”’ 90 South Lansdowne Avenue Camden City Camden
1257 So. 2’ Street Camden City Camden

GOVERNOR’S INITIATIVES:
(X) NJ Urban Fund ( ) Edison Innovation Fund ( ) Core ( ) Clean Energy

APPLICANT BACKGROUND:
EMR Eastern LLC is a wholly owned subsidiary of EMR (USA Holdings) Inc. which is principally engaged in
the business of metal recycling, namely the purchase, processing and sale of ferrous and nonferrous scrap
material. The ultimate parent, European Metal Recycling Limited, headquartered in the United Kingdom, has
170 sites and more than 4,500 employees worldwide and is a recycler of obsolete and end-of-life consumer
goods and industrial materials including steel, aluminum, copper, stainless steel and plastics. In 2008, EMR
purchased Camden Iron & Metal, a business with a hundred year history in Camden, creating Eastern Metal
Recycling. EMR operations in NJ currently employ 299 employees, 201 employees in Camden, 71 employees
in Bellmawr and 27 additional employees working throughout the State. EMR Eastern LLC was recently
created as the parent of several affiliates established in line with the specific purpose of this Grow NJ project.
The applicant has demonstrated the financial ability to undertake the project through the support of its parent
company.

MATERIAL FACTOR/NET BENEFIT:
The proposed project is located in Camden, NJ, a city that ranked 566 out of 566 municipalities in the 2007
New Jersey Municipal Revitalization Index, In recognition of Camdens inability to attract investment, in the
New Jersey Economic Opportunity Act, the Legislature declared that Camden and the other Garden State
Growth Zones presented significant challenges to development and created incentives unique to Camden and
other similarly situated Garden State Growth Zones to overcome these barriers.

The management of EMR Eastern LLC has indicated that the grant of tax credits is a material factor in the
company’s decision whether or not to locate the project in Camden. The Authority is in receipt of an executed
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CEO certification by Joseph Balzano, the CEO of EMR Eastern LLC which states that the Grow New Jersey
award is a material factor in the companys decision to make the capital investment and locate the project in
Camden. The CEO certification also states that the application has been reviewed and the information
submitted and representations contained therein are accurate.

Staff reviewed the project and finds support for management’s assertion that the award of tax credits is a
material factor in the company’s decision to locate in Camden. If EMR Eastern LLC chooses the Camden
option, the company would establish a Recovery, Reuse & Recycling Campus and headquarters in Camden.
The proposed campus consists of seven (7) new buildings for the vertically integrated scrap metal procurement
and handling facility, an advanced metals recovery facility and headquarters plus seven (7) existing buildings
used for the existing non-ferrous recovery operation, all which will be on six blocks that are contiguous to each
other. For purposes of the Grow NJ program, all the proposed buildings are within the same geographical
location. In addition to the new full-time jobs and the retained jobs new to Camden, 94 existing Camden jobs
are located at the qualified business facility. The alternative to Camden is to complete the project in New
Orleans, LA, where the company already has some of these operations,

This project represents a significant positive step forward for Camden’s redevelopment efforts, bringing a
Recovery, Reuse & Recycling Campus, including a headquarters facility in a complex of buildings that are part
of the same financing plan and operational plan to the city. It is estimated that the project would have a net
benefit to the State of $17 million over the 35 year period required by the Statute.

FINDING OF JOBS AT RISK:
The applicant has certified that the 156 New Jersey jobs listed in the application are at risk of being located
outside the State. This certification coupled with the economic analysis of the potential locations submitted to
the Authority has allowed staff to make a finding that the award of the Grow New Jersey tax credits is a
material factor in the applicant’s decision to make a capital investment and locate in Camden.

ELIGIBILITY AND GRANT CALCULATION:
Per the Grow New Jersey statute, N.J.S.A. 34:1B-242 et seq. and the program’s rules, N.J.A.C. 19:31-18, to
qualify as a capital investment alternative project, the applicant must meet the capital investment alternative
criteria as well as the program eligibility criteria. As a project under the capital investment alternative, the
eligibility is considered in the aggregate. To be considered in the aggregate, the project is evaluated as a new
construction because it contains a mix of new and existing buildings, with the majority of the square footage of
the buildings being new. To meet the program eligibility criteria, the applicant must:

Make, acquire, or lease a capital investment equal to, or greater than, the minimum capital investment,
as follows:

($/Square Foot
Minimum Capital Investment Requirements of Gross Leasable Area)
Industrial!Warehouse/Logistics/R&D - Rehabilitation Projects $ 20
Industrial/Warehouse/Logistics/R&D - New Construction Projects $ 60
Non-Industrial/Warehouse/Logistics/R&D — Rehabilitation Projects $ 40
Non-Industrial/Warehouse/Logistics/R&D — New Construction Projects $120
Minimum capital investment amounts are reduced by 1/3 in GSGZs and in eight South Jersey
counties: Atlantic, Burlington, Camden, Cape May, Cumberland, Gloucester, Ocean and Salem

• Retain full-time jobs AND/OR create new full-time jobs in an amount equal to or greater than the
applicable minimum, as follows:
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Minimum Full-Time Emnlovment Reauirements (New / Retained Full-time .Johs

Tech start ups and manufacturing businesses 10 / 25
Other targeted Industries 25 / 35
All other businesses/industries 35 / 50
Minimum employment numbers are reduced by 1/4 in GSGZs and in eight South Jersey counties:
Atlantic, Burlington, Camden, Cape May, Cumberland, Gloucester, Ocean and Salem

As an Industrial - New Construction Project for an other business in Camden County, this project has been
deemed eligible for a Grow New Jersey award based upon these criteria, outlined in the table below:

Eligibility Minimum Requirement Proposed by Applicant
Capital Investment $27,534,400 $252,750,000
New Jobs 27 285
Retained Jobs New to Camden 38 62

The Grow New Jersey Statute and the program’s rules also establish criteria for the Grant Calculation. Projects
located in Camden are eligible to receive per employee as a tax credit the total amount of capital investment for
the project divided by the number of employees, subject to the following limits, provided that the project
represents a net positive benefit to the State:

New or Retained Jobs Capital Investment Maximum Annual Tax Limit on Total Tax
New to Camden Credit Credit

35 $5,000,000 $2,000,000 $20,000,000
70 $10,000,000 $3,000,000 $30,000,000
100 $15,000,000 $4,000,000 $40,000,000

? 150 $20,000,000 $5,000,000 $50,000,000
?250 $30,000,000 $35,000,000 $350,000,000

Provided the company complies with all other program requirements, a reduction in the number of new or
retained full-time jobs indicated in the company’s annual report below the number certified in the initial CPA
certification shall proportionately reduce the amount of tax credits the company may apply against liability in
the relevant tax period. Also, if the number of new and retained full-time jobs, as indicated by the company’s
annual report, is reduced below the required number in the table above, the tax credits that the business may
take shall be subject to the annual limit corresponding to the new and retained jobs new to Camden.

ESTIMATED ELIGIBLE CAPITAL INVESTMENT:
EXPECTED PROJECT COMPLETION:
NEW FULL-TIME JOBS:
RETAINED FULL-TIME JOBS NEW TO CAMDEN:
MAXIMUM AWARD PER NEW/RETAINED JOB NEW TO CAMDEN:

GROSS BENEFIT TO THE STATE (OVER 35 YEARS, PRIOR TO AWARD)
NET BENEFIT TO THE STATE (OVER 35 YEARS, NET OF AWARD):
TOTAL AMOUNT OF AWARD:
TERM:
MEDIAN WAGES:

$ 252,750,000
September 18, 2018

285
62

$ 728,386

$ 270,182,313
$ 17,432,313
$ 252,750,000

10 years
$ 52,000
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SIZE OF PROJECT LOCATION: 688,360
NEW CONSTRUCTION OR EXISTING FACILITY? New
INDUSTRIAL OR NON-INDUSTRIAL PREMISES? Industrial
CITY FROM WHICH JOBS WILL BE RELOCATED IN NEW JERSEY: Bellmawr/Camden
STATEWIDE BASE EMPLOYMENT: 299
PROJECT IS: (X) Expansion (X) Relocation
CONSTRUCTION: (X) Yes ( ) No

CONDITIONS OF APPROVAL:
1. Applicant has not entered into a lease, purchase contract, or otherwise committed to remain in New Jersey.
2. Applicant will make an eligible capital investment of no less than the Statutory minimum after board

approval, but no later than 3 years from Board approval.
3. No employees that are subject to a BEIP, BRRAG, legacy Grow New Jersey, Urban Transit Hub or other

NJEDA incentive program are eligible for calculating the benefit amount of the Grow New Jersey tax credit.
4. No capital investment that is subject to a BEIP, BRRAG, legacy Grow New Jersey, Urban Transit Hub or

other NJEDA incentive program is eligible to be counted toward the capital investment requirement for
Grow New Jersey.

5. Within twelve months following approval, the applicant will submit progress information indicating that the
business has site plan approval, committed financing for, and site control of the qualified business facility.

6. The applicant will maintain the 94 existing positions at the project site for the duration of the Grow NJ award.
The number of positions that are part of this Grow NJ award will only be counted above and beyond the first
94 positions at the project site.

7. Due to the Net Benefit to the State exceeding the minimum Net Benefit required for a Grow NJ award by
10% or less, the Net Benefit to the State will be recalculated if the CPA certification shows a 10% or more
reduction of the number of eligible jobs, capital investment, or payroll from the amounts approved by the
Board. If the Net Benefit analysis does not support awarding a tax credit for the entire amount of the capital
investment, then the amount of the award will be reduced accordingly.

APPROVAL REQUEST:
The Members of the Authority are asked to: 1) concur with the finding by staff that the award of the Grow New
Jersey tax credits is a material factor in the applicant’s decision to make a capital investment and locate in
Camden; 2) approve the proposed Grow New Jersey grant to encourage EMR Eastern LLC and affiliates to
locate in Camden. The recommended grant is contingent upon receipt by the Authority of evidence that the
company has met certain criteria to substantiate the recommended award, If the criteria met by the company
differs from that shown herein, the award amount and the term will be lowered to reflect the award amount that
corresponds to the actual criteria that have been met.

DEVELOPMENT OFFICER: J. Kenyon APPROVAL OFFICER: T. Wells



NEW JERSEY ECONOMIC DEVELOPMENT AUTHORITY
PROJECT SUMMARY - GROW NEW JERSEY ASSISTANCE PROGRAM

As created by statute, the Grow New Jersey Assistance (Grow NJ) Program is available to businesses creating
or retaining jobs in ew Jersey and making a qualified capital investment at a qualified business facility in a
qualified incentive area. Applications to the Grow NJ Program are evaluated to determine eligibility in
accordance with P.L. 2013, c. 161 and as amended through the “Economic Opportunity Act of 2014, Part 3,”
P.L. 2014, c. 63, based on representations made by applicants to the Authority. Per N.J.S.A. 34:1B-242 et
seq./N.J.A.C. 19:31-1 and the program’s rules, applicants must employ a certain number of personnel in
retained and/or new full-time jobs at a qualified business facility and make, acquire or lease a capital investment
equal to or greater than defined thresholds in order to be eligible for tax credits. In addition to satisfying these
statutorily-established job and capital investment requirements, applications undergo a material factor review to
verify that the tax credits are material to the project advancing in New Jersey. Applications are also subject to a
net benefit analysis to verify that the anticipated revenue resulting from the proposed project will be greater
than the incentive amount. Credits are only certified for use annually and proportionally based on actual job
performance during that year and an applicant is subject to forfeiture and recapture in event of default.

APPLICANT: Hudson Group (HG) Retail, LLC P40422

PROJECT LOCATION: One Meadowlands Plaza, East Rutherford Borough Bergen County
Floors 6, 9 and 11

GOVERNOR’S INITIATIVES:
( ) NJ Urban Fund ( ) Edison Innovation Fund (X) Core ( ) Clean Energy

APPLICANT BACKGROUND:
1-ludson Group (HG) Retail, LLC (“Hudson Group” or “HG’) is one of the world’s leading travel retail
companies in the United States and Canada. HG operates mostly out of airports and commuter locations
throughout the US and Canada and operates approximately 700 stores, 650 of which are in 70 airports.
Products sold include newspapers, magazines, books, souvenirs and travel guides, as well as convenience food
and beverage items. The company traces its origins back to 1918, when the Cohen family first began
distributing newspapers in New York and New Jersey under the name, the Bayonne News Company. The
Hudson News Company was incorporated in 1926, and the Hudson Group Retail Division was formed in 1987.
In 2008, Dufry AG purchased Hudson Group (HG) Retail, LLC, and its current corporate structure was then
established. The applicant has demonstrated the financial ability to undertake the project.

MATERIAL FACTOR/NET BENEFIT:
Hudson Group has been evaluating real estate options for a new headquarters commensurate with the company’s
enhanced corporate image and with space to accommodate continued employment growth. Over the last two
years, HG has identified three potential locations that were considered front-runner candidates, two of which
were located in New Jersey, (150 Clove Rd., in Little Falls and more recently 101 Hudson in Jersey City)
neither of which met corporate expectations. HG’s first option remains unchanged at Blue Hill Plaza in Pearl
River, NY.

HG is closely examining the economics of a lease proposal for 93,308 SF at One Meadowlands Plaza, an
additional 32.000 SF in its current building. HG’s current HQ operations comprise 214 full-time employees and
18 additional IT contract employees, which are planned to be converted to direct employees. Additional growth
over the next 3 years is anticipated to be an additional 32 employees, for a total of 50 new direct jobs. Major
headquarters operating units are: finance, human resources, merchandising, operations and IT.

The location analysis submitted to the Authority shows New Jersey to be the more expensive option and, as a
result, the management of Hudson Group (HG) Retail, LLC has indicated that the grant of tax credits is a
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material factor in the company’s location decision. The Authority is in receipt of an executed CEO certification
by Joseph D. Domizio, the CEO of Hudson Group (HG) Retail, LLC, that states that the application has been
reviewed and the information submitted and representations contained therein are accurate and that, but for the
Grow New Jersey award, the creation and/or retention ofjobs would not occur. It is estimated that the project
would have a net benefit to the State of $57.4 million over the 20 year period required by the Statute.

FINDING OF JOBS AT RISK:
The applicant has certified that the 214 New Jersey jobs listed in the application are at risk of being located
outside the State on or before April 1, 2016, the date by which HG expects that it would be able to relocate to
the alternate location. This certification coupled with the economic analysis of the potential locations submitted
to the Authority has allowed staff to make a finding that the jobs listed in the application are at risk of being
located outside of New Jersey.

ELIGIBILITY AND GRANT CALCULATION:
Per the Grow New Jersey statute, N.J.S.A. 34:1B-242 et seq. and the program’s rules, N.J.A.C. 19:31-18, the
applicant must:

Make, acquire, or lease a capital investment equal to, or greater than, the minimum capital investment,
as follows:

($/Square Foot
Minimum Capital Investment Requirements of Gross Leasable Area)
Industrial/Warehouse/Logistics/R&D - Rehabilitation Projects $ 20
Industrial/Warehouse/Logistics/R&D - New Construction Projects $ 60
Non-Industrial/Warehouse/Logistics/R&D — Rehabilitation Projects S 40
Non-Industrial/Warehouse/Logistics/R&D — New Construction Proj ects $120
Minimum capital investment amounts are reduced by 1/3 in GSGZs and in eight South Jersey
counties: Atlantic, Burlington, Camden, Cape May, Cumberland, Gloucester, Ocean and Salem

• Retain full-time jobs AND/OR create new full-time jobs in an amount equal to or greater than the
applicable minimum, as follows:

Minimum Full-Time Employment Requirements (New / Retained Full-time Jobs)
Tech start ups and manufacturing businesses 10 / 25
Other targeted industries 25 / 35
All other businesses/industries 35 / 50
Minimum employment numbers are reduced by 1/4 in GSGZs and in eight South Jersey counties:
Atlantic. Burlington, Camden, Cape May, Cumberland, Gloucester, Ocean and Salem

As an Non-Industrial/Warehouse/Logistics/R&D
— Rehabilitation Project, for an other targeted industry

business in Bergen County, this project has been deemed eligible for a Grow New Jersey award based upon
these criteria, outlined in the table below:

[Eligibility Minimum Requirement Proposed by Applicant
Capital Investment $3,732,320 $6,052,790
NewJobs 35 50
Retained Jobs 50 214
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The Grow New Jersey Statute and the program’s rules also establish criteria for the Grant Calculation for New
Full-Time Jobs. This project has been deemed eligible for a Base Award and Increases based on the following:

Base Grant Requirement [ Proposed by Applicant
Priority Area Base award of $3,000 per year East Rutherford is a

for projects located in a designated Priority Area
designated Priority Area

Increase(s) Criteria
Large Number of An increase of $500 per job The applicant is proposing to
New/Retained Full-Time Jobs for 251-400 new or retained create/retain 264 Full-Time

jobs, $750 per job for 401-600 Jobs at the project location
new or retained jobs, $1,000 resulting in an increase of
for 601-800 new or retained $500.
jobs, $1,250 for 801-1,000
new or retained jobs and
$1,500 for more than 1,000
new or retained jobs

The Grow New Jersey Statute and the program’s rules establish a Grant Calculation for Retained Full-Time
Jobs. The Grant Calculation for Retained Full-Time Jobs for this project will be based upon the following:

PROJECT TYPE GRANT CALCULATION
Project located in a Garden State The Retained Full-Time Jobs will receive the same Grant
Growth Zone Calculation as New Full-Time Jobs as shown above subject to the

same per employee limits.
A Mega Project which is the U.S. The Retained Full-Time Jobs will receive the same Grant
headquarters of an automobile Calculation as New Full-Time Jobs as shown above subject to the
manufacturer located in a priority area same per employee limits.
The Qualified Business Facility is The Retained Full-Time Jobs will receive the same Grant
replacing a facility that has been wholly Calculation as New Full-Time Jobs as shown above subject to the
or substantially damaged as a result of a same per employee limits.
federally declared disaster
All other projects The Retained Full-Time Jobs will receive the lesser of:

1/ of the Grant Calculation for New Full-Time Jobs (1/2 *

$3,500 = $1,750) or
- The estimated eligible Capital Investment divided by 10

divided by the total New and Retained Full-Time Jobs
($6,052,790 / 10 / (50 + 214) = $2,292)

In the event that upon completion a project has a lower actual Grant
Calculation for New Full-Time Jobs or a lower Capital Investment
than was estimated herein, the above calculations will be re-run and
the applicant will receive the lesser of the two amounts.
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Grant Calculation

BASE GRANT PER EMPLOYEE:

Priority Area $3,000

INCREASES PER EMPLOYEE:

Large Number of New/Retained F/T Jobs: $ 500

INCREASE PER EMPLOYEE: $ 500

PER EMPLOYEE LIMIT:

Priority Area $10,500

LESSER OF BASE + INCREASES OR PER EMPLOYEE LIMIT: $3,500

AWARD:
New Jobs: 50 Jobs X $3,500 X 100% = $175,000
RetainedJobs: 2l4JobsX$3,500X 50% $374,500

Total: $549,500

ANNUAL LIMITS:

Priority Area (Est. 90% Withholding Limit) $ 4,000,000/($923,864)

TOTAL ANNUAL AWARD S549,500
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ESTIMATED ELIGIBLE CAPITAL INVESTMENT:
EXPECTED PROJECT COMPLETION:
NEW FULL-TIME JOBS:
RETAINED FULL-TIME JOBS:

Pa2e 5
$ 6,052,790

April 1,2016
50

214

GROSS BENEFIT TO THE STATE (OVER 20 YEARS, PRIOR TO AWARD):
NET BENEFIT TO THE STATE (OVER 20 YEARS, NET OF AWARD):
TOTAL AMOUNT OF AWARD (CAPPED ANNUALLY AT

90% OF WHITHHOLDINGS):
ELIGIBILITY PERIOD:
MEDIAN WAGES:
SIZE OF PROJECT LOCATION:
NEW BUILDING OR EXISTING LOCATION?
INDUSTRIAL OR NON-INDUSTRIAL FACILITY?
CITY FROM WHICH JOBS WILL BE RELOCATED IN NEW JERSEY:
STATEWIDE BASE EMPLOYMENT:
PROJECT IS: (X) Expansion
CONSTRUCTION: (X) Yes

( ) Relocation
()No

$ 62,863,915
$ 57,368,915

$ 5,495,000

$
10 years
74,014

93,308sq. ft.
Existing

Non-Industrial
East Rutherford

214

CONDITIONS OF APPROVAL:
1. Applicant has not entered into a lease, purchase contract, or otherwise committed to remain in New Jersey.
2. Applicant will make an eligible capital investment of no less than the Statutory minimum after board

approval, but no later than 3 years from Board approval.
3. No employees that are subject to a BEIP, BRRAG, legacy Grow New Jersey, Urban Transit Hub or other

NJEDA incentive program are eligible for calculating the benefit amount of the Grow New Jersey tax credit.
4. No capital investment that is subject to a BEIP, BRRAG, legacy Grow New Jersey, Urban Transit Hub or

other NJEDA incentive program is eligible to be counted toward the capital investment requirement for
Grow New Jersey.

5. Within six months following approval, the applicant will submit progress information indicating that the
business has site plan approval, committed financing for, and site control of the qualified business facility.

APPROVAL REQUEST:
The Members of the Authority are asked to: 1) concur with the finding by staff that the jobs in the application
are at risk of being located outside New Jersey on or before April 1, 2016; 2) approve the proposed Grow New
Jersey grant to encourage Hudson Group Retail, LLC to increase employment in New Jersey. The
recommended grant is contingent upon receipt by the Authority of evidence that the company has met certain
criteria to substantiate the recommended award. If the criteria met by the company differs from that shown
herein, the award amount and the term will be lowered to reflect the award amount that corresponds to the
actual criteria that have been met.

DEVELOPMENT OFFICER: Mathew Abraham APPROVAL OFFICER: Mark Chierici



NEW JERSEY ECONOMIC DEVELOPMENT AUTHORITY
PROJECT SUMMARY - GROW NEW JERSEY ASSISTANCE PROGRAM

As created by statute, the Grow New Jersey Assistance (Grow NJ) Program is available to businesses creating
or retaining jobs in New Jersey and making a qualified capital investment at a qualified business facility in a
qualified incentive area. Applications to the Grow NJ Program are evaluated to determine eligibility in
accordance with P.L. 2013, c. 161 and as amended through the “Economic Opportunity Act of 2014, Part 3,”
P.L. 2014, c. 63, based on representations made by applicants to the Authority. Per N.J.S.A. 34:IB-242 et
seq./N.J.A.C. 19:31-1 and the program’s rules, applicants must employ a certain number of personnel in
retained and/or new full-time jobs at a qualified business facility and make, acquire or lease a capital investment
equal to or greater than defined thresholds in order to be eligible for tax credits. In addition to satisfying these
statutorily-established job and capital investment requirements, applications undergo a material factor review to
verify that the tax credits are material to the project advancing in New Jersey. Applications are also subject to a
net benefit analysis to verify that the anticipated revenue resulting from the proposed project will be greater
than the incentive amount. Credits are only certified for use annually and proportionally based on actual job
performance during that year and an applicant is subject to forfeiture and recapture in event of default.

APPLICANT: Yellowstone Capital, LLC P41333

PROJECT LOCATION: I Evertrust Plaza Jersey City 1-ludson County

GOVERNOR’S INITIATIVES:
(X ) NJ Urban Fund ( ) Edison Innovation Fund ( ) Core ( ) Clean Energy

APPLICANT BACKGROUND:
Yellowstone Capital. LLC (“Yellowstone”) was organized in 2009 to provide growth capital and alternative
financing sources to small businesses throughout most of the United States via Merchant Cash Advances
(“MCA”). Yellowstone is comprised of a team with years of industry experience. As both a direct source of
funding and as part of the country’s largest Independent Sales Organization network (“ISO”) it has numerous in-
house funders who concentrate on specific industries/businesses, while also having numerous funding partners
within the MCA industry who fund its “outside-the-box” transactions. Within the ISO, there are approximately
630 companies which are paid a fee for each deal they refer to Yellowstone that books as a client. The
applicant has demonstrated the financial ability to undertake the project.

MATERIAL FACTOR/NET BENEFIT:
Yellowstone is relocating its office, as it has outgrown the current location at 160 Pearl St in New York, NY.
The company operates on three floors and this is not a conducive environment for the business structure. This
building is for sale and Yellowstone is on a month to month agreement with the landlord. One possible space is
at I Evertrust Plaza in Jersey City. Yellowstone would take one floor of 19,275 rentable square feet for use as a
call center for 45 full-time employees and 130+ independent contractors. The alternate location is the
Westchester One building at 44 South Broadway, White Plains, NY. Yellowstone would take a partial floor of
19,275 rentable square feet for use as a call center for 45 full-time employees and 130+ independent
contractors. The space would be remodeled to modern construction and energy efficiencies.

The location analysis submitted to the Authority shows New Jersey to be the more expensive option and, as a
result, the management of Yellowstone Capital. LLC has indicated that the grant of tax credits is a material
factor in the company’s location decision. The Authority is in receipt of an executed CEO certification by
Yitzhak Dove Stern, the CEO of Yellowstone Capital, LLC, that states that the application has been reviewed
and the information submitted and representations contained therein are accurate and that, but for the Grow
New Jersey award, the creation and/or retention ofjobs would not occur. It is estimated that the project would
have a net benefit to the State of $23.3 million over the 20 year period required by the Statute.
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ELIGIBILITY AND GRANT CALCULATION:

Per the Grow New Jersey statute, N.J.S.A, 34:1B-242 et seq. and the program’s rules, N.J.A.C. 19:31-18, the
applicant must:

Make, acquire, or lease a capital investment equal to, or greater than, the minimum capital investment,
as follows:

($/Square Foot
Minimum Capital Investment Requirements of Gross Leasable Area)
Industrial!Warehouse/Logistics/R&D - Rehabilitation Projects $ 20
Industrial/Warehouse/Logistics/R&D - New Construction Projects $ 60
Non-Industrial/Warehouse/Logistics/R&D — Rehabilitation Projects $ 40

Non-Industrial/Warehouse/Logistics/R&D — New Construction Projects $120
Minimum capital investment amounts are reduced by 1/3 in GSGZs and in eight South Jersey
counties: Atlantic, Burlington, Camden, Cape May, Cumberland, Gloucester, Ocean and Salem

• Retain full-time jobs AND/OR create new full-time jobs in an amount equal to or greater than the
applicable minimum, as follows:

Minimum Full-Time Employment Requirements (New / Retained Full-time Jobs)
Tech start ups and manufacturing businesses 10 / 25
Other targeted industries 25 / 35
All other businesses/industries 35 / 50
Minimum employment numbers are reduced by 1/4 in GSGZs and in eight South Jersey counties:
Atlantic, Burlington, Camden, Cape May, Cumberland, Gloucester, Ocean and Salem

As a Non-Industrial/Warehouse/Logistics/R&D — Rehabilitation Project, for an other targeted industry business
in Hudson County, this project has been deemed eligible for a Grow New Jersey award based upon these
criteria, outlined in the table below:

Eligibility Minimum Requirement Proposed by Applicant

Capital Investment $771,000 $1,005,000
New Jobs 25 45
Retained Jobs 35 0

The Grow New Jersey Statute and the program’s rules also establish criteria for the Grant Calculation for New
Full-Time Jobs. This project has been deemed eligible for a Base Award and Increases based on the following:

Base Grant Requirement Proposed by Applicant

Urban Transit Hub Base award of $5,000 per year Jersey City is a designated
Municipality for projects located in a Urban Transit Hub

designated Urban Transit Hub Municipality
Municipality

Increase(s) Criteria
Transit Oriented Development An increase of $2,000 per job 1 Evertrust Plaza Jersey City

for a project locating in a is located in a Transit Oriented
Transit Oriented Development Development by virtue of

being within ‘/2 mile of the
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midpoint of a New Jersey
Transit Corporation light rail
station.

Targeted Industry An increase of $500 per job The applicant is a Finance
for a business in a Targeted business.
Industry of Transportation,
Manufacturing, Defense,
Energy, Logistics, Life
Sciences, Technology, Health,
or Finance excluding a
primarily warehouse,
distribution or fulfillment
center business

The Grow New Jersey Statute and the program’s rules establish a Grant Calculation for Retained Full-Time
Jobs. The Grant Calculation for Retained Full-Time Jobs for this project will be based upon the following:

PROJECT TYPE GRANT CALCULATION
Project located in a Garden State The Retained Full-Time Jobs will receive the same Grant
Growth Zone Calculation as New Full-Time Jobs as shown above subject to the

same per employee limits.
A Mega Project which is the U.S. The Retained Full-Time Jobs will receive the same Grant
headquarters of an automobile Calculation as New Full-Time Jobs as shown above subject to the
manufacturer located in a priority area same per employee limits.
The Qualified Business Facility is The Retained Full-Time Jobs will receive the same Grant
replacing a facility that has been wholly Calculation as New Full-Time Jobs as shown above subject to the
or substantially damaged as a result of a same per employee limits.
federally declared disaster
All other projects The Retained Full-Time Jobs will receive the lesser of:

- V2 of the Grant Calculation for New Full-Time Jobs (1/2 *

$7,500 $3,750) or
- The estimated eligible Capital Investment divided by 10

divided by the total New and Retained Full-Time Jobs
($1,005,000 / 10 / (45 + 0) = $2,233)

In the event that upon completion a project has a lower actual Grant
Calculation for New Full-Time Jobs or a lower Capital Investment
than was estimated herein, the above calculations will be re-run and
the applicant will receive the lesser of the two amounts.
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Grant Calculation

BASE GRANT PER EMPLOYEE:

Urban Transit HUB Municipality $5,000

INCREASES PER EMPLOYEE:

Transit Oriented Development: $ 2,000
Targeted Industry (Finance): $ 500

INCREASE PER EMPLOYEE: $2,500

PER EMPLOYEE LIMIT:

Urban Transit HUB Municipality $12,000

LESSER OF BASE + INCREASES OR PER EMPLOYEE LIMIT: $7,500

AWARD:
New Jobs: 45 Jobs X $7,500 X 100% $337,500
Retained Jobs: 0 Jobs X $2,233 X 100% $0,000

Total: $337,500

ANNUAL LIMITS:

Urban Transit I-TUB Municipality $10,000,000

TOTAL ANNUAL AWARD S337,500
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ESTIMATED ELIGIBLE CAPITAL INVESTMENT: $ 1,005,000
EXPECTED PROJECT COMPLETION: December 31, 2015
NEW FULL-TIME JOBS: 45
RETAINED FULL-TIME JOBS: 0

GROSS BENEFIT TO THE STATE (OVER 20 YEARS, PRIOR TO AWARD): $ 26,670,730
NET BENEFIT TO THE STATE (OVER 20 YEARS, NET OF AWARD): $ 23,295,730
TOTAL AMOUNT OF AWARD: $ 3,375,000
ELIGIBILITY PERIOD: 10 years
MEDIAN WAGES: $ 40,800
SIZE OF PROJECT LOCATION: 19,275 sq. ft.
NEW BUILDING OR EXISTING LOCATION? Existing
INDUSTRIAL OR NON-INDUSTRIAL FACILITY? Non-Industrial
CITY FROM WHICH JOBS WILL BE RELOCATED IN NEW JERSEY: N/A
STATEWIDE BASE EMPLOYMENT: 0
PROJECT IS: ( ) Expansion (X) Relocation
CONSTRUCTION: (X) Yes ( ) No

CONDITIONS OF APPROVAL:
1. Applicant has not entered into a lease, purchase contract, or otherwise committed to remain in New Jersey.
2. Applicant will make an eligible capital investment of no less than the Statutory minimum after board

approval, but no later than 3 years from Board approval.
3. No employees that are subject to a BEIP, BRRAG, legacy Grow New Jersey, Urban Transit Hub or other

NJEDA incentive program are eligible for calculating the benefit amount of the Grow New Jersey tax credit.
4. No capital investment that is subject to a BEIP, BRRAG, legacy Grow New Jersey, Urban Transit Hub or

other NJEDA incentive program is eligible to be counted toward the capital investment requirement for
Grow New Jersey.

5. Within six months following approval, the applicant will submit progress information indicating that the
business has site plan approval, committed financing for, and site control of the qualified business facility.

APPROVAL REQUEST:
The Members of the Authority are asked to approve the proposed Grow New Jersey grant to encourage
Yellowstone Capital, LLC to increase employment in New Jersey. The recommended grant is contingent upon
receipt by the Authority of evidence that the company has met certain criteria to substantiate the recommended
award. If the criteria met by the company differs from that shown herein, the award amount and the term will
be lowered to reflect the award amount that corresponds to the actual criteria that have been met.

DEVELOPMENT OFFICER: Diane Ubinger APPROVAL OFFICER: Mark Chierici



 NEW JERSEY ECONOMIC DEVELOPMENT AUTHORITY 
PROJECT SUMMARY – GROW NEW JERSEY ASSISTANCE PROGRAM 

 
As created by statute, the Grow New Jersey Assistance (Grow NJ) Program is available to businesses creating 
or retaining jobs in New Jersey and making a qualified capital investment at a qualified business facility in a 
qualified incentive area.  Applications to the Grow NJ Program are evaluated to determine eligibility in 
accordance with P.L. 2013, c. 161 and as amended through the “Economic Opportunity Act of 2014, Part 3,” 
P.L. 2014, c. 63, based on representations made by applicants to the Authority.  Per N.J.S.A. 34:1B-242 et 
seq./N.J.A.C. 19:31-1 and the program’s rules, applicants must employ a certain number of personnel in 
retained and/or new full-time jobs at a qualified business facility and make, acquire or lease a capital investment 
equal to or greater than defined thresholds in order to be eligible for tax credits.  In addition to satisfying these 
statutorily-established job and capital investment requirements, applications undergo a material factor review to 
verify that the tax credits are material to the project advancing in New Jersey.  Applications are also subject to a 
net benefit analysis to verify that the anticipated revenue resulting from the proposed project will be greater 
than the incentive amount.  Credits are only certified for use annually and proportionally based on actual job 
performance during that year and an applicant is subject to forfeiture and recapture in event of default. 
 
APPLICANT:   B Positive National Blood Services, LLC and Affiliates  P41251 
 
PROJECT LOCATION: Route 47 and William-Dalton Drive Glassboro Borough Gloucester County 

  
 
GOVERNOR’S INITIATIVES: 
( X ) NJ Urban Fund (  ) Edison Innovation Fund (  ) Core (  ) Clean Energy 
 
APPLICANT BACKGROUND: 
B Positive National Blood Services, LLC, formed in 2010, is a life sciences firm that provides source plasma to 
the pharmaceutical industry.  The applicant is FDA approved to collect plasma from pre-screened individuals 
through the process of plasmapheresis, in which whole blood is removed from the body, blood cells and plasma 
are separated, and the blood cells are then returned to the body.  The individuals from whom the applicant 
collects plasma are compensated by the applicant.  Once collected, the plasma is tested, stored and frozen in 
order to preserve it for eventual use in the manufacture of a variety of medications.  Currently, the company 
leases space in a commercial office building located in Cherry Hill, NJ.  The applicant has formed a wholly 
owned subsidiary, B Positive National Blood Services – Glassboro, LLC, to undertake the project in NJ, should 
the applicant choose to locate in the State.  The applicant has demonstrated the financial ability to undertake the 
project. 
 
MATERIAL FACTOR/NET BENEFIT: 
The applicant is seeking to expand its operations to in order to increase its potential collection population base.  
Currently, the applicant is considering locating in either an 11,978 SF space in Glassboro, NJ or a 10,000 SF 
location in Trevose, PA.  At the selected project site, the applicant will create 65 new full-time jobs and 
renovate the space in accordance with FDA standards for a plasma collection site.  Both facilities are existing, 
vacant spaces within commercial shopping centers, which the applicant anticipates will provide greater access 
to its targeted potential collection population.  While renovation costs would be similar at either location, the NJ 
space would command a higher lease rate.  If the applicant chooses to locate in NJ it will also incur higher 
payroll expenses due to a State requirement of a more advanced nursing certification for approximately 12 
employees, due to their job functions. 
 
The location analysis submitted to the Authority shows New Jersey to be the more expensive option and, as a 
result, the management of B Positive National Blood Services, LLC has indicated that the grant of tax credits is 
a material factor in the company’s location decision.  The Authority is in receipt of an executed CEO 
certification by Benjamin Ruder, the CEO of B Positive National Blood Services, LLC, that states that the 
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application has been reviewed and the information submitted and representations contained therein are accurate 
and that, but for the Grow New Jersey award, the creation and/or retention of jobs would not occur.  It is 
estimated that the project would have a net benefit to the State of $3,987,628 over the 20 year period required 
by the Statute.  
 
 
ELIGIBILITY AND GRANT CALCULATION: 
Per the Grow New Jersey statute, N.J.S.A. 34:1B-242 et seq. and the program’s rules, N.J.A.C. 19:31-18, the 
applicant must: 
 

• Make, acquire, or lease a capital investment equal to, or greater than, the minimum capital investment, 
as follows: 

      ($/Square Foot 
 Minimum Capital Investment Requirements    of Gross Leasable Area) 
 Industrial/Warehouse/Logistics/R&D - Rehabilitation Projects   $  20 
 Industrial/Warehouse/Logistics/R&D - New Construction Projects   $  60 
 Non-Industrial/Warehouse/Logistics/R&D – Rehabilitation Projects  $  40 
 Non-Industrial/Warehouse/Logistics/R&D – New Construction Projects  $120 
 Minimum capital investment amounts are reduced by 1/3 in GSGZs and in eight South Jersey 
 counties: Atlantic, Burlington, Camden, Cape May, Cumberland, Gloucester, Ocean and Salem 
 

• Retain full-time jobs AND/OR create new full-time jobs in an amount equal to or greater than the 
applicable minimum, as follows: 

 
 Minimum Full-Time Employment Requirements  (New / Retained Full-time Jobs) 
 Tech start ups and manufacturing businesses     10 / 25 
 Other targeted industries       25 / 35 
 All other businesses/industries      35 / 50 

Minimum employment numbers are reduced by 1/4 in GSGZs and in eight South Jersey counties: 
Atlantic, Burlington, Camden, Cape May, Cumberland, Gloucester, Ocean and Salem 

   
 
As an Non-Industrial/Warehouse/Logistics/R&D – Rehabilitation Project for an other targeted industry business 
in Gloucester County, this project has been deemed eligible for a Grow New Jersey award based upon these 
criteria, outlined in the table below: 
 

Eligibility Minimum Requirement Proposed by Applicant
Capital Investment $319,414 $1,043,000 
New Jobs 19 65 
Retained Jobs 27 0 

 
 
The Grow New Jersey Statute and the program’s rules also establish criteria for the Grant Calculation for New 
Full-Time Jobs.  This project has been deemed eligible for a Base Award and Increases based on the following: 
 
 

Base Grant Requirement Proposed by Applicant
Distressed Municipality Base award of $4,000 per year 

for projects located in a 
designated Distressed 

Glassboro Borough is a 
designated  Distressed 
Municipality 
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Municipality 

   
Increase(s) Criteria   
Targeted Industry An increase of $500 per job 

for a business in a Targeted 
Industry of Transportation, 
Manufacturing, Defense, 
Energy, Logistics, Life 
Sciences, Technology, Health, 
or Finance excluding a 
primarily warehouse, 
distribution or fulfillment 
center business 

The applicant is a Life 
Sciences business. 

2007 Revit. Index>465 in 
Atlantic, Burlington, Camden, 
Cape May, Cumberland, 
Gloucester, Ocean, Salem 

An increase of $1,000 per job 
for locating in a municipality 
with a 2007 Revitalization 
Index greater than 465 

Glassboro Borough has a 2007 
Revitalization Index of 468 

 
 
The Grow New Jersey Statute and the program’s rules establish a Grant Calculation for Retained Full-Time 
Jobs.  The Grant Calculation for Retained Full-Time Jobs for this project will be based upon the following: 
 

PROJECT TYPE GRANT CALCULATION 
Project located in a Garden State 
Growth Zone 

The Retained Full-Time Jobs will receive the same Grant 
Calculation as New Full-Time Jobs as shown above subject to the 
same per employee limits. 

A Mega Project which is the U.S. 
headquarters of an automobile 
manufacturer located in a priority area 

The Retained Full-Time Jobs will receive the same Grant 
Calculation as New Full-Time Jobs as shown above subject to the 
same per employee limits. 

The Qualified Business Facility is 
replacing a facility that has been wholly 
or substantially damaged as a result of a 
federally declared disaster 

The Retained Full-Time Jobs will receive the same Grant 
Calculation as New Full-Time Jobs as shown above subject to the 
same per employee limits. 

All other projects The Retained Full-Time Jobs will receive the lesser of: 
- ½ of the Grant Calculation for New Full-Time Jobs (1/2 * 

$5,500 = $2,750) or 
- The estimated eligible Capital Investment divided by 10 

divided by the total New and Retained Full-Time Jobs 
($1,043,000 / 10 / (65 + 0) = $1,604) 

 
In the event that upon completion a project has a lower actual Grant 
Calculation for New Full-Time Jobs or a lower Capital Investment 
than was estimated herein, the above calculations will be re-run and 
the applicant will receive the lesser of the two amounts.   
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     Grant Calculation 
 
 
 
BASE GRANT PER EMPLOYEE: 
  
 Distressed Municipality       $          4,000 
  
 
INCREASES PER EMPLOYEE: 
  
 Targeted Industry (Life Sciences):    $     500 
 2007 Revit. Index>465 in Gloucester:    $  1,000 
  
 
INCREASE PER EMPLOYEE:        $          1,500 
 
 
PER EMPLOYEE LIMIT: 
 
 Distressed Municipality     $11,000 
  
 
LESSER OF BASE + INCREASES OR PER EMPLOYEE LIMIT:  $          5,500 
 
 
AWARD:         

New Jobs:  65 Jobs X $5,500 X 100% =  $      357,500 
Retained Jobs:    0 Jobs X $1,604 X 100% =  $          0,000 

    
         Total:  $      357,500 
 
 
ANNUAL LIMITS:     
  

Distressed Municipality         $  8,000,000 
  
 
 
TOTAL ANNUAL AWARD       $      357,500 
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ESTIMATED ELIGIBLE CAPITAL INVESTMENT:     $     1,043,000 
EXPECTED PROJECT COMPLETION:                     October 15, 2015 
NEW FULL-TIME JOBS:                            65 
RETAINED FULL-TIME JOBS:                             0 
 
 
GROSS BENEFIT TO THE STATE (OVER 20 YEARS, PRIOR TO AWARD): $     7,562,628 
NET BENEFIT TO THE STATE (OVER 20 YEARS, NET OF AWARD):  $     3,987,628 
TOTAL AMOUNT OF AWARD:        $     3,575,000 
ELIGIBILITY PERIOD:                   10 years 
MEDIAN WAGES:          $          25,000  
SIZE OF PROJECT LOCATION:           11,978 sq. ft. 
NEW BUILDING OR EXISTING LOCATION?                Existing 
INDUSTRIAL OR NON-INDUSTRIAL FACILITY?     Non-Industrial 
CITY FROM WHICH JOBS WILL BE RELOCATED IN NEW JERSEY:       N/A 
STATEWIDE BASE EMPLOYMENT:               35 
PROJECT IS:   ( X ) Expansion  (  ) Relocation 
CONSTRUCTION:   ( X ) Yes  (   ) No 
 
 
CONDITIONS OF APPROVAL: 
1.  Applicant has not entered into a lease, purchase contract, or otherwise committed to remain in New Jersey. 
2. Applicant will make an eligible capital investment of no less than the Statutory minimum after board 

approval, but no later than 3 years from Board approval. 
3. No employees that are subject to a BEIP, BRRAG, legacy Grow New Jersey, Urban Transit Hub or other 

NJEDA incentive program are eligible for calculating the benefit amount of the Grow New Jersey tax credit. 
4. No capital investment that is subject to a BEIP, BRRAG, legacy Grow New Jersey, Urban Transit Hub or 

other NJEDA incentive program is eligible to be counted toward the capital investment requirement for 
Grow New Jersey. 

5. Within six months following approval, the applicant will submit progress information indicating that the 
business has site plan approval, committed financing for, and site control of the qualified business facility. 

 
 
APPROVAL REQUEST: 
The Members of the Authority are asked to approve the proposed Grow New Jersey grant to encourage B 
Positive National Blood Services, LLC to increase employment in New Jersey.  The recommended grant is 
contingent upon receipt by the Authority of evidence that the company has met certain criteria to substantiate 
the recommended award.  If the criteria met by the company differs from that shown herein, the award amount 
and the term will be lowered to reflect the award amount that corresponds to the actual criteria that have been 
met. 
 
DEVELOPMENT OFFICER:  J. Kenyon   APPROVAL OFFICER:  D. Poane 
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NEW JERSEY ECONOMIC DEVELOPMENT AUTHORITY
PROJECT SUMMARY - STAND-ALONE BOND PROGRAM

APPLICANT: LEAP Academy University Charter School, Inc. P41359

PROJECT USER(S): Same as applicant *
- indicates relation to applicant

PROJECT LOCATION: 549 Cooper Street Camden City (T/UA) Camden

GOVERNOR’S INITIATIVES: (X) Urban Edison ()Core ()Clean Energy

APPLICANT BACKGROUND:
The LEAP (Leadership, Education and Partnership) Academy University Charter School, Inc., a 501(c)(3)
not-for-profit organization, is a comprehensive K-12 public charter school serving students in Camden, NJ.
The School focuses on providing college preparatory education with an emphasis on the content areas of
Science, Technology, Engineering and Mathematics.

Founded in 1997, LEAP’s three current academic units began the 2014-2015 school year with 1,440
students in grades K-12 in three locations: LEAP Lower School (grades K-6) located at 639 Cooper St., the
Upper School (grades 7-12) at 549 Cooper St. and a specialized STEM High School (grades 9-12), at 532
Cooper St. LEAP Schools are in good standing with the NJ Department of Education. Gloria
Bonilla-Santiago is the Chair and Janice Strigh is the Chief Academic Officer of LEAP Academy.

In 2003, LEAP closed on an $8,500,000 tax-exempt bond issued by the Delaware River Port Authority
(DRPA). The 2003 DRPA Bonds were issued to pay a portion of the construction and equipping of a school
for students in grades 9 through 12 at 549 Cooper St., Camden. The 2003 DRPA Bonds are serial bonds
with interest rates ranging from 4.00% to 4.75% with a final maturity in 2028. LEAP is seeking approval from
the Authority for a tax-exempt bond issued as a direct purchase to refund all of the outstanding 2003 DRPA
Bonds.

LEAP Cramer Hill, LLC closed on tax-exempt bond financing in the amount of $9,500,000 in 2014 on behalf
of the LEAP Schools. The proceeds of the 2014 Bond were used to (i) refinance a conventional loan for the
purchase of the building and land (known as the Wilson Building located at 130 North Broad Street,
Camden); (ii) finance the costs of renovations to the project facility for use as a charter school facility for
grades 9 through 12; (iii) fund a debt service reserve fund; (iv) fund interest during construction and (v) to
pay the costs of issuance.

The applicant is a not-for-profit, 501 (c)(3) entity for which the Authority may issue tax-exempt bonds as
permitted under Section 103 and Section 145 of the 1986 Internal Revenue Code as amended, and is not
subject to the State Volume Cap limitation, pursuant to Section 146(g) of the Code.
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APPROVAL REQUEST:

Authority assistance will enable the applicant to refinance the outstanding balance of the 2003 DRPA Bonds
plus pay costs of issuance. The applicant expects a total present value savings of approximately $500,000
over the life of 2015 Refunding Bonds.

FINANCING SUMMARY:

BOND PURCHASER: TD Bank, NA. (Direct Purchase)

AMOUNT OF BOND: $5,940,000 Tax-exempt bond

TERMS OF BOND: 13 years; Fixed interest rate based on the tax-exempt equivalent of TD Bank’s
Cost of Funds plus 55 basis points for 13 years. As of 8/18/15, the indicative
rate of interest is 2.24%.

ENHANCEMENT: N/A

PROJECT COSTS:
Refinancing $5, 825,000

Legal fees $60,000

Finance fees $45,000

Accounting fees $10,000

TOTAL COSTS $5,940,000

JOBS: At Application 134 Within 2 years 2 Maintained 0 Construction

PUBLIC HEARING: 09/10/15 (Published 08/25/15) BOND COUNSEL: Chiesa, Shahinian & Giantomasi

DEVELOPMENT OFFICER: D. Benns APPROVAL OFFICER: T. Wells



NEW JERSEY ECONOMIC DEVELOPMENT AUTHORITY
PROJECT SUMMARY - STAND-ALONE BOND PROGRAM

APPLICANT: Seabrook Village, Inc. P41313

PROJECT USER(S): Same as applicant *
- indicates relation to applicant

PROJECT LOCATION: 3000 Essex Road Tinton Falls Borough (N) Monmouth

GOVERNOR’S INITIATIVES: () Urban ()Edison (X) Core ()Clean Energy

APPLICANT BACKGROUND:
Seabrook Village, Inc. (Seabrook) is a 501(c)(3) not-for-profit organization established to operate a
continuing care retirement community (CCRC) located on 126 acres in Tinton Falls, New Jersey. As of
December 31, 2014, Seabrook’s available units totaled 1,255 and includes 1,074 independent living units, 95
assisted living units and 86 skilled nursing beds. Erickson Retirement Communities, LLC, a Maryland limited
liability company, manages the project under a management contract with the applicant. Frederick W. Haas
is the Chair of Seabrook Village and R. Allan Butler is the CEO of Erickson Retirement Communities.

In 2006, Seabrook received Authority assistance with tax-exempt bond financing in the amount of
$69,050,000 to refund Seabrook’s 2000 Series A and B tax-exempt bonds, the proceeds of which were used
to pay a purchase deposit that provided the applicant with the exclusive and irrevocable right to purchase the
Seabrook CCRC. The 2006 Bonds were underwritten by Ziegler Capital Markets Group as serial and term
bonds with fixed interest rates ranging from 5.00% to 5.25% and a final maturity in 2036.

The applicant is a not-for-profit, 501 (c)(3) entity for which the Authority may issue tax-exempt bonds as
permitted under Section 103 and Section 145 of the 1986 Internal Revenue Code as amended, and is not
subject to the State Volume Cap limitation, pursuant to Section 146(g) of the Code.

APPROVAL REQUEST:

Authority assistance will enable the applicant to refinance a taxable loan used to defease the 2006 Bonds
and to pay a portion of the costs of issuance. Any difference in the bond amount and the project costs will
be funded by the Applicant’s equity. Seabrook recently closed on a taxable loan with Branch Bank and Trust
Company to defease and redeem the 2006 Bonds on the first call date, November 16, 2016, because the
2006 Bonds were already advanced refunded and a second advance refunding is not permitted under the
IRS Code.

FINANCING SUMMARY:

BOND PURCHASER: Branch Bank and Trust Company (Direct Purchase)

AMOUNT OF BOND: $64,000,000 Max. (Tax-exempt)

TERMS OF BOND: 26 years; Variable interest rate based on the tax-exempt equalivent of 1 month
LIBOR plus 1.07%. The applicant has entered into a forward starting swap
agreement at a fixed interest rate of 3.115% for 10 years.

ENHANCEMENT: N/A

PROJECT COSTS:
Refinancing $62,000,000

Contingency $2,000,000

Finance fees $350,000

Legal fees $150,000

TOTAL COSTS $64,500,000
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JOBS: At Application 671 Within 2 years 3 Maintained 0 Construction 0

PUBLIC HEARING: 09/10/15 (Published 08/24/15) BOND COUNSEL: McCarter & English, LLP

DEVELOPMENT OFFICER: D. Benns APPROVAL OFFICER: T. Wells
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NEW JERSEY ECONOMIC DEVELOPMENT AUTHORITY
PROJECT SUMMARY - STAND-ALONE BOND PROGRAM

APPLICANT: Jewish Community Center on the Palisades P41373

PROJECT USER(S): Same as applicant *
- indicates relation to applicant

PROJECT LOCATION: 411 East Clinton Avenue Tenafly Borough (N)

GOVERNOR’S INITIATIVES: () Urban ()Edison (X) Core ()Clean Energy

APPLICATT BACKGROUND:
The Jewish Community Center on the Palisades (The Center) is a 501(c)(3) not-for-profit organization
founded in 1949. The Center is a non-sectarian institution established to provide educational, cultural, social
welfare and recreational services such as performing arts classes and workshops, health/wellness/nutrition,
physical education, and informal education for children, teens, adults and seniors. Some notable community
service programs include Early Childhood Pre-School, Therapeutic Nursery, Guttenberg Center for Special
Services and Kaplan Adult Reach Center, a daycare program for frail seniors with memory deficits. The
Center is a 190,000 sq. ft. two story building on a 29-acre campus in the East Hill section of Tenafly, NJ. It
was built in 1981 and has since undergone a major $25 million renovation to update the campus. JoJo
Rubach is the President and Edward A. Grossman is the Chair of the Center.

The project is subject to the review and approval of the Attorney General’s Office relating to the First
Amendment’s Establishment Clause.

The applicant is a not-for-profit, 501 (c)(3) entity for which the Authority may issue tax-exempt bonds as
permitted under Section 103 and Section 145 of the 1986 Internal Revenue Code as amended, and is not
subject to the State Volume Cap limitation, pursuant to Section 146(g) of the Code.

APPROVAL REQUEST:

Authority assistance will enable the applicant to refinance existing conventional debt and other capital
projects, including additional improvements and purchase of furniture and fixtures as well as technology and
networking equipment.

FINANCING SUMMARY:

BOND PURCHASER:

AMOUNT OF BOND:

TERMS OF BOND:

ENHANCEMENT: N/A

PROJECT COSTS:
Refinancing $11,100,000

Working capital $1,245,000

Purchase of equipment & machinery $400,000

Renovation of existing equipment & machi $350,000

Finance fees $221,250

Renovation of existing building $200,000

Soft Costs $100,300

Legal fees $85,000

Bergen

TOTAL COSTS $13,701,550



JOBS: At Application 600 Within 2 years 15 Maintained 0 Construction 2

PUBLIC HEARING: BOND COUNSEL: Chiesa, Shahinian & Giantomasi

DEVELOPMENT OFFICER: M. Athwal APPROVAL OFFICER: T. Wells
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HAZARDOUS DISCHARGE SITE REMEDIATION
FUND PROGRAM



NEw JERSEY ECONOMIC DEVELOPMENT AUTHORITY

MEMORANDUM

TO: Members of the Authority

FROM: Timothy Lizura
President/Chief Operating Officer

DATE: September 10, 2015

SUBJECT: NJDEP I lazardous Discharge Site Remediation Fund Program

The following municipal grant project has been approved by the Department of Environmental
Protection to perform Remedial Investigation activities. The scope of work is described on the
attached project summary.

HDSRF Municipal Grant:
Borough of Woodbine (Woodbinc Landfill) $ 175,319

Total HDSRF Funding — September 2015 $ 175,319

Prepared by: Kathy Junghans



NEW JERSEY ECONOMIC DEVELOPMENT AUTHORITY
PROJECT SUMMARY - HAZARDOUS SITE REMEDIATION - MUNICIPAL GRANT

APPLICANT: Borough of Woodbine (Woodbine Landfill) P41091

PROJECT USER(S): Same as applicant *
- indicates relation to applicant

PROJECT LOCATION: 1409 Fidler Hill Rd. Woodbine Borough (T) Cape May

GOVERNOR’S INITIATIVES: () Urban Edison (X) Core ()Clean Energy

APPLICANT BACKGROUND:
In April 2010, the Borough of Woodbine received a grant in the amount of $428,178 under P28568 to
conduct Preliminary Assessment and Site Investigation for the project site. The site, identified as Block 117,
Lot 1 is a former landfill which has potential environmental areas of concern (AOCs). The Borough of
Woodbine owns the project site and has satisfied proof of site control. It is the Borough’s intent, upon
completion of the environmental investigation activities, to redevelop the project site as a biofuel plant.

NJDEP has approved this request for Remedial Investigation (RI) grant funding on the above-referenced
project site and finds the project technically eligible under the HDSRF program, Category 2, Series A.

APPROVAL REQUEST:

The Borough of Woodbine is requesting a supplemental grant to perform RI in the amount of $175,319 at
the Woodbine Landfill project site. Total grant funding including this approval is $603,497.

FINANCING SUMMARY:

GRANTOR: Hazardous Discharge Site Remediation Fund

AMOUNT OF GRANT: $175,319

TERMS OF GRANT: No Interest; No Repayment

PROJECT COSTS:
Remedial investigation $175,319

EDA administrative cost $500

TOTJL COSTS $175,819

APPROVAL OFFICER: K. Junghans
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NEw JERSEY EcaNoMc DEVElOPMENT AUTFIOREEY

MEMORANDUM

TO: Members of the Authority

FROM: Timothy J. Lizura, President and COO

DATE: September 10. 2015

SUBJECT: Projects Approved Under Delegated Authority - For Informational Purposes Only

The following projects were approved under Delegated Authority in August 2015:

Premier Lender Program:

1) Carton Brewing Company, LLC (P41 165, P41166, P41167) is located in the Atlantic Highlands
Borough, Monmouth County. The Company was founded in 2010 as a craft brewery, serving
on premises beer and self-distributes to over 250 bars, restaurants and liquor stores in New
Jersey’, NYC and Philadelphia. DOTBC Holdings. LLC is a real estate holding company with
common ownership to Carton Brewing Company, LLC formed to acquire two buildings located
on Washington Avenue in Atlantic Highlands. Provident Bank approved a $1.040,000 bank
loan contingent upon a five year, $180,000 (17.31%) Authority guarantee to purchase a
commercial property; a $950.000 equipment line of credit with a one year, 50% Authority
guarantee, not to exceed $475.000 to purchase new equipment; and a $300,000 working capitalline of credit, contingent upon a one year, $150,000 (50%) Authority guarantee for workingcapital expenses. Currently. the Company has 10 employees and plans to create 20 new jobswithin the next two years.

Small Business Fund Program:

1) 291 Main Street LLC (P41343), located in Chatham Borough, Morris County, is a real estate
holding company fonned to purchase a commercial property in Chatham. NJ. The building will
be 50% occupied by Rebecca Jackson DDS, LLC d/b/a Main Street, a new dental practice, aswell as unrelated tenants. Rebecca Jackson DDS, LLC is also acquiring the dental practice,John Elwell, DMD, PA. which has been operating at the site since 1981. M & T Bank approved
an $885,000 mortgage loan with a $309,750 (35%) Authority participation. Proceeds will be
used to purchase the project property. Currently, the Company has three employees and plans
to create one new job within the next two years.

2) Habitat For Humanity. Burlington County (HHB”) (P4 1289), located in Maple Shade
Borough. Burlington County. is a 501 c3, not for profit organization founded in 1987 and is
affiliated with Habitat For Humanity International. HHB’s mission is to partner with families in
need to transform lives through affordable home ownership. The Company was approved for a
$420,000 direct loan. Proceeds will he used to purchase a commercial property. Currently, the
Company has 20 employees and plans to create ten new positions over the next two years.



3) WJJ & Company LLC d/b/a Papertec (P41287), located in Garland City’, Bergen County, is amanufacturer and distributor of plugboard, paper and specialty films. The Company also offersslitting, sheeting and die cutting services. The Company was approved for a $300,000 directloan. Proceeds will be used to purchase equipment and machinery. The Company currently has20 employees and plans to create 2 additional jobs within the next two years.

Stronger NJ Business Loan Program:

1) JMJ LLC d/b/a Jimbo’s (P40986), located in Seaside Heights Borough, Ocean County, is afamily owned restaurant/bar in Seaside Heights, NJ, that offers American cuisine such as pizza,burgers and subs, and a full bar to cater to the diverse array of customers that frequent theboardwalk at Seaside Heights for family fun and night life. The Company was approved for a$200,000 working capital loan to reimburse working capital expenses incurred during 2014.

2) Rayco 11 World of Spoilers, Inc. (°‘Rayco”) (P3 8843), located in Little Ferry Borough, BergenCounty, was formed in 1985 as a wholesale/retail store selling afier-market auto parts andaccessories. The property housing Rayco is owned by a related entity, Rayco II Real EstateManagement, LLC. Two affiliated tenants occupying the building besides Rayco are WheelGallery Inc. and Marble Gallery Inc. The Company was approved for a $700,000 workingcapital loan to reimburse working capital expenses incurred during 2014.

NJ Main Street Program - Modification:

1) CM&E Con, Inc. (P39419), located in Woodbridge Township. Middlesex County, performs as ageneral contractor in the construction industry mainly for various government agenciesincluding NYC School Construction Agency, Mass Transit Authority and Department ofTransportation, and also performs some private jobs. Provident Bank approved a renewal of a$ 1,000.000 line of credit with a one year, 50% guarantee of principal outstanding, not to exceed$500,000. Original loan proceeds were used for working capital expenses. All other terms andconditions of the original approval remain unchanged.

Stronger NJ Business Loan Program - Modification:

1) Purpuri Shoes. Inc. (P38657). located in Dover Township, Ocean County, was approved for a$189,992 construction loan and a $146,548 working capital loan on November 1, 2013. Theconstruction project involves the addition of a second story to the building to contain 2,800square feet of rentable office/storage, and the conversion of the first floor retail space into twostores. The Authority approved an increase to the existing $189,992 construction loan by$120,008, resulting in a modified loan amount of $310,000, as construction costs were higherthan originally anticipated. This modification will also increase the amortization of the existingapproval from 25 to 30 years to maintain monthly loan payment.

...

F

Prepared by: D. Lawyer
DL/gvr
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NEW JERSEY EcoNoMc DEVELOPMENT AUTHORITY
MEMORANDUM

TO: Members of the Authority

FROM: Timothy J. Lizura
President/Chief Operating Officer

RE: Premier Education Group
Surrender and Cancellation of Lease and Occupancy Agreement
The Technology Centre of New Jersey

DATE: September 10, 2015

Summary
1 am requesting the Members approval to enter into a Surrender and Cancellation of Lease and
Occupancy Agreement between Premier Education Group (“Premier”) and the NJ Economic
Development Authority (“NJEDA”) for the 36.500 square foot building at the Technology
Centre of New Jersey (“Centre”) known as “Tech VI”.

Background
At the December, 2014 meeting, the Members approved a ten year. six month lease with Premier
Education Group, a privately owned career training organization, for the Tech VI building at the
Centre.

The Tech VI building is a 36.500 square foot Class B office building constructed in the 1960s.
currently in fair condition. It was most recently occupied by Anthem Education Institute, Inc..
which declared bankruptcy and sold its business to Premier in August, 2014. Premier has
occupied the Tech VI building since September 1,2014.

After several months of lease negotiations, Premier informed the NJEDA that they were no
longer interested in leasing the entire building because its enrollment was not what was
anticipated at the site. Further discussions ensued. which ultimately resulted in Premier’s

Premier did not pay its rent in accordance with the proposed 120 month lease, and requested that
the rent for the short-term occupancy be reduced because of the condition of the building. After
much negotiation. the parties have agreed to the basic terms as outlined on the attached sheet.

Premier has agreed to pay $45,000 per month on a gross basis ($14.79 per square foot per year).
retroactive to September 1, 2014. The company is currently seeking alternative space and has
requested a maximum of six months additional occupancy at the Centre through February 29,
2016.

MALNG 4ODRESS P0 Box 990 I TRENTON, Ni 08625-0990

SHo’PING ADDRESS: 36 WEST STATE STREET TRENTON, Ni 08625 609.858.6700 e-mail: njeda@njeda.com I www.njeda.com



By way of comparison, for the first twelve months, the amount due under the original proposed
126 month lease term would have been $454,105.61, which reflected six months of free rent.
With no free rent, the amount due at the same rental rate would be $801,403.13. At the
negotiated rate for the short term occupancy, the amount to be collected for the first twelve
months (i.e. September 2014-August 2015) will be $540,000. This amount now has been paid in
full by Premier. There is no accounting write-off involved, because the rental income for
Premier has been recorded on a cash basis, and not accrued.

Premier has also agreed to pay the rent two months in advance at a time starting with the months
of September-October 2015, perform all the maintenance for the building, and remove all of its
personal property upon termination.

Recommendation
In summary, I am requesting the Members’ approval to 1) enter into a Surrender and
Cancellation of Lease and Occupancy Agreement between Premier and the NJEDA for the
36,500 square foot building at the Centre known as Tech VI; and (2) to execute any and all other
documents to complete these transactions on final terms acceptable to the Authority’s Chief
Executive Officer and the Attorney General’s Office.

Timothy Lizura
President/ Chief Operating Officer

Attachment
Prepared by: Christine Roberts
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MEMORANDUM

TO: Members of the Authority

FROM: Timothy J. Lizura
President/Chief Operating Officer

RE: Security Services
NJEDA Headquarters and Barnes Street Parking Lot, Trenton. NJ and
Waterfront Technology Center. Camden, NJ

DATE: September 10, 2015

Summary
I am requesting the Members’ approval to enter into contracts for security services with
Universal Protection Services of Trenton. New Jersey. for security related services for the
following properties: (i) NJEDA Headquarters and Barnes Street Parking Lot, Trenton; and (ii)
Waterfront Technology Center, Camden.

Background
The Real Estate Division publicly advertised a Request for Qualifications and Proposals (RFQ!P)
for the referenced services on behalf of the Authority. The existing security contracts with Vets
Securing America, for these properties, expired on February 1, 2015. Services are currently
being provided pursuant to a month to month extension, under that contract.

Site tours at both locations were held and questions and answers were posted on the Authority’s
website. Proposals were received from the following eight (8) firms:

‘- United American Security
? Vets Securing America

Mjake Security Services
ABM Janitorial Service
A11iddtSice

-

Universal Protection Service
ø- Security Guard, Inc. T/A Tn-County Security
‘- ISS Facility Services

The firm of Security Guard, Inc. T/A Tn-County Security was deemed non-responsive as it did
not provide the information required in the REQ/P such as a narrative regarding understanding of
scope of work, key staffing, resumes, firm’s qualifications, references, etc. Also. the Fee
Proposals submitted by Security Guard, Inc. T/A Tn-County Security did not include the
percentage escalations on the form. Although they provided monetary escalation, the percentage
escalation(s) was a mandatory requirement.
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The firm of ISS Facility Services was deemed non-responsive as it did not provide any
information other than the two Fee Proposals.

Because the proposals submitted by Security Guard, Inc. T/A Tn-County Security and ISS
Facility Services were not responsive, they were not released to the Selection Committee
members for evaluation.

A comprehensive evaluation and scoring analysis was performed (please see attached Matrix
Evaluation) resulting in the Selection Committee recommending the award to Universal
Protection Services, the highest ranked bidder, based on the firm’s qualifications, experience,
price, and other factors, as outlined in the RFQ/P. The emphasis of the evaluative scoring was
based on the firm’s qualifications and experience; the firm’s management, staff resources and
experience; and the fee proposal.

Final approval of Universal Protection Services will be subject to receipt and approval of its
remaining compliance documentation. In the alternative, if Universal Protection Services is
found to be non-compliant, we are seeking approval to enter into a contract with the next highest
scoring firm, and so on, subject to receipt and approval of its compliance documentation.

it is recommended that the Authority enter into contracts with Universal Protection Services to
provide security services for a term of two (2) years with three additional one (1) year extension
options, in the Authority’s sole discretion.

Universal Protection Services’ fully loaded hourly rate for providing security services for the
NJEDA Headcuarters and Barnes Street Parking Lot is $29.88 with 0.50% annual escalations
starting the 211 year through to the S’ year. The fully loaded hourly rate providing security
services for the Waterfront Technology Center is S 23.84 with 0.50% annual escalations starting
the 2nd year through to the 51h year. These services are subject to the State Building Services
Contracts Act which establishes the prevailing wage to be paid by county where the services are
being performed.

Recommendation
In summary, I am requesting the Members’ approval to execute contracts for security services
with Universal Protection Services for a term of two (2) years with three additional one (1) yç
exsioñns, on terms acceptable to the Pres dent/Chief Operating Officer and the Attorney
General’s Office for the NJEDA Headquarters and the Barnes Street Parking Lot, and the
Waterfront Technology Center in Camden.

Timothy t. Lizura
President/Chief Operating Officer

Attachment
Prepared by: Donna Sullivan
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