
 
 

 
 

 
 

 
 
 
MEMORANDUM 

 
 
 
TO: Members of the Authority 
 
FROM: Michele Brown 

Chief Executive Officer 
 
DATE: January 13, 2015 
 
SUBJECT: Agenda for Board Meeting of the Authority January 13, 2015  
  
 
Notice of Public Meeting 
 
Roll Call 
 
Approval of Previous Month’s Minutes 
 
Chief Executive Officer’s Monthly Report to the Board 
 
Bond Projects 
 
Loans/Grants/Guarantees 
 
Edison Innovation Fund 
 
Office of Recovery 
 
Incentive Programs 
 
Board Memorandums 
 
Real Estate 
 
Executive Session 
 
Public Comment 
 
Adjournment          































 
 

MEMORANDUM 

 

TO:  Members of the Authority 

 

FROM: Michele A. Brown 

Chief Executive Officer 

 

DATE: January 13, 2015 

 

RE:  Chief Executive Officer’s Report to the Board 

 

EDA PROVIDED MORE THAN $600 MILLION IN TOTAL ASSISTANCE IN 2014  

 

According to preliminary totals, EDA closed on more than $613 million in total financing to 

assist 250 projects across the State in 2014. These projects involve the anticipated creation of 

4,500 new jobs, the retention of 2,500 “at risk” jobs, and private investment totaling nearly $1.4 

billion.  

 

Of the $613 million total, more than half was provided through EDA’s traditional financing 

programs, which includes loans, guarantees, participations and tax-exempt bonds.    

 

The 2014 figure does not include the nearly 100 projects EDA approved through the Economic 

Opportunity Act, which represents another 38,000 jobs created and retained. It also doesn’t 

reflect the more than 1,000 small businesses that have been supported under the Stronger NJ 

Business programs.   

 

FMERA 2014 RECAP 

 

The Fort Monmouth Economic Revitalization Authority (FMERA) marked significant 

achievements in 2014 as it continued its efforts to attract investment and jobs to the former 

military installation.   

 

Among its activities, FMERA issued Requests for Offers to Purchase (RFOTP) for seven 

properties, including the Main Post Chapel, Charles Wood Area Fire Station, Fitness Center, 

Satellite Road Parcel 1, Parcels F1 and F2, and Howard Commons.    

 

FMERA also entered into exclusive negotiations for five parcels on the Fort.  This includes 

Parcels C and C1 in Tinton Falls, which will be transformed into a mixed-use town center, 

boasting new residential units, retail and other commercial development; and, the Marina Parcel 

in Oceanport, which includes a 71-slip marina and boat launch ramp, as well as a 2,600 square-

foot boat house that is expected to re-open as a restaurant in early 2015.  



 

EVENTS 

 

EDA representatives participated as speakers, attendees or exhibitors at 14 events in December.  

These included the NJBIA Public Policy Forum in Edison, the Downtown NJ Excellence Awards 

in New Brunswick, and the NJ Energy Resilience Conference in New Brunswick. 

 

 

   

      

 

 

 ______________________ 























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

..

P40419APPLICANT: West Campus Housing, LLC

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

PROJECT LOCATION:Various Jersey City (T/UA) Hudson County

APPLICANT BACKGROUND:
West Campus Housing, LLC was recently formed to hold a leasehold interest to real property for the sole
and managing member, the New Jersey City University Foundation.  The Foundation was established as a
501(c)(3) organization under the Internal Revenue Code, to support the mission of the New Jersey City
University and the development of a new dormitory and renovations to two existing residence halls, as a
public private partnership with the University under the Higher Education Public Partnership Program (the
"P3 Program") created as part of the NJ Economic Stimulus Act of 2009.

The Applicant has selected Ambling University Development Group to finance, plan, design, construct and
maintain the new student housing.  The Ambling Development Group has developed approx. 35,000 beds in
63 projects totalling $1.873 billion in development costs in 21 states.  Ambling's officers have over 15 years
of student housing experience.  AUDG, Jersey City, LLC, an affiliate of Ambling Development, will enter into
a development agreement with the Applicant for the development and construction of a new 425 bed
residence hall on 1.1 acres on the University's main campus.  The new residence hall will be adjacent and
connected to the University's new academic arts building.  The project will also include renovations to two
existing residence halls:  (i) Vodra Hall, a 60,000 sq. ft. building on .33 acres, which includes 102 beds, a
dining hall and office space; and (ii) Co-op Hall, a 7,323 sq.ft. building on .16 acres consisting of a 100 bed
dormitory with community bathrooms, building lobby and the student lounges.  Renovations to the existing
residence halls include renovating the community bathrooms, the lobbies and the student lounges.  In turn,
upon completion of the Project, the applicant will enter into a management with Ambling Management
Company or its affiliate, to operate and maintain the residence halls.

The Project is also being presented by the Real Estate Division Staff at the January 13, 2015 Board Meeting
for approval of New Jersey City University's application to develop the dormitory in accordance with the P3
Program and the 2009 NJ Economic Stimulus Act.

The bonds for the Project will qualify as tax-exempt bonds under Section 103 and Section 145 of the Internal
Revenue Code of 1986, as amended, and will not be subject to the State Volume Cap limitation pursuant to
Section 146(g) of the Code and will be exempt from the $20,000,000 Capital Expenditure Limitation.

Authority assistance will enable the applicant to (i) finance the development and construction of the Project
as describe above, (ii) fund a debt service reserve fund, (iii) pay capitalized interest and (iv) pay costs of
issuance of the bonds, for a total tax-exempt and taxable bond issue of $55 million.

APPROVAL REQUEST:

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



P40419APPLICANT: West Campus Housing, LLC Page 2

ENHANCEMENT:

BOND PURCHASER:         
AMOUNT OF BOND:        

TERMS OF BOND:             

RBC Capital Markets, LLC (Underwriter)
Series A
$54,500,000 (est.) Tax-exempt Bond
Series A
35 years (max.); Serial and/or term
bonds with true interest cost not to
exceed 7.5% (Estimated tax-exempt
interest rates range from 2% to 4% as of
12/29/14).

Series B
15 years (max.); Serial and/or term
bonds with true interest cost not to
exceed 7.5% (Estimated taxable interest
rates range from 4% to 6% as of
12/29/14).

                    Construction of new building or addition            $38,704,498
                    Interest during construction                         $5,129,361
                    Engineering & architectural fees                     $3,982,371
                    Debt service reserve fund                            $3,634,100
                    Developer's Fee                                      $1,927,228
                    Legal fees                                             $756,824
                    Finance fees                                           $607,500
                    Working capital                                        $258,118
                                                            _______________________
                    TOTAL COSTS                                         $55,000,000

PROJECT COSTS:

N/A

FINANCING SUMMARY:

Series B
$500,000 (est.) Taxable Bond

0 5 0 304At Application Maintained ConstructionJOBS:

PUBLIC HEARING: 01/13/15 (Published 12/29/14) BOND COUNSEL:McCarter & English, LLP
DEVELOPMENT OFFICER: T. WellsT. Gill APPROVAL OFFICER:

Within 2 years









































 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 LOANS/GRANTS/GUARANTEES  



MAIN STREET ASSISTANCE PROGRAM



NEW JERSEY ECONOMIC DEVELOPMENT AUTHORITY
PROJECT SUMMARY - MAIN STREET ASSISTANCE PROGRAM - (PREMIER LENDER)

APPLICANT: Eastern Nursing Services I, Inc. and Eastern Nursi ng Services II, P40144

PROJECT USER(S): Same as applicant *
- indicatcs relatIon to applicant

PROJECT LOCATION: 60 Park Place Newark City (T/UA) Essex

GOVERNOWS INITIATIVES: (X) Urban ()Edison ()Core ()Clean Energy

APPLICANT BACKGROUND:
Eastern Nursing Services I, Inc. d/b/a Priority Nursing Services was formed in 1994 by Charles Nuzzo and
Rosemarie Malpero. The Company provides Personal Care Services throughout Northern New Jersey.

Priority Nursing Services is licensed by the State of New Jersey Division of Consumer Affairs. All registered
nurses and certified home health aides are bonded and insured. The Company is an approved Medicaid
provider servicing Bergen, Essex, Hudson, Middlesex, Morris, Passaic, Somerset and Union counties.

APPROVAL REQUEST:

Approve a 50%, $200,000 Authority guarantee of The Provident Bank $400,000 line of credit.

FINANCING SUMMARY:

LENI)ER: The Provident Bank

AMOUNT OF LOAN: $400,000 The Provident Bank line of credit with a one year, 50% guarantee of
principal outstanding not to exceed $200,000.

TERMS OF LOAN: Monthly Interest only payments with principal due upon demand.
Variable interest rate at WSJP + 1%, with a floor of 4.25%.

PROJECT COSTS:
Working capital $400,000

Finance fees $7,325

TOTAL COSTS $407,325

JOBS: At Application 13 Within 2 years 0 Maintained 13 Construction Q

DEVELOPMENT OFFICER: T. Gill APPROVAL OFFICER: J. Wentzel



PETROLEUM UNDERGROUND STORAGE
TANK PROGRAM



NEW JERSEY EcoNoMic DEVELOPMENT AUTHORITY

TO: Members of the Authority

FROM: Timothy Lizura
President/Chief Operating Officer

DATE: January 13, 2015

SUBJECT: Petroleum Underground Storage Tank Program (PUST) - Delegated Authority
Fourth Quarter 2014 Approvals (For Informational Purposes Only)

Pursuant to delegations approved by the Board in May 2006, staff may approve new grants
under the Petroleum Underground Storage Tank Program (PUST) up to $100,000 and
supplemental awards for existing grants (of any size) up to an aggregate of $100,000, provided
that the aggregate amount of the supplemental awards does not exceed $100,000.

Attached is a summary of the Delegated Authority approvals for the fourth quarter ending
December 31, 2014.

/

j 4/___

Timot$r Lizura

Prepared by: Lisa Petrizzi



AWARDED TO
APPLICANT DESCRIPTiON GRANT AMOUNT DATE

Initial grant for upgrade, closure &
Allen, Virginia (P39946) remediation $5,372 $5,372

Initial grant for upgrade, closure &
Allison, David (P39860) remediation $12,757 $12,757
Aiston, William and Julia Initial grant for upgrade, closure &
(P3 9852) remediation $18,262 $18,262

Initial grant for upgrade, closure &
Avin, Joseph (P39856) remediation $3,900 $3,900

Initial grant for upgrade, closure &
Baglieri, Joanne (P397 10) remediation $5,309 $5,309

Initial grant for upgrade, closure &
Baum, lIze (P39877) remediation $18,675 $18,675
Bergen Auto Service, Inc. Supplemental grant for upgrade, closure &
(P39529) remediation $5,823 $33,592
Bergson, Robert (P39829) Supplemental grant for site remediation $37,395 $62,527

Initial grant for upgrade, closure &
Brock, Gail S. (P39861) remediation $19,094 $19,094

Supplemental grant for upgrade, closure &
Caswell. Kenneth Lloyd (P39443) remediation $44,300 $55,940
Celano, James And Phyllis Initial grant for upgrade, closure &
(P39613) remediation $7,482 $7,482

Supplemental grant for upgrade, closure &
Chin, Yu Tsaan (P40060) remediation $5,274 $94,683
Church of the Messiah, The Supplemental grant for upgrade, closure &
(P39054) remediation $14,319 $77,372

Initial grant for upgrade, closure &
Ciccia, Veronia (P39859) remediation $4,513 $4,513

Initial grant for upgrade, closure &
Condrillo, Michael (P40009) remediation $11,877 $11,877

Supplemental grant for upgrade, closure &
Connolly, James (P39888) remediation $26,941 $157,215

Supplemental grant for upgrade, closure &
Cooper, Albert H. (P396 10) remediation $16,072 $57,577

Initial grant for upgrade, closure &
Crocono, Connie (P39858) remediation $12,360 $12,360

Initial grant for upgrade, closure &
Cuccia, Silvio (P39780) remediation $6,794 $6,794

Initial grant for upgrade, closure &
Cunningham, Ceclia (P39668) remediation $1,581 $1,581

Supplemental grant for upgrade, closure &
Dubberley, F. Aaron (P39487) remediation $34,303 $107,482

Initial grant for upgrade, closure &
Evans, Geoff (P39803) remediation $3,779 $3,779

Initial grant for upgrade, closure &
Federico, Joseph (P40045) remediation $17,130 $17,130

Initial grant for upgrade, closure &
Gieser, Harriett (P39669) remediation $9,828 $9,828

Initial grant for upgrade, closure &
Goodspeed, Ronald (P39848) remediation $25,606 $25,606
Grasser, James and Laurel Initial grant for upgrade, closure &
(P39798) rernediation $8,700 $8,700



AWARDED TO
APPLICANT DESCRIPTION GRANT AMOUNT DATE

Supplemental grant for upgrade, closure &
Gupta, Rakesh (P38918) remediation $11,948 $135,000

Initial grant for upgrade, closure &
Hand, Robert (P39815) remediation $17,674 $17,674

Supplemental grant for upgrade, closure &
Hardt, Kenneth (P39483) remediation $12,000 $99,901

Initial grant for upgrade, closure &
Heller, Amy (P39599) remediation $4,435 $4,435
Henderson, Cassandra Gold Initial grant for upgrade, closure &
(P398 54) remediation $6,595 $6,595

Initial grant for upgrade, closure &
Hettenbach, Keith (P39670) remediation $5,713 $5,713

Initial grant for upgrade, closure &
Hodachok. Robert S. (P39666) remediation $34,320 $34,320

Supplemental grant for upgrade, closure &
Jackson, Gary (P39525) remediation $26,215 $111,482

Initial grant for upgrade, closure &
Koch, Joanna (P39931) remediation $22,501 $22,501
Kronmiller, Daniel and Aimee Initial grant for upgrade, closure &
(P39821) remediation $14,685 $14,685

Supplemental grant for upgrade, closure &
Lynch, Patrick (P39527) remediation $1,096 $14,490

Initial grant for upgrade, closure &
Mandrillo, Joseph N. (P39545) remediation $10,265 $10,265

Initial grant for upgrade, closure &
Masino, Theodore (P39708) remediation $14,882 $14,882
Meeker, George and Diana
(P39870) Supplemental grant for site remediation $4,749 $17,287
Mercado, Myrna R. (P3983 1) Supplemental grant for site remediation $11,697 $73,095

Supplemental grant for upgrade, closure &
Molnar, Ilona(P39793) remediation $6,682 $14,178

Supplemental grant for upgrade, closure &
Moor, G. Bradley (P396 12) remediation $10,365 $25,566
Muller, Olga and Peter Munoz Supplemental grant for upgrade, closure &
(P39401) remediation $6,905 $15,380

Supplemental grant for upgrade, closure &
Myslinski, Jenna (P39795) remediation $7,025 $24,228
Osby, Ernest and Gwendolyn Initial grant for upgrade, closure &
(P39617) remediation $58,842 $58,842
Panach, Michael and Ivana Initial grant for upgrade, closure &
(P39836) remediation $53,751 $53,751

Initial grant for upgrade, closure &
Pickens, Jr., Thomas (P39818) remediation $10,813 $10,813

Initial grant for upgrade, closure &
Rodeghiero, Tina(P39731) remediation $17,774 $17,774

Supplemental grant for upgrade, closure &
Ruiz, Jose (P39526) remediation $2,000 $15,926

Supplemental grant for upgrade, closure &
Schraeger, Karen (P39486) remediation $1,350 $24,261

*



AWARDED TO
APPLICANT DESCRIPTION GRANT AMOUNT DATE

Initial grant for upgrade, closure &
Smith, Hayden and Judy (P39620) remediation $25,882 $25,882

Initial grant for upgrade, closure &
Sutton, Joseph (P40008) remediation $5,422 $5,422

Initial grant for upgrade, closure &
Zad ikow. Charles (P39804) remediation $10,256 $10,256
Zidaki’s Foreign & American Supplemental grant for upgrade, closure &
Auto Repairs, LLC (P39396) rernediation $4,825 $86,730

Total Delegated Authority for Leaking
55 Grants Tank Applications S798,1 13

*lncltldes cummulative awards to date (initial & supplemental), Supplemental grant awards do not exceed SIOC.000 the delegation permitted



HAZARDOUS DISCHARGE SITE REMEDIATION
FUND PROGRAM



NEW JERSEY EcoNoMic DEVEI.OPMENT AUTHORITY

TO: Members of the Authority

FROM: Timothy Lizura
President/Chief Operating Officer

DATE: January 13, 2015

SUBJECT: Hazardous Discharge Site Remediation Fund - Delegated Authority
Fourth Quarter 2014 Approvals (For Informational Purposes Only)

Pursuant to delegations approved by the Board in May 2006, staff may approve new grants
under the Hazardous Discharge Site Remediation Fund (HDSRF) up to $100,000 and
supplemental awards for existing grants (of any size) up to an aggregate of $100,000, provided
that the aggregate amount of the supplemental awards does not exceed $100,000.

Attached is a summary of the Delegated Authority approvals for the fourth quarter ending
December 31, 2014.

Tith’othy Lizura

Prepared by: Lisa Petrizzi



Total Delegated Authority for HDSRF
4 Grants Applications

AWARDED TO
APPLICANT DESCRIPTION GRANT AMOUNT DATE

Initial 25% Matching Grant to perform
209 S. Maple Avenue (P39542) Remedial Action activities $49,518 $49,518

Jersey City Redevelopment Initial grant to perform Preliminary
Agency (Summit Metals Co.) Assessment and Remedial Investigation
P39533 activities $15,300 $15,300

Perth Amboy City (Frm. Supplemental grant to perform Remedial
Municipal Complex) P39540 Action activities $31,056 $112,298

Supplemental 50% Innocent Party Grant to
Tramontana, Michael (P39600) perform Remedial Investigation activities $36,776 $56,162

*

$132,650

*lnclrldes cummulative awards to date (initial & supplemental). Supplemental grant awards do not exceed $100,000 Ihe delegation permitted



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 EDISON INNOVATION FUND  



















 
 

 
    

 
MEMORANDUM 

 
 
TO:  Members of the Authority 
 
FROM: Michele Brown 
  Chief Executive Officer 
 
DATE: January 13, 2015 
 
SUBJECT: Stronger NJ Business Grant Program Appeals – Karin H. Davis; Bethel AME 

Church; Gallo’s Marina; Pit Crew Lube, Inc.; Express Commercial Truck 
Reconditioners.  

 
 
Pursuant to the appeal process approved by the Board at the June 10, 2014 Board meeting, 
applicants to the Stronger NJ Business Grant program may challenge the EDA’s decisions by 
submitting in writing to the EDA no later than 30 calendar days from the date of the denial, 
an explanation as to how the applicant has met the program criteria. A Hearing Officer is 
assigned to each project to provide an independent review of the appeal.  
 
The Hearing Officer’s review includes reviewing the appeal letter, the application and file, as 
well as speaking directly with the applicant and relevant Office of Recovery staff. The applicants 
have been sent the Hearing Officer’s report in advance of the Board Meeting. They have been 
given an opportunity to reach out directly to the Hearing Officer to discuss the decision, and 
have been notified of the date and time of the Board Meeting.  
 
At this meeting, the Board is being asked to consider five appeals: Karin H. Davis; Bethel AME 
Church; Gallo’s Marina; Pit Crew Lube, Inc.; and Express Commercial Truck Reconditioners. 
Attached to this memo you will find the Hearing Officer’s recommendation, the Hearing 
Officer’s letter to the applicant, the declination letter and the applicant’s appeal. I have reviewed 
the attached and I concur with the recommendation that the declinations under the Stronger NJ 
Business Grant Program for Karin H. Davis; Bethel AME Church; Gallo’s Marina; Pit Crew 
Lube, Inc.; and Express Commercial Truck Reconditioners.   
 
 

 

Michele Brown 

 
 
  
 
 
attachments 







INCENTIVE PROGRAMS



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

ECONOMIC REDEVELOPMENT AND GROWTH (ERG) 
PROGRAM 
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MEMORANDUM

To: Members of the Authority

From: Timothy Lizura
President/Chief Operating Officer

Date: January 13, 2015

RE: East Grand Associates Urban Renewal Entity, [IC
Economic Redevelopment and Growth Grant Program
P39301

Request

The Members are asked to approve the application of East Grand Associates Urban Renewal
Entity, LLC (“EG” or the Applicant”) for reimbursement of certain taxes for a Elizabeth, Union
County project under a ‘State incentive” by the FDA pursuant to the Economic Redevelopment
and Growth Grant (“ERG”) program set forth in N.J.S.A. 52:27D-489c (Act).

The total costs related to the ERG project are estimated to be approximately $17,043,297. The
total qualified eligible costs under the ERG Act are $15,980,681. The recommended
reimbursement is 30% of the eligible costs, not to exceed $4,794,204 based on the budget
submitted.

Simultaneously being presented for approval is a $1,270,000 Real Estate Impact Fund loan
(“Impact Fund”) request for this project via a separate memorandum (P 40400).

Project Description

EG is proposing a new development located at 860 East Grand Street in Elizabeth. The Project
consists of 55,463 square feet on 4.1 acres on the Eastern side of the city (Routes 1 & 9 as the
bisecting artery) an area characterized as a “food desert”. This development includes a 25,059
square foot Foodtown (twenty year lease signed subject to ERG and financing) and Dollar General
(9,000 square feet draft lease) with letters of interest from fast food operators (1,200 and 2,000
square feet), a nail salon (1,640 square feet), a laundromat (5,000 square feet), a wireless carrier
(1.000 square feet), a liquor store (6,000 square feet) and a bank (2,164 square feet). The ERG
project also includes a fast food pad for 2,400 square feet with a lease under negotiations.

The Project has recently completed environmental remediation (as the site was a former New Jersey
Transit Bus maintenance facility) at a cost of approximately $2 million paid for by the owner of the
property, the City of Elizabeth. This cost is exc.iuded from the budget and ERG sizing. it is
East Grand ASSOCIateS Urban Rene al Entity. LLC
January 13, 2015



anticipated that a closing on the property and financing will occur in March of 2015 at which time
construction will commence with expected completion in the fourth quarter of 2016.

The Project will utilize the BPU pay for performance standard to comply with the green building
requirements of the ERG program.

Upon completion of this Project there is expected to be 90 new, full time, direct jobs and an
estimated 71 construction jobs. New employee wage compensation is projected at $2.5 million
annually (average salaries are approximately $28,419). The project is also anticipated to generate
more than $600,000 in annual local and State taxes.

Project Ownership

EQ is wholly owned by East Grand Associates, LLC (“EGA”). EGA is owned 20% by East Grand
Division EEC and 80% by Majic Elizabeth I, EEC. Majic Elizabeth I, LLC ownership includes
George Jacobs, Peter Jacobsen and Fairview Realty Associates, LLC. Messrs. Jacobs and Jacobsen
are members of Jacobs Enterprises, Inc. (“JE”) a full service real estate development firm. For
details on the financial capacity and resources of the owners refer to the confidential memorandum
which is attached at the end of this memorandum.

In December of 2010, East Grand & Division, LLC was named the redeveloper of the Project by
the City of Elizabeth as approved by Council. In July of 2014, City Council adopted a resolution
designating EQ as the new developer of the project (reflective of the new joint venture partner).

Jacobs Enterprises, Inc. is a development, consulting. management. and brokerage company
focused on the retail and multi-family residential sectors. JE specializes in mixed-use development
and complex redevelopment situations that encompass many other real estate sectors, including
industrial, office and hotel as well as retail and residential facilities. JE manages properties and
portfolios on behalf of third-parties. These services include property and asset management,
leasing. construction and rehabilitation, and financing. Clients include family estates and holdings,
fiduciaries and trustees, and financial institutions. Counseling services provided by JE are diverse
and usual in support of attorneys and trustees in litigation or bankruptcy matters. JE also frequently
serve as court-appointed receivers and advisers. Additionally, JE will step in as developers-for-a
fee for companies that are not looking to sell but do wish to accrete value to their real estate assets.
JE acquires and develops properties throughout New Jersey, Pennsylvania, New York, and
Connecticut. Portfolio of projects owned and/or managed is in excess of 1,250,000 square feet.

George Jacobs is President and majority owner of JE with over 25 years of experience in real
estate development, asset management. consulting, and brokerage. Mr. Jacobs was a development
and leasing/financing executive with Hartz Mountain and the Kaplan Organization before starting
JE in 1990. Mr. Jacobs was directly involved in the development of over 10 million square feet of
projects at these two companies. Mr. Jacobs holds Masters degrees from both Harvard and
Rutgers, and currently serves on a number of boards, including the Advisory Councils of both
Provident Bank and Union Center National Bank, the ICSC Alliance Program (state co-chairman),
the Smart Growth Coalition, past president of the Counselors of Real Estate, the State’s Greyfields
Task Force. the City of Clifton’s Economic Advisory Committee, Downtown New Jersey, and
Board member of the New Jersey Apartment Association. Mr. Jacobs is licensed in New Jersey
and Pennsylvania as a Real Estate Broker and in New Jersey as a Professional Planner.

East Grand Associates Urban Renewal Entits, EtC
January 13, 2015



Peter A. Jacobsen brings nearly two decades of management and brokerage experience to his
position of Chief Operating Officer of JE. With a strong aptitude for strategic planning, Mr.
Jacobsen is charged with the daily operation of the business and oversees the leasing, asset
management, property management and accounting functions. Mr. Jacobsen started his career with
Charles H. Greenthal Group, one of the largest privately owned residential property managers in
Manhattan. where he managed luxury condos and co-ops before transitioning into leasing retail,
office. and professional space. Mr. Jacobsen moved to the brokerage side representing retail
tenants in developing expansion strategies while with Equis Corp., Trammell Crow, and Madison
HGCD. Client roster included Coach, Sephora, Tiffanys, Barneys New York, Cosi and many
other retailers. Mr. Jacobsen is a graduate of New York University, a licensed real estate broker in
New York and New Jersey and an active member of the International Council of Shopping Centers.

William Santianna is the controller of JE possessing a diverse background in real estate property
management, development, environmental remediation, and media advertising that spans over 20
years. Mr. Santianna was previously employed as the controller for Spinnaker Real Estate Partners
and its predecessor organization for over 11 years where he supervised daily accounting operation

including budgeting, cash flow, and tenant issues, while working closely with the property
operations team and senior management. Mr. Santianna is a graduate of Rowan University.

Project Uses

Uses (thousands) ERG Eligible Amount Total Amount
Land $ 3,100.000 $ 3,100,000
Construction & Site $ 9,560,983 $ 9,560,983
Professional Services $ 1,030,000 $ 1,355,000
Financing & Soft Costs $ 1,550,983 $ 2,288,599
Contingency $ 738,715 $ 738,715
Developer Fee $ 0 $ 0
TOTAL USES S 15,980,681 S 17,043,297

ERG eligible amount excludes costs for tenant coordinator $325,000, signage $1 00,000, fee to
owner for guarantee of the construction loan $200,000 and preferred return paid to owner during
construction $437,616.

Project Sources

The Applicant will be utilizing the following sources to complete the project:

Sources Amount
Bank Loan $ 8,700,000
UEZ Loan $ 2,000,000
Grant from City of Elizabeth $ I ,426.495
NJEDA Impact Fund $ 1,270,000

[ Developer Equity $ 3,646.802
TOTAL SOURCES S 17,043,297

Note that developer equity of $3.6 million above represents 21% of the project costs thereby
satisfying the ERG program requirement of at least 20% equity contribution.

Grad AssociaLs Urban Rneai Entit\ LLC
Januar 13. 2O1



The Applicant has provided a letter of commitment from Valley National Bank for construction and
permanent financing (amounting to $8.7 million over 25 years at approximately 5%). Additionally
a term sheet from Elizabeth Development Company (“EDC”) for a $2 million subordinated loan at
3% based on a 25 year amortization from the City of Elizabeth’s urban enterprise funds with an
expectation that this will be approved within the next 60 days. Additionally, there is also at total of
$1.43 million in grant funds from the City of Elizabeth being provided to this project. The Impact
Fund loan from NJEDA in the amount of $1.27 million will have a 3% interest rate and a ten year
term. This loan will receive a 25.83% share in the project cash flow to pay principal and interest
with an extra payment at maturity to yield an effective rate of 7% over the term of the loan.

The project sources and uses above reflect the project with the ERG incentive excluded. The
project gap is calculated based on the Equity Internal Rate of Return identified in the gap analysis,
which will be discussed below. These returns are calculated with and without the ERG cash flow
and impact Fund to compare the returns.

Gap Analysis

FDA staff has reviewed the application to determine if there is a shortfall in the project
development economics pertaining to the return on the investment for the developer and their
ability to attract the required investment for this project. Staff analyzed the pro forma and
projections of the project and compared the returns with and without the ERG over ii years (one
year to build and 10 years of cash flow). The returns also assume that the Impact Fund is
disbursed in full under the terms stated in a memorandum being simultaneously presented for
approval by the Authority.

hout ERG and Impact Fund With ERG and Impact Fund
Luity IRR 1.17% Equity IRR 14.18%

As indicated in the chart above, the project would not otherwise be completed without the benefit
of the ERG and Impact Fund. With the benefit of the ERG and Impact Fund, the Equity IRR
is 14.18% making the returns moderately below the Hurdle Rate Model provided by the
EDA’s contracted consultant Jones Lang Lasalle which indicates a Maximum IRR of
14.76%. The additional revenue generated by the proposed ERG would enable the Applicant to
move forward with the project.

Net Positive Benefit Analysis

NJSA 19:31-4.5 requires that in order to determine eligibility for the ERG award, the Authority
undertake a fiscal impact analysis by determining whether public assistance provided to the
proposed development will result in net positive economic benefits to the State for a period equal
to 75% of the useful life of the Project, not to exceed 20 years. The Authority has conducted the
required Net Benefit Analysis and has found that the present value of the ongoing Net Positive
Benefits to the State at a 6% discount rate over a 15 year period (based on average length of
tenant’s lease terms) is $6.3 million. This total Net Benefit to the State includes $402,677 in one
time construction costs (assumes discounted due to UEZ location) associated with the proposed
Elizabeth facility, direct tax revenue (Gross Income/wage Taxes and Real Estate Tax) and the
indirect tax revenue expected to be generated by the Project over 15 years. This figure is further
increased by $945,000 due to the additional benefits as a result of the 25% bonus factor as 54 of the
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90 new full time employees of the tenants are expected to be employed by the grocery store. Use
of this bonus factor, approved in a June 8, 2010 memorandum to the Board, compensates for the
fact that the low wage nature of urban grocery stores negatively skews the net benefit test for these
projects.

The Net Positive Benefit calculation included:

1] 66% of the incremental gross income tax;
2] 100% of the incremental one-time tax generated from the Project’s construction:
3] 100% of the incremental indirect tax revenues from spending and earnings;
4] 0°/a of the sales tax generated by the retail portion of the Project

66% of all the incremental gross income tax was considered in calculating the Net Benefits for the
EG Project because the majority of jobs are in the retail trade sector. Following the policies of the
Authority, sales taxes were excluded from the calculation as the Project is not deemed a
destination. Therefore, it is assumed that there will be no additional new sales tax benefits to the
State. The net positive benefit analysis includes 90 total full time jobs projected by the Applicant
and 71 construction jobs as estimated through the Authority’s net benefit analysis model.

The present value of this figure is reduced by the present value of all local and state grants,
including the ERG and the City of Elizabeth grants of $1 .43 million to the project, resulting in the
present value of the Net Positive Benefits to the State of approximately $1 .42 million. The project
anticipates reimbursement primarily from sales taxes with an anticipated recoupment of the full
ERG amount within ten years.

Other Statutory Criteria

In order to be eligible for the program. under NJSA 19:31-4.6(b), 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 likelihood that the project shall, upon completion, is capable of
generating new tax revenue in an amount in excess of the amount necessary to reimburse the
developer for the project costs as provided in the redevelopment incentive grant agreement.

The Project has an anticipated IRR of 1.17% without the ERG and Impact Fund with a 14.18%
IRR when the ERG and Impact Fund are both included in cash flows. The applicant represents that
the ERG and Impact Fund incentives are needed for the economic viability of the Project.

According to the information provided in the market feasibility study prepared by Crossroads
Companies, the anticipated tenant rents of approximately $1 8 per square foot (plus $1.50 a square
foot for CAM) are achievable based on other comparables (on the western side of Elizabeth due to
lack of recent transactions in the Project area). This rent is consistent with the level indicated by
the Applicant in their projected income statement. The strong pre-leasing (includes leases, drafts,
letters of intent) at the site is indicative of the retail demand and supports the firm’s opinion that the
center will be fully leased upon construction completion. Recent research from the International
Council of Shopping Centers and Food viarketing Institute data (on Shopping Center square
footage per capita, retail space per person and supermarket space per person) reveals the Eastern
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Elizabeth submarket is I 8% below the national average (note the 1 .29 million square foot Jersey
Gardens Mall is a regional mall that is not within walking distance of the population of Elizabeth
and excluded). Eastern Elizabeth has a supermarket selling square foot per person of 0.09
compared to the national average of 5.47 per person. The firm also concludes that there will be
extremely minimal impact on the existing retailers (including that the closest comparable
supermarket is a twelve to twenty minute drive time from area residents) in the area mainly due to
the fact that there is little retail in the trade area.

The market study refers to traffic counts by an engineer indicating 20,000 vehicles per day pass
through the intersection that the site is located on. Presumably this consists of local residents,
shoppers accessing Jersey Gardens Mall, workers in the area and truck traffic servicing the port and
surrounding businesses. Additionally, the proximity to Staten Island (along with reduced sales tax,
lower gasoline costs and employment opportunities) is manifest by the strong presence of New
York State license plates. As such the center is designed to market to retailers that service local
and transient shoppers as well as out of state population.

The members of this Project’s development team have experience in owning and managing retail,
mixed use and multi-family properties in Northern New Jersey. The developer has identified
thirteen projects with supermarkets whereby they had a role as owner, manager, builder and/or
provider of leasing services. The sales and tax figures projected by the Project are modestly above
the typical ranges for retail projects reviewed by the Authority.

The financial analysis indicates a rate of return to the developer that is considered below the
maximum benchmark level as noted previously in this memo. Based on the expected generation of
approximately $700,000 in annual incremental new sales taxes generated by the tenants at the
Project site over the 20 year period and a 75% rebate of the eligible taxes, there are adequate funds
to support the reimbursement of the requested ERG to the Applicant. The current estimation of
reimbursements under the ERG would commence in year 2016 with full payout in ten years.

There is a demonstrated need for both the ERG and the loan from the Impact Fund, as without
these enhancements the Applicant has indicated an unwillingness to move forward with the project
at this time.

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 Project site (census tract) has numerous indications of distress including: I] poverty rate
greater than 30%, 2] a Federally designated Renewal Community, 3] SBA designated HUB Zone,
4] NJ State Urban Enterprise Zone, 5] designated Redevelopment Zone by the municipality and 6]
eligibility for New Market Tax Credits. Additionally, the City of Elizabeth is designated as one of
the nine HUB eligible cities and one of New Jersey’s fifty seven Urban Aid Municipalities as
designated by NJ Department of Community Affairs. Elizabeth is ranked number 536 out of 566
municipalities per the municipal revitalization index. Unemployment in Elizabeth is 9.3% as of
September 2014 as compared to 6.5% in New Jersey and 5.9% in the US. The rehabilitation of
this underutilized property will improve the social distress by building upon the city’s broader
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redevelopment goals and social objectives. The project will generate incremental real estate,
personal income tax and utility tax revenues.

The Project is located in a densely populated peninsula, surrounded by water to the east and south
and the Newark International Airport to the north. This area is a so-called “food desert” with over
50.000 residents and no full-scale quality grocery store. Most grocery stores in the area are
convenience type stores having less than 1,000 square feet of space. There are no grocery’ stores in
the area that have more than 5,000 square feet of space. The City of Elizabeth has indicated their
support of the Project which is on the Planning Board agenda for approval at the October 4, 2012
meeting. The Applicant is also party to a Redevelopment Agreement with the City of Elizabeth to
acquire the parcel for the Project and the site is within the area determined by the City Department
of Policy and Planning to be in need of redevelopment (part of the Trumbull Street Redevelopment
Plan which was ratified in December of 2000). The proposed Project meets the Redevelopment
Objectives of the plan including general urban design and land use requirements.

The jobs created as a result of this project will provide important employment opportunities for
local residents. The project will generate approximately 90 new, full time, direct jobs upon
completion, as well as 71 temporary construction jobs. Sales tax generation by this Project is
estimated at $700,000 annually (as well as annual incremental real estate taxes of $165,000 and
payroll taxes of $68,000).

Recommendation

Authority stal’f has reviewed EG’s application and finds that it is consistent with eligibility
requirements of the Act. The NJ Treasury has reviewed the application and has notified the
Authority of the adequacy of the project’s estimated tax revenues and specified the percentage
reimbursement of total project costs. Therefore, it is recommended that the Members approve the
application and authorize the CEO of the Authority to execute the ERG Agreement with the
Applicant and the State Treasurer, subject to final review and approval of the Office of the
Attorney General. All disbursements under the ERG program are subject to annual appropriation
by the New Jersey State Legislature.

Delivery of a commitment letter from the Authority to the Applicant for the ERG award shall be
subject to the receipt of tax clearance certificates for the Applicant from the NJ Division of
Taxation. Closing of the ERG Agreement and the reimbursement of any taxes is contingent upon
the Applicant meeting the following conditions regarding the Project within twelve months of
approval:

1. Financing commitments for all funding sources for the Project consistent with the
information provided by the Applicant in its application to the Authority for the ERG; and

2. Evidence of site control and site plan approval for all properties within the Project,
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.
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Reimbursement shall commence upon:

I. Completion of construction of all phases of the Project and issuance of a permanent or
temporary certificate of occupancy for each phase and Authority approval of a Project Cost
Statement; and

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

3. New tax revenues have been paid to the NJ Treasury and appropriated.

The NJ Treasury annually tracks taxes received from job sites and remits reimbursement equal to a
percentage of funds collected during the year.

It is recommended that the members authorize the CEO of the EDA to execute the State Economic

Redevelopment and Growth Incentive Grant Agreement and any assignment agreements necessary
to effectuate this transaction.

Total Eligible Project Costs: $15,980,681

Eligible Taxes for Reimbursement: Sales and other eligible taxes not to exceed $4,794,204 over
20 years.

Recommended Grant: 30% of actual costs, not to exceed $4,794,204 to be paid over a
maximum period of 20 years.

/
j

Timothy J{zura
President and Chief Operating Officer

Prepared by: Michael A. Conte
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NEwJERSEV ECONOMIC DEVELOPMENT AUTHORITY

MEMORANDUM

TO:

FROM:

DATE:

Members of the Authority

Timothy J. Lizura, President and Chief Operating Officer

January 13, 2015

SUBJECT: Delegated Authority Approvals for 4th Quarter 2014
For Informational Purposes Only

The following post-closing actions were approved under delegated authority during the fourth
quarter of 2014:

EDA Credit

Exposure

Name Action

Arlington Machine & Tool $ 1,071,428 Consent to sale of certain business assets in
Company and Titan exchange for a payment of $68K and consent to
Technologies International the Bank’s waiver of the loan covenants at

12/31/13.
2 South Main, LLC $ 624.577 Extend the maturity of the participation loan up to

3 months to allow sufficient time to close on the
sale of subject property and repay the loan.

WeliGen, Inc. $ 355,118 Restructure the defaulted Springboard 1
Recoverable Grant by extending the maturity 5
years. In return, the borrower will remit annual
payments equal to 5% of revenue for 5 years after
which no further payment is due. Accept $23,000
as a settlement on the subject defaulted lease
agreement for vacated space at the EDA’s
Technology Centre of NJ.

Montclair Avenue, LLC $ 222,019 Extend the maturing EDA participation in TD
(Aaron Enterprises, Inc.) Bank’s loan for 5 years to allow the borrow time

to amortize the loan.
Classlink, Inc. $ -0 Accept $300,000 as settlement in full of the

\Titten off $620,135 Edison Loan and
Springboard II Recoverable Grant.

*current exposure



Economic Recovery Board of Camden
New Jersey Housing and Mortgage Finance Extend the contingent loan maturity date to
Agency March 2017 to allow sufficient time for HMFA to

complete Phase IV of the Camden Home
Improvement Program.

Cooper’s Ferry Partnership Extension of the project completion date of the
$500,000 ERB infrastructure grant to December
31, 2015 to allow CFDA sufficient time to
complete roadway designs for the Haddon
Avenue Transit Village project.

Loans Written-Off under Delegated Authority

As required by generally accepted accounting principles, loans that are nonperforming, offer
limited likelihood of future recovery and have been fully reserved are to be written off. Special
Loan Management officers conduct a quarterly portfolio review, and with concurrence from
management, recommend loans to be written off pursuant to delegated authority. The loans listed
below were written off during the fourth quarter 2014.

EDA and/or its participation banks retain their legal rights against the borrower and/or guarantors
and pursue collections of these loans through litigation.

Name Exposure Description

Neptune Investment Fund, LLC $ 2.000.000 A $2,000,000 LDFF loan that supplemented
(Cityworks) funding from TD Bank for a 50,000 square foot

office building in Neptune, New Jersey
developed by Cityworks was written off. The
project is presently in payment default and a
recent appraisal indicates there is no equity in the
property to secure EDA’s loan.

Neptune Investment Fund, LLC $ 250,000 A $250,000 Brownfield Redevelopment Loan
(Cityworks) used to fund environmental remediation costs

associated with construction the office building
was written off. The project is presently in
payment default and except for an assignment of
proceeds from the Brownfield Redevelopment
Agreement, the collection of which is uncertain,
the loan is unsecured.

Driscoll Label Co., Inc. $ 164,463 This Main Street Assistance participation loan to
a printing company is in payment default and TD
Bank as agent has initiated foreclosure. Based on
EDA’s subordinate lien position, there is
insufficient equity in the collateral to secure our
exposure, and the $164,463 balance was written
off.



SVS Realty Group, LLC $ 157,266 Operating company Specialty Vehicle So1utio
LLC has been unable to generate sufficient cash I
flow to service its debt. As a result, this SLP loan
is in payment default and TD Bank as agent has
initiated foreclosure. EDA’ s $157,266
participation loan was written off based on a
subordinate lien position, and insufficient equity
in the collateral to secure EDA’s exposure.

/

Prepared by: Daniel Weick
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NEw JERSEY ECONOMIC DEYELOPMENT ASITHORITY

MEMORANDUM

TO: Members of the Authority

FROM: Timothy Lizura
President/Chief Operating Officer

DATE: January 13, 2015

SUBJECT: Incentives Modifications
(For Informational Purposes Only)

Since 2001, and most recently in June, 2014, the Members have approved delegations to the
President/Chief Operating Officer for post closing incentive modifications that are administrative
and do not materially change the original approvals of these grants.

Attached is a list of the incentive modifications and Salem/UEZ renewal extensions that were
approved in the 4th quarter ending December 31, 2014.

Prepared by: C. Craddock
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NEW JERSEY EcoNoMic DEVELOPMENT AUTHORErY

TO: Members of the Authority

FROM: Timothy Lizura
President/Chief Operating Officer

DATE: January 13, 2015

SUBJECT: Retail Fuel Station — Energy Resiliency Program
(For Informational Purposes Only)

In December 2013 and again in December 2014, the members approved the Retail Fuel Station —

Energy Resiliency Program (“RFS”) to aid retail fuel stations with becoming energy resilient during
natural disasters that often result in extensive power outages like those that occurred during
Superstorm Sandy.

The program, which is a joint effort between New Jersey Office of Emergency Management
(“NJOEM”), the Federal Emergency Management Agency (“FEMA”) and EDA, was initially
capitalized with $7 million to provide grants to install permanent generators or quick connections for
mobile generators at retail fuel stations within ¼ mile of emergency evacuation routes. The initial
round resulted in 150 eligible applications of which 62 were funded. An additional 88 are under
review. The second round approved by the members last month extended the program statewide.
Since launching the second round on January 5, 10 stations have applied for funding and are currently
under review.

To support program efficiencies, the members approved delegation to staff to approve these projects.
Attached are the projects approved under delegation for 4Q 2014. All approvals represent those
approved under the initial program guidelines established in 2013.

TimothyL1(’ura

Prepared by: Lisa Petrizzi



BERGEN COUNTY Anticipated
Applicant Description Grant Completion

E&E Exxon
AME Management Inc. Installation of a permanent generator at
P39009 842 Route 17 North, Ramsey $65,000 March 2015
xon on the Run

Ksertbas, Inc Installation of a permanent generator at

L898’ 185 Route 17 S., East Rutherford $65,000 June 2015
GW Bridge Exxon
Tiger Service Station, Inc. Installation of a permanent generator at
P393 25 484 Route 4 East, Englewood $65,000 June 2015
Paraimis Exxon on the Run
Sertbas, Inc Installation of a permanent generator at
P38979 100 Route 17 N., Paramus $65,000 June 2015
Quick Chek - Lodi
QuickChek Corporation Installation of a permanent generator at
P39208 116 Rte 46 EB, Lodi $65,000 March 2015
Quick Chek - Ramsey
QuickChek Corporation Installation of a permanent generator at
P39176 40 Route 17 N, Ramsey $65,000 March 2015
Ridgewood Tiger Mart/Exxon
Bergen Convenience Flagship Installation of a permanent generator at
P39005 490 State Rte 17S, Ridgewood Village $65,000 June2015

BURLINGTON COUNTY Anticipated
Applicant Description Grant Completion

Bordentown Valero
APCO Petroleum Corp Installation of a permanent generator at
P39 104 2000 Route 206, Bordentown $65,000 May 2015
Valero Westhampton
APCO Petroleum Corp Installation of a quick connect at
P39109 2036 Rte 541, Westhampton $15,000 February 2015

ESSEX COUNTY Anticipated
Applicant Description Grant Completion

Fairfield Gulf
Global Fuel Distributors Installation of a quick connect at
P39330 6 Rte 46, Fairfield $15,000 January 2015
Valero
ADPP Enterprises Inc Installation of a permanent generator at
P39052 650 Route46 East, Fairfield $65,000 June2015

HUDSON COUNTY Anticipated
Applicant Description Grant Completion

Holland Tunnel Exxon
Holland Tunnel Service Center Installation of a permanent generator at
P38967 597 Mann Boulevard, Jersey City $65,000 June 2015
QuickChek - Bayonne
QuickChek Corporation Installation of a permanent generator at
P39206 20 East 53 Street, Bayonne $65,000 March 2015

HUNTERDON COUNTY Anticipated
Applicant Description Grant Completion



Busy Bee Shell
Five Star Gas and Food Mart
P3902 1

Installation of a quick connect at
170 State Route 173, Union $15,000 March2015

Clinton Valero
A.P.M. Management Installation of a permanent generator at
P39055 1747 Route 31 South, Clinton $65,000 March 2015
Hampton BP
APM Management Inc Installation of a quick connect at
P39130 238 Route 31 N., Hampton $15,000 March2015

MERCER COUNTY Anticipated
Applicant Description Grant Completion

QuickChek - Lawrenceville
QuickChek Corporation Installation of a permanent generator at
P39203 303 Brunswick Circle, Lawrenceville $65,000 March 2015
Yardville Valero
Tn-State Petro, Inc Installation of a quick connect at
P39120 42 Route 130, Yardville-Groveville $15,000 February 2015

MIDDLESEX COUNTY Anticipated
Applicant Description Grant Completion

APCO Valley Garage!Valero
APCO Petroleum Corp. Installation of a permanent generator at
P39107 4000 Route 1, South Brunswick $65,000 March 2015
Oldbridge Food Mart/7-Eleven
Oldbridge Food Mart LLC Installation of quick connect at
P38322 2401 Rte 9, Old Bridge $15,000 February2ol5
QuickChek — Perth Amboy
QuickChek Corporation Installation of a permanent generator at
P39196 853 Convery Blvd., Perth Amboy $65,000 March 2015
QuickChek — S. Brunswick
QuickChek Corporation Installation of a permanent generator at
P39179 2432 US Highway 130, S. Brunswick $65,000 March 2015
Valero
APCO Petroleum Corp. Installation of a permanent generator at
P39114 2633 Route 130, South Brunswick $65,000 March 2015

MONMOUTH COUNTY Anticipated
Applicant Description Grant Completion

BP Middletown
Petro Realty, LLC Installation of a quick connect at
P38957 863 Highway 35, Middletown $15,000 January 2015
BP Aberdeen
Petro Realty LLC Installation of a quick connect at
P3 8932 1103 Rt 34, Aberdeen $15,000 February 2015
Citgo Colts Neck
HWY 34 LLC Installation of a quick connect at
P39319 267 Hwy 34, Colts Neck $15,000 February 2015
Eatontown Exxon
Excellency Enterprises LLC Installation of a quick connect
P39292 150 Rte 35 & Wyckoff Road $15,000 February 2015
Molly Pitcher Exxon
JiD Gas Corp Installation of a permanent generator at
P3 8994 421 1 Route 9 North, Freehold $65,000 March 2015



QuicJiChek - Haziet
QuickChek Corporation Installation of a permanent generator at
P39174 1170 Hwy 36, Haziet $65,000 March2015
QuicLChek - Highlands
QuickChek Corporation Installation of a permanent generator at
P39205 460 Hwy 36, Highlands $65,000 March 2015
Spring Valley Exxon
Petroleum Marketing Group Installation of a quick connect at
P39166 70 Route 9, Morganville $15,000 February 2015
Valero Englishtown & Subway
Best Management Inc Installation of a permanent generator at
P39294 391 Rte 9 South, Englishtown $65,000 May 2015

MORRIS COUNTY Anticipated
Appilcant Description Grant Completion

Morristown Exxon
Petroleum Marketing Group Installation of a permanent generator at
P39171 109 Morris Street, Morristown $65,000 May 2015
Parsippany Gulf
Rock Oil Co Installation of a quick connect at
P39091 400 Route 46, Parsippany-Troy Hills $15,000 February 2015
QuickChek - Hanover
QuickChek Corporation Installation of a permanent generator at
P39 198 2 Parsippany Road, Hanover $65,000 March 2015
QuickChek - Jefferson
QuickChek Corporation Installation of a permanent generator at
P39201 Rt 15 & Hellers Lane, Jefferson $65,000 March 2015

OCEAN COUNTY Anticipated
Applicant Description Grant Completion

Brick Shell
Petroleum Marketing Group Installation of a quick connect at
P39164 1 Lanes Mill Road, Brick $15,000 February 2015
Exxon on Run
Tiger Tail Installation of a permanent generator at
P3 8972 1444 Rte 88, Lakewood $65,000 June 2015
Lakewood Sunoco
Gill Petroleum Installation of a quick connect at
P39068 741 River Avenue, Lakewood $15,000 February 2015
Oak Ridge Shell Service Center
Petroleum Marketing Group Installation of a quick connect at
P39165 1095 Rte 37W, Toms River $15,000 January 2015
Point Pleasant Citgo
Rt 35 North LLC Installation of a permanent generator at
P39089 224 Hawthorne Aye, Pt. Pleasant Beach $65,000 May 2015
QuickChek - Berkley
QuickChek Corporation Installation of a permanent generator at
P39207 768 Rte 9, Berkley $65,000 March 2015
QuickChek - Manchester
QuickChek Corporation Installation of a permanent generator at
P39202 3001 Ridgeway Road, Manchester $65,000 March 2015

PASSAIC COUNTY Anticipated
Applicant Description Grant Completion



Exxon
Tiger 23 Inc Installation of a permanent generator at
P39007 1431 State Route 23 5., Wayne $65,000 June 2015
Little Falls Valero
ADPP Enterprises, Inc. Installation of a quick connect at
P39 124 1755 Route 46 E, Little Falls $15,000 January 2015

SALEM COUNTY Anticipated
Applicant Description Grant Completion

Riggins
R. Paul Riggins Installation of a quick connect at
P38901 129 E. Main Street, Miliville $15,000 March 2015

SOMERSET COUNTY Anticipated
Applicant Description Grant Completion

Belle Mead Valero
Belle Mead Petroleum, LLC Installation of a quick connect at
P38891 862 Route 206 S, Hillsborough $15,000 January 2015
QuickChek - Hillsborough
QuickChek Corporation Installation of a permanent generator at
P39 148 273 Route 206, Hillsborough $65,000 March 2015

SUSSEX COUNTY Anticipated
Applicant Description Grant Completion

Montague Gulf
Petrozino LLC Installation of a permanent generator at
P39101 15 Route 23, Montague $65,000 May 2015
Montague Valero
ADPP Enterprises, Inc. Installation of a permanent generator at
P39051 9 Route 23 5, Montague $65,000 March 2015
QuickChek - Lafayette
QuickChek Corporation Installation of a permanent generator at
P39204 35 Rte 15, Lafayette $65,000 March 2015
QuickChek - Sparta
QuickChek Corporation Installation of a permanent generator at
P39200 312 Sparta Avenue, Sparta $65,000 March 2015
QuickChek - Wantage
QuickChek Corporation Installation of a permanent generator at
P39 173 270 Rte 23, Wantage $65,000 March2015

UNION COUNTY Anticipated
Applicant Description Grant Completion

Bayway Exxon
Petroleum Marketing Group Inc Installation of a permanent generator at
P39 170 508 Brunswick Avenue, Elizabeth $65,000 May 2015
Citgo Linden
HWY 34 LLC Installation of a quick connect at
P39220 741 E. Edgar Road, Linden $15,000 February 2015
Linden Exxon
Petroleum Marketing Group Installation of a permanent generator
P39167 801 W. Edgar Road, Linden $65,000 March 2015
QuickChek - Rahway
QuickChek Corporation Installation of a permanent generator
P39 177 2001 Route 1 & 9 North, Rahway $65,000 March 2015



V/ARREN COUNTY Anticipated
Applicant Description Grant Completion

Mobil
Gill Petroleum Inc Installation of quick connect at
P39135 468-474 Route 31 South, Washington $15,000 February 2015
QuickChek - Independence
QuickChek Corporation Installation of a permanent generator at
P39 178 918 County 517, Independence $65,000 March 2015
QuickChek - Washington
QuickChek Corporation Installation of a permanent generator at
P39209 350 NJSH 57W, Washington $65,000 March 2015
Quick-Chek — White
QuickChek Corporation Installation of a permanent generator at
P39 195 567 County Road 519, White S65,000 March 2015
Washington Valero
APCO Petroleum Corp Installation of a permanent generator at
P39 103 1389 Route 130, Washington $65,000 March 2015

62 Grants Approved to Date $3,030,000
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MEMORANDUM

TO: Members of the Authority

FROM: Timothy J. Lizura
President/Chief Operating Officer

RE: Right of Entry Agreement Extension
Authority Owned Property
South East Avenue and Pamphylia, Bridgeton, NJ

DATE: January 13. 2015

S ummarv:

I am requesting the Members approval to enter into its standard Right oC Entry Agreement with
Gate a Community Action Partnership (formerly known as Tn-County Community Action
Partnership) for a two (2) year term in order to continue to perform its environmental remedial
investigation of Authority-owned property in Bnidgeton. New Jersey with the option to extend
the Right of Entry Agreement. if necessary, in accordance with the delegated authorities outlined
in the Real Estate Division Operating Authority.

Background:
In 1986, the Authority guaranteed a $1,081,435 Industrial Development Bond to Corpac
Industries, Inc. The bond was secured by a mortgage on the subject property. Corpac was never
able to get the business operational and ultimately filed bankruptcy, and the Authority acquired
ownership of the 4.75 acres of vacant land through a deed in lieu of foreclosure from Corpac.

Gateway Community Action Partnership (Gateway) is a federally-designated Community Action
Program (CAP) for Cumberland, Gloucester and Salem counties in southern New Jersey. The
agencys mission is to provide services that improve the quality of life and promote self
sufficiency. Gateway is interested in developing the property with a 24.000 square foot
neighborhood shopping center known as Southeast Gateway Plaza.

In 2008 and again in 2010. the Members previously approved a Right of Entry Agreement
allowing Tn-County Community Action Partnership, now known as Gateway Community
Action Partnership and its consultant to enter the property to perform a preliminary
environmental site investigation. The Right of Entry Agreements will expire in January 2015
and Gateway has requested a renewal in order to continue their environmental remedial
investigations at the site. The Gateway’s Licensed Site Remediation Professional (LSRP) has
been working with the New Jersey Department of Environmental Protection (NJDEP) under the



Hazardous Discharge Site Remediation Fund (HDSRF) grant program to conduct a remedial
investigation for groundwater contamination associated with a former landfill on the property.
The project encountered a one year delay in receipt of HDSRF funding which was received in
2014. In July of 2014, the remedial investigation resumed and six (6) groundwater monitoring
wells were installed and the initial round of sampling occurred in August of 2014. A second
round of sampling and testing occurred in November 2014. In order to complete the groundwater
investigation a minimum of eight (8) rounds of quarterly groundwater sampling and testing will
be required by NJDEP. The HDSRF fund has provided approximately $147,000 to fund the
remedial investigation at this site.

Gateway remains committed to the development of the Southeast Gateway project on this site
and adjacent properties owned by the City of Bridgeton and will continue to indemnify the
Authority and provide insurance coverage naming the Authority as an additional insured. Copies
of reports generated by Gateway’s investigation will be shared with the Authority. The final
terms of the Right of Entry Agreement will be subject to the approval of the Chief Executive
Officer, President/Chief Operating Officer and the Attorney General’s Office.

Recommendation:
In summary, I am requesting the Members’ approval to execute the Authority’s standard Right of
Entry Agreement with Gateway Community Action Partnership for two (2) years, on terms
acceptable to the Chief Executive Officer, President/Chief Operating Officer and the Attorney
General’s Office with an option to extend, if necessary, as authorized under the Real Estate
Division Operating Authority.

F
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Timothy J. 1zura
President/Chief Operating Officer

Prepared by: Edward Clark



RIGHT OF ENTRY PERMIT

The NEW JERSEY ECONOMIC DEVELOPMENT AUTHORITY (“NJEDA”) grants to

GATEWAY COMMUNITY ACTION PARTNERSHIP, formerly known as Tn-County Community

Action Partnership, (“Gateway”), its employees, officers, agents, consultants and contractors, a right

to enter upon lands identified as Block 190, Lot 1, Bridgeton, NJ, (the Premises) for the following

purposes and subject to the following terms and conditions:

1. Gateway may enter upon the Premises during reasonable business hours to conduct

environmental investigation activities.

2. Gateway agrees that all work undertaken by Gateway and its consultants and/or

contractors will comply with all applicable permits, approvals, ordinances, statutes, regulations,

building codes and other applicable laws.

3, Gateway covenants and agrees to, at all times, indemnify, protect and save harmless

NJEDA from and against all cost or expense resulting from any and all losses, damages, detriments,

suits, claims, demands, costs and charges, which NJEDA may directly or indirectly suffer, sustain or

be subject to by reason or on account of Gateway’s entry upon or the conduction of activities by

Gateway, its contractors, subcontractors, agents, officers, employees or invitees. In addition,

Gateway shall require its respective contractors, consultants, agents, and representatives to defend,

indemnify, and hold harmless NJEDA from and against any and all claims, actions, suits, complaints,

and proceedings, including but not limited to any attorney’s fees, costs of defense, judgments and

damages which arise from or are in any way connected with the contractors’, consultants’, agents’, or

representatives entrance upon and use of the Premises.

4. The consideration for this permit will be the sum of ONE DOLLAR ($1.00), receipt

of which is hereby acknowledged.

5. This permit shall be effective upon the date it is signed by both parties and shall

remain in effect for a period of two years.

6. All consultants, agents, assignees, contractors, subcontractors, officers, or employees

of Gateway shall be covered by adequate Workers’ Compensation.

7. Gateway agrees that it:

a. will not create any condition during or after the completion of its investigations,

which violates any city, state or other regulatory agency or is dangerous.
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b. will return the property to the condition which existed before commencement of the

investigation or testing.

c. will deliver to NJEDA a copy of all information, reports, studies, etc. which are

compiled from the investigation or testing.

d. will not permit the creation of any liens affecting the Premises and shall promptly pay

and discharge any claims or liabilities which may become a lien against the Premises.

e. will maintain in force and effect, either directly or through its contractors, insurance

for liability and property damage, in an amount not less than Three Million Dollars

($3,000,000), naming the NJEDA as an additional insured and provide proofof same

to the NJEDA prior to commencement of any work on the Premises.

8. Termination: It is understood and agreed that the NJEDA hereby reserves unto itself

the right to terminate this Agreement at any time, for any reason whatsoever or for no reason at all,

upon giving not less than thirty (30) days prior written notice to Gatewa. In the event ofNJEDA’s

exercising such right of termination, the NJEDA shall be without further liability whatsoever to

Gateway under this Agreement. Gateway agrees that it shall not be entitled to any damages of any

nature whatsoever in the event of such termination.

8. This document shall not be recorded.

9. The undersigned have full power and authority to bind Gateway and NJEDA to this

Agreement.

ATTEST: GATEWAY COMMUNITY ACTION
PARTNERSHIP

____________________

By:

Dated: 20

ATTEST: NEW JERSEY ECONOMIC

DEVELOPMENT AUTHORITY

By:
Timothy J. Lizura

President/Chief Operating Officer

Dated:

_____________,

20
IsO I on,egas-voI2\user\operalion< realcshprojecls\bridgeton revised roe-Iricounty 2015 doe
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MEMORANDUM

TO: Members of the Authority

FROM: Timothy J. Lizura
President/Chief Operating Officer

DATE: January 13, 2015

RE: Real Estate Impact Fund

Request:

The Members of the Board are requested to approve the revisions to the Real
Estate Impact Fund Program Specifications as outlined below.

Background:

On September 11, 2014, the Members approved a new pilot loan fund, the Real
Estate Impact Fund (the “Fund’), to support and foster redevelopment in strategic
urban areas and other significant locations that would not otherwise occur in the
near term and to strengthen existing opportunities and catalyze future
development and private investment resulting in the creation of jobs. The
Members approved the utilization of $10 million of NJEDA funds to capitalize the
Fund and certain Program Specifications including, but not limited to, a section
regarding Rates, Repayment, and Participating Mortgage Loan Structure.

When the program specifications were being considered, it was expected that the
Fund loan would be matching the applicant’s equity in the project on a 1:1 basis.
Accordingly, the repayment terms were structured to require payments be made
from 50% of the project’s net cash flow after payment of senior debt to match the
Fund’s contribution to the project. However, in discussing this requirement in
detail with several potential applicants, it has come to our attention that
applicants could possibly be contributing more equity than the amount of our
Fund loan. Therefore, it would be unrealistic to expect the Fund loan be repaid
from 50% of the project’s net cash flow but rather to be repaid in a percentage
equal to the percentage of Fund loan’s contribution to the project in relation to the
total equity contributed by the applicant. Additionally, as the amount of equity
contributed to the project by the applicant is not finalized until the completion of
the project, it is recommended that the percentage used to determine the
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repayment from the project’s net cash flow be determined at the completion of
the project, issuance of a permanent certificate of occupancy and submission of
the final project budget including sources and uses of funds.

Finally, it is also recommended that the amount of the project’s net cash flow be
defined as net cash flow after payment of all project debt, not just the senior
lender debt, as some projects will have other sources of debt in addition to a
senior lender. Accordingly, the collateral required for the Fund loan will generally
be subordinate to all project debt, not just the senior lender debt.

Below is a table illustrating the recommended revisions:

Rates, Repayment, and Participating
Mortgage Loan Structure

• Loan Interest Rate during term
shall be 3%

• During the term of the loan,
interest shall accrue at the stated
interest rate and payments shall be
made from 50% of project’s net
cash flow, after payment of senior
debt. In the event 50% of the net
cash flow is insufficient to pay
interest only, then any unpaid
interest shall accrue and be added
to the outstanding principal
balance. In the event 50% of the
net cash flow is in excess of the
current interest, then the payment
shall first be applied to accrued
interest, if any, and then to reduce
outstanding principal. All unpaid or
deferred interest payments and
principal plus amount equal to
effective rate per below shall be
due in full at end of loan term or at
a Liquidity Event

At approval, the Board shall determine the
effective Rate of the loan, which shall
range between 3% and 10%, determined

Rates, Repayment and Participating
Mortgage Loan Structure

• Loan Interest Rate during term
shall be 3%

• During the term of the loan,
interest shall accrue at the stated
interest rate and payments shall be
made from the project’s net cash
flow, after payment of all project
debt, based on the percentage of
the Fund loan in relation to the
percentage of the actual total
equity contributed by the applicant
to the project determined at the
time of completion of the project,
issuance of a permanent certificate
of occupancy and submission of the
final project budget including final
sources and uses of funds.
However, in no event shall the
actual total equity contributed by
the applicant to the project be less
than what was presented at the
time of approval of the Fund loan.
In the event net cash flow is
insufficient to pay interest only,
then any unpaid interest shall
accrue and be added to the
outstanding principal balance. In

Program Specifications approved on Recommended Program Specifications
9/11/2014 1/13/2015



by the economic feasibility and the need of
the Impact Fund loan to the viability of the
project, the economics pertaining to the
return on investment, and the ability to
attract the required Investment, and shall
be due and payable at the earlier of the
end of the loan term or at a Liquidity
Event, on terms and conditions mutually
agreed upon based on the structure and
merits of the project

the event the percentage of net
cash flow is in excess of the current
interest, then the payment shall
first be applied to accrued interest,
if any, and then to reduce
outstanding principal. All unpaid or
deferred interest payments and
principal plus amount equal to
effective rate per below shall be
due in full at the end of the loan
term or at a Liquidity Event.

At approval, the Board shall determine the
effective Rate of the loan, which shall
range between 3% and 10%, determined
by the economic feasibility and the need of
the Impact Fund loan to the viability of the
project, the economics pertaining to the
return on investment, and the ability to
attract the required Investment, and shall
be due and payable at the earlier of the
end of the loan term or at a Liquidity
Event, on terms and conditions mutually
agreed upon based on the structure and
merits of the project

Lien/Collateral/Security Lien/Collateral/Security

-Generally subordinate to senior debt, • Generally subordinate to all project
secured by a mortgage debt, secured by a mortgage and
-No personal guarantees required assignment of all leases
-Second assignment of all leases

• No personal guarantees required



Recommendation

The Members of the Board are requested to approve the recommended revisions
to the Fund as out’ined above and on the attached Program Specifications.

Timothy J Li4ja—

Prepared by: Margaret Piliere



Real Estate Impact Fund
Program Specifications
January 2015

Eligible Projects Real estate development projects, including mixed-use
(residential and minimum 20% commercial); retail; office;
industrial;; entertainment venues; associated parking garage
structures and/or land acquisition/assemblages for
development. Residential only projects are ineligible. Small and
mid-size development projects, typically not exceeding total
project costs of $15 million. Projects can be either new
construction or substantial rehabilitation (defined as
rehabilitation costs equaling not less than 50% of the value of
the property after rehabilitation (excluding land value).

Eligible Uses Loan proceeds can be used for eligible project development
costs, including property acquisition and assembly; demolition
and site clearance; environmental investigation and
remediation; pre-development costs; on-site infrastructure;
general construction and/or rehabilitation; and associated soft
development expenses

Eligible Applicants For profit and non-profit developers and business entities with
demonstrated experience in successfully completing similar
projects

Targeted Areas Projects must be located within municipalities qualified to
receive assistance under P.L. 1978, c.14 (N.J.S.A. 52:27D-178 et
seq.); or within Fort Monmouth or be New Jersey
university/college sponsored projects that are public-private
partnerships that promote emerging technologies or industries

Loan Amounts • Minimum loan amount of $250,000
• Maximum loan amount of $3,000,000
• Loan shall not exceed 25% of total project costs
• Total public (federal, state and/or local government)

funding cannot exceed 50% of total project costs
• If the project’s returns are in excess of the iLL model

without the Impact fund loan then the project will not
qualify for in Impact Fund loan



Loan Term Maximum 10 years, commencing upon construction
completion; loan due at earlier of refinancing, sale of property,
ownership change/transfer (together, “Liquidity Event”), or end
of loan term

Rates, Repayment, • Loan Interest Rate during term shall be 3%
and Participating • During the term of the loan, interest shall accrue at the
Mortgage Loan stated interest rate and payments shall be made from
Structure the project’s net cash flow, after payment of all project

debt based on the percentage of the Fund loan in
relation to the percentage of the total equity
contributed by the applicant to the project determined
at the time of completion of the project, issuance of a
permanent certificate of occupancy and submission of
the final project budget including final sources and uses
of funds. However, in no event shall the actual total
equity contributed by the applicant to the project be less
than what was presented at the time of approval of the
Fund loan. In the event net cash flow is insufficient to
pay interest only, then any unpaid interest shall accrue
and be added to the outstanding principal balance. In
the event the percentage of net cash flow is in excess of
the current interest, then the payment shall first be
applied to accrued interest, if any, and then to reduce
outstanding principal. All unpaid or deferred interest
payments and principal plus amount equal to effective
rate per below shall be due in full at the end of the loan
term or at a Liquidity Event.

• At approval, the Board shall determine the effective Rate
of the loan, which shall range between 3% and 10%,
determined by the economic feasibility and the need of
the Impact Fund loan to the viability of the project, the
economics pertaining to the return on investment, and
the ability to attract the required Investment, and shall
be due and payable at the earlier of the end of the loan
term or at a Liquidity Event, on terms and conditions
mutually agreed upon based on the structure and merits
of the project

Investment Match and • Applicant must provide Owner Equity equal to a
Other Funding minimum of 20% of total project costs and must match

Impact Fund investment of at least 1:1; Owner Equity
shall not include grants or developer fee

• Total public (federal, state and/or local government)



funding, including all Authority funding, cannot exceed
50% of total project costs

Lien/Collateral! • Generally subordinate to all project debt, secured by a
Security mortgage and assignment of all leases

• No personal guarantees required
•

Funding Disbursement Funding will be made available at start of construction,
proportionate to other construction funds, with standard 10%
retainage

Job Creation Minimum of 1 FTE job to be created/maintained per $65,000 of
loan funds

Readiness to Proceed Projects shall evidence other funding commitments, design and
construction documents, and generally be ready to commence
construction within six months of approval

Fees • Application fee: $2,500
• Commitment fee: 0.875% of loan amount
• Closing fee: 0.875% of loan amount
• Applicants will reimburse NJEDA for any third party fees

(e.g. appraisals, market studies, etc.) that the Authority
deems necessary and incurs during application review
and prior to Board approval

Board Approval Board approval required for each project

Loan Administration Authority review and approval of annual project operating
budgets, annual audits or reviewed financial statements, and
cash flow statements from operations to confirm annual net
cash flow payments
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11EMORANDUM

To: Members of the Authority

From: Timothy Lizura
President and Chief Operating Officer

Date: January 13. 2015

RE: East Grand Associates Urban Renewal Entity, LLC
P 40400

Request

The Members are asked to approve the application of East Grand Associates Urban Renewal
Entity, LLC (“EG” or the “Applicant”) for a Real Estate Impact Fund Loan (“Impact Fund”) in the
amount of $1,270,000. Concurrent with this request, EG is seeking approval of an Economic
Redevelopment and Growth Grant (“ERG”) in the amount of $4,794,204 (P 39301).

Project Description

EG is proposing a new development located at 860 East Grand Street in Elizabeth. The Project
consists of 55,463 square feet on 4.1 acres on the Eastern side of the city (Routes I & 9 as the
bisecting artery) an area characterized as a “food desert”. This development includes a 25,059
square foot Foodtown (twenty year lease signed) and Dollar General (9,000 square feet draft lease)
with letters of interest from fast food operators (1,200 and 2,000 square feet), a nail salon (1,640
square feet), a laundromat (5,000 square feet), a wireless carrier (1,000 square feet), a liquor store
(6,000 square feet) and a bank (2,164 square feet). Lastly, a fast food pad for 2,400 square feet is
under lease negotiations which are part of the project. This project meets the requirements of the
Impact Fund in terms of project description, area and loan amount (including loan not to exceed
25% of total project costs and total public funding not to exceed 50% of total project costs).

The Project has recently completed environmental remediation (as the site was a former New Jersey
Transit Bus maintenance facility) at a cost of approximately $2 million paid for by the owner of the
property, the City of Elizabeth. This cost is excluded from the budget. It is anticipated that a
closing on the property and financing will occur in March of 2015 at which time construction will
commence with anticipated completion in the fourth quarter of 2016.

East Grand Associates Urban RenekaI Entity, LLC
January 13,2015



Upon completion of this Project there is expected to be 90 new, full time, direct jobs and an
estimated 71 construction jobs. The Impact Fund has a requirement for a minimum of one new job
be created/maintained per $65,000 of loan funds and this project has a ratio of assistance to new
jobs of $ 14,1 II thereby meeting the requirement. New employee wage compensation is projected
at $2.5 million annually (average salaries are approximately $28,419). The project is also
anticipated to generate more than $600.000 in annual local and State taxes.

Prolect Ownership

EG is wholly owned by East Grand Associates, LLC (“EGA”). EGA is owned 20% by East Grand
Division LLC and 80% by Majic Elizabeth I, LLC. Majic Elizabeth I, LLC’s ownership includes
George Jacobs, Peter Jacobsen and Fairview Realty Associates, LLC. Messrs. Jacobs and Jacobsen
are members of Jacobs Enterprises, Inc. (“JE”) a full service real estate development finm For
details on the financial capacity and resources of the owners refer to the confidential memorandum
which is attached at the end of the ERG memorandum.

In December of 2010, East Grand & Division, LLC was named the redeveloper of the Project by
the City of Elizabeth as approved by Council. In July of 2014, City Council adopted a resolution
designating EG as the new developer of the project (reflective of the new joint venture partner).

Jacobs Enterprises, Inc. is a development, consulting, management, and brokerage company
focused on the retail and multi-family residential sectors. JE specializes in mixed-use development
and complex redevelopment situations that encompass many other real estate sectors, including
industrial, office and hotel as well as retail and residential facilities. JE manages properties and
portfolios on behalf of third-parties. These services include property and asset management,
leasing, construction and rehabilitation, and financing. Clients include family estates and holdings,
fiduciaries and trustees, and financial institutions. Counseling services provided by JE are diverse
and usual in support of attorneys and trustees in litigation oi- bankruptcy matters. JE also frequently
serve as court-appointed receivers and advisers. Additionally, JE will step in as developers-for-a
fee for companies that are not looking to sell but do wish to accrete value to their real estate assets.
JE acquires and develops properties throughout New Jersey, Pennsylvania, New York, and
Connecticut. Portfolio of projects owned and/or managed is in excess of 1,250,000 square feet.

George Jacobs is President and majority owner of JE with over 25 years of experience in real estate
development, asset management, consulting, and brokerage. Mr. Jacobs was a development and
leasing/financing executive with Hartz Mountain and the Kaplan Organization before starting JE in
1990. Mr. Jacobs was directly involved in the development of over 10 million square feet of
projects at these two companies. Mr. Jacobs holds Masters degrees from both Harvard and
Rutgers, and currently serves on a number of boards, including the Advisory Councils of both
Provident Bank and Union Center National Bank, the ICSC Alliance Program (state co-chairman),
the Smart Growth Coalition, past president of the Counselors of Real Estate, the State’s Greyfields
Task Force, the City of Clifton’s Economic Advisory Committee, Downtown New Jersey, and
Board member of the New Jersey Apartment Association. lYr. Jacobs is licensed in New Jersey
and Pennsylvania as a Real Estate Broker and in New Jersey as a Professional Planner.

East Grand Associates Urban Renewal Entity, LLC
January 13, 2015



Peter A. Jacobsen brings nearly two decades of management and brokerage experience to his
position of Chief Operating Officer of JE. With a strong aptitude for strategic planning, Mr.
Jacobsen is charged with the daily operation of the business and oversees the leasing, asset
management, property management and accounting functions. Mr. Jacobsen started his career with
Charles H. Greenthal Group, one of the largest privately owned residential property managers in
Manhattan, where he managed luxury condos and co-ops before transitioning into leasing retail,
office, and professional space. Mr. Jacobsen moved to the brokerage side representing retail
tenants in developing expansion strategies while with Equis Corp., Trammell Crow, and Madison
HGCD. Client roster included Coach, Sephora, Tiffany’s, Barney’s New York, Cosi and many
other retailers. Mr. Jacobsen is a graduate of New York University, a licensed real estate broker in
New York and New Jersey and an active member of the International Council of Shopping Centers.

William Santianna is the controller of JE possessing a diverse background in real estate property
management, development, environmental remediation, and media advertising that spans over 20
years. Mr. Santianna was previously employed as the controller for Spinnaker Real Estate Partners
and its predecessor organization for over 11 years where he supervised daily accounting operation
including budgeting, cash flow. and tenant issues, while working closely with the property
operations team and senior management. Mr. Santianna is a graduate of Rowan University.

Project Uses

lives (thousands) Amount
Land $ 3,100,000
Construction & Site $ 9,560,983
Professional Services $ 1 .355,000
Financing & Soft Costs S 2,288,599
Contingency $ 738,715
Developer Fee S 0
TOTAL USES S 17,043,297

Project Sources

The Applicant will be utilizing the following sources to complete the project:

Sources A mount
Bank Loan $ 8,700,000
UEZ Loan $ 2,000,000
Grant from City of Elizabeth $ 1,426,495
NJEDA Impact Fund $ 1,270,000
Developer Equity S 3,646,802
TOTAL SOURCES S 17,043,297

Note that developer equity of $3.6 million above represents 21% of the project costs thereby
satisfying the Impact Fund program requirement of at least 20% equity contribution and that owner
equity must at least match the Impact Fund investment 1:1.
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The Applicant has provided a letter of commitment from Valley National Bank for construction and
permanent financing (amounting to $8.7 million). Additionally, a term sheet from Elizabeth
Development Company (‘EDC”) for a $2 million subordinated loan from the City’s urban
enterprise funds was provided with expectations that this loan will be approved within the next 60
days. The sources of funds to complete the project further includes $1 .43 million in grant funds
from the City of Elizabeth, developer equity and the requested Impact Fund.

The project gap is calculated based on the Equity Internal Rate of Return identified in the gap
analysis, which will be discussed below. These returns are calculated with and without the Impact
Fund and ERG cash flows to compare the returns.

Gap Analysis

EDA staff has reviewed the application to determine if there is a shortfall in the project
development economics pertaining to the return on the investment for the developer and their
ability to attract the required investment for this project. Staff analyzed the pro forma and
projections of the project and compared the returns with and without the Impact Fund Loan over 11
years (one year to build and 10 years of cash flow).

Without Impact Fund Loan With Impact Fund Loan
Equity IRR 1 .17% Equity IRR 14.18%

As indicated in the chart above, the project would not otherwise be completed without the benefit
of the Impact Fund Loan (and the ERG). With the benefit of the Impact Fund (as well as the
ERG), the Equity IRR is 14.18% which is slightly below the Hurdle Rate Model provided by
EDA’s contracted consultant Jones Lang LaSalle which indicates a maximum IRR of 14.76%
for a retail project located in Elizabeth.

Real Estate impact Fund Terms

The interest rate of the loan shall be 3%. with a beginning principal balance of $1,270,000, and
loan term of 10 years. Interest shall be made from 25.83% of the Project’s net cash flow, after
payment of senior debt and UEZ loan. This percentage is based on the $1,270,000 Impact Fund
loan divided into the total equity contribution of $4,916,802 based upon the budget submitted
(should the actual costs increase at time of CPA certification, the percentage of cash flow may be
revised downward accordingly). In the event 25.83% of the net cash flow is insufficient to pay
interest only, then unpaid interest shall accrue and be added the outstanding balance. In the event
25.83% of net cash flow is in excess of the current interest, then the payment shall first be applied
to accrued interest, if any, and then to reduce outstanding principal. All unpaid or deferred interest
payments and principal plus an additional payment for the NJEDA to earn an agreed upon effective
rate shall be due and payable at the earlier of the end of the loan term or a liquidity event.

The Impact Fund will have 0% interest from the date of closing until project completion which is
expected to be a period of eighteen months.
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The projected cash flow upon project stabilization shows that the project will be able to both pay
the proposed annual interest obligation and reduce principal outstanding of the Impact Fund as well
as other obligations within the project’s capital structure. The principal outstanding of the Impact
Fund at the end of year 10 is projected to be zero with a total payment of approximately $500,000
recouped by the EDA in order to achieve an effective rate of 7% over the 10 term of the loan.

Collateral

Description Collateral Value

Second mortgage lien (shared pro rata, pan passu with EDC) on East $12,000,000
Grand and Division Streets (block 8, lots 429 and 1 123), Elizabeth, NJ.
Value shown is minimum “as completed” appraisal to be provided.
Second (shared with EDC) assignment of rents and leases.

LTV ($8,700,000 bank loan + $2 million UEZ loan + $1,270,000 100%
Impact Fund / $12,000,000 collateral value)

Recommendation

$1,270,000 loan from the Impact Fund loan is recommended.

Closing of the loan is contingent upon East Grand Associates Urban Renewal Entity, LLC meeting
the following conditions regarding the Project:

1. Financing commitments for all Project funding sources are consistent with the information
provided by the Applicant in its application to the Authority for the loan;

2. Evidence of site control and site plan approval for all properties within the Project;
3. Satisfactory review by NJEDA real estate division of project cost reasonableness.
4. Actual operating results to be reviewed by NJEDA Real Estate division on annual basis.

J7J —-

Timothy I4zura
President and Chief Operating Officer

Prepared by: Michael A. Conte
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MEMORANDUM

Members of the Authority

Timothy J. Lizura
President/Chief Operating Officer

January 13, 2015

Real Estate Division Delegated Authority for Leases, CCIT Grants, and Right of
Entry (ROE)/ Licenses for Fourth Quarter 2014
For Informational Purposes On!i’

The following approvals were made pursuant to I)elegated Authority for Leases and ROE!
Licenses in October, November and December 2014.

LEASES / CC1T GRANTS

TENANT IOCAT1ON TYPE TERM F. CCIT
GRANT

Conversion Energy — CCIT Lease Holdover Month to 800 s/f N/A
Month-______________

- -HVasade Bioscience CCII Lease Holdover Month to 800 s/I N/A
Month I -Grace Therapeutics CCII New Lease One Year 1i 600 s/f N/A

Kamat
Pharmaceuticals_______
FLUIDDA CCIT Lease Extension One Year 125 s/f N/A

Nutrasorb CCIT Lease Extension One Year 125 s/f N/A

Brighter Ideas CCIT Lease Holdover Month to 800 s/f N/A
Month

Novanex CCII Lease Extension One Year 800 s/f N/A
Nexomics CCII Lease Extension One Year 800 sf N/A

QualComp Consulting CCII Lease Extension One Year 900 s/f

CCIT Lease Extension One Year 1000 s/f N/A

N6R S. POE.. HJ NJ i8625 J99

SHPPNC 6DOSESS 36 Ws STSTE 5Tr TNTON ‘JJ fl86’ 6O E58 30 s

TO:

FROM:

DATE:

SUBJECT:



RIGHT OF ENTRY/LICENSES

ENTITY LOCATION TYPE CONSIDERATION

Comcast Barnes Street Parking Grant of -$o-
Lot Easement for

Access to
provide Service

to St. Mary’s
Cathedral

(access_to_pole)

President’ ChiciOperating Officer
Prepared by: I)onna T. Sullivan
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