
Updates 2016 Experience is the best teacher. Over the past year, and based on negotiations with our first lessee as 
well as conversations with potential applicants, we have learned several useful lessons and want to 
share this important information with you. 

First Lease Executed

Gateway National Recreation Area (Gateway) has issued 
its first lease: for Building 21 on Officers Row at Fort 
Hancock Historic Post. For more information, visit http://
sandyhookrentals.com/. 

Letter of Intent - Buildings 23 and 56

The Monmouth County Vocational School District (MCVSD) 
signed a Letter of Intent with NPS. MCVSD will complete 
studies to determine whether they can rehabilitate buildings 
for use as Marine Academy of Science and Technology 
(MAST) facilities. Building 23 is being considered for use as 
gym/multipurpose room. Building 56 is being considered for 
administration or classroom use, among other things.

Occupancy Limitations

NPS and the lessee are required to adhere to the International 
Building Codes, New Jersey Rehabilitation Sub-Code and NFPA. 
To obtain a certificate of occupancy a code analysis is usually 
required; use of the building, occupancy loads, egress, and 
the need for a fire detection and/or suppression system should 
be included in the analysis. The required Code Assessment 
prepared by a licensed Architect will also identify occupancy 
allowances as well as any occupancy limitations. 

For example: While working on obtaining a Certificate of 
Occupancy for Building 21 (below), it was determined that 
without making certain life safety improvements to the building 
(fire suppression systems, improvements to egress, etc.), the 
building’s occupancy would have to be limited to longer term 

LEASED! Building 21, 
the only duplex on 
Officers Row, was 
the first building 
to be leased for 
compatible uses. 
NPS PHOTO.
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The NPS has learned a lot from 
its first few applications for 
leases. You can benefit from this 
experience. 

rentals because according to the building code, short term 
rentals (multi-day, week, monthly) are considered “transient 
housing.” As a result, the NPS Authority Having Jurisdiction 
(AHJ) has determined that, without the improvements, the 
minimum allowable occupancy period for Building 21 would 
be 30 days.  

Flood Insurance

NPS has determined that historic structures at Sandy Hook 
are eligible for flood insurance under the FEMA National 
Flood Insurance Program. For more information, please visit 
https://www.floodsmart.gov/floodsmart/pages/faqs/how-can-
i-get-flood-insurance.jsp.

Financing

NPS has recently learned that financing for rehabilitation 
projects may be available through the Small Business 
Administration (SBA). 

Middletown Construction Permitting Process

The park and Middletown Township have entered into an 
agreement that authorizes Middletown to issue Building 
Permits necessary in connection with rehabilitation of Fort 
Hancock. Middletown Township will issue temporary or 
permanent Certificates of Occupancy for those facilities 
upon completion of improvements. The cost of Middletown 
Township’s Inspections and Permitting will be borne by the 
Lessee or other facility occupant. 

Middletown Real Estate Taxes 

Lessees are not exempt from the payment of local real estate 
taxes. The NPS, as a federal entity cannot pass on its tax 
exempt status to any Lessee. 

N.J.S.A. 54:4-3.3 provided tax exemption for real and personal 
property of the United States. The provision was repealed 
in 241 January 2016 1944 and State law today contains no 
tax exemption for Federal Government property. Any such 

exemption must now be found in Federal law. The “supremacy 
clause" of the United States Constitution and the doctrine of 
“sovereign immunity” precludes the levying of local property 
taxes on the Federal Government and, as a general rule, most 
Federal property is tax exempt. 

The Assessor for Township of Middletown is in the process 
of evaluating the Sandy Hook historic structures. The tax 
rate is not yet known but Middletown has assured the NPS 
the valuations will account for current property conditions, 
limitations on use of the properties, as well as lease terms and 
conditions.

The Township Tax Assessor plans to complete property tax 
records identifying the assessed values, based on current 
condition of the buildings, by November 2016 for buildings 
at Fort Hancock identified in the RFPs. The owner of record 
will be identified as the United States and the tax status will be 
identified as “exempt” until such time as any building is leased. 
Selected Applicants will be able to meet with the Township Tax 
Assessor to address real estate tax implications related to the 
full assessed value once the improvements are complete. 

Liquor Licenses

The Township of Middletown has advised the NPS there are 
not currently any liquor licenses available for sale or auction.

NPS will consider proposals that entail Bring Your Own Bottle 
(BYOB) in connection with the proposed use and occupancy 
of a facility so long as such activities are carried out in 
accordance with applicable law, regulation, and policy.

Site Management and Safety Considerations 

Construction: NPS must approve the Lessee’s rehabilitation 
plans prior to construction and a notice to proceed must be 
issued before a Lessee can begin. 

• Scaffolding and Dumpsters: Areas adjacent to buildings 
should be kept neat and clear of debris at all time. Use 
of scaffolding and dumpsters must be approved by the 
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Sandy Hook Unit Coordinator prior to delivery on site. 
Scaffolding and dumpsters must be removed prior to 
occupancy of any facility,

• Sewer Lines: If lateral sewer lines need to be repaired or 
replaced, the Lessee must submit a written description 
of the work proposed for review and approval prior 
to the start of work prior to the start of work. This 
documentation should be included with the project 
documentation. The proposal must include a basic sketch 
showing the location of the new lateral from the building 
out to the sewer main. Work associated with repair to or 
installation of a new sewer lateral as well as installation 
of other underground utilities may require monitoring 
by a licensed archaeologist.  The applicant may be 
required to obtain the services of a qualified archaeologist 
in connection with the installation of utilities. The 
archaeologist will have to obtain an ARPA permit which 
may take up to 90 days to review. If an NPS archeologist 

is available to monitor the activity, no ARPA permit is 
required. 
 
The installation must be completed with proper bedding, 
proper fittings (up to and including the connection to 
the existing sewer main), backfilling and compacting the 
trench, reseeding areas that are currently grass, and in-
kind asphalt pavement restoration of the trench.   

• Commercial Telecommunications Providers: Although the 
park has upgraded the fiber optic telecommunications 
infrastructure, Leaseholders should not rely on the availability 
of the upgraded system to accommodate Lessee's proposed 
telecommunication needs.   Leaseholders may wish to 
consider wireless solutions such as satellite dishes or other 
cellular data transmission, which must be installed and/or 
utilized at the Lessee’s cost and expense. 

• Project Handbook: Look for the latest version of this 

Manhattan skyline 
as seen from Sandy 
Hook Unit's North 
Beach. 
NPS PHOTO
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handbook at http://www.forthancock21.org/meeting-
minutes-and-materials.html 

Clarification on Obtaining Historic Tax Credits

Applicants are not required to hire a historic preservation 
consultant who specializes in tax credit applications but the 
New Jersey State Historic Preservation Office (NJ SHPO) 
recommends selected applicants utilize the services of an 
experienced qualified consultant. NJ SHPO will respond 
to questions but is not available to prepare the application. 
NJ SHPO cannot recommend a specific expert but can 
provide names of multiple consultants who have successfully 
completed historic tax credit applications in New Jersey.

Historic Tax Credit Application Process 
 
The application is completed in three parts and must be 
completed in hard copy format. 

• Parts 1 and 2 of the application must be submitted before 
work begins on the building. They must include the 
following documents: 

 * Historic Preservation Certification – NPS will  
            provide the information needed for the applicant to  
            prepare the application. 
 * Photographs documenting the appearance and  
            condition of the buildings prior to the start of the 
            project: exterior, interior, site and environment. 

• Professional drawings identifying planned alterations and 
showing existing configurations. Documentation should 
include: 
 * A map of the historic district, clearly identifying the 
           lot on which the building is located. 
 * Floor and other plans. 
 * Sections and Elevations (if applicable). 
 * Historic windows detail (see Project Handbook  
            website above).

• Parts 1 and 2 of the application are submitted to NJ SHPO 
(not to the Park), for review by:  
 * NJ SHPO; 
 * NPS Technical Preservation Services Branch (TPS)  
            in Washington, DC (above the Park level).

• Part 3 is the third and final part of the application. Once the 
work is completed, this documentation is required to show all 
changes which were made. 
 * Submitted to NJ SHPO, which will review the  
            completed work against what was proposed/  
            submitted as part of Part 2; they certify the  
            completed work and submit certification to NPS.  
 * Only projects that meet SOI standards are  
            certified.

Calculating Historic Tax Credits 

Tax credits are only available for properties proposed for 
use as a business or other income–producing purpose. 
Additionally, there is a requirement that a "substantial" 
amount be spent rehabilitating the historic building. This 
means that the cost of rehabilitation must exceed the pre-
rehabilitation cost of the building. Generally, this test must be 
met within two years of project completion or within five years 
for a project completed in multiple phases.

See for yourself  if 
leasing and at Fort 
Hancock is right for 
you. Contact the park 
to visit one of our 
buildings.  
NPS PHOTO.
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The cost of a project must exceed the greater of $5,000 or 
the building’s adjusted basis. The following formula helps 
determine if a rehabilitation project is considered substantial:

• A - B - C + D = adjusted basis

• A = purchase price (Assessed Value from Middletown Tax 
Assessor) of the property (building and land)

• B = the cost of the land at the time of purchase (Assessed 
Value of the property as is)

• C = depreciation taken for an income-producing property

• D = cost of any capital improvements made since 
purchase (or since the lease was executed)

Building 9 Update

Bricks have fallen off the back of Building 9. The area has 
been fenced off. NPS architects and engineers have completed 
their assessment of Building 9 and concluded that installing 
anchors is the preferred repair method. The number and size 
of anchors is yet to be determined. Also, NPS will be scanning 
the east facades of all the houses on Officer’s Row in August 
2016 to determine the extent of the deflection of each wall. 

Am I required to hire a professional architect or engineer? 

Since proposals are typically conceptual, you are not required 
to hire an architect or engineer in order to submit a response 
to a Request for Proposals. However, if your proposal 
is selected, you may be required to procure the services 
of licensed architects and/or engineers according to the 
improvements proposed to the premises. 

DEFINITIONS 

ARCHITECTS: Architects are state-licensed professionals 
who design and evaluate buildings, site usage and building 
usage. Architects also review and can provide a code analysis 
of a building. The licensure involves the public health and 
safety of these facilities. Unlicensed persons may not practice 
architecture or call themselves architects. It is similar to 
medicine and law.

ENGINEERS: Many of the building design functions overlap 
that of an architect, however engineers specialize in civil 
(land planning), structural, and mechanical (such as plumbing 
and HVAC: heating, ventilating and air conditioning and 
electrical).
 
Engineers and architects often work together on building 
projects. Structural engineers usually complete the assessment 
of the structure’s ability to carry the loads for proposed uses.  

CERTIFICATIONS: Your architect or engineer should be able to 
provide proof of full professional accountability and liability 
coverage. Documents prepared by licensed professionals are 
signed and sealed indicating so.

When will an architect or engineer be needed?

The following are general guidelines.

Building feasibility: If you are considering rehabilitating all or 
part of an NPS structure, professional services of an architect 
or engineer may be required. A builder or cost estimator may 
be able to guide you with information about costs and the 
anticipated scope of work, but a professional with experience 
working with historic buildings will be able to provide detailed 
guidance as to the best methods to complete the work. Where 
the proposed project includes removal of walls, modifying 
layouts, the installation of new building systems and/or the 
repair of structure systems, the services of a licensed architect 
or engineer may be required to evaluate the new plan and 
ensure all changes are in compliance with the building code, 
the new plan and ensure all changes are in compliance with 
the building code, structural needs and SOI Standards. If 
structural walls, exits, or stairs are being added, removed, or 
altered, stamped working drawings will likely be required. 
Non-stamped schematic drawings may be adequate where this 
is not the case. 

As-built drawings, proposal drawings: Many people 
can prepare drawings, such as students (in architecture), 
contractors, realtors, and non-profit staff. Drawings may not 
be required for routine renovations. However, for larger more 
complex projects, drawings are necessary to define scope of 

Am I required to hire an 
architect or an engineer to 
create a lease proposal? At what 
stage will I need one, if ever?
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work, objectives and quantities and depending on the extent 
of design required, must be signed and sealed by a licensed 
architect or engineer.
Code assessment and adaptive re-use analysis: A code 
analysis must be undertaken in connection with any proposal 
to rehabilitate structures. The NPS realizes that many of 
these buildings have not been occupied in years and may not 
meet some of today’s most basic building and life safety code 
requirements; based on this determination the NPS will be 
requiring a code analysis for all new leases that propose the 
rehabilitation of a structure. This means an architect must 
review the building codes as they apply to the proposed 
project to determine what the project will require. 

Safety of the building: No major project should be 
undertaken without identifying in writing any problem 
areas relating to safety in structural, fire safety, overall health 
and security issues. The scope of rehabilitation begins with 
identifying such issues as:

• Structural damage
• Adequate fire exits and necessary sprinklering

• Hazardous materials identification and abatement
• Mold and other sources of air quality hazards 
• Rooms with adequate light/air fire hazards
• Adequate ingress/egress
• Mechanical, Electrical, Plumbing
    
Permits or other Notices/Authorizations to Proceed: 
Architect's "Seals" (stamps which architects use to indicate 
they are a state-registered architect) are nearly always required 
on renovations when substantial changes are being made (as 
described above) and local building permits or other written 
NPS authorizations to proceed are required. This requirement 
can sometimes be waived if basic safety and health or 
structural issues are not involved.

A LETTER OF INTENT

Prior to negotiation and execution of any lease, the selected 
applicant will be permitted to undertake due diligence required in 
connection with proposed use of the Premises under an Letter of 
Intent to be negotiated between NPS and the selected applicant.  

This is what your 
future can look 
like! Students 
from Brookdale 
Community 
College proposed 
possible ways to 
reimagine some 
of the buildings 
available for lease. 
Please remember 
that interior work 
for buildings which 
are open to the 
public must be 
consistent with the 
Interior Secretary's 
Standards 
for Historic 
Rehabilitation. 
Computer 
image courtesy 
of Brookdale 
Community College.

P

Assistance in Submitting a Proposal: 
If you require assistance submitting 
a proposal, please contact one of 
the Federal Advisory Committee Co-
Chairs. Gerry Glaser can be reached at 
gglaserg@comcast.net. Shawn Welch 
can be reached at shawn.welch@
armygroundforces.org.
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Important Information
Rolling RFP

This RFP is a rolling solicitation. 

Proposals will be accepted on the last Friday of every month 
until all buildings available under this RFP are leased or the NPS 
discontinues this solicitation.

Anticipated Date for Selection of Qualified Proposals:
 
Five weeks after submittal deadline

Site tours are available upon request. Anticipated Lease Commencement:  
Subject to negotiation

NPS does not warrant and assumes no liability
for the accuracy of the information provided in this RFP.


