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PROJECT BACKGROUND
The New Jersey Department of Environmental Protection (NJDEP) owns and manages Liberty State Park in 
Jersey City, Hudson County. The park was dedicated on June 14, 1976, and is managed by the State Park 
Service. It is New Jersey’s only state-owned urban park and enjoys the largest visitation within the State 
Park System, but operates at a significant loss. In an era of declining staff levels and decreased state fund-
ing, the State Park Service and NJDEP initiated this project in order to explore opportunities to increase 
revenue with the goal of making the park more financially self-sustaining, while continuing to fulfill its 
mission as a regional public amenity and a critical environmental resource. 

Recognizing a need for outside expertise to design and effect these changes, the NJDEP contracted with 
New Jersey Future to facilitate this entrepreneurial thought process. New Jersey Future is a nonprofit, 
nonpartisan, Trenton-based organization that employs original research, analysis and advocacy to build 
coalitions and drive land-use policies that help revitalize urban areas while protecting natural lands. The 
organization pursues its core mission of promoting responsible land-use policies by bringing together con-
cerned citizens and leaders interested in fueling a prosperous economy, healthy environment and equitable 
society. New Jersey Future is currently working directly with several communities that were severely dam-
aged by Superstorm Sandy.  

New Jersey Future selected Biederman Redevelopment Ventures (BRV) as the urban parks and economic 
development consultant to lead the economic analysis and idea-generation components of this project. 
BRV is the private consulting firm of Daniel A. Biederman, co-founder of the Bryant Park Corporation, an 
internationally known example of successful urban revitalization. The firm brings its more than 25 years of 
experience in the art and science of placemaking and downtown management to public-space projects and 
neighborhood redevelopments across the world.  BRV is engaged in the redesign and operation of Military 
Park in Newark.

BRV has developed a report, which is appended here, offering practical public audience-building and reve-
nue-generating options for sections and buildings within Liberty State Park, including revenue projections 
and potential partners. 

PROCESS
Local stakeholders were contacted as part of the fact-finding and idea-generation phase of the project. The 
project team met and/or spoke with the following individuals:

• Bob Cotter, Director, Division of City Planning, City of Jersey City 
• Sam Pesin, President, The Friends of Liberty State Park (along with other FOLSP trustees)
• Debbie Mans, Executive Director and Greg Remaud, Deputy Director, NY/NJ Baykeeper
• Jeffrey Sasson, CEO and Dan Mennelly, VP of STEM Education, Liberty Science Center

In addition, BRV interviewed and conducted tours of Liberty State Park with more than twenty-five leaders 
and innovators in the fields of real estate development, event production, hospitality, retail, recreation and 
urban planning. These individuals are listed in the appended BRV report along with many of their “big 
ideas” for areas within Liberty State Park. 

ABOUT THE BRV REPORT
The attached BRV report divides the park into three primary areas or “zones” – the North Zone, which 
includes Liberty Landing Marina and associated restaurants, the historic train shed and terminal building, 
and adjacent lawns and parking areas; the Central Zone, which includes the Green Ring where most of the 
existing programming occurs; and the Southern Zone, which includes the park maintenance facility, picnic 
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pavilions, and public boat launch. The report recommends “targeted commercial activation of the already 
built-up sections of the park at its northern and southern ends, a greater number of events in the Green 
Ring/central section of the park, and dozens of new free, public programs throughout the park, but concen-
trated in areas where they will attract more people, like along the Hudson River Waterfront Walkway and 
near the playgrounds.” A detailed breakdown of alternatives, including costs, is included along with some 
initial next steps for NJDEP to consider.

Development within public parks is a sensitive matter and should be advanced with caution. This study in-
cludes development projects that solve major problems, such as a hotel that will enable part of the historic 
train sheds to be restored and the terminal building to be used for events; projects that are small in scale, 
such as boat rental and launch facilities; and projects that may be out of character and scale for a public 
park, such as residential development. It is important to recognize that this study includes a full spectrum 
of options, all of which need considerable review and evaluation before moving forward. 

ADDITIONAL CONSIDERATIONS
The BRV report offers a great deal of insight into options for how to activate Liberty State Park to make it a 
more popular destination and thereby a more financially self-sufficient public amenity for the State of New 
Jersey. There are some outstanding issues, however, that the NJDEP should consider along with the BRV 
report prior to proceeding with implementation.  The following are important considerations for this project 
moving forward. 

OPEN SPACE FUNDING RESOLUTION, SCR84 – The recent voter-approved constitutional amend-
ment supporting open space acquisition included a provision that dedicates any revenue derived from 
leases and other uses on state-owned preserved open space to funding open space, farmland, and historic 
preservation statewide.  This provision will severely compromise any of the options articulated in the BRV 
report as the underlying premise for this project was to identify new uses and activities within Liberty State 
Park to increase revenues and to leverage that new investment back into the park for programming and 
other improvements, including maintaining and reinvesting in the areas that are generating the revenues 
from outside investors. NJDEP should seek to address this in the rule-making or enabling legislation phase 
that is underway now.  If this issue cannot be adequately addressed, the NJDEP should not proceed with 
the ideas in this report.

BILL A3969/S2647 – There was a provision added to the bill to merge the Meadowlands Commission 
and the Sports and Exposition Authority that would allow this new body to “evaluate, approve, and imple-
ment any plan or plans for the further preservation, development, enhancement, or improvement of Liberty 
State Park.” A role for the new commission may be appropriate, but this provision fails to address the 
question of how that authority would be coordinated with the existing authority of the NJDEP.  This unclear 
relationship between the NJDEP and the commission regarding Liberty State Park will expose both agen-
cies to lawsuits that could hinder, rather than advance, efforts to improve programming and park develop-
ment. It is also not clear if this merger will provide adequate public review and environmental safeguards 
as park development is contemplated and implemented. 

TIMEFRAMES – The BRV report recommendations generally fall into two categories: programmatic and 
development.  Programmatic recommendations involve actively programming existing spaces in different or 
more intensive ways.  Many of these recommendations can happen in a very short time frame and generally 
do not require much capital investment or extensive third party approvals.  However, they do oftentimes 
require an experienced manager or operator to be successful.  Development recommendations involve 
building new facilities or adding on to existing facilities.  These projects will invariably require more time 
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to plan, obtain approvals and secure financing.  Most of the development recommendations involve attract-
ing private investment and business interests.  The important time factor regarding development recom-
mendations will be to put in place a process that is transparent, private-sector oriented and streamlined.   

TRANSPARENCY – In the recommended next steps, the BRV report calls for the establishment of a 
“private negotiating process” in order to attract the best developers to Liberty State Park. NJDEP is going 
to need to find a balance between accommodating the proprietary nature of the private sector and the 
department’s public sector requirements for transparency. It will be important to find a place for Liberty 
State Park stakeholders, such as the City of Jersey City and the Friends of Liberty State Park, to plug into 
this process.  It would be advisable to develop a set of publicly-facing development parameters or guide-
lines that will steer and screen private development proposals.  This process will increase public support 
for projects and reduce the number of antagonistic development proposals, while leaving enough room for 
private innovation and changing market conditions.

COLLABORATION – Many of the proposed BRV report recommendations can impact or be impacted by 
surrounding neighbors. As plans move forward, it will be important to involve Liberty State Park’s neigh-
bors, including the City of Jersey City, adjacent neighborhoods, the National Park Service (Ellis Island, 
Statue of Liberty), NJ TRANSIT (light rail), the Friends of Liberty State Park, and the like.

INTERIOR OF PARK – This project purposefully did not explore uses for the 235-acre area currently in 
need of remediation, commonly referred to as the “interior.” There are currently habitat restoration plans in 
place for this area and some funding allocated within NJDEP to get this work started.  Over the years, there 
have been various development proposals for this area and each has been rejected.  It will be important for 
the DEP to continue to send a consistent message about the interior of the park being a natural area that 
is not open for development. An earlier version of the BRV report included a discussion about a develop-
ment proposal located in the interior of the park; however, that section was removed as it was outside of 
the scope of this study.

VULNERABILITY TO FLOODING – An important consideration for all of the proposed uses at Liber-
ty State Park is the fact that its location is vulnerable to flooding and storms. Superstorm Sandy caused 
significant damage to park property – the terminal building is still undergoing renovations – and there have 
been no significant mitigation efforts completed to address this vulnerability.  The NJDEP’s Coastal Vul-
nerability Index (CVI), which composites six geospatial hazard indicators (coastal geomorphology, slope, 
soil drainage, flood prone areas (FEMA), storm surge (SLOSH), and sea level rise), indicates that much of 
the park is at high or moderate risk. All future developments should be designed with this vulnerability in 
mind, in a way that mitigates damage to property and helps keep people out of harm’s way. 

CONCLUSION
This public report is intended to generate new and creative ideas for further activating Liberty State Park 
for the public and to generate revenues that support the on-going programming, maintenance and improve-
ment of the park.  It will be important that these ideas be properly shared and vetted so that the most 
appropriate and feasible concepts move toward implementation and that the park goes through a dynamic 
process of incremental improvement within the context of an overall strategy.
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Executive Summary 
 
 Liberty State Park is the crown jewel of  the New Jersey state parks system.  It receives three million 
visitors per year, including about 700,000 visitors to the Statue of  Liberty and Ellis Island.  It simultaneously 
functions as an important public space for hundreds of  thousands of  residents of  Jersey City and other 
nearby communities, a prime event venue for the entire northern New Jersey region, and a gateway to two of  
the country’s most visited landmarks for tourists from around the globe. 
 
 And yet, Liberty State Park has the potential to be much more.  The park is underutilized, and could 
be drawing millions more visits per year.  It could also do much more to serve all three of  those user groups: 
it offers little daily programming for locals, few public events for New Jerseyans, and no substantial amenities 
for tourists.   
 

In addition, like almost every park in the country, it faces serious financial challenges. Capital mainte-
nance projects are deferred, and there’s little to no money for public programming or new amenities, even 
though the park generates more revenue than any other in the state’s park system. 

 
It’s clear that Liberty State Park could and should be more active. The good news is the park presents 

plenty of opportunities to develop new attractions, amenities, and programs for visitors, and that many of 
these opportunities could also develop revenue to support park operations and capital projects. 

 
By building upon and complementing the existing activities at Liberty State Park—namely boating, 

catered events at the two restaurants in the park, active and passive recreation, and tourism—the State of 
New Jersey Department of Environmental Protection can simultaneously solve the park’s fiscal woes and 
make it an even greater attraction for New Jerseyans and tourists alike.  These new activities should include 
targeted commercial activation of the already built-up sections of the park at its northern and southern ends, 
a greater number of events in the Green Ring/central section of the park, and dozens of new free, public pro-
grams throughout the park, but concentrated in areas where they will attract more people, like along the Hud-
son River Waterfront Walkway and near the playgrounds. 

 
In order to execute this program, NJDEP should issue a call for development proposals for specific 

facilities and parcels, managed by industry experts in consultation with the State.  The State should be flexible 
in its approach, to solicit and combine the best ideas, but should only consider proposals whose ideas are 
feasible in the eyes of these industry experts. To ensure some degree of compatibility between ideas, we 
recommend setting guidelines for each building or parcel, including the recommended uses (i.e. cultural, 
hospitality, entertainment, etc.), as well as minimum and maximum heights, floor area ratios, and building 
square footages. 

 
In the past, developers have approached DEP with a hodgepodge of ideas, some of them practical 

and some of them ridiculous, and a lot of them somewhere in between.  In addition, the ideas were always 
proposed in isolation—to our knowledge, no one has ever proposed a comprehensive development program 
for the entire park.  To improve Liberty State Park, the uses of each building and of each section of the park 
need to complement one another. 
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We have interviewed and conducted tours of Liberty State Park with over twenty-five leaders and 
innovators in the fields of real estate development, event production, hospitality, retail, recreation, and urban 
planning.  Over the course of this process, a picture of the practical uses for Liberty State Park has emerged, 
and we’ve heard a couple of dozen “big ideas” from these accomplished experts.  In this report, we construct 
different combinations of these ideas into concepts for the northern and southern ends of the park, where 
development should be concentrated—these areas already have infrastructure and activity, and they’re the 
most accessible areas of the park. 

 
The report begins with a general discussion of activating Liberty State Park, laying out some basic 

goals and framing the ideas discussed later by reviewing the key challenges faced by the park and the general 
context of its existing condition. 

 
It then discusses development and activation ideas by “zone,” dividing the park into three areas.  

There is a section on each of these zones that goes into the potential uses for each facility and parcel, and 
then discusses hypothetical combinations of those uses. 

 
The report concludes with recommendations on the next steps that NJDEP should take to imple-

ment this approach to enhancing Liberty State Park for the benefit of all its users. 
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Activating Liberty State Park: Key Issues and Context 
 

Liberty State Park has a history of commercial activity, and today, commercial uses make up a small 
area of the park’s total acreage, but a substantial portion of its total use.  Whether it is a boater who docks at 
the Liberty Landing Marina or uses the public boat launch, a guest at a wedding or corporate event held at 
one of the park’s two large restaurants, or a tourist heading to the Statue of Liberty, commerce has played a 
central role in the visitor experience at Liberty State Park for many years. 
 

In order for Liberty State Park to meet its financial goals—closing its operating budget deficit (about 
$1.5 million), growing its operating budget for enhanced services and a better park environment, and funding 
deferred maintenance and other capital projects—strategic commercial activity and development is needed, as 
the State does not have the funding to meet the park’s needs. 
 

This development should be focused on the following goals: 
 

1. New commercial development should enhance Liberty State Park’s appeal as a multifaceted family 
destination.  The park already offers a variety of  active and passive family activities, ranging from 
playgrounds and large fields to the Liberty Science Center.  New activity should be compatible with 
the park’s reputation as a family-friendly destination, and build upon this success when possible. 
 

2. When possible, any new uses should increase the number of  regular, as opposed to one-time, park 
users.  Because of  access and transportation issues (discussed in detail in a later section), existing 
commercial activity is “destination-oriented”—visitors coming once for a specific, one-time event.  
Building more regular park users will lead, in the long run, to a more sustainable business model for 
Liberty State Park and complement the placemaking and programming efforts we recommend in a 
later section.  
 

3. New commercial activity should generate as much revenue for park operations while intruding on 
existing park uses as little as possible.  We should not lose sight that Liberty State Park is first and 
foremost a public space, and its appeal to the public (and, longer term, corporate sponsors) is based 
in its status as a world-class park and cultural attraction.  New commercial activity should be, to as 
great an extent as possible, open to the public; this includes cultural attractions, concessions, 
restaurants, free and ticketed events, and many other potential uses.  However, limited private 
development, with purely private facilities, could be a low-impact and high-revenue-producing option, 
if  it is done in the right place and at the right scale. 
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With these goals in mind, we’ve organized our recommendations into three geographic sections, or 
“zones.”  The north zone includes the marina, historic terminal, historic train shed, and the surrounding 
lawns and parking lots.  The central zone includes the Green Ring.  The southern zone includes the area 
including the maintenance facility, picnic pavilions, and public boat launch.  They are shown in Figure 1. 
 
 Significantly, the park’s financial goals align with its larger purpose as a world-class, active waterfront 
park.  

Figure 1: Liberty State Park divided into three “zones” for increased activity. 
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North Zone 
  

The northern zone of the park is currently 
dominated by Liberty Landing Marina and its two 
restaurant subtenants, and is also home to ferries to the 
Statue of Liberty and Ellis Island.  It is the most active 
section of the park, both in terms of the number of 
people visiting it and the commercial activity it hosts.  
However, it is only active at certain days and times—for 
example, when the restaurants host weddings on 
weekends—and has large gaps between existing nodes of 
activity.  Most of the area, most of the time, is relatively 
dormant, and even when there are things going on, they 
are isolated and disconnected from one another. 
 
 Thus, the area with the most activity also has the 
greatest opportunity for new activation and development.  
Considering market demand and existing uses, hospitality 
uses—namely hotels with an adjacent or adjoining event 
and conference center—should be a substantial part of 
the overall development program.  They should be 
complemented by more food and beverage uses (perhaps 
even a substantial full-service restaurant).  Residential use 
also makes a lot of sense; several experts felt it was a “no 
brainer.”  Retail and office uses are not good fits; there’s 
not enough foot traffic for retail to survive inside the 
park, and office space couldn’t compete with downtown 
Jersey City.  Cultural uses should also be a significant 
component of the overall program. 
 
 Each of these uses—hospitality, food and beverage, residential, and cultural—comes with challenges.  
We will explore them in detail as we move through the possibilities for each of the key opportunities in the 
Northern Zone: 
 

• The historic train shed 
• The terminal building 
• The fields immediately north and south of  the terminal building and shed 
• The field immediately west of  the marina restaurants. 

 
 
 
 

Liberty Landing Marina (top) has over 500 slips. Liberty 
House (middle) is one of  two restaurants at the marina; 
both of  them have outdoor seating to take advantage of  an 
attractive park setting. 
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Train Shed 
 
 The train shed is currently falling down due to 
disrepair, and the cost to restore or even stabilize it is 
huge.  The State does not have the appetite to spend the 
amount of money necessary to rehabilitate it, and it has 
not identified any use that would justify such an 
investment.  However, the train shed could be reused in 
whole or in part, and any developer or concessionaire 
who benefits from this reuse would have an interest in 
paying a portion of these rehabilitation costs.  SHPO has 
indicated that preserving only part of the shed—its 
perimeter—is acceptable given the current state of the 
structure and the near impossibility that it could be 
preserved in its entirety.  We have identified three uses 
for the train shed that would (1) preserve its perimeter, 
(2) activate it with new, revenue-generating tenants, and 
(3) offset some or all of the State's costs to restore it. 
 
 The first potential use of the train shed is a low-
rise hotel.  Given the enormous footprint of the shed, a 
four-story hotel would still be able to have a very good 
number of rooms.  Fed by tourists--especially foreign 
tourists--visiting New York City and the Statue of Liberty 
and the current demand for hotel rooms in Jersey City 
and the region more generally, multiple developers have 
identified it as a major opportunity.  The hotel would 
likely have a restaurant on site as well as other small, 
convenience retail aimed at tourists and hotel guests.  It 
could also have a small cultural attraction, perhaps tied to 
the structure’s previous use as a railway depot. 
 
 The second use of the train shed is more 
innovative, but also more challenging, and less 
remunerative, at least in the short term.  That said, its 
potential to put Liberty State Park  “on the map” as a one-
of-a-kind destination can't be matched by other ideas we’ve heard and had ourselves: brick-for-brick re-
creations of famous restaurants from all over New Jersey, arranged along common concourses, subtenants to 
a “master redeveloper” of the shed.  In this idea, proposed to us by one of the most inventive and successful 
mixed-use developers in the region if not the country, the owners of famous and historic restaurants (some of 
which may have closed in recent decades) would be approached for permission to re-create their entire dining 
room under the train shed, with the option to operate the new restaurant.  Many of these restaurants are 
located in declining or even dangerous neighborhoods throughout the state and would welcome the 
opportunity to reinvigorate their family’s business. Nostalgic New Jerseyans from all over the state, as well as 
tourists and curious foodies from New York, would make the trip to experience this unusual food 

The historic train shed (top) has good bones but is in a state 
of  complete disrepair. Restored, historic trains (bottom) are 
readily available and might be a good complementary 
cultural attraction along the perimeter of  the shed. 
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destination.  We are unaware of any similar attraction anywhere.  It would most likely require a large capital 
investment on the part of DEP, dedicated to either restoring the train shed, tenant improvements, or a mix of 
both. 
 
 The third use of the train shed is the most challenging from a financial perspective, but would 
enhance the park as a world-class cultural destination: a signature cultural attraction, unique to the United 
States or at least the region, would take advantage of the park's proximity to the Statue of Liberty and Ellis 
Island, and also complement the nearby Liberty Science Center.  Funds to rehabilitate the train shed would 
come more slowly, as they would need to be raised from private donors, in addition to whatever fundraising 
would be required to build and fit out the museum itself.  We have identified three cultural attractions not 
found in the New York region that could be a good fit for the train shed: a national museum of immigration 
(with a much broader focus than Ellis Island's exhibits), a national museum of urban art, and a museum of 
transportation and technology. Any cultural attraction would also need supporting food and beverage 
facilities. 
 
 Finally, the hotel option could be combined 
with a smaller cultural attraction, perhaps focused on 
the history of the train shed and terminal. 
 
 
 

Train Terminal 
 
 Anyone who enters the historic train 
terminal building is impressed by its beauty.  Its 
architecture and its interiors are stunning. 
Unfortunately, its layout is not terribly practical, and 
its size limits what activities might be possible within 
it.  The State has expressed its wishes not to 
reintroduce security screening for the Statue of 
Liberty and Ellis Island into the building upon 
completing rehabilitation from damage caused by 
Superstorm Sandy, and we strongly agree with this 
decision. 
 
 Many people at DEP have suggested that the 
building could be used for an event and conference 
center.  The biggest problem with this idea is that 
without an adjoining hotel, the market for such 
events is tiny: essentially, companies based in 
northern New Jersey who do not want to hold their 
events in New York City and don't have anyone 
arriving from out of town (currently, there’s nowhere 
for them to stay nearby). With no on-site caterer or 

Visitors are struck by the beauty of  the historic terminal (top), 
even during its renovation.  It contains smaller spaces (bottom) 
that can work as galleries, a movie theater, or back-of-house for 
catering operations. 
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commissary, the facility is at an even greater disadvantage.  Finally, the existing policies related to public 
access make it difficult for outside event producers to load and unload (we do believe the preserving public 
access is compatible with the terminal’s use as an event space if the details are handled differently). 
 
 By leasing the terminal building to the developer of an adjacent hotel, whether in the train shed or 
one of the abutting lawns, most of these issues would be addressed, and the hotel would have a very 
distinctive event and conference center, which could be a competitive advantage in the marketplace 
(especially considering ferry service to and from lower Manhattan right nearby).  Without the hotel, we doubt 
an event venue would be successful. 
 
 An alternative mix of uses for the terminal building would be a smaller event/catering hall (perhaps 
just the main room), combined with a variety of smaller cultural uses.  These uses could include working 
artists’ studios (where the public could view artists at work), art galleries, and a one-screen movie theater (for 
art and independent films).  This mix could work well with any of the uses we discussed for the train shed, 
and could also include a small food outlet. 
 
 We recommend one other improvement to 
the terminal building: a comprehensive architectural 
lighting scheme for the eastern facade that faces 
Manhattan, to build an identity for the building and 
the park.  New Yorkers and tourists have clear 
views of the terminal from the west side of 
Manhattan, but are unsure of what the building is—
many think it’s Ellis Island.  This would enhance the 
building’s prominence now as a development 
opportunity, and in the future as an event space or 
cultural attraction.  This work could be done fairly 
affordably. 
 
 

Abutting Fields to the North and South 
 
 The only two real “development sites” 
controlled by DEP in this section of the park are 
the fields abutting the terminal and train shed to the 
north and south. 
 
 The north field could be redeveloped as 
low-rise, rental residences (either apartments or 
town homes).  A leading residential developer who 
is active in the Jersey City market estimated that he 
would be able to make a PILOT of about $2 million 
annually, even taking into account a buffer (at least 
100 feet) between any development and the 

The fields to the north (top) and south (bottom) of  the terminal are 
two of  the three sites for a new building in the northern zone of  
the park. 
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September 11 memorial. 
 
 An alternative for the field would be a low-rise hotel.  
This hotel could use the terminal building as its event and 
conference space if no hotel is developed within the existing 
train shed site. 
 
 The field to the south would also work for residential 
or hotel use, but it is less attractive than the north field for 
residents, primarily because the north field would offer 
slightly better views and more convenience for apartment 
dwellers who work in downtown Jersey City or Manhattan.  
In addition, we assume that some portion of the lawn will be 
used for a permanent home for security screenings for the 
Statue of Liberty.  That use is not very compatible with 
residential development, but is not much of an issue for a 
hotel. 
 
 

Marina-controlled Field and Marina Lease 
 
 SunTex, the operator of Liberty Landing Marina, has 
expressed a desire to build a low-rise hotel on the field they 
control.  We recommend that DEP entertain this proposal 
and see it as an opportunity to renegotiate some of the 
unfavorable aspects of the existing marina lease.  We do not 
think having multiple hotels in the park is a bad idea—there 
seems to be plenty of demand for two or even three low-rise 
hotels, and the larger number of hotel guests would be good 
for the existing restaurants on site and any new ones. 
 
 Among the issues raised by the lease we recommend 
reopening for negotiation: 
 

1. Rent from restaurant subtenants. The driver of business to the two restaurants in Liberty State Park 
is the park itself—the attractive park setting, combined with outstanding views of the Manhattan 
Skyline and the Statue of Liberty, has made both the Liberty House and Maritime Parc top catering 
venues for wedding and corporate events in northern New Jersey.  Yet it is the marina operator, and 
not the park, that gets the rent that results from DEP’s enormous capital investment to create 
Liberty State Park.  We believe the park should receive a much larger portion of the rent from the 
two restaurants on site, even if the marina operator made investments in the two buildings (we don’t 
know the particulars of each deal, but it appears the marina operator and restaurant operator shared 
construction costs). 
 

The perimeter of  the train shed (top) will need to be 
preserved. The façade of  the terminal (bottom) should be 
illuminated. 
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2. Exclusivity on fuel sales. Experts knowledgeable about boating in the New York Harbor have told us 
there is unmet demand for boat fuel in the area around Liberty State Park.  Currently, Liberty 
Landing Marina is the only place to buy fuel between Palisades Park and Elizabeth while keeping a 
boat in the water.  The marina’s lease grants it exclusivity over fuel sales, but the area could support 
another fuel outlet on the park’s southern side, near the public boat launch.  A new concession could 
be quite remunerative for DEP—while we don’t know the exact numbers, our understanding is that 
Liberty Landing Marina’s current fuel sales top $2 million per year.  A new concession, operated 
independently or as part of the boathouse discussed in a later section, makes a lot of sense, both to 
attract more visitors to the park and generate more revenue. 

 
3. Percentage rents on marina uses.  While we are not marina experts, we have done work related to 

marinas in Pennsylvania and Florida, and these percentages strike us as extremely low, especially the 
percentage for fuel sales. 

 

Hotels 
 
 While we are sure that there is demand for additional hotel rooms in Jersey City (especially in areas 
with convenient access to New York City), we do not know how much demand there is.  Each of  these 
concepts includes as many as three low-rise hotels, though we don’t know if  the market will support them all 
being developed at the same time.  DEP should speak 
with several hotel developers and operators (including 
those with whom we’ve already spoken as well as SunTex) 
to determine if  any are willing to develop or operate 
multiple hotels in the area around the marina and train 
terminal in the near term, or if  they will pay for an option 
to develop a second hotel if  it’s a condition of  developing 
one now.  We do not recommend undertaking a market 
analysis; it’s unclear how specific and targeted it would be, 
and candid discussions with hoteliers will not just be 
more informative, but also lead towards a potential 
development deal. 
 

With regard to the revenue that can be generated 
from a hotel, there are very few precedents for a hotel 
with a ground lease on parkland.  There are two ways to 
structure rent payments: a percentage of gross hotel room 
revenues, or a flat fee on every occupied room-night 
(similar to a hotel tax).  The percentage will be very low 
(especially in early years), but has the potential to grow 
over time, and the park would benefit from increases in 
room rates; the flat fee is less risky for the State, but has 
limited upside, and may not generate more revenue as 
hotel room rates increase unless it is specifically structured 
that way. 

 

Parking lots already fill up during events (top) and are well-
used even on weekdays (below).  More parking will likely 
be needed with any redevelopment of  the northern zone. 
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Challenges 
 
 There are two major challenges to all of the 
development we’ve discussed for the northern zone of 
Liberty State Park.  The first is parking: each of the new 
uses will increase demand for parking spaces, and taken 
together, will almost certainly require construction of either 
a new surface parking lot (perhaps on the field south of the 
train shed) or structured parking (a two or three-level 
garage).   
 
 The second challenge is access to downtown Jersey 
City: almost everyone we spoke to agreed that it is critical 
to build a pedestrian bridge crossing the Morris Canal 
Basin, to connect the park to downtown residents and 
office workers.  New movable bridge technologies are 
being pioneered in high-traffic channels that also see large 
numbers of pedestrian crossings, like Boston’s Charles 
River.  We have spoken with the engineering firm leading 
many of these projects, and estimate a total project cost 
anywhere between $7 and $10 million, depending on the 
exact location of the bridge and the technology it employs.  
We believe that private developers—especially residential 
developers—would contribute toward this improvement to 
benefit their projects, but their payments may not cover the 
entire cost of construction.  Owners of nearby office 
towers might be open to making smaller contributions. 
  
  

Pedestrian access from downtown Jersey City is a critical 
need, and technology exists to allow it on a high-traffic 
channel (top). Existing pedestrian access (bottom) is poor 
and not near any dense office or residential population. 
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Northern Zone Development Concepts 
 
 We have identified three combinations of  the above uses for each building and parcel that make 
sense and take into account parking demand and the overall programmatic mix: 
 

• The Mixed-Use Neighborhood 
o Train shed 

 Retain perimeter 
 Low-rise hotel 
 Cultural use 
 Mid six-figure rent payment 

o Terminal 
 Event and conference center 
 Architectural lighting on Hudson River facade 

o North field  
 Low-rise residential development (apartments or town homes) 

o South field 
 Low-rise hotel 

Figure 2: when looked at as a whole, the North Zone could be redeveloped into a new, mixed-use neighborhood or hub for cultural 
tourism. 
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o Marina-controlled field 
 Low-rise hotel 
 Requires renegotiation of  marina lease (operator is willing) 

 
• New Jersey Food Heritage 

o Train shed 
 Re-creations of  up to fifty historic/famous New Jersey restaurants 
 Seven-figure rent payment 

o Terminal 
 Artist’s studios (viewable by public) 
 Small movie theater 
 Event/catering hall 
 Architectural lighting on Hudson River facade 

o North field 
 Low-rise hotel 

o South field 
 Low-rise hotel 

o Marina-controlled field 
 Low-rise hotel 
 Requires renegotiation of  marina lease (operator is willing) 

 
• Cultural Tourism Destination 

o Train shed 
 “Signature” cultural attraction 

• National Museum of  Immigration 
• National Museum of  Urban Art 
• Museum of  transportation and technology 

 Historic train display 
 Supporting food service 

o Terminal 
 Artist’s studios (viewable by public) 
 Gallery space 
 Event/catering hall 
 Architectural lighting on Hudson River façade 

o North field 
 Low-rise hotel 

o South field 
 Low-rise hotel 

o Marina-controlled field 
 Low-rise hotel 
 Requires renegotiation of  marina lease (operator is willing) 

 
 Each of  these three concepts implies different possibilities for revenue generation.  Here, they are 
listed in order from the most revenue to the least.  Looking at the uses individually, residential development 
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will provide the most certain large payment to DEP—probably between $1.5 and $2.5 million per year.  It’s 
probably the most politically difficult option, but there is a local precedent at Brooklyn Bridge Park.  We 
estimate the revenues to DEP for each of  the above concepts and uses in Appendix A. 
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Central Zone 
 
 The Central Zone of Liberty State Park contains 
the vast majority of its open space and serves as the 
home of the park’s largest events.  The key to improving 
this section of the park, drawing more people, and 
generating more revenue is to build upon these existing 
activities.  The three areas for improvement are daily 
public programming, enhanced concessions, and event 
management. 
 
 

Event Management 
 
 Event management at Liberty State Park should 
be wholly or partially privatized.  Partial privatization 
could be implemented immediately, and could be 
followed by a full privatization that would require six to 
nine months of planning. 
 
 Partial privatization involves outsourcing event 
booking and negotiations.  When event producers 
inquire about holding public or private events at Liberty 
State Park, park staff would refer them to a third-party 
event firm, who would be in charge of booking events, 
negotiating fees, and helping the event producer navigate 
the application and permitting process.  This third-party 
event firm would work on commission, receiving a 
percentage of the gross revenue from events it books.  
For a larger commission, the outside firm could also take 
over on-site event management, saving DEP staff time 
and money. 
 
 An example of such a firm is Eventage, based in 
Essex County.  Formed by veterans of the Macy’s 
Thanksgiving Day Parade, the firm has grown into a 
leader in the area of nonprofit walks and runs (a 
substantial portion of the events currently held in Liberty 
State Park) and does a substantial amount of work in the 
areas of experiential marketing and corporate-sponsored 
events.  One of the firm’s key personnel is a former executive at Hudson River Park Trust, who negotiated 
event fees on behalf of the park for several years, and could play the same role at Liberty State Park.   

Liberty State Park could be generating much more money 
from site rentals tied to major sporting events like the U.S. 
Open (top) and sponsored viewing parties (middle), as well 
as concerts (bottom). 
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The Department of Environmental Protection 

could benefit substantially from the expertise of such 
professionals who have sat on both sides of the table.  
Further, because the firm would be paid on 
commission, there is no financial risk or associated 
cost for the State—only increased revenues.  However, 
there is also limited upside to this arrangement when 
compared to a full privatization of event functions. 

 
A complete privatization would mean an 

outside company not only takes over event booking, 
negotiations, and possibly on-site management, but 
also the markets the park to event producers as a high-
profile venue and produces large events that generate 
more revenue for the park (from a combination of 
sponsorships, concessions, ticket sales, and other 
revenue streams).  Such a firm would also be capable 
of taking over daily operations of the Central Zone 
(including sanitation, maintenance, security, and 
horticulture) and also managing the daily public 
programming outlined below. 

 
The private-sector partner for complete 

privatization is not an event company but a venue 
management company.  Global Spectrum, a subsidiary 
of Comcast Spectacor, operates over one hundred 
arenas, convention centers, performing arts centers, 
fairgrounds, and other public venues.  This firm’s 
approach would be to recruit (from internal and external talent) a staff to manage this area of Liberty State 
Park, including operations, marketing, sales, event, and management teams; DEP would continue to “own” 
the profit and loss statement for the park, and be responsible for paying all of these new employees, plus a 
management fee to Global Spectrum.  In return, DEP keeps all of the revenue generated in the park, less a 
percentage to Global Spectrum. 

 
The risk/reward profile is much different than the partial privatization scenario: there is much more 

risk due to the increased operating expenses, but there is also much more upside.  A venue management 
company would actively “sell” the site to event producers, as well as produce its own events in-house when it 
makes sense.  The State could see much more revenue than it does today, but it would need to take on risk in 
order to do so. 

 
No matter which approach DEP pursues, the State needs to eliminate its “rate card” for events.  This 

will allow the private sector partner to negotiate freely with event producers and generate as much money for 
Liberty State Park as possible.  Events should typically be priced based on three factors: (1) disruption to the 
park/impact on the public; (2) duration of the event; and (3) ability to pay.  Governments usually take the 

A complete privatization would yield self-produced events 
like large concerts and food festivals that generate 
substantial revenues, but also come with a large increase in 
operating expenses. 
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first two into account, but are often prevented from 
using the third factor by conservative government 
attorneys.  A third-party event firm would not be under 
such a restriction.  In fact, we recommend scrapping the 
rate card for Liberty State Park immediately, even if 
DEP chooses not to outsource any event functions. 
 

Daily Public Programming 
 
 Apart from revenue-generating special events, 
the Central Zone of Liberty State Park could be 
dramatically improved through a comprehensive set of 
programs, activities, and amenities for the public.  Some 
of these activities are already taking place in the park on 
a limited basis and should be expanded; others would be 
new and help to draw people to the park, keep them 
there longer, and give them reasons to visit more 
frequently.  All of this would allow the park to better 
serve the needs of the public and appeal better to New 
Jerseyans.   
 

Ultimately, the goals of public programming are 
to bring more people to the park, extend their visits as 
long as possible, and get them to visit more often.  
Achieving these goals results in larger and more dense 
crowds, which affects revenue generation—with more 
visitors and more visibility, the park would be even more 
attractive to potential sponsors and event producers, and 
be able to command higher rents from its tenants. 
 
 These programs should be divided between 
daily amenities and scheduled activities, with most or all 
of them free to the public.  Among the daily amenities 
we recommend for Liberty State Park are 
 

• A board games area, with classic games like 
chess and checkers but also contemporary games like Jenga, Candyland, and even Apples to Apples.  
The area would feature comfortable, movable chairs and tables organized around an attractive cart 
where games are displayed and stored. 
 

• A lawn games area, with croquet equipment, petanque sets, Frisbees, badminton and volleyball nets, 
and other games that visitors to the park can use on its expansive lawns.  These games would also be 
stored and displayed on an attractive cart. 
 

Board games (top), an Imagination Playground (middle), 
and fitness classes could all be popular with existing and 
potential visitors to Liberty State Park. 
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• A fitness equipment cart, with dumbbells, 
stretch bands, jump ropes, and other exercise 
supplies. 
 

• An Imagination Playground, which is a set of 
large, foam blocks for children to use in 
“creative play.” 
 

• A reading room area, with a variety of 
newspapers, magazines, and books available 
for the public to peruse while in the park.   
They would be stored and displayed on 
custom racks. 

 
These daily amenities should be placed 

relatively close to each other, in an area that already 
sees a good amount of foot traffic.  Some place on 
the Hudson River Waterfront Walkway or near it is 
probably ideal. 

 
The daily amenities should be complemented 

by scheduled activities, most or all of them free to the 
public.  These should include: 
 

• Fitness classes, with at least one class offered 
every morning and one class offered every 
evening.  Weekends should have more classes.  
These should include yoga, tai chi, Zumba, 
boot camp, cardio fitness/aerobics, running 
and walking clubs, capoeira, and anything else 
that will draw people.  They can probably be 
done with little or no expense to DEP 
through partnerships with fitness studios and 
gyms. 
 

• Lectures and talks by local experts, professors, 
and authors on a variety of subjects.  The history of the park and its facilities, stories related to Ellis 
Island and the Statue of Liberty, and readings by contemporary authors of fiction and nonfiction are 
all possibilities.  They would take place in the reading room area, and are also very low-cost 
programming. 
 

• Small musical performances, from soloists to small jazz combos and string quartets.  While the park 
has a number of medium-to-large concerts already, small performances that don’t need a stage can be 
produced more efficiently, scheduled more quickly and more frequently, and provide just as much 

A reading room (top) could host visiting authors and 
professors (middle); a small jazz piano performance 
(bottom) might complement those programs well. 
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enjoyment for the public.  They should probably 
be scheduled only on weekend days at first, in 
order to attract performers who want exposure 
and keep costs under control. 
 

• Family programs like arts and crafts workshops, 
children’s storytime, magic shows, and nature 
classes would prove popular with the local 
community. 
 

• Arts programming like live theater, film festivals, 
exhibitions, and even ice sculptures would work 
in combination with other programs described 
above to bring more and different people to 
Liberty State Park.  Governor’s Island in New 
York City has done a pretty good job in this 
area, though it’s concentrated on only a few 
weekends, and we believe this programming 
should be done year-round. 
 

• A wide variety of hobbies and specialized 
interests will draw lots of enthusiastic devotees 
who may not have otherwise visited the park.  
Knitting groups, photography clubs, and bird-
watchers have become staples at many parks we 
operate or advise, and Liberty State Park has the 
room and environment to accommodate other 
activities like kite-flying, model airplanes, and 
even model rockets.  Apart from specialized 
interests, more general interests like cooking, 
gardening, and sports (through talks or 
memorabilia) will also draw healthy numbers. 

 
In total, we have identified over one hundred 

programs that should be pursued.  We see them 
concentrated along the Hudson River Waterfront 
Walkway, in the Green Ring, near the playgrounds, and at the nature center. Not all of them will work, and 
some of them will take some time to get off the ground (as long as three years); generally, we see a success 
rate between 50% and 75% for launching new programs, largely due to the availability and willingness of 
programming partners—a critical piece of programming strategy. 

 
It’s unrealistic to expect any park management organization, whether public or private, to directly 

operate all of its programs.  While some things make sense to operate in-house, park management 
organizations should depend on third parties to actually run programming on a day-to-day basis, and in some 
cases develop new programming.  These partners range from large institutions like universities and museums 

Activities appealing to families and people of  all ages like 
arts and crafts (top), knitting clubs (middle), and ping pong 
(bottom) would extend the stays of  visitors to the park, and 
encourage more return visits. 
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to nonprofits to small businesses.  In each case, we ask them to extend what they already do—whether that’s 
teaching a kickboxing class or building robots—into a park.  The role of park management is to provide the 
necessary infrastructure and equipment (furniture, A/V, etc.) for the programming partners to simply show 
up and do what they do. 

 
Park managers will still need to provide manpower for setting up and breaking down activities, and 

also administrative/managerial staff to build and maintain relationships with programming partners, as well as 
develop and improve programs each year. 

 
A full list of the programs, along with general locations, suggested frequencies, and seasonality, is 

located in Appendix B. 
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Southern Zone 
 
 The southern zone of the park is probably the most underutilized.  Conveniently located just off the 
New Jersey Turnpike, it’s an attractive location for a variety of facilities.  It’s also nearby some existing 
recreational attractions like the Liberty National Golf Course and a go-kart facility, both of which are just 
outside the boundaries of Liberty State Park.  Currently, the southern zone is occupied by picnic grounds and 
pavilions, park offices, a public boat launch, and most critically, the park’s maintenance facilities (Figure 3). 
 
 Given the surrounding uses and its location next to a major highway, the southern zone is a logical 
place to house new recreation and entertainment venues.  Developers and operators of recreational and 
entertainment uses expressed serious interest in a 
boathouse for non-motorized maritime recreation, a field 
house for indoor sports (potentially paired with outdoor 
fields), an amusement park (either seasonal or year-
round), and an outdoor amphitheater/concert venue.  
While they’re not mutually exclusive, some combinations 
work better than others due to size constraints but also 
because certain uses will complement each other 
programmatically. 
 

Boathouse 
 
 A boathouse that gathers different types of non-
motorized, maritime recreational activities is a major 
missing piece of the overall program at Liberty State 
Park.  Similar facilities and concessions are common at 
waterfront and riverfront parks, and experts in the 
industry feel there is a lot of unmet demand for them in 
northern New Jersey. 
 
 The boathouse would be developed, and then 
operated under one of a few arrangements.  One 
concessionaire might operate the entire facility and all of 
its concessions; or, the developer/operator might lease 
out concessions individually. 
  

The individual concessions would likely include 
kayaks, canoes, water bikes, paddleboards, and potentially 
other water-based activities.  It would probably also have 
complementary concessions; these may include one or 
two fast/casual food outlets, and a shop that sells 
equipment, clothing, and accessories for the water.  The 

A boathouse could be a permanent building with direct 
entry to the water (top); a lighter structure next to a dock 
and moorings (middle); or a temporary structure (below). 
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boathouse would likely also offer lessons and even have a summer camp. 
  

The amount of capital investment required of the developer/operator will affect the terms of the 
lease or license agreement between the developer and DEP in two important ways.  First, any developer who 
invests a significant amount of money is going to need time to recoup that investment, so the term of the 
agreement will probably have to be twenty years (requiring DEP administrative approval but not triggering a 
legislative alienation process).  Second, the more money an operator invests, the less it will pay in rent.  Given 
that boathouse concessions are not necessarily a high-revenue business to begin with, the State should not 
expect more than a low six-figure rent payment.  It might make sense to explore sharing the capital 
investment in the boathouse to boost the annual rent, and it might be possible to provide a home for all of 
these activities without constructing a permanent building, because visitation will be highly seasonal. 
 

Field House 
 
 There is tremendous demand for indoor 
recreational space in and around New York City.  This 
demand for space comes from private youth sports 
leagues not affiliated with schools, the growth of year-
round youth athletics, and the increasing popularity of 
recreational sports leagues for adults.  An indoor field 
house at Liberty State Park could serve the youth and 
adult markets in northern New Jersey, as well as the 
young professional market in New York City. 
 
 The field house itself would be a roughly 
100,000 square foot building with indoor fields and 
courts for lacrosse, soccer, basketball, volleyball, and 
other sports.  It should ideally be paired with two or 
three outdoor fields.  In all, the facility would need about 
four acres of land, not including parking.  The area that 
currently holds two picnic pavilions and an adjacent field 
would work perfectly (the picnic pavilions could be 
relocated to another, more central location).   
 

While parking would be needed, the demand is 
kept much lower because all of the activity in the field 
house is prescheduled, and a good chunk of the traffic is 
drop-offs and pick-ups. 

 
The lease or license agreement with the 

developer/operator would have to be long-term—
probably twenty years—to justify the developer’s capital 
investment (as with the boathouse, we are assuming that 
the field house would become DEP property).  Even 

Both youth and adult sports leagues would use a field house 
(top, middle).  An amusement park, either seasonal or 
year-round, could grow into a substantial revenue source. 
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with the developer picking up all of the capital cost of the project, the rent payment would likely be a mid-six-
figure number. 

 

Amusement Park 
 
 While most regional and small-scale amusement parks have traditionally been family businesses, and 
have deteriorated or closed over the last few decades, there is a small number of international, multisite 
amusement park operators looking to fill the void left by amusement parks that closed, and provide a higher 
quality experience than families might expect.  The New York City market is appealing to them. 
 
 There are two options for an amusement park in Liberty State Park.  The first is a seasonal children’s 
amusement park, similar to Victorian Gardens in New York City’s Central Park.  Just several acres in size, it 
would house somewhere between fifteen and twenty rides for children (think of a “kiddyland”), with some 
food and games to provide the complete amusement park experience.   The footprint is light, and the rides 
could be removed in the winter.  On the other hand, this option is essentially just a really nice carnival—the 
operator would not be investing millions of dollars in permanent rides, and there is a noticeable difference in 
quality between permanent rides and movable rides.  In addition, the operator would likely not invest much 
money, if any, in site amenities like landscaping and seating areas. 
 
 The second option is to lease a section of the park to an amusement park operator on a year-round 
basis.  The operator might put in an outdoor amusement park similar in scale to today’s redeveloped Coney 
Island; such an attraction would probably fit in the existing park maintenance facility.  This outdoor park 
would be designed to appeal to all ages—families with young children, teenagers, and adults would all find 
rides and games to play.  It would also have a significant food and drink component, and might even offer 
some entertainment aimed at children. 
 
 A totally different form of year-round amusement park would be themed to showcase a particular 
brand or product.  Legoland is the most common, but a sports car brand has expressed interest and is also a 
possibility.  These destinations would mix indoor and outdoor attractions. 
 
 An amusement park with little permanent infrastructure, the first option described above, could be 
leased on a short-term basis—a five-year agreement is a possibility, though the operator will probably push 
for ten years.  It’s not terribly lucrative, either; the rent payment would be in the low six-figures. However, it 
doesn’t take that much space, and all an operator needs is an asphalt or concrete pad. 
 
 A more extensive amusement park would require a long-term lease.  The longest lease that can be 
executed without legislative approval in New Jersey is 24 years; an operator might be satisfied with that, but 
there is a significant chance that the operator is going to want a longer deal.  This can be done through 
renewal or extension options at the end of the contract term without legislative approval, but exercising the 
options may have to be the operator’s choice alone.  However, the rent payment for a permanent amusement 
park would start in the mid-six-figures and grow into a low-seven-figure payment over time. 
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Amphitheater 
 
 Currently, the New York City market is served by three mid-sized, outdoor amphitheaters: one in 
central New Jersey (Holmdel) and two on Long Island.  LiveNation is looking for sites in northern New 
Jersey and in Westchester County to fill unmet demand and provide a more convenient option for 
concertgoers. 
 
 The amphitheater would have a capacity somewhere between 3,500 and 6,000 people. It could fit in 
the existing maintenance facility.  Parking would be a challenge, but concertgoers are willing to walk pretty 
far, and only VIP parking would need to be located close by. 
 
 As with other agreements, the amount of capital investment required by the operator is going to be a 
big factor in determining the annual rent payment, as well as the length of the lease.  Unlike the others, there 
are potential conflicts between the music amphitheater and large concerts and events booked at the Green 
Ring.  Those would need to be negotiated between the amphitheater operator and the event firm responsible 
for booking the rest of the park. 
 

      Figure 3: Potential activation sites for entertainment and recreational uses in the South Zone. 
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Recreation/Entertainment Concepts 
 
 We have identified three combinations of the above uses that make sense and take into account 
parking demand, the area required for each facility, and the overall programmatic mix: 
 

• The Family Recreation Destination 
o Facilities 

 Boathouse 
 Field house and outdoor fields 
 Seasonal children’s amusement park 

o Least remunerative 
o Most diverse programmatically 

 
• The Amusement Destination 

o Facilities 
 Year-round amusement park 
 Boathouse 

o Moderately remunerative; potentially the best long-term revenue potential, depending on 
success of year-round amusement park 

o Heavily dependent on amusement park, programmatically and financially 
 

• The Hybrid Entertainment/Recreation Destination 
o Facilities 

 Outdoor amphitheater/concert venue 
 Field house and outdoor fields 
 Boathouse 

o Most remunerative option in the short-term 
o Diverse programmatically and financially 

 
To determine the best development option, we recommend that DEP immediately begin negotiating 

with a field house operator and arrive at a site plan and the basic business terms of an agreement.  If the field 
house makes sense on the existing picnic pavilion area, then either an amusement park or concert venue 
could be put in the existing maintenance area; if it doesn’t, DEP should carefully weigh amusement park 
options as well as a bigger amphitheater.  The boathouse works with any of the other uses, and should be 
pursued immediately as well. We estimate revenues to DEP from each of the above concepts and uses in 
Appendix A.
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Next Steps 
 
 

DEP should take the following steps toward implementing these recommendations to generate 
revenue and activity at Liberty State Park: 
 
1. The State stipulates a private negotiating process for enhancing the “built” areas of  Liberty State Park.  

 
Proposals must remain confidential and proprietary to the proposers to attract the best developers 

and give them the security to know their best ideas won’t be executed by someone else. 
 
 
2.  The State creates a “Technical Review Committee for Liberty State Park.”   

 
A panel of  objective experts would be assembled to evaluate proposals and recommend to the 

governor with which proposers the State should enter into an agreement.  This committee (or certain 
members of  it) may also have a formal or informal role in negotiating the agreements.  All decision-making 
will stay with DEP. 
 

The first task of  this committee will be to evaluate the practicality and desirability of  each proposal. 
Another role of  this group is to mesh/marry certain proposals together for the greater good of  the State and 
the park.  We expect to receive proposals on individual facilities/parcels, and also JV proposals for multiple 
facilities/parcels.  In some cases, the committee may need to introduce complementary proposers to one 
another to get the best result. 

 
In addition, we would not be surprised to get a few "master developer" proposals that look at the en-

tire park, or an entire section of  it. 
 

We think the process should be flexible enough to accommodate all three types of  proposers. 
 

 
3.  Immediately outsource event functions.  
 

Enter into an agreement with an event firm to book, negotiate, and perhaps manage third-party 
events in Liberty State Park.  The firm should be compensated with a percentage of  the gross event revenues 
generated.  We believe the increased revenue will more than offset this commission, resulting in a net increase 
for the State.  This agreement should be for one calendar year, with at least one option to renew on the same 
terms for another year.  The aim should be to start this arrangement as soon as possible so the park can 
benefit in the 2015 event season. 
 
 
4. Explore further outsourcing of  event functions and park operations.  
 

There are a few firms that would also aggressively market Liberty State Park for events and self-
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produce revenue-generating events like food festivals and concerts.  However, with this reward comes greater 
risk for the State, in the form of  dramatically increased operating costs (the full report explains why in detail, 
but the short answer is that the State continues to own the profit and loss statement, including all of  the sales 
and marketing expenses, as well as personnel costs). 
 

It will take 3-6 months to figure out whether this deal makes sense for the State, and another 3-6 
months to launch the new operation if  the deal does make sense.  We know that one of  the largest venue 
management firms in the field is extremely interested. 

 
If  the deal doesn't make sense, the State simply continues with #3 above. 
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Appendix A: Estimated Revenues for Each Potential Use 
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North Zone 
 

Concept A: The Mixed-Use Neighborhood   

Use Parcel 
Rent 

Comments Low High 

Hotel (low-rise) Train shed  $  192,000   $  383,000  

Assumes 70% occupancy and 150 
rooms; low scenario is $5 fee per 
room night; high scenario is 4% of 
gross revenue on $250/night. 
Assumes some capital investment 
by operator (and therefore less 
rent). 

Cultural use Train shed  $            -     $  100,000  

Probably a very low number. Could 
be historic train display, which 
might be sponsored. 

Event and conference 
center Terminal  $  250,000  

 
$1,000,000  Based on 10% of gross revenues. 

Apartments/town 
homes (low-rise) 

North 
field 

 
$1,250,000 

 
$2,500,000  

Estimated PILOT from multifamily 
developer. 

Hotel (low-rise) 
South 
field  $  335,000   $  517,000  

Assumes 70% occupancy and 150 
rooms; low scenario is 5% of gross 
revenue on $175/night; high 
scenario is 6% of gross revenue on 
$225/night. Does not include rent 
on revenue from ancillary 
food/beverage sales. 

Hotel (low-rise) 
Marina 
field  $  240,000   $  517,000  

Assumes 70% occupancy and 150 
rooms; low scenario is current offer 
from marina operator; high scenario 
is 6% of gross revenue on 
$225/night. Does not include rent 
on revenue from ancillary 
food/beverage sales. 

Total   
 
$2,267,000 

 
$5,017,000    
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North Zone (Continued) 
 

Concept B: New Jersey Food Heritage   

Use Parcel 
Rent 

Comments Low High 

Complex of historic 
restaurants Train shed  $  600,000  

 
$2,400,000  

Assumes rent of 8% of gross 
revenues; low estimate assumes only 
half the restaurants pay rent (due to 
start-up problems). 

Artists' studios Terminal  $            -     $    50,000  
Rents will be limited by competing 
with inexpensive studios in Newark. 

Event/catering hall Terminal  $  100,000   $  500,000  Assumes 10% of gross revenues. 

Movie theater Terminal  $            -     $    50,000  

Rent is low because of niche 
market; used primarily as a 
complement to restaurants. 

Hotel (low-rise) 
North 
field  $  335,000   $  517,000  

Assumes 70% occupancy and 150 
rooms; low scenario is 5% of gross 
revenue on $175/night; high 
scenario is 6% of gross revenue on 
$225/night. Does not include rent 
on revenue from ancillary 
food/beverage sales. 

Hotel (low-rise) 
South 
field  $  335,000   $  517,000  

Assumes 70% occupancy and 150 
rooms; low scenario is 5% of gross 
revenue on $175/night; high 
scenario is 6% of gross revenue on 
$225/night. Does not include rent 
on revenue from ancillary 
food/beverage sales. 

Hotel (low-rise) 
Marina 
field  $  240,000   $  517,000  

Assumes 70% occupancy and 150 
rooms; low scenario is current offer 
from marina operator; high scenario 
is 6% of gross revenue on 
$225/night. Does not include rent 
on revenue from ancillary 
food/beverage sales. 

Total   
 
$1,610,000  

 
$4,551,000    
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North Zone (Continued) 
 

Concept C: Cultural Tourism Destination   

Use Parcel 
Rent 

Comments Low High 

Signature cultural 
attraction Train shed  $            -     $  250,000  

Could take a long time to find a 
cultural partner and develop. 

Historic train display Train shed  $            -     $  250,000  
Rent is conditioned on corporate 
sponsorship. 

Artists' studios Terminal  $            -     $   50,000  
Rents will be limited by competing 
with inexpensive studios in Newark. 

Event/catering hall Terminal  $  100,000   $  500,000  
Assumes 10% of gross revenues. 
Requires hotel. 

Galleries Terminal  $            -     $   50,000    

Hotel (low-rise) 
North 
field  $  335,000   $  517,000  

Assumes 70% occupancy and 150 
rooms; low scenario is 5% of gross 
revenue on $175/night; high 
scenario is 6% of gross revenue on 
$225/night. Does not include rent 
on revenue from ancillary 
food/beverage sales. 

Hotel (low-rise) 
South 
field  $  335,000   $  517,000  

Assumes 70% occupancy and 150 
rooms; low scenario is 5% of gross 
revenue on $175/night; high 
scenario is 6% of gross revenue on 
$225/night. Does not include rent 
on revenue from ancillary 
food/beverage sales. 

Hotel (low-rise) 
Marina 
field  $  240,000   $  517,000  

Assumes 70% occupancy and 150 
rooms; low scenario is current offer 
from marina operator; high scenario 
is 6% of gross revenue on 
$225/night. Does not include rent 
on revenue from ancillary 
food/beverage sales. 

Total   $1,010,000  $2,651,000    
 
North Zone Notes: 

• Development of  each parcel may not occur simultaneously, depending on a variety of  factors; the above 
numbers represent “full build-out.” 

• Any rents based on a percentage of  operator revenues will develop over several years; the above numbers 
represent the first “steady state” year. 

• As noted in the body of  the report, hotel development may be phased, and market demand may not support 
three hotels. 

• A major capital investment in restoring the train shed and tenant improvements may be required for the 
complex of  historic restaurants. 

• Rents vary dramatically because operator capital investments are unknown; the more an operator invests, the 
less rent DEP will collect.
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South Zone 
 
 
 

Concept A: The Family Recreation Destination   

Use Parcel 
Rent 

Comments Low High 

Boathouse 
Boat launch 
area  $  25,000   $   350,000  

Large variation in rent depends on 
capital investment and ability to have 
fuel concession. 

Field house 
and fields 

Maintenance 
area or picnic 
area  $400,000   $   750,000    

Seasonal 
amusement 
park 

Maintenance 
area  $  50,000   $   150,000    

Total    $475,000   $ 1,250,000    
 
 
 
 
 

Concept B: The Amusement Destination   

Use Parcel 
Rent 

Comments Low High 
Year-round 
amusement 
park 

Maintenance 
area  $250,000   $ 1,500,000  May require initial rent-free period 

Field house 
and fields 

Maintenance 
area or picnic 
area  $400,000   $    750,000    

Boathouse 
Boat launch 
area  $  25,000   $    350,000  

Large variation in rent depends on 
capital investment and ability to have 
fuel concession. 

Total    $675,000   $2,600,000    
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South Zone (Continued) 
 

Concept C: The Hybrid Amusement/Recreation Destination   

Use Parcel 
Rent 

Comments Low High 

Boathouse 
Boat launch 
area  $  25,000   $   350,000  

Large variation in rent depends 
on capital investment and ability 
to have fuel concession. 

Outdoor amphitheater 
Maintenance 
area  $375,000   $ 1,200,000  

High estimate assumes 6% of 
gross revenues of $20M. 

Field house and fields Picnic area  $400,000   $   750,000  
 Based on discussions with 
potential operator. 

Total    $800,000   $2,300,000    

 
South Zone Notes: 
 

• Development of  each parcel may not occur simultaneously, depending on a variety of  factors; the above 
numbers represent “full build-out.” 

• Any rents based on a percentage of  operator revenues will develop over several years; the above numbers 
represent the first “steady state” year.  

• Rents vary dramatically because operator capital investments are unknown; the more an operator invests, the 
less rent DEP will collect. 
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Appendix B: Public Programming Options 
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Program Name Category Location Frequency Duration 

A cappella Music 
Hudson River 
Walkway Weekly 4-8 weeks 

Accordion Music 
Hudson River 
Walkway Weekly 4-8 weeks 

After-school programs 
Families and 
Children TBD Weekly 4-8 weeks 

Aquarium 
Hobbies and 
Interests TBD Daily TBD 

Architecture exhibits 
Hobbies and 
Interests 

Hudson River 
Walkway Daily 

12-24 
weeks 

Army bands Music Green Ring Weekly 4-8 weeks 
Art - reproductions of museum 
work Arts and Culture Various Daily 

12-24 
weeks 

Art classes (painting) 
Hobbies and 
Interests Various Weekly 4-8 weeks 

Art studio spaces Arts and Culture Terminal Daily 
Year-
round 

Art supply recycling/upcycling 
Hobbies and 
Interests Playgrounds Monthly 

6-8 
months 

Artist in residence Arts and Culture Various Weekly 4-8 weeks 

Arts and crafts classes/demos 
Hobbies and 
Interests Playgrounds Weekly 4-8 weeks 

Author readings Arts and Culture 
Hudson River 
Walkway Weekly 

12-16 
weeks 

Ballet Arts and Culture Green Ring Episodic TBD 

Ballroom dancing 
Hobbies and 
Interests 

Hudson River 
Walkway Weekly 

8-12 
weeks 

Bike racks 
Hobbies and 
Interests Various Daily 

Year-
round 

Bike rental 
Hobbies and 
Interests Various Daily 

6-8 
months 

Board games 
Hobbies and 
Interests 

Hudson River 
Walkway Daily 

6-8 
months 

Book clubs 
Hobbies and 
Interests 

Hudson River 
Walkway Monthly 

6-8 
months 

Book stalls 
Hobbies and 
Interests 

Hudson River 
Walkway Episodic 

6-8 
months 

Boot camp Health and Fitness Green Ring Weekly 
Year-
round 

Business-oriented talks 
Hobbies and 
Interests 

Hudson River 
Walkway Monthly 

4-6 
months 

Buskers Arts and Culture 
Hudson River 
Walkway Weekly 4-8 weeks 

Capoeira Health and Fitness Green Ring Weekly 4-8 weeks 

Carousel 
Families and 
Children TBD Daily 

Year-
round 
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Program Name Category Location Frequency Duration 

Classical concerts Music Green Ring Episodic TBD 

Concert simulcasts Music Green Ring Episodic TBD 

Cooking classes 
Hobbies and 
Interests 

Hudson River 
Walkway Weekly 4-8 weeks 

Cooking demos 
Hobbies and 
Interests 

Hudson River 
Walkway Weekly 4-8 weeks 

Creative writing workshop 
Hobbies and 
Interests 

Hudson River 
Walkway Monthly 

4-6 
months 

Dance bands Music 
Hudson River 
Walkway Weekly 4-8 weeks 

Dance performances Arts and Culture Various Episodic TBD 

Design/Craft/Art Market 
Hobbies and 
Interests 

Hudson River 
Walkway Episodic TBD 

DJs Music Various Weekly 4-8 weeks 

Dog park 
Hobbies and 
Interests TBD Daily 

Year-
round 

Farmers market 
Hobbies and 
Interests 

Hudson River 
Walkway Weekly 4-8 weeks 

Fireside lectures Arts and Culture 
Hudson River 
Walkway Monthly 

4-6 
months 

Fire pit Site Amenities 
Hudson River 
Walkway Daily 

4-6 
months 

Fitness course Health and Fitness Green Ring Daily 
Year-
round 

Fitness classes - general Health and Fitness Green Ring Weekly 4-8 weeks 

Fitness-related concession Health and Fitness Green Ring Daily 
6-8 
months 

Flower stall/kiosk Food and Retail 
Hudson River 
Walkway Daily 

6-8 
months 

Food kiosks Food and Retail 
Hudson River 
Walkway Daily 

Year-
round 

Foosball Games Playgrounds Daily 
Year-
round 

French market 
Hobbies and 
Interests 

Hudson River 
Walkway Weekly 4-8 weeks 

Garden tours 
Hobbies and 
Interests Various Weekly 4-8 weeks 

Giant map 
Families and 
Children Playgrounds Daily 

Year-
round 

Green technology demos 
Hobbies and 
Interests 

Hudson River 
Walkway Monthly 

6-8 
months 

High school/college bands Music Green Ring Weekly 4-8 weeks 

Historical plaques/markers 
Hobbies and 
Interests Various Daily 

Year-
round 

History of the site 
Hobbies and 
Interests Various Daily 

Year-
round 

Horticultural info signs 
Hobbies and 
Interests Various Daily 

Year-
round 

Ice carving/sculpting performance Arts and Culture 
Hudson River 
Walkway Seasonal Winter 
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Program Name Category Location Frequency Duration 

Ice Cream and candy carts Food and Retail 
Hudson River 
Walkway Daily 

Year-
round 

Ice sculptures Arts and Culture 
Hudson River 
Walkway Seasonal Winter 

Imagination playground 
Families and 
Children Playgrounds Daily 

Year-
round 

Information kiosk Site Amenities 
Hudson River 
Walkway Daily 

Year-
round 

Jazz combos Music 
Hudson River 
Walkway Weekly 4-8 weeks 

Juggling lessons 
Hobbies and 
Interests 

Hudson River 
Walkway Weekly 4-8 weeks 

Juggling performance 
Families and 
Children 

Hudson River 
Walkway Weekly 4-8 weeks 

Knitting classes 
Hobbies and 
Interests 

Hudson River 
Walkway Weekly 4-8 weeks 

Line dancing 
Hobbies and 
Interests 

Hudson River 
Walkway Weekly 4-8 weeks 

Live piano and soloists Music 
Hudson River 
Walkway Weekly 4-8 weeks 

Live theater Arts and Culture Green Ring Episodic TBD 

Lounge chairs Site Amenities Green Ring Daily 
Year-
round 

Magic shows 
Families and 
Children 

Hudson River 
Walkway Monthly 

4-6 
months 

Map Site Amenities TBD Daily 
Year-
round 

Map water feature 
Families and 
Children Playgrounds Daily 

Year-
round 

Meditation 
Hobbies and 
Interests Green Ring Weekly 4-8 weeks 

Mommy and me fitness classes Health and Fitness Green Ring Weekly 4-8 weeks 

Movable seating & umbrellas Site Amenities Various Daily 
Year-
round 

Movies Arts and Culture Green Ring Weekly 4-8 weeks 

Murals - ground Arts and Culture Various Daily 
Year-
round 

Murals - wall Arts and Culture Various Daily 
Year-
round 

Music festival Music Green Ring Episodic TBD 

Nature classes 
Hobbies and 
Interests Nature Center Weekly 4-8 weeks 

Outdoor bar Food and Retail 
Hudson River 
Walkway Daily 

Year-
round 

Petanque Games Green Ring Daily 
Year-
round 

Photography classes 
Hobbies and 
Interests 

Hudson River 
Walkway Weekly 4-8 weeks 

Piano - public access 
Hobbies and 
Interests 

Hudson River 
Walkway Daily 

6-8 
months 
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Program Name Category Location Frequency Duration 

Ping pong Games 
Hudson River 
Walkway Daily 

Year-
round 

Poetry slams Arts and Culture 
Hudson River 
Walkway Weekly 4-8 weeks 

Pop concerts Music Green Ring Episodic TBD 

Puppet shows 
Families and 
Children 

Hudson River 
Walkway Monthly 

4-6 
months 

Putting green Games 
Hudson River 
Walkway Daily 

Year-
round 

Radio/television - remote broadcast Arts and Culture 
Hudson River 
Walkway Episodic TBD 

Reading room Arts and Culture 
Hudson River 
Walkway Daily 

Year-
round 

Rotating art exhibit Arts and Culture Various Seasonal TBD 

Roving violinist Music 
Hudson River 
Walkway Weekly 4-8 weeks 

Salsa dancing 
Hobbies and 
Interests 

Hudson River 
Walkway Weekly 4-8 weeks 

Specialty markets Food and Retail 
Hudson River 
Walkway Episodic TBD 

Sports-related talks 
Hobbies and 
Interests 

Hudson River 
Walkway Monthly 

4-6 
months 

Storytelling Arts and Culture 
Hudson River 
Walkway Monthly 

4-6 
months 

Storytime 
Families and 
Children Playgrounds Weekly 4-8 weeks 

String quartets Music 
Hudson River 
Walkway Weekly 4-8 weeks 

Tai Chi Health and Fitness Green Ring Weekly 4-8 weeks 

Tourist-oriented retail kiosk Food and Retail 
Hudson River 
Walkway Daily 

Year-
round 

Vendor carts Food and Retail 
Hudson River 
Walkway Daily 

Year-
round 

Video installations Arts and Culture Terminal Episodic TBD 

Video projections Arts and Culture Terminal Seasonal Winter 

Video station for public upload 
Hobbies and 
Interests Various Daily 

Year-
round 

Urban gardens/farming 
Hobbies and 
Interests TBD Daily 

Year-
round 

Walking clubs Health and Fitness 
Hudson River 
Walkway Weekly 4-8 weeks 

Walking tours 
Hobbies and 
Interests 

Hudson River 
Walkway Weekly 4-8 weeks 

Weather station Site Amenities 
Hudson River 
Walkway Daily 

Year-
round 

Wireless internet access Site Amenities Various Daily 
Year-
round 

Yoga Health and Fitness Green Ring Weekly 4-8 weeks 

Zumba Health and Fitness Green Ring Weekly 4-8 weeks 
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Appendix C: Experts Interviewed and Tours Conducted for this Study 
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First Last Organization Area of Expertise 
Christopher Brenner Concord Hotels Hotel development 

Irwin Cohen  Developer of Chelsea Market 
Developer of Chelsea Market and other 
mixed-use buildings 

Art Collins Collins Development Mixed-use development 
Jon Cortell L&M Residential and mixed-use development 

Carter Craft Outside New York 
Maritime recreation and concession 
development 

Tom Demarest Liberty Motorsports Group Motorsports 

Michael Ewing Williams Jackson Ewing 
Specialty retail and mixed-use 
development 

Valerio Ferrari 
Central Amusements 
International Amusement parks 

Alex  Garvin  Yale University Urban planner 

Norm Gill Pinnacle Indoor Sports 
Indoor recreational/league sports 
Field house development/management 

Matt Glass Eventage 

Event production 
Event Management 
Event booking 

Todd Glickman Global Spectrum 

Event production 
Event management 
Convention/conference management 
Quick service food concessions 

Domingo  Gonzalez Domingo Gonzalez Associates Lighting design 

James Greller 
Hudson County Improvement 
Authority Transportation, train history 

John Harding Urban Food Concepts 

Restaurant development and operation 
In-park food concessions 
Catering 

Ron Lieberman Trump Organization Real estate development 
Barry Lustig Ashkenazy Acquisitions Corp. Mixed-use development 
Kim Morque Spinnaker Real Estate Mixed-use development 
Alan Otsfeld LiveNation Concert production and management 
Chris Petty Suntex Marinas Marina development and operation 
Martin Robins Rutgers University Transportation 
Jonathan Rose Jonathan Rose Companies Mixed-use development 
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First Last Organization Area of Expertise 

Eldon Scott UrbanSpace 

Food markets 
Art markets 
Holiday markets 
Fashion markets 

Geoff Sharpe EDENS Retail and mixed-use development 
Ed Sirhal Restaurant Associates Banquet and catering halls 

Jon Sommers 
Stanford University Revs 
Program Motorsports and motoring history 

Bill Struever Cross Street Partners Mixed-use development 
David  Tewksbury Chelsea Piers Recreational sports complexes 
Dave Thom Lefrak Mixed-use development 
John  Vogel AvalonBay  Residential development 
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