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The Suburban Disadvantage

Why We Started This Effort
It had long been a concern that the Grow NJ business incentives 
program was not benefitting Somerset County, NJ in general, and 
the Somerset County Regional Center in particular, when 
competing for jobs and private sector economic investment.

It was further recognized that, with expiration of the Grow NJ 
program looming, there was a unique opportunity for the 
Somerset County Regional Center to influence revised or 
replacement business incentives legislation. It was agreed that 
this effort would focus on understanding the Grow NJ program 
and using that knowledge to craft recommendations for revised 
or replacement legislation that would benefit the Somerset 
County Regional Center.

As a result of this recognition and the opportunity it presented, 
the Somerset County Business Partnership agreed to perform the 
following Scope of Work under a grant agreement with the 
Somerset County Regional Center.



The Suburban Disadvantage

Why We Started This Effort
1. Analyze the Grow NJ program and its impact (or lack thereof) on Somerset County, NJ. This analysis will inform 

discussions with elected officials on how to best make changes to the program in a way that would positively affect the 
County and its ability to attract businesses through the help of economic incentive programs. 

2. Research and analyze the Grow NJ program and develop a coordinated strategy related to making substantive changes 
to the current program and any future incentive program offered through the State of New Jersey. 

3. Conduct primary research related to the Grow NJ program, including researching and documenting past state economic 
incentive awards, analyzing awards to businesses in Somerset County versus those in other areas of the state, and 
providing an analysis of Somerset County’s competitive position (i.e., workforce, education, taxes, etc.).

4. Provide the Somerset County Regional Center Partnership, Inc. with a memorandum outlining the State’s economic 
incentive programs, incorporating the research listed above, and listing suggested changes to the current Grow NJ 
program.

5. Provide an Action Plan for Somerset County, NJ, the Somerset County Regional Center Partnership, Inc, and the 
Somerset County Business Partnership to achieve the goal of increasing the incentives available to business seeking to 
locate in Somerset County in order to allow the County to be competitive with other regions of the State.



• 10 of 11 Grow NJ awards in Somerset 
County have been retention projects

• 1 of 11 awards was a job attraction 
project

The Suburban Disadvantage
Grow NJ-What We Found
Retention Incentives Have Been Key for Somerset County



The Suburban Disadvantage
By The Numbers
11 Grow NJ Projects Have…

5

Helped Somerset County 
retain 4,877 jobs while 
attracting 50 jobs

Resulting in over $390 million in 
private capital investment



The Suburban Disadvantage
Grow NJ Case Study

Confirming the Disadvantage
200 Full time jobs

$2 million capital investment
20,000 sq. ft. commercial office

Jersey City Waterfront Somerville
Base Credit $5,000 (distressed municipality) $3,000 (priority area)

Bonus Credit (transit-oriented 
development)

$2,000 $2,000

Bonus Credit (targeted industry) $500 $500

Annual Credit per job $7,500 $5,500

Total Grow NJ Award over 10 years $15.5 million $4.12 million

*For a project located in a priority area, the award will be the lesser of the gross calculated amount (i.e., $11MM or 90% of the withholding taxes 
generated at the facility. Based on a median salary of $75,000, 90% of the withholding taxes for 200 jobs would be approximately $4.12 as opposed to 
$11,000,000.



The Suburban Disadvantage
What We Asked For In A New or Revised Program
Principles and Priorities

Priority #1:

Business assistance programs should be 
linked directly to job creation and/or 
retention and private sector economic 
investment.



Priority #2:

Business assistance programs should be available 
to every community in NJ seeking a better 
economic future for its residents



Priority #3:

Business assistance programs should be tied to 
the NJ State Development and Redevelopment 
Plan; specifically recognizing Planning Areas 
and Designated Centers



Priority #4:

Business assistance programs should recognize 
proper land use, master planning, and economic 
development strategies at the local and county 
levels including:
• Locally designated areas in need of 

redevelopment
• Brownfields redevelopment areas
• Main Street NJ designated communities
• Transit Village designated communities
• Priority Growth Areas in County Master Plans



After a year and a half with no statewide business 
incentives program, the New Jersey Legislature, in a 
four-day period near the end of December 2020, passes 
the Economic Recovery Act of 2020. The legislation is 
later signed into law on January 7, 2021.
One provision of the Act, the Emerge Program, is 
identified as the successor to the Grow NJ program. The 
Emerge Program includes:

• Award “caps”
• Community involvement requirements
• Recognition of Designated Centers and Planning Areas 1 & 2
• Continues reliance on the Municipal Revitalization Index
• Business retention provisions

The Suburban Disadvantage
Where We Are Today
The Economic Recovery Act of 2020



New Jobs (Attraction Projects)

[1] "Small business" means a business engaged primarily in a targeted industry with fewer than 100 employees, as determined at the time of application.
[2] "Targeted industry" means any industry identified from time to time by the authority which shall initially include advanced transportation and logistics, advanced manufacturing, aviation, autonomous
vehicle and zero-emission vehicle research or development, clean energy, life sciences, hemp processing, information and high technology, finance and insurance, professional services, film and digital
media, and non-retail food and beverage businesses, including food innovation, and other innovative industries that disrupt current technologies or business models.

Industry / Type of Business Number of New Jobs Required
Small Businesses 25% growth of existing workforce
Businesses in Targeted Industries 25 new full-time jobs
All Other Businesses 35 new full-time jobs

Existing Jobs (Retention Projects)

Project Location Number of Retained Jobs
Qualified Incentive Tract or 
Government Restricted 
Municipality

500 + Retained Jobs

All Other Areas 1000 + Retained Jobs

For projects involving the retention of a New Jersey-based business, for each retained full-time job, the available tax credits will be
50 percent of the amount eligible for the creation of new full-time jobs.

The Suburban Disadvantage
Emerge Program
Minimum Requirements



The Suburban Disadvantage
Emerge Program
Award Structure

Location Base Amount, Per 
Job, Per Year

Max Amount (base 
+ bonus), Per Job, 
Per Year

GRMs – Trenton, Paterson, Atlantic City 
or Mega Project

$4,000 $8,000

Enhanced Areas (including Jersey City, 
Hoboken, Newark, Elizabeth, Passaic, 
New Brunswick, East Orange, Paulsboro, 
Camden, and Salem

$3,500 $6,000

Distressed Municipalities (27 total) $3,000 $5,000

Employment/Investment Corridors and 
OZs not included above (also TODs, 
incubators or occupancy of a 400,000 SF 
vacant building

$2,500 $4,000 

Other Eligible Areas $500 $3,000



70 Hudson Post Office Plaza Grande Commons
Base Credit $3,500 $2,500 NA
Bonus Credit (targeted industry) $500 $500 NA
Bonus Credit (childcare) $1,000 $1,000 NA
Annual Credit Per New Job $5,000 $4,000 NA
Total Emerge Award (over 7 years) $7,000,000 $5,600,000 NA

Somerville is in Planning Area 1, therefore it is Incentive Area and further an Employment and Investment 
Corridor. Because Somerville is in Planning Area 1, there is no qualifier that the project location needs to be 
within ½ mile from a transit hub. However, the Grande Commons location in Bridgewater does not qualify as 
an Incentive Area under Emerge and is therefore not eligible under the Emerge program. This location in 
Bridgewater is in a Planning Area 2 and is not within ½ mile of a transit hub. Therefore, it does not meet the 
criteria under the Incentive Area definition and is not eligible for incentives under the Emerge program. 

The Suburban Disadvantage
Emerge Program
Case Study Based On Legislative Provisions





The NJ Economic Development Authority has been granted six months to craft rules and regulations governing 
program requirements, application processes, fees, and other and administrative aspects of the Emerge 
Program. The “rule-making process’ presents an opportunity to comment, particularly where there is room for 
interpretation of legislative intent.

There has reportedly been informal indications that “clean-up” legislation will be put forth in the next several 
months. Legislation revising specific program provisions presents an opportunity to seek language that would 
be beneficial to local interests.

"Incentive area" means … (d) an area designated pursuant to the “State Planning Act,” P.L.1985, c.398 
(C.52:18A-196 et seq.), as Planning Area 1 (Metropolitan), Planning Area 2 (Suburban), Planning Area 3 (Fringe 
Planning Area); or a Designated Center under the State Development and Redevelopment Plan; [provided an 
area designated as Planning Area 2 (Suburban) or Planning Area 3 (Fringe Planning Area) or a Designated 
Center shall be located within a one-half mile radius of the mid-point, with bicycle and pedestrian connectivity, 
of a New Jersey Transit Corporation, Port Authority Transit Corporation, or Port Authority Trans-Hudson 
Corporation rail, bus, or ferry station, including all light rail stations, or a high frequency bus stop as certified by 
the New Jersey Transit Corporation.]

The Suburban Disadvantage
Emerge Program
Opportunities Moving Forward



The Suburban Disadvantage
Emerge Program
Strategies Moving Forward

1. Establish regulatory and legislative requests
Ex: Strike language in the definition of “Incentive Area” to eliminate the “one half mile radius” 
provision connected to transit facilities
Ex: Significantly reduce, or eliminate by other means, the onerous minimum job requirements 
for retention projects
Ex: Provide comment of specific rules proposals

2. Begin legislative outreach
Ex: Communicate our requests to the Somerset County Legislative Delegation
Ex: Request opportunities to testify before Senate and Assembly Committees
Ex: Meet with Senate and Assembly staff

3. Engage partners
Ex: NJ league of Municipalities
Ex: NJ Association of Counties 



The Suburban

Disadvantage
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I. Introduction

In September of 2013, then-Governor Chris Christie 
signed into law the Economic Opportunity Act of 2013 
(the “EOA”). Among the programs created under the EOA 
was the Grow New Jersey Assistance Program (“Grow NJ”), 
an aggressive jobs-based tax credit program aimed at 
attracting new, and retaining existing, full-time jobs in the 
State of New Jersey. The Grow NJ program was incredibly 
popular and (by some metrics) wildly successful, with over 
250 awards totaling over $4.7 billion in eligible tax cred-
its. Once completed, the 250 projects will drive over $4.5 
billion in private capital investment, create over 30,000 
new jobs, and help retain over 36,000 jobs at risk of leav-
ing the State. 

In 2019, the Somerset County Business Partnership, in 
partnership with the Somerset County Regional Center 
Partnership, endeavored to explore the benefits, or lack 
thereof, of the EOA and specifically, the Grow NJ program. 
The findings of this research were outlined in a report 
titled “The Suburban Disadvantage” (the “Report”). The 
findings were eye opening, to say the least. Of the 250 
projects awarded incentives under the Grow NJ program, 
only one (1) job attraction award (i.e., a project involving 
the attraction of a new business to Somerset County – as 
opposed to a project aimed at retaining jobs) was award-
ed to a project in Somerset County. This award was for a 
business projected to create 50 new full-time jobs in the 
County. In contrast, the retention component of the Grow 
NJ program (i.e., the portion of the program aimed at help-
ing to retain businesses in the State) was incredibly im-
pactful to Somerset County, with ten (10) projects result-
ing in the retention of 4,877 full-time jobs and over $390 
million in private capital investment in Somerset County.

The Report shed light on what was colloquially called the “90 Percent Limiter.” The 90 Percent Limiter ap-
plied to what were defined as Priority Areas under the Grow NJ program. These Priority Areas included most 
suburban municipalities in the State. For projects located in Priority Areas, awards were limited to the lesser 
of a smaller base tax credit and additional bonus credits or 90 percent of the withholding taxes generated at 
the project location. This was devasting in most cases – significantly reducing the size of awards in suburban 
municipalities, as projects in urban centers throughout the State benefited from large base credits and bo-
nuses and higher caps. One of the main takeaways from the Report was that the 90 Percent Limiter needed 
to be eliminated under any future jobs-based incentive program. 

The EOA, and the programs created under it (including Grow NJ), expired in July of 2018. In the eighteen (18) 
months following the expiration of the EOA, the State – for the first time in over 25 years – did not have an 
active jobs-based incentive program.
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In late December 2020, the New Jersey State Legislature passed the Economic Recovery Act of 2020 (the 
“ERA”), comprehensive incentives legislation that was signed into law by Governor Phil Murphy in Janu-
ary 2021. The ERA created multiple incentive programs, including a jobs-based tax credit program called 
Emerge, a gap financing incentive for urban development projects called Aspire, and multiple financing 
programs aimed at supporting small businesses. 

The focus of this analysis will be on the Emerge program – the successor to Grow NJ – and to determine 
how Emerge will benefit areas within the Somerset County Regional Partnership. It will strive to answer 
multiple questions. First, will the Emerge program be a better tool to help attract and retain talent within 
the Somerset County Regional Center? Is the Emerge program better than Grow NJ in that respect? Further, 
in competing with other municipalities throughout New Jersey, has the Emerge program closed the incen-
tives gap, where one so obviously existed under the Grow NJ program? 

II. The Emerge Program

The Emerge program is the successor to the Grow NJ 
and is now the State’s main job attraction (and in lim-
ited cases, retention) incentive program. It has many 
of the same programmatic requirements as Grow 
NJ, including a jobs-based requirement and a capital 
investment requirement. Key features of Emerge in-
clude an overall program cap, a cap on the amount of 
tax credits allowed per job, and specific requirements 
related to community involvement. The awards under 
Emerge will be smaller than those under Grow NJ 
throughout the State, including in the most distressed 
urban markets (see Section III below). This can be 
thought of as a victory, as the goal has always been to 
close the gap in awards to allow for suburban markets 
to compete from an incentives perspective. 

The most important change contained in the Emerge 
program is the elimination of the 90 Percent Lim-
iter. At first blush, this looks like a major victory for 
suburban markets throughout the State, and some-

thing that should greatly benefit Somerset County. However, notwithstanding this important change, a 
small change to the definition of “Incentive Area” will have a devasting impact on suburban municipalities 
throughout the State. In the limited scope of how Emerge benefits the Regional Center, this problem is lim-
ited (as will be further described under Section II below) – as only a small percentage of the Regional Center 
is not eligible under that Emerge program (as described below in Section II).  

Further problematic is the near elimination of the retention component of the program. As stated above, 
the retention component of the Grow NJ program was incredibly important to saving jobs in Somerset 
County. Without this component, Somerset County may have lost nearly 5,000 full-time jobs between 
2013 – 2018. Under Emerge, there is a limited retention component, which will only apply in a small 
number of cases. 
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I. Program Eligibility

a.	 Incentive Area(s), Tax Credit Amounts, Maximum Tax Credit Amounts

To qualify under the Emerge program, a business must create or retain (in limited cases) a certain number of 
full-time jobs and spend a certain amount in capital investment costs at a qualified business facility located 
in an incentive area.

Like the Grow NJ program, an eligible project must be in an Incentive Area1. While the Emerge program 
appears to apply to projects statewide, the definition of Incentive Area is troubling. Specifically, for projects 
located in Planning Area 2 or Designated Centers, the project must be located within a one-half mile radius 
of the mid-point with bicycle and pedestrian connectivity, of a New Jersey Transit Corporation, Port Author-
ity Transit Corporation, or Port Authority Trans-Hudson Corporation rail, bus, or ferry station, including all 
light rail stations, or a high frequency bus stop as certified by the New Jersey Transit Corporation. 

In contrast, Planning Area 2 and Designated Center(s) throughout the State qualified as “Qualified Incentive 
Areas” under the Grow NJ program. While Planning Area 2 and Designated Center(s) further qualified as 
Priority Areas under the Grow NJ program (which limited the size of the awards), the Grow NJ program did 
not limit the eligibility of these areas based on proximity to transit. As will be outlined under Section III of 
this analysis, the impact of this change will be devasting to many suburban office locations throughout the 
State. Fortunately, the Somerset County Regional Center is mostly in Planning Area 1, meaning that most of 
the Regional Center qualifies as an Incentive Area under the Emerge program. 

Notwithstanding this important distinction, the chart below outlines the eligible Incentive Areas, the base 
tax credit and bonus credits available, and the tax credit limits associated with each location. 

1 “Incentive area” means: 
a.	 an aviation district; 
b.	 a port district; 
c.	 a distressed municipality or transit hub municipality;
d.	 an area designated pursuant to the “State Planning Act,” P.L.1985, c.398 (C.52:18A-196 et seq.), as Planning Area 1 (Metropolitan), Plan-
ning Area 2 (Suburban), Planning Area 3 (Fringe Planning Area); or a Designated Center under the State Development and Redevelopment Plan, 
provided an area designated as Planning Area 2 (Suburban) or Planning Area 3 (Fringe Planning Area) or a Designated Center shall be located 
within a one-half mile radius of the mid-point, with bicycle and pedestrian connectivity, of a New Jersey Transit Corporation, Port Authority 
Transit Corporation, or Port Authority Trans-Hudson Corporation rail, bus, or ferry station, including all light rail stations, or a high frequency bus 
stop as certified by the New Jersey Transit Corporation. 
e.	 an area located within a smart growth area and planning area designated in a master plan adopted by the New Jersey Meadowlands 
Commission pursuant to subsection (i) of section 6 of P.L.1968, c.404 (C.13:17-6) or subject to a redevelopment plan adopted by the New Jersey 
Meadowlands Commission pursuant to section 20 of P.L.1968, c.404 (C.13:17-21); 
f.	 an area located within any land owned by the New Jersey Sports and Exposition Authority, established pursuant to P.L.1971, c.137 
(C.5:10-1 et seq.), within the boundaries of the Hackensack Meadowlands District as delineated in section 4 of P.L.1968, c.404 2 (C.13:17-4); 
g.	 an area located within a regional growth area, rural development area zoned for industrial use as of the effective date of P.L.2016, c.75, 
or town, village, or a military and federal installation area designated in the comprehensive management plan prepared and adopted by the 
Pinelands Commission pursuant to the “Pinelands Protection Act,” P.L.1979, c.111 (C.13:18A-1 et seq.); 
h.	 an area located within a government-restricted municipality;
i.	 an area located within land approved for closure under any federal Commission on Base Realignment and Closure action;  
j.	 an area located within an area designated pursuant to the “State Planning Act,” P.L.1985, c.398 (C.52:18A-196 et seq.), as Planning Area 
4A (Rural Planning Area), Planning Area 4B (Rural/Environmentally Sensitive), or Planning Area 5 (Environmentally Sensitive), so long as that 
area designated as Planning Area 4A (Rural Planning Area), Planning Area 4B (Rural/Environmentally Sensitive), or Planning Area 5 (Environ-
mentally Sensitive) is located within: (1) a designated center under the State Development and Redevelopment Plan; (2) a designated growth 
center in an endorsed plan until the State Planning Commission revises and readopts New Jersey’s State Strategic Plan and adopts regulations 
to revise this definition as it pertains to Statewide planning areas; (3) any area determined to be in need of redevelopment pursuant to sections 
5 and 6 of P.L.1992, c.79 (C.40A:12A-5 and C.40A:12A-6) or in need of rehabilitation pursuant to section 14 of P.L.1992, c.79 (C.40A:12A-14); (4) 
any area on which a structure exists or previously existed including any desired expansion of the footprint of the existing or previously existing 
structure provided the expansion otherwise complies with all applicable federal, State, county, and local permits and approvals; or (5) any area 
on which an existing tourism destination project is located; or 
k.	 an area located in a qualified opportunity zone.
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2  “Government-restricted municipality” means a municipality in this State with a municipal revitalization index distress score of 
at least 75, that met the criteria for designation as an urban aid municipality in the 2019 State fiscal year, and that, on the ef-
fective date of P.L. , c. (C. ) (pending before the Legislature as this bill), is subject to financial restrictions imposed pursuant to the 
Municipal Stabilization and Recovery Act, P.L.2016, c.4 (C.52:27BBBB-1 et seq.), or is restricted in its ability to levy property taxes 
on property in that municipality as a result of the State of New Jersey owning or controlling property representing at least 25 per-
cent of the total land area of the municipality or as a result of the federal government of the United States owning or controlling 
at least 50 acres of the total land area of the municipality, which is dedicated as a national natural landmark.
3  “Enhanced area” means (1) an urban transit hub as defined in section 2 of P.L.2007, c.346 (C.34:1B-208), (2) the five municipal-
ities with the highest poverty rates according to the 2017 Municipal Revitalization Index, and (3) the three municipalities with the 
highest percentage of SNAP recipients according to the 2017 Municipal Revitalization Index.
4  “Distressed municipality” means a municipality that is qualified to receive assistance under P.L.1978, c.14 (C.52:27D-178 et seq.), 
a municipality under the supervision of the Local Finance Board pursuant to the provisions of the “Local Government Supervision 
Act (1947),” P.L.1947, c.151 (C.52:27BB-1 et seq.), a municipality identified by the Director of the Division of Local Government Ser-
vices in the Department of Community Affairs to be facing serious fiscal distress, a SDA municipality, or a municipality in which a 
major rail station is located.
5  “Employment and Investment Corridor” means the portions of the qualified incentive area that are not located within a dis-
tressed municipality and which:  
a.	 are designated pursuant to the “State Planning Act,” P.L.1985, c.398 (C.52:18A-196 et seq.), as Planning Area 1 (Metropol-
itan), Planning Area 2 (Suburban), a designated center under the State Development and Redevelopment Plan, or a designated 
growth center in an endorsed plan until June 30, 2013, or until the State Planning Commission revises and readopts New Jersey’s 
State Strategic Plan and adopts regulations to revise this definition;
b.	 intersect with portions of: a port district, a qualified incentive tract, or federally-owned land approved for closure under a 
federal Commission on Base Realignment and Closure action; 
c.	 are the proposed site of a qualified incubator facility, a tourism destination project, or transit oriented development; or 
d.	 contain: a vacant commercial building having over 400,000 square feet of office, laboratory, or industrial space avail-
able for occupancy for a period of over one year; or a site that has been negatively impacted by the approval of a “qualified 
business facility,” as defined pursuant to section 2 of P.L.2007, c.346 (C.34:1B-208).
6  “Other eligible area” means the portions of the incentive area that are not located within a distressed municipality, or the em-
ployment and investment corridor.

Incentive Area Base Tax Credit
(per job, per year)

Bonus Credits
(per job, per year)

Max Amount 
(base + bonus, per job, 
per year)

Government Restricted 
Municipalities and Mega 
Projects2

$4,000 $250 - $5,000 $8,000

Enhanced Areas3 $3,500 $250 - $3,000 $6,000

Distressed Municipali-
ties4

$3,000 $250 - $3,000 $5,000

Employment/Invest-
ment Corridors5

$2,500 $250 - $3,000 $4,000

Other Eligible Areas6 $500 $250 - $3,000 $3,000
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Along with the base tax credit amounts, which are determined by project location, there are eighteen (18) 
bonuses ranging from $250 - $3,000 (and in the case of projects located in Government Restricted Mu-
nicipalities or Mega Projects ranging from $250 - $5,000). These include bonuses for projects located in 
municipalities with a MRI Index Score greater than 50, large capital investment for industrial or R&D fa-
cilities, large number of new full-time jobs, the establishment of industry specific training programs, busi-
nesses identified as small businesses and/or targeted industries, high median salaries, projects located in 
a qualified incentive tract, qualified incubator facilities, the establishment of a labor harmony agreement, 
reimbursement of employee childcare expenses (or the establishment of childcare on site), establishment 
of prisoner reentry program, projects exceeding LEED standards, partnerships with college or university, 
projects generating solar on site, and corporate board diversity. 

For projects involving the retention of a New Jersey-based business, for each retained full-time job, the 
available tax credits will be 50 percent of the amount eligible for the creation of new full-time jobs. 

b.	 Job Creation / Job Retention

To be eligible, the Emerge program requires that the applicant business must create and/or retain a mini-
mum number of full-time jobs. The minimum threshold for job creation varies based on industry, while the 
minimum threshold for job retention varies based on location. 

For new job attraction projects, the jobs minimum is as follows: 

Industry / Type of Business Number of New Jobs Required

Small Businesses7 25% growth of existing workforce

Businesses in Targeted Industries8 25 new full-time jobs

All Other Businesses 35 new full-time jobs

For existing job retention projects, the jobs minimum is as follows:

Project Location Number of Retained Jobs Required

Qualified Incentive Tract9 or Government Restricted 
Municipality

500 + retained jobs

All Other Areas 1,000 + retained jobs

 7 “Small business” means a business engaged primarily in a targeted industry with fewer than 100 employees, as determined at 
the time of application.
8 “Targeted industry” means any industry identified from time to time by the authority which shall initially include advanced 
transportation and logistics, advanced manufacturing, aviation, autonomous vehicle and zero-emission vehicle research or de-
velopment, clean energy, life sciences, hemp processing, information and high technology, finance and insurance, professional 
services, film and digital media, and non-retail food and beverage businesses, including food innovation, and other innovative 
industries that disrupt current technologies or business models.
9 “Qualified incentive tract” means: a. a population census tract having a poverty rate of 20 percent or more; or b. a census tract 
in which the median family income for the census tract does not exceed 80 percent of the greater of the Statewide median 
family income or the median family income of the metropolitan statistical area in which the census tract is situated. 
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As discussed earlier, there are significant limits on the applicability of the retention component of the 
Emerge program. This is concerning, as the retention component of the Grow NJ program was highly im-
pactful in Somerset County. As described in The Suburban Disadvantage Report, the retention component 
of the Grow NJ program played a significant role in helping to retain large corporations in suburban area 
throughout the State, including Somerset County. In fact, of the eleven (11) Grow NJ projects in Somerset 
County from 2013 - 2018, ten (10) were retention projects (i.e., businesses threatening to leave the State). 
These projects resulted in the retention of 4,877 full-time jobs and over $390 million in private capital 
investment in Somerset County. There was a consensus upon the expiration of the EOA (and Grow NJ) that 
a program aimed at retaining jobs in the State would be critical. The exclusion of any real retention compo-
nent under Emerge is highly problematic. 

c.	 Capital Investment Requirement

Like Grow NJ, in addition to the job creation/retention requirement, the premises which the business occu-
pies (owns or leases) (the “Qualified Business Facility”) must meet the following capital investment require-
ments per square foot of gross leasable space. 

Type of facility Investment per square foot

Rehab, improvement, fit out, retrofit of existing 
industrial, warehousing, logistics, or R&D facility

$20 per square foot

New construction of industrial, warehousing, logis-
tics, or R&D facility

$60 per square foot

Rehab, improvement, fit out, retrofit of existing 
office space

$40 per square foot

New construction of office space $120 per square foot

Small Businesses No capital investment required

mdefreest
Draft



III.	 Site Selection Hypothetical 

The purpose of this section is to provide a hypothetical corporate relocation scenario. It will compare the 
following locations under both the Emerge program and Grow NJ: 

1.	 70 HUDSON (70 Hudson Street, Jersey City, NJ) – 433,197 square foot Class A office building locat-
ed on the Jersey City Waterfront. This building is in an Enhanced Area under Emerge and an Urban Transit 
Hub municipality under Grow NJ. 

2.	 POST OFFICE PLAZA BUILDING (50 Division Street, Somerville, NJ) – 73,068 square foot Class A 
office building located in Downtown Somerville. This building is in an Employment and Investment Corri-
dor under Emerge and a Priority Area under Grow NJ.

3.	 GRANDE COMMONS (440 Route 22 East, Bridgewater, NJ) – 200,000 square foot Class A office 
building located in Bridgewater. This building is not in an Incentive Area under Emerge but was in a Priority 
Area under Grow NJ.

For the purposes of this example, we will assume the following set of facts:

A financial services technology firm is currently located in Midtown Manhattan (NYC). Due to the COVID-19 
health crisis, and in an ongoing effort to minimize costs and occupancy requirements, along with a desire 
to relocate to accommodate a workforce that has largely moved outside of NYC, the business has decided 
that it will relocate from its current location to a new facility in either Westchester County, NY or one of 
multiple locations in New Jersey. After a significant amount of due diligence, the business has narrowed its 
New Jersey site selection search to the following three (3) facilities: (1) 70 Hudson in Jersey City; (2) The Post 
Office Plaza Building in Somerville; and (3) Grande Commons in Bridgewater. At either location, the busi-
ness plans to hire 200 new full-time jobs with a median annual salary of $75,000. The business plans to 
spend approximately $1,000,000 to renovate 25,000 square feet of commercial office space. Through an 
innovative program, the business plans to reimburse its employees for childcare expenses. 

To further narrow the search down to a final New Jersey location, the business would like to understand 
the incentives available for all three locations under the newly established Emerge program. Based on the 
current Emerge guidelines, the business would potentially be eligible for the following: 

70 Hudson Post Office Plaza Grande Commons

Base Credit $3,500 $2,500 N/A

Bonus Credit
(targeted industry)

$500 $500 N/A

Bonus Credit (childcare) $1,000 $1,000 N/A

Annual Credit Per New 
Job

$5,000 $4,000 N/A

Total Emerge Award 
(over 7 years)

$7,000,000 $5,600,000 N/A

Total Grow NJ Award 
(over 10 years)

$15,500,000 $4,108,500 
(90% Limiter applies)

$4,108,500 
(90% Limiter applies)
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As shown above, the Emerge program clearly appears to lessen the gap between urban and suburban proj-
ects. Here, the award for this hypothetical project on the Jersey City Waterfront is $7,000,000, as opposed 
to an award of $5,600,000 for the project in Downtown Somerville – a 20% gap. In contrast, under Grow 
NJ, this gap was nearly 74%. 

Because Somerville is in Planning Area 1, it qualified as an Incentive Area, and further as an Employment 
and Investment Corridor. Because Somerville is in Planning Area 1, there is no qualifier that the project loca-
tion needs to be within ½ mile from a transit hub. However, the Grande Commons location in Bridgewater 
does not qualify as an Incentive Area under Emerge and is therefore not eligible under the Emerge pro-
gram. This location in Bridgewater is in a Planning Area 2 and is not within ½ mile of a transit hub. Therefore, 
it does not meet the criteria under the Incentive Area definition and is not eligible for incentives under the 
Emerge program. 

This is clearly problematic. Not only does it show that there are office locations within the Regional Part-
nership that do not qualify under Emerge, but it shows the impact of how the Incentive Area definition will 
negatively impact suburban municipalities throughout the State. If, as is the case here, a project is in a Plan-
ning Area 2 that is not located within ½ mile of a transit hub, the project will fail to qualify for any incentive 
under the Emerge program. (For example, most of Somerset County falls within Planning Area 2 and will 
not qualify as an Incentive Area – making most of the County ineligible under Emerge.)

While the Grow NJ program was not perfect, especially as it related to limiting projects in suburban munic-
ipalities throughout the State, it did not disqualify a significant number of suburban municipalities all to-
gether, which is the case here. 
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IV.	 Next Steps 

Luckily, there is a solution to this problem. By simply changing the definition of “Incentive Area” as follows, 
it will allow for projects located in Planning Area 2 to qualify as both an Incentive Area and an Employment 
and Investment Corridor. 

“Incentive area” means … (d) an area designated pursuant to the “State Planning Act,” P.L.1985, c.398 
(C.52:18A-196 et seq.), as Planning Area 1 (Metropolitan), Planning Area 2 (Suburban), Planning Area 3 
(Fringe Planning Area); or a Designated Center under the State Development and Redevelopment Plan; 
[provided an area designated as Planning Area 2 (Suburban) or Planning Area 3 (Fringe Planning Area) or a 
Designated Center shall be located within a one-half mile radius of the mid-point, with bicycle and pedes-
trian connectivity, of a New Jersey Transit Corporation, Port Authority Transit Corporation, or Port Authority 
Trans-Hudson Corporation rail, bus, or ferry station, including all light rail stations, or a high frequency bus 
stop as certified by the New Jersey Transit Corporation.]

[BOLD AND BRACKETED TEXT TO BE DELETED THROUGH AMENDMENT TO LEGISLATION.] 

Because of definition of Employment and Investment Corridor includes “the portions of the qualified in-
centive area . . . designated as Planning Area 1 (Metropolitan), Planning Area 2 (Suburban), a designated cen-
ter under the State Development and Redevelopment Plan, or a designated growth center in an endorsed 
plan,” the elimination of the transit qualifier in the Incentive Area definition would immediately allow all 
projects located in a Planning Area 2 to qualify under the Employment and Investment Corridor designa-
tion. As shown in Section III, this designation will allow for projects located in suburban municipalities to 
compete with projects located in urban centers throughout the State.  

While there may be additional changes that would impact both the Regional Center and Somerset County, 
this change is critical, as it impacts a large portion of the County and multiple Class A office buildings within 
the Regional Center. Action should be taken immediately to resolve this problem, as the Regional Center, 
specifically, and Somerset County, generally, cannot afford to miss out on opportunities to create new jobs 
in the coming years. 
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Questions? Contact John Maddocks at:
john@scbp.org or 908.218.4300
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