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Introduction

New Jersey Future’s Redevelopment Forum 2006, a first-of-its-kind statewide conference on
redevelopment, brought together 350 municipal leaders, citizen activists and leading professionals in
law and planning to share best practices and lessons learned from the wave of redevelopment that is
brining new life to old New Jersey. The Trenton Marriott served as both the location of the
conference as well as an example of New Jersey’s redevelopment progress — five years ago, our
capitol city did not boast a single hotel or conference center.

With 19 workshops on topics ranging from taxes to parking to project financing to urban parks, the
sold-out event featured keynote speaker Fred Kent, president of the Project for Public Spaces.
Department of Community Affairs Commissioner Susan Bass Levin offered lunchtime remarks and
Trenton Mayor Doug Palmer addressed the closing cocktail reception.

This conference summary captures the essence of what was discussed throughout the conference

and at each of the workshops. We hope you find it useful in your work and back home in your
communities.
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Welcome Highlights

George S. Hawkins, Esq.
Executive Director, New Jersey Future

I hope this will be just the start of an exciting dialog New Jersey Future has with all of you in the
months ahead. We strive to be a place where different voices can come together.

Some of you may ask why an organization like New Jersey Future — with a reputation for advancing
smart growth policy and research — is hosting a Forum on redevelopment. There are two important
reasons.

First and foremost, redevelopment is the ESSENCE of smart growth. Redevelopment:

= Maximizes investments: both public and private already made in today’s communities.

= Restores choices: in housing and for moving around that aren’t available in newer, auto-
dependent developments.

= Offers the best way to link employers: to large groups of employees and to transit
options that can unclog our roads and strengthen our economy.

= Helps save the open lands we have left: for the health and enjoyment of all New
Jerseyans.

Secondly, we believe that redevelopment is the wave of the FUTURE for all development in NJ.

NJ NEEDS redevelopment and we WANT it.
= Take a look at sprawling development patterns of last two decades.
= Our analysis shows will be out of buildable land in next 20 years if continue same pace
of large-lot, campus-style office redevelopment
= Redevelopment is the answer for how we will accommodate a million more New
Jerseyans by 2020, without giving up our last parks and farms

But redevelopment does more than save open lands. It revitalizes communities of all sizes, from
small towns to our largest urban centers. And that is why we WANT redevelopment in New Jersey.

The market is telling us we are moving in the right direction with redevelopment.

The 2004 Census tells us:

= Newark’s population has climbed above 280,000 for the first time since 1989, and after
remaining essentially stagnant in the 1990s.

= New Brunswick’s population has topped 50,000 for the first time.

= Paterson has reversed its population loss and has added growth of slightly more than one
percent since 2000.

= Among the state’s 19 largest cities, 14 marked population gains between 2000 and 2004.

Redevelopment is New Jersey’s way to a promised land, our chance to live by the things we value.
The abandoning of urban areas to isolation, deprivation and decay is not the natural way of growth.
We have the opportunity to grow smarter, to revitalize these places with redevelopment for new and
diverse residents and businesses, and for the people that live there now. That is the vision of a
promised land that New Jersey Future is committed to achieving.
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Luncheon Remarks Overview

Commissioner Susan Bass Levin
NJ Department of Community Affairs

Governor Corzine’s charge is clear. He wants to see 22,000 new units of affordable housing in New
Jersey in the next four years. To do this we need to build relationships, leverage federal funding, and
work hard, in partnership with all of you here.

Our new initiatives include a greyfields prototype program, to encourage the revitalization of under-
used sites and shopping centers. The goal is not new malls, but to leverage the advantage of size
and location of these sites for better communities.

We knew Transfer of Development Rights would be complicated to implement. We will offer more
technical assistance.

We know we need to improve the State Plan endorsement process. We need a process that moves
more quickly, is more transparent, and offers more technical assistance up front. We are working
with our sister agencies on identifying benefits.

We recognize the cross acceptance process is stalled. We are ready, willing and able to get things
jumpstarted, and are talking with DEP and county planning staffs about doing so. We all want the
same things: a balance between environmental and economic priorities, and protection of our
historic resources.

We need to do a better job planning for the long term, which is not the current planning approach
in New Jersey.
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Keynote Address Highlights

Fred Kent

President, Project for Public Spaces

What If We Built Our Cities Around Places?

New Jersey has some of the most progressive people, and has much promise. The state is on the
cusp of a whole new direction that builds on what you've already done.

Everyone should take a look at what New Jersey has done in transit-oriented development, and
building communities around transit funding, particularly train stations. Your DOT has become a

partner with your communities.

But how do you build a place?
= By bringing human sensibilities and human assets together to make a street

a place people want to be.

= You have to get beyond ego in design. Place is more important than design.
= When you design around cars, you get cars. When you design your community around people,

you get more people.

What Makes a Great Place?

elcoming
Cooperative
Neighborly

sociability

Walkable
Convenient
Accessibles -

Key Attributes |

Intangibles
[l Measurements

Special Real

Agi uses & activities

comfort & image

Safe
. Charm Clean
__ | Attractive
Historic

Graphic courtesy of Project for Public Spaces

Major Obstacles to Placemaking

= Governmental structure

= Project focus vs. place focus

= Discipline driven

= One dimensional projects

= [ear
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“Power of ten” in creating great
places

Each County needs 10+ major
places/destinations

Each City/town/Vvillage/
Neighborhood needs 10+
places/destinations.

Each place/destination must
have 10+ things to do.
Triangulation or layering of
uses to create synergy.

Connect places to create a
district.

A district needs 100 -1000 things
to do.



0 Require municipalities to analyze the impact of any redevelopment on existing
affordable housing. Affordable housing availability should be enhanced, not
exacerbated, by redevelopment.

0 There should be a one-for-one replacement of any housing eliminated, and
replacement housing should be within the community.

0 Redevelopment plans should strengthen a community. To do that, these plans
should follow an inclusive process and be community-based.

o0 The law should explicitly state that it is unacceptable to replace poor residents
with rich residents.

Richard G. Gober, Citizen activist and plaintiff, Gober vs. Ventnor

A town with eminent domain power is like a police officer with a gun: you know and he knows
he’s allowed to use it.

In Ventnor, more than 100 homes were scheduled for demolishment. Some were worth
$400,000 to $500,000. Reasons given were that the homes were too crowded, and/or beyond
their economic life because some were more than 100 years old.

Eminent domain is not always abused. If there’s an honestly blighted area where something
needs to be done, the town should step up to the plate and do it right by providing new homes
for those displaced.

For areas that are borderline cases, the community should get involved in trying to reverse the
conditions.

Redevelopment is not the only way to generate economic development. Greater government
efficiency and less duplication can lower taxes, too.

Abuse of eminent domain is the problem, not merely eminent domain. We must fight against
abuse.

John J. Burzichelli, Assemblyman District 3 and Mayor, Borough of Paulsboro

The Assembly will be taking testimony in the coming weeks on eminent domain, in a series of
hearings. All perspectives will be considered, including municipal, state and public perspectives.
The Constitution of 1947 will be under consideration, to see what direction that may provide.
The Assembly will look at where the redevelopment process has worked and has not worked.
We will look particularly at how municipalities decide an area is in need of redevelopment; and at
compensation.

Legislative changes will be made if warranted to end abuse.

Eminent domain has a place. Abuse does not.

The goal is to give people confidence that the laws in place are fair.

James Maley, Mayor of Collingswood and Partner, Maley & Associates P.C.
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For communities that are already largely built out, there is usually no way to generate new
revenue except by taxing existing residents, or by redevelopment.

Economic development cannot be measured only by more jobs. In Collingswood, it meant a
revitalization that brought more people downtown.

It is important to remember that eminent domain isn’t used solely for residential property. It
applies to redevelopment of industrial and abandoned properties, too.

We must look first to ways to revitalize, restore and rebuild places without eminent domain.

If you don’t have the hammer [eminent domain], you can’t make the fix. But if the community
is involved, and compensation more fair, the hammer may not need to come out of the toolbox.
The economic model for redevelopment needs to be altered to allow for proper compensation
for the displaced.
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Defining Areas in Need of Redevelopment

Areas in need of redevelopment can exist in a wide range of communities, from urban to rural, and can
exhibit a variety of physical conditions. New Jersey’s redevelopment law specifies eight criteria — letters “A”
through “H” — to be used in defining redevelopment need. The authors of The Redevelopment
Handbook: A Guide to Rebuilding New Jersey’s Communities presented an overview and
discussion of the criteria and the process by which an area is designated, as well as common mistakes to avoid.

Panelists
= David G. Roberts, AICP/PP, CLA, Principal and Vice President, Schoor DePalma
= Stan Slachetka, AICP/PP, Assistant Division Manager of Planning, T&M Associates

Back to Basics: The Redevelopment Process

The Local Redevelopment and Housing Law (Redevelopment Law) requires a set of actions by the
part of the municipality, prior to designating an area in need of redevelopment. The seven steps
include:

1. The governing body directs the planning board to undertake a preliminary investigation of the
area to determine if it is in need of redevelopment.

2. The planning board conducts an investigation and makes its recommendation to the governing
body either for or against designation, based on substantial evidence. Prior to making the
recommendation, the planning board must hold a public hearing on the proposed designation.

3. The governing body, based on the planning board recommendation, may adopt a resolution
designating all — or part — of the proposed redevelopment area.

4. The governing body authorizes preparation of a redevelopment plan, which may be delegated to
the planning board. If prepared by the governing body, the planning board reviews the plan for
consistency with master plan within 45 days of referral by governing body.

5. The governing body adopts by ordinance the redevelopment plan after the introduction of the
ordinance and a public hearing.

6. The designated redevelopment entity (either the governing body or another designated public
agency, such as a Housing Authority) oversees implementation of the redevelopment plan.

7. The redevelopment entity selects a redeveloper.

The Redevelopment Criteria

The Redevelopment Law allows the designation of an area in need of redevelopment provided that
it meets at least one out of the eight statutory criteria, as listed below. These criteria provide the
substantial evidence needed to justify a redevelopment area. The analysis must be objective and the
redevelopment plan needs to have an impact on the general welfare of the community (fiscal, long-
range planning goals, health, etc). The criteria are (listed per the statute, from A to H):

A. Deterioration of buildings. The physical conditions of the building are not conducive to
wholesome living environments — lack of air/light, older buildings that violate code and are a
threat to health and welfare.

B. Disuse or abandonment of commercial and industrial buildings.

Public and privately owned vacant land

D. Obsolete site layout and design — detrimental impact on public good

O
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E. Growing or total lack of proper utilization, including loss of economic viability and not fully
productive use of land.

F. Fire and natural disaster

G. Urban Enterprise Zones. UEZSs automatically qualify as areas in need of redevelopment for the
purposes of tax abatement and exemptions.

H. Smart growth consistency (criteria was added July 9, 2003). Requires redevelopment designation
comply with the smart growth principles.

Tips for Designating a Redevelopment Area
= Educate the public.
0 All documents should be very clear: the public should be able to pick up the plan and
know if a given property could potentially be involved in acquisition.
0 Redevelopment does not always involve the use of eminent domain.
= Make sure public notice is provided correctly.
= Build a solid record at hearings and maintain good documentation.
O Beable to trace a rational planning reason (public need), should there be a need to
acquire land.
0 Take photographs.
o0 Be thorough.
= Don't rush the process.
= Be aware of current case law.
= Questions to keep in mind throughout process:
0 What is the public purpose? What are the ultimate goals and objectives?
o Isaredevelopment plan or acquiring land necessary to achieve the purpose?

Roles in the Redevelopment Process
Teamwork is key — all players should share a common direction/vision.

Role of the Planning Board:

1. Conducts study on blight and holds public hearing.

2. Recommends area designation to the governing body.

3. Prepares the redevelopment plan or makes recommendations to the governing body.
Reviews the site plan and subdivision applications for redevelopment and housing projects
submitted by the designated redevelopment entity (can be the governing body,
redevelopment agency, housing authority, or county improvement authority).

Role of the Governing Body:

1. Authorizes investigation by resolution.

2. Designates, by resolution, the redevelopment area.

3. Adopts, by ordinance, the redevelopment plan.

4. Designates a redevelopment entity and appoints commissioners; or assumes role itself.

Role of the Redevelopment Agency:

1. Submits the redevelopment plan to the governing body and/or planning board

2. Enters into redevelopment agreements, leases, etc

3. Acquires/transfers property

4. Provides financial assistance — grants, loans, bondings

Resources
= NJ Chapter of the American Planning Association: www.njapa.org
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Involving the Public in Brownfields Redevelopment

The redevelopment of brownfields sites poses special challenges, in part because residents often lack the
technical expertise needed to evaluate a redeveloper’s claims yet have a vested interest in the outcome.
Communities are advised to develop their own goals for contaminated sites in advance of development
proposals, a process that can be assisted through the state Office of Smart Growth’s plan endorsement process.
Whether a brownfields parcel is best redeveloped by the municipality, a nonprofit, or a private developer
depends on particular circumstances, but state assistance may be available regardless. Redevelopers should
engage local leaders and community residents early on in defining a project that benefits both the developer and
the community. Nonprofits can play a critical role in developing community capacity and fostering
communication and trust.

Panel speakers described: state resources that encourage brownfields redevelopment, practical techniques to
ensure effective public involvement, state requirements for public notification and proposals to enhance them
and case studies where public participation enhanced brownfields projects.

Panelists

= Moderator: Ana Isabel Baptista, Urban Project Director, ANJEC

= Dr. Frances E. Hoffman, Director, Brownfields Program, Office of Smart Growth, NJDCA

= Juanita M. Joyner, Vice President, Special Projects, Isles, Inc.

= James Rolling, community activist and President, NW Community Improvement Association

= Dr. Judith Shaw, PP, AICP, Manager, Office of Community Relations, NJDEP

Dr. Frances E. Hoffman, Director, Brownfields Program, Office of Smart Growth, NJDCA

= New Jersey law defines brownfields as *...any former or current commercial or industrial site,
currently vacant or underutilized and on which there has been, or there is suspected to have
been, a discharge of a contaminant.”

= Though concentrated in urban areas, brownfields are located all over the state and have varying
levels of contamination. They can be cleaned up to any standard and made usable for any type
of land use.

= The DCA Office of Smart Growth (OSG) convenes and manages the work of the NJ
Brownfields Redevelopment and Interagency Team (BRIT), comprised of state agencies that
provide practical assistance to individual brownfields development projects.

= OSG also supports and manages the work of the NJ Brownfields Redevelopment Task Force
(BRTF), which makes policy recommendations and inventories brownfields sites.

= Environmental contamination and its stigma necessitate public involvement for an optimal
outcome from the community’s perspective, and a greater likelihood of site development for
local officials and developers. Public involvement may include public hearings, visioning
charrettes and broad-based planning.

= Critical elements for success include 1) a transparent and inclusive process, 2) a viable and
accountable structure for involvement, 3) periodic reevaluation for effectiveness and
inclusiveness and 4) progress to keep interest up and involve others.

Juanita Joyner, Vice President, Special Projects, Isles, Inc.
= |sles, Inc. received a grant from NJDEP in 1993 to develop a model program for organizing
residents to participate in brownfields redevelopment decisions in their community.
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Dr.

The abandoned, contaminated 7.5-acre Magic Marker site located in a dense Trenton
neighborhood diagonally adjacent to an elementary school served was selected as the pilot site
for this program.

James Rolling, neighborhood resident since 1951, described his attempts spanning 50 years to
reduce the impact of the factory and redevelop the site. In 1994, he connected with Juanita
Joyner and with Isles’ help organized the Northeast Community Improvement Association
(NCIA), which he heads today.

NCIA organized community profiles, photo audits and surveys; held in-home and community-
wide meetings; organized community actions; met with state legislators; published newsletters
and testified to the United Nations. Residents received training on relevant subjects from NJIT
and Rutgers. Ultimately, knowledge of decision-making at the city and state level empowered
residents.

Community-developed plans for the Magic Marker site were submitted to the city and formed
the basis of a conceptual site plan in 2002. Development is expected to commence in the next
18 months.

Critical factors for successful redevelopment include treating the community with respect, telling
the truth and encouraging participation.

Judith Shaw, PP, AICP, Manager, Office of Community Relations, NJDEP

Unlike the public-meeting requirement of the Superfund program, there are no requirements in
New Jersey for public meetings with citizens on brownfields redevelopment. Municipalities
may, however, adopt their own notice requirements, which Hamilton Township has done.
Legislation has been proposed that would require public input. In the meantime, DEP is
working to: 1) improve communications through information sessions, an updated website with
contaminated site listings, informational documents and by addressing language barriers 2) revise
regulations and 3) recommending legislation that would provide technical assistance grants and
require public notification.

Proposed DEP regulatory changes will be published in the New Jersey Register in May 2006.
They include a variety of requirements for public notification at different stages of remediation,
and offer opportunities for the public and local officials to petition for communication if
needed.

Resources

Resources from the DCA Office of Smart Growth are described in The NJ Brownfields
Redevelopment Resource Kit, including information about the Brownfields Redevelopment
Interagency Team (BRIT), which facilitates projects. Its brownfields inventory website is
www.njsitemart.com and includes links to more information and events.

For Isles Inc.’s environmental programs, visit http://www.isles.org/progs.html#environment.
The NJ DEP Office of Community Relations can be reached at 609-984-3081 or
www.nj.gov/dep/srp/community.

The Assoc of NJ Environmental Commissions offers Remediating and Redeveloping
Brownfields in New Jersey; a Guide for Community Organizations at www.anjec.org.
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Spotlight on Millville: New Jersey’s First Revenue
Allocation Plan

Tax Increment Financing (T1F) legislation created a new option for redevelopment financing in New Jersey in
early 2002. Our state is now one of 49 with similar enabling laws. Known in New Jersey as the Revenue
Area Bond Financing Law (RAB) and the Revenue Allocation District Financing Act (RAD), tax-
increment financing has caught the eye of several NJ municipalities. In 2005, Millville (Cumberland
County) became the first to submit a Revenue Allocation Plan to the NJ Local Finance Board for approval.
This panel discussed: TIF and RAD/RAB as a redevelopment financing tool, TIF experience in several
other states, RAD/RAB regulations and the approval process and Millville’s strategy for using RAD
financing for economic development and multi-year neighborhood improvements.

Panelists

= Moderator: Patrick J. Henry, Principal, The Atlantic Group

= Donald Ayres, Director of Economic Development, City of Millville

= Robert S. Goldsmith, Esq., Partner, Greenbaum Rowe Smith Ravin Davis & Himmel LLP
= Kim Warker, Ph.D., Director of Planning and Community Development, City of Millville

Patrick Henry, Principal, The Atlantic Group

= Tax Increment Financing (T1F) has been used since the 1950s in California.

= There are 49 states authorized with TIF legislation (Arizona is the exception).

= TIF captures the future tax benefits of real estate improvements in a designated area to pay the
present cost of those improvements.

= Itis designed to channel funding toward improvements in distressed or underdeveloped areas
where development would not otherwise occur.

= Revenue Allocation Districts (RAD) are NJ's version of TIF.

= Using RAD, the existing tax base is frozen for continuing normal operations.

= Any new tax increases/increments can be captured (up to 100 percent) and used by the
municipality for redevelopment work.

= RAD is a financing alternative to municipal bonds, reducing the risk to the municipality by
putting the burden of upfront financing onto the developer.

= The municipality repays the developer after the project is on tax roles (“pay as you go”) and will
reimburse for sewer, subsidies per the agreement.

= RAD designation requires first a designated redevelopment area and adopted redevelopment
plan.

= The Local Finance Board reviews all preliminary and final revenue allocation plans.

Donald Ayres, Director of Economic Development, City of Millville

= Millville is 44 square miles and is located in Cumberland County.

= The town lost 5,000 manufacturing jobs; at one point unemployment was at 18 percent, now it is
6-7 percent.

= A $300,000 Community Development Block Grant fixed about 25 homes a year, but that was
not enough to address the need.

= The redevelopment/RAD area is 820 acres in the urban center.

= Millville launched the RAD process nearly three years ago.

= The purpose of Millville’s RAD program:
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0 First the town seeks to provide necessary infrastructure improvements to a major retail
shopping center near the intersection of State Highways 55 and 47. The NJ Economic
Development Authority helped finance the 500,000-square-foot mall.

0 Once that redevelopment is in place, authorized RAD payments are dedicated to
improving blocks of deteriorating residential neighborhoods, including new water and
sewer infrastructure, housing rehabilitation programs, augmented code enforcement and
enhanced neighborhood policing. (See Kim Warker highlights, below.)

0 After negotiations, the municipality agreed to a 50/50 split of incremental tax funds with
the county education board.

Kim Warker, Ph.D., Director of Planning and Community Development, City of Millville

= RAD:s are usually project based; in Millville, the RAD is also used for neighborhood
development.

= Millville has a strong 3" Ward with a focus on the school and preservation.

= The RAD was explained to the neighborhood and eventually the community came to
understand the need to have long-term financing to revitalize the community.

= The neighborhood responded with requests of its own: increase the rehabilitation of housing
units, increase the numbers of police personnel, replace larger 6-7 rental units with single-family
homes, and improve the lighting in the area.

Robert S. Goldsmith, Esq., Partner, Greenbaum Rowe Smith Ravin Davis & Himmel LLP

= The NJ Economic Development Authority (NJEDA) is an entrepreneurial state agency.

= RAD legislation is linked to adverse economic conditions in blighted areas. The legislation also
requires the ‘but for’ test: ‘but for’ the establishment of a RAD there would not be private
investment.

Q&A Session on Millville’'s RAD:

What are the incentives for home owners to fix up their property?

= Owners of 4+-unit homes are eligible for funds of up to $500,000 per unit to convert the
property to a single-family home.

Is there an end game? When will the RAD end?

=  The RAD Ilegislation does contemplate a sunset.

= Excess funds will go back to general/normal tax allocation and after Phase 111, when the bonds
are paid off, the RAD program will shut down.

What is the projected tax increment? What is the base?

= The projected increment is $3.2 million, without including projected property value increases.

» The base is 18 percent of $1.3 billion.

= Note: the Local Finance Board does not like long-range projections and would rather base
calculations on projects known to be in the ground.

How successful is NJ's RAD program?
= The legislation is complicated and the Local Finance Board staff is inexperienced.
= NJEDA is better equipped to be the lead agency in charge of reviewing RAD proposals.

Resources
= City of Millville website: www.millville-nj.com
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Discussing the Tough Issues: Density, Kids,
Affordable Housing and Taxes

Redevelopment raises tough questions along with natural fears of change. In this session, experienced leaders
discussed ways to best communicate the advantages that come with developing at higher densities, and adding
family and affordable housing to a community’s residential mix. The panel also shared tips for successful
communication on property tax issues and economic impacts and strategies and tactics that help gain public
support for transit-friendly, smart growth development.

Panelists

= Moderator: The Honorable Edmund O'Brien, Mayor of Metuchen Borough
= The Honorable Glen D. Gilmore, Mayor of Hamilton Township

= The Honorable Louise Wilson, Mayor of Montgomery Township

Strategies for Communicating About Higher Densities and Redevelopment:

= Make plans and changes transparent.
The more information you share, the better your outcome. Eliminate any reason to suspect
decisions are made in secret. Use all communication methods available to report your progress:
cable TV, fliers, website, maps posted in community buildings, public meetings and tours. Trust
is the most important capital local leaders have.

= Gather input on community needs.
Ask where residents want to preserve land, and where they want to grow. What services do they
want, what aesthetics to enhance. Shift the debate from “no growth” to “What do we want to
look like?”

= Tie the change to community needs.
You can’t make meaningful change for the sake of new ratables alone. Metuchen tied new
downtown housing over stores to the need to boost transit ridership and keep its downtown
train station, and the public supported this need.

= Make your town walkable.
Foot traffic downtown helps generate investment. Metuchen used a grant to create walking
paths through downtown area with signs that track cumulative mileage.

®=  Share your vision.
Educate the public regularly on the benefits of the change. Don’t assume benefits are obvious.

Don't let the press or opponents write your side of the story. Stay focused on the vision, the
benefits and share your successes as you go.

=  Codify necessary changes.
Amend or create new zoning codes or regulations, so that smart growth remains easy to replicate
and is institutionalized.
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Strategies for Communicating About Taxes:

Engage the public.
Listen and actively convey public concerns up the chain to state representatives, who are
responsible for tax policy.

Target help for seniors.
Work to ensure they receive all relevant tax aid information, and offer help with paper work.

Segregate school, county and municipal expenses on the tax bill.
Residents will be able to see more clearly how property tax dollars are used.

Strategies for communicating about kids:

Housing that adds to school population, and so taxes, is the toughest sell.
Tax reform is needed to ensure family housing doesn’t disappear.

Transit-friendly housing doesn’t automatically mean large numbers of school kids.
The evidence and research need to be communicated.

It's dangerous and generally wrong to blame teacher salaries for school costs.
School expenses are high for many reasons, including federal mandates, accommodations for
special needs, pension and lifetime benefits agreements.

Strategies for communicating about affordable housing:

Single family housing makes a lousy ratable.
Planning boards need to be educated on the benefits of multi-family housing, socially and
economically.

Single family housing doesn’t meet today’s market needs.
Three of four households in New Jersey have no children under 18.

Resources

Metuchen Borough website: www.metuchennj.org
Montgomery Township website: http://www.montgomery.nj.us/
Hamilton Township website: http://www.hamiltonnj.com/

Redevelopment Forum 2006 | Conference Summary
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Creating Urban Parks That Work

Urban parks enhance the quality of life in cities by improving the natural environment, increasing property
values and providing valuable opportunities for youth recreation and community building. Successful urban
parks require the integration of design, management, maintenance and operations as parallel activities.
Partnerships among government agencies, nonprofits, professional consultants and residents are critical in
urban areas where resources are limited.

Panelists

= Moderator: Carl J. Haefner, Program Director, Parks for People-Newark, Trust for Public Land
= Mami Hara, ASLA, AICP, Senior Associate, Wallace Roberts & Todd LLC

= E. Timothy Marshall, ASLA, Principal, ETM ASSOCIATES, LLC

Carl Haefner, Program Director, Parks for People-Newark, Trust for Public Land

= The Trust for Public Land’s Parks for People Program-Newark demonstrates the valuable role a
nonprofit organization can play in articulating the need for new parks, cultivating public-private
partnerships and engaging and empowering the community to build successful parks.

= In Newark, a TPL analysis found that many neighborhoods are underserved by parks. In
response, TPL has built parks and playgrounds serving 8,000 children and their families and
plans to provide new spaces for another 4,000 children. Most of these parks are connected with
elementary schools but are open to the community.

= TPL raises funds from a variety of government sources, foundations and individuals.

= TPL guides parks to completion by mobilizing residents as advocates, facilitating design,
managing construction and coordinating stewardship plans. At some elementary schools,
playground design involves teams of youth who help TPL understand what will work by
surveying fellow students, analyzing the site, studying other playgrounds and participating in
exercises to layout the park.

= Asa nonprofit, TPL engages the community with a focus on both design and ongoing
programming and maintenance aimed at providing safe and clean parks. They create
opportunities for volunteerism and the employment of local residents.

Mami Hara, ASLA, AICP, Senior Associate, Wallace Roberts & Todd LLC

= A project to develop an advocacy plan for parks in Newark’s Ironbound neighborhood
illustrated the role of design professionals in developing a workable park plan where the client
was a community organization.

= An efficient park planning process requires that stakeholders understand their role within the
decision-making process and the constraints on possible outcomes.

= Park planning has three stages: an assessment of present conditions, articulation of vision and
goals and prioritization of implementation steps.

= The needs assessment should include a comparison with published and peer community park
standards, expressed needs from the community and latent needs found in demographic trends
and observations.
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= Design professionals can facilitate a park design process by providing the community with the
following types of substantive input:
o Information on the park’s context, such as ownership, infrastructure, easements, etc.
o0 Design themes prevalent in the area.
o0 Presentation and discussion of feasible design alternatives for different park
components.
o0 Communication with sketches and pictures.
0 Review of alternatives.

= |nthe Ironbound WRT developed a conceptual park plan, which empowered community
residents to advocate for city support. Now, after five years, the community has hired WRT to
develop a detailed waterfront plan.

Tim Marshall, ASLA, Principal, ETM ASSOCIATES, LLC

= Park maintenance and operation issues should be considered in both the design process and
while developing the organizational capacity to protect the capital investment. ETM Associates
is evaluating design elements in terms of maintenance concerns for the “High Line” Park
planned along an elevated rail line in Manhattan.

= Park maintenance and operations plans should be developed with park designers and include an
operations budget, organizational structure, maintenance schedule and staffing, and a phasing
plan.

= How a park is used is just as important as how it will look. Pittsburgh’s Point State Park shows
the tension between special events programming and maintenance. New design elements and
programs were put in place to attract more regular users and ease maintenance and operations.

= Expanding resources for parks maintenance is difficult, but sources include: 1) The reallocation
of existing resources, 2) Public-private partnerships and 3) Developer contributions required by
development regulations

= There are many options for day-to-day park management that maintain public accountability,
increase funding and citizen involvement and improve standards of service. With government
parks departments limited by budget and civil service constraints, public-private partnerships are
needed, but government must first admit that it cannot do everything alone.

= Successful management structures require the development of nonprofit and citizens groups
over time, nurtured by continuous public sector leadership. They depend upon written
agreements that outline the responsibilities of each entity.

Resources
= From the Trust for Public Land (www.tpl.org):
0 Benefits of Parks — White Paper, updated 2005
0 The Excellent City Park System: What Makes it Great, and How to Get There, a 48-
page report describing “the seven habits of highly effective parks systems”.
= Inside City Parks, a 215-page book offering practical strategies for urban parks.
= Urban Parks and Open Space, a 225-page book produced by the Urban Land Institute in
cooperation with the Trust for Public Land. Available at www.uli.org.
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The Truth about PILOTs, Tax Abatements, RAD/RAB

There are many costs associated with redevelopment — multiple property acquisitions, relocation costs and
environmental remediation, to name a few - that are not usually encountered in greenfield development.
Moreover, redevelopment often takes place in municipalities where tax rates are relatively high. Without
financial incentives, these costs and high tax rates can discourage private investment in many redevelopment
areas. Fortunately, municipalities have access to several financial tools that can make redevelopment projects
more economically feasible and attractive, both to potential occupants who will bear those costs in the long run
and developers who want to make sure they can cover their costs and sell or rent what they build. This
workshop discussed PILOTS (Payments In Lieu of Taxes), which are conditions of Tax Abatements, the
more recent Revenue Area Bond Financing Law (RAB) as well as the Revenue Allocation District
Financing Act (RAD) and how they have been used successfully in communities in New Jersey.

Panelists

= Moderator; Anne S. Babineau, Partner, Wilentz, Goldman, & Spitzer PA
= Joseph Bauman, Managing Partner, McManimon & Scotland LLC

= Lawrence Cier, Director of Program Services, NJEDA

Long Term Tax Exemptions, Tax Abatements and PILOTs
= PILOT programs, or “Payments in Lieu of Taxes,” are long-term tax exemption programs used
to encourage private parties to redevelop underutilized properties by offsetting the costs
associated with these projects. When employed properly, tax abatements benefit all parties
involved:
O potential occupants benefit because long-term costs are offset.
O municipalities benefit through the realization of their overall redevelopment plans.
O developers reduce the overall costs associated with the redevelopment project.
= Municipalities cover their costs with PILOTS as they retain 95 percent of the municipal revenue
generated through PILOT payments.
= The terms and calculations associated with most PILOT programs are relatively simple. The
payment amount is calculated in one of two different ways:
0 Percentage of project’s annual gross revenues OR
0 Percentage of project’s total cost.
= The minimum required payment is the amount of taxes generated by the property in the last full
tax year the property was subject to taxation, prior to the redevelopment project.
= Tax exemptions, although long-term, are temporary. PILOT agreements must incorporate a
schedule to phase-in normal taxes over the term of the exemptions.
= There are limitations on both where PILOTSs can be employed and who can apply for them. The
New Jersey Long-Term Tax Exemption Law (LTTE) (NJSA 40A:20-1) allows for tax
abatements in:
1) projects within a designated redevelopment area or
2) aredevelopment relocation housing project that is either “necessary, useful, or
convenient for the relocation of residents displaced by redevelopment of one or
more redevelopment areas.”
= The LTTE statute is only available to “urban renewal entities”: *“any duly formed corporation,
partnership, limited partnership, limited partnership association, or other unincorporated entity
may quality as an urban renewal entity.”
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Redevelopment Area Bonds (RABS)
=  PILOTs are powerful tools, but have limitations:
0 no mechanisms to amortize debt
0 minimum and maximum qualification requirements
O municipalities not able to make payments on a redevelopment project’s debt service
= The Redevelopment Area Bond Financing Law (RAB) and Revenue Allocation District
Financing Act (RAD) were the legislative solutions to fill the gaps left by PILOT programs and
are intended to work alongside Long-Term Tax Exemption (LTTE) programs.
= RAB offers municipalities extended access to capital and increased flexibility in debt servicing,
while specifying precise qualification limits and operational guidelines.
0 Like PILOT-eligible projects, RAB projects must be in redevelopment areas and tax
abated pursuantto LTTE.
0 Under RAB the limitations associated with PILOT programs are eliminated and
RABs can be used in lieu of or in addition to tax abatements.
= Using RAB, municipalities can issue bonds that may be secured by PILOT payments or other
special assessments — the bonds can be guaranteed, providing lower interest rates. Funding
provided from the NJEDA and the NJEIT can also be structured into RAB financing.
= RABs provide several benefits in financing redevelopment projects, such as ability to guarantee
debt service via PILOT payments, ability to structure debt service based on project cash flow,
low interest rates (2.3 percent, tax exempt), which all serve to induce private investment.

Revenue Allocation Districts (RADS)

= While RAB projects require financing beyond what PILOTSs can offer, the RAD program is
designed for the long-term redevelopment efforts of larger areas.

= RAD is a form of tax increment financing (T1F) which allows municipalities to capture the
future tax benefits of the proposed improvements to pay the present cost of the proposed
improvements within a defined district. RADs and TIFs count on the increased property and
sales taxes generated by new development to finance the extensive costs associated with large-
scale redevelopment efforts.

= RAD:s are used to channel funding toward improving distressed or underdeveloped areas where
private development would not occur.

= Creating a RAD program is a complex process at the local level. The steps include:

o0 The municipality adopts an ordinance designating a district, which must be less than
15 percent of the municipality’s total area and within a designated redevelopment
area. RAD ordinances must designate a district agent — local, county or state level.

0 Once the district is established, the municipality must adopt preliminary and final
revenue allocation plans in compliance with statutory criteria and subject to Local
Finance Board review.

o0 Preliminary revenue allocation plans prohibit municipalities from financially
overextending themselves; municipalities must demonstrate that revenues will be
sufficient to pay debt incurred by RAD-sponsored projects.

o The final revenue allocation plan includes a finalized list of projects, participating
developers, as well as a complete rundown of anticipated costs and revenues to
ensure a balanced equation.

= Major projects in Elizabeth, Newark, Millville and Long Branch were created using a
combination of all three financing mechanisms (LTTE, RAD, RAB).
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Parking: Real-World Strategies

Parking tends to be thought of as a necessary evil, but its importance cannot be understated. The amount of
parking and the way it is designed and managed control the traffic, congestion and quality of the pedestrian
environment in a neighborhood. If the parking system works well, nobody notices. If it doesn't, it can work
against a city's best efforts to improve urban design, redevelop the downtown and manage its traffic.
Although downtowns throughout New Jersey face parking crunches that frustrate residents and downtown
merchants alike, paving precious downtown land to build surface parking lots is not the smart growth
solution, wasting precious space. Fortunately, structured parking can be attractively incorporated into
downtown redevelopment projects, and many New Jersey municipalities are making this happen. This session
explored ways to grapple with the parking problem and how towns have accommodated their increased
parking needs.

Panelists

= Moderator: Martin E. Robins, Founding Director, Voorhees Transportation Center at Rutgers
= Robert S. Goldsmith, Esq., Partner, Greenbaum Rowe Smith Davis & Himmel LLP

= Darius Sollohub, Associate Professor of Architecture, New Jersey Institute of Technology

= Leonard T. Bier, Esq., Principal Parking Consultant, Bier Associates

= The Honorable James J. Kennedy, Mayor of Rahway

Communicate the Need

= To get anything done — especially a parking garage — you need to have a good relationship
between the city and the community.

= The creation of downtown redevelopment and parking garages is a public process, which means
including most of the town’s residents, not just the town council. Leadership and an open
public process can make or break a project. For example:

o Westfield had a visionary government with an attractive concept for a downtown garage,
but the lack of leadership and lack of outreach to residents resulted in project failure.

o When Princeton Borough decided to build a downtown garage, the town embarked on
an extensive public education process that enabled residents to learn about different
types of parking structures and understand that not all density is negative. The leadership
embarked on a visioning process with a Rutgers University studio class to let residents
really get involved in shaping the future of their downtown. And because the project was
driven by the public sector, it immunized the municipality when it faced a legal challenge
to the development.

= FACT: Lack of parking actually creates traffic in downtowns. Thirty percent of cars in
downtowns are cruising for parking spaces.

Shared Parking
= Shared parking is a concept that recognizes two distinct elements of urban parking demand:

1) Overlapping trips. A person driving to a downtown area for work can then walk to
restaurants, stores, theaters and there is but one car trip and one car parked, yet many
distinct business transactions are possible.

2) Complementary parking needs. Residential tenants park in a parking lot at night,
typically between 7 pm and 7 am. They take their cars to work elsewhere and those
spaces are available to meet the demands of office tenants who typically require parking
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from 7 am to 7:00 pm. The result is that 300 parking spaces fulfill the parking demands
of more than 400 people. This is a key method of saving development costs.
CASE STUDY: Morristown. Morristown is an example of a highly successful shared parking
model.

o Morristown’s “Mall Lot” includes 275 total parking spaces. There are 175 residential
permits, and 250 commercial/business permits for a total of 425 parking permits. With
only 275 spaces but 425 parking permits, there is a 155 percent “oversell.”

o Despite the “oversell” there is always parking in the garage when needed. Morristown
maximizes the use of the parking facility and creates as many spaces as possible.

Financing & Construction

The capital and operating costs of a garage are highly dependent on the design of the facility and
its site. The anticipated revenue is highly dependent on the market.

The cost of structured parking ranges from $15,000 to $30,000 per space, and the revenue
derived from each space varies from $60 to $300 per month.

While parking garages are significantly more expensive to build than surface parking, the long-
term value of integrated mixed-use development and efficient land use can help justify the cost.
Parking decks can sometimes be “tucked into” an existing site, in many cases doubling parking
capacity when compared to a surface lot.

Parking garages enhance access to town center commercial and office uses without consuming
more valuable land.

CASE STUDY: New Brunswick. New Brunswick is known for its aggressive and creative in
planning for parking decks. The New Brunswick Parking Authority pays $2 million each year to
the city in lieu of taxes — illustrating that parking authorities, if run well, can positively contribute
to a municipality’s economy.

Funding resources for parking structures include:

- Casino Reinvestment Development Authority - Private financing (e.g. bank)
- Economic Development Authority - Municipal bonds
- Housing and Mortgage Finance Agency - Authority bonds
- Department of Community Affairs - Revenue allocation financing

- Department of Environmental Protection

Design & Location

Parking garages do not have to be ugly. New Jersey’s redevelopment law makes projects like
these possible because it allows public-private partnerships for projects in redevelopment areas.
CASE STUDY: Princeton. Princeton Borough’s new downtown parking garage is a model of
good design, an example of how attractive and cost-effective parking is possible.

0 The redevelopment project includes a 500-space parking garage, a public plaza, and two
five-story mixed-use buildings with retail on the ground floor and apartments above.

o0 InPrinceton’s case, the garage was purchased by the town and will be permanently
owned and operated by the borough.

0 A developer built the garage, which dramatically increased the amount of parking
available at the site, while simultaneously freeing up valuable downtown land that had
previously been a surface parking lot for mixed-use buildings and the public plaza.

Attractive and adequate downtown parking can maintain a town’s vitality. If towns understand
how to create parking in areas where land is scarce, they have taken care of a key ingredient in a
successful redevelopment project.

CASE STUDY: Newark. In Newark, the financing of the parking garage was a critical part of
the success of the New Jersey Performing Arts Center.
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Economics 101: Real Estate Development

A successful redevelopment project requires a strong vision, concrete strategies and most importantly, adequate
financial resources for development of the real estate. This workshop highlighted the fundamentals of financing
redevelopment projects, including what works and what doesn’t. The session demonstrated how obtaining the
right mix of financial partners led to a winning mixed-use redevelopment effort in the City of Elizabeth in the
Elizabethport neighborhood, and how the state, municipal officials, private developers and the local
community partnered to bring this project through to fruition.

Panelists

= Moderator: Leslie A. Anderson, Executive Director, New Jersey Redevelopment Authority
= Christiana Foglio, Founder and CEO, Community Investment Strategies, Inc.

= Sharon Lee-Williams, Manager of Lending Services, New Jersey Redevelopment Authority
= William O’Dea, Deputy Executive Director, Elizabeth Development Company

= Jack Pires, President, Highland Port Development

William O’Dea, Deputy Executive Director, Elizabeth Development Company
= The Elizabeth Redevelopment Area is near the Jersey Gardens Mall.
= The additional retail at the mall has provided employment to the area.
= The goal of the Elizabeth Development Company is to address the needs of a changing
neighborhood for a library, supermarket and market-rate rental housing.
= The community was actively engaged in the redevelopment process.
0 Including the residents in the process lowers suspicions about the plans and lessens the
likelihood that plans will be opposed or rejected.
o Itis important not to be developer-driven, rather be community-driven.
= Lessons learned:
o Continue to have an ongoing steering committee, even after the project is complete.
o Do site acquisition early, as prices skyrocket.
0 Projects always take longer and cost more money than expected.
0 Have a flexible budget and timeline.

Chris Foglio: Founder and CEO, Community Investment Strategies, Inc.
= Redeveloping the large-scale public housing that was out of place among the smaller houses
typical in Elizabeth was an important issue for the community.
= The plan was to break up the building density, replace each affordable unit removed, and give
existing residents (who passed screening tests) the first right to move into the new
developments.
= Community participation was incorporated into all phases of the process. Important because:
0 A developer/investor can think he/she is on the right track but could be designing
something that does not meet local needs. Example: Residents did not want a sign at the
front of the community (such as Seaside Commons) because people would refer to the
community as “The Commons.” Instead, they wanted to identify where they live by
address. Creating an address created a place and created pride in that place.
= Lessons learned:
o Do your due diligence. Make sure all records are checked. Understand how the
property has been used historically.
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o Don't always believe the slogan, “If you build it, they will come”
o Don't always trust market studies — take a look around and consider if you would move
to the area.
0 Make sure you own all the land you need for the entire project.
0 The need for financing increases throughout the process; plan accordingly.
= Prevailing wage — 35 percent increase
= Construction costs increased 40 percent in the end phase because the price of
the units had increased to appreciated land value because of preceding phases.
Plan for this!
= |nfrastructure — may need to be upgraded

Jack Pires, President, Highland Port Development:
Responded to a Request for Proposals issued for the redevelopment of an underused supermarket
on 1.8 acres in Elizabeth. Final project included: a bank (the first in the area for a while), pharmacy,
ice cream, pizzeria and supermarket.
= Community needed a new grocery and retail options.
= Needed the new development to be walkable — accessible to the existing residents.
= Public/private partnership very important — helps to provide relief from fees and taxes.
= Also essential was community involvement and the exchange of information back and forth
between all parties.
= Remember to be patient as there are many people involved — the project took 3 years to
complete.
= Financing for the project:
0 Needed an institution to believe in the project to provide the upfront costs, including
acquisition and condemnation costs.
o Itis important to get stakeholders and financers involved in the entire project so they
start to ‘believe’ in the project — NJ Redevelopment Authority was such a funder.
o Consider having state agencies take on financing to bypass the prevailing wage rule.

Sharon Lee-Williams, Manager of Lending Services, NJ Redevelopment Authority:
Reviewed the basics of a commitment letter, which is a letter from the bank outlining all the terms
and conditions of the loan.
= |mportant aspects of the commitment letter:
o0 Expiration date — know this date! It can be extended, but it will be costly.
0 Thoroughly review all terms and conditions.
o Don’t assume anything — ask your lender!
= Loan closing problems and important things to know:
o0 Property loans outstanding — get rid of any liens on property.
0 Federal tax laws/liens.
0 Good Standing Certificate — need to have the status of a corporation. Need to pay ‘dues’
or else corporate standing will be revoked.
= Lessons learned:
0 Must make sure that municipality has the ability to sell the property.
o Work with DEP — don't settle for conditional approval. Bank needs DEP final
approval.
o0 Get an attorney right after the commitment letter.
0 Need a signed redeveloper agreement.
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Community Benefits Agreements: Merging Development with
Community Needs

As local governments grapple with the responsibility to shape development and land use patterns, a new
movement has emerged — the Community Benefits Agreement (CBA). CBAS between developers and
coalitions of community organizations address a broad range of community needs in land use planning. Such
deals offer safeguards to ensure that residents affected by major development share in the benefits, and they
allow community groups to have a voice in shaping a project, to press for community benefits tailored to
particular need, and a means to enforce developer promises. Panelists discussed the emerging CBA movement
In New Jersey, including case studies from Camden and Trenton; details of how CBAS work, and the Kinds
of benefits communities can seek; and tips on how to organize a coalition, how to spread the word and where
to get more information on CBA\S.

Panelists

= Moderator: Michael L. Powell, Community Planning Specialist, Housing & Community
Development Network of NJ

= Carlton Brown, Founding Partner and Chief Operating Officer, Full Spectrum NY LLC

= Tim Razzaq, local activist in Trenton and member, Old Trenton Neighborhood Coalition

= Dan Shah, Executive Director, Cramer Hill CDC, Camden

What is a Community Benefit Agreement?

A Community Benefit Agreement (CBA) is a legally binding contract negotiated between a
developer and a coalition representing broad spectrum of community members impacted by the
development. In exchange for community members' support for the project, the developer agrees to
provide certain benefits. Existing CBAs include funds for affordable housing and open space, card
check neutrality for workers who choose to organize unions and living-wage goals for workers
employed at the development.

Dan Shah, Executive Director, Cramer Hill CDC, Camden
CASE STUDY: Cramer Hill, Camden
= The Cramer Hill neighborhood consists of two census tracts: 6009/6010. Tract 6009 has public
housing and drug problems, while 6010 more stable.
= Cramer Hill overall is the least-dangerous, least-poor neighborhood in all of Camden.
= Homeownership rates as of the 2000 Census:
0 Tract 6009 — 35 percent
0 Tract 6010 — 60 percent
o0 Camden City — 45 percent
0 Camden County — 70 percent
= Neighborhood amenities include the waterfront, views of Philadelphia and wooded areas.
= Cherokee was designated the redeveloper and proposed a plan to create a golf course,
community areas, marinas and open space. They had little relocation experience
= The redevelopment plan requires large-scale relocation of 300 units, which created a huge
community backlash to the proposal and several lawsuits. The community felt as if “no one has
been listening...”
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The Cramer Hill CDC used the CBA as a tool to bring the interests of community into the
proposed development.
The CBA process:
o lllustrates alternatives/options to the community without trying to influence the
outcome.
0 Asses strengths and weaknesses of community, from the residents’ perspective
0 ldentifies the relocation needs of the residents, including current homeowner financing
vs. new (important for residents who want the same financing guarantee of their present
mortgage, for example)
0 Works best with small meetings. Large group meetings are difficult to manage in
reaching resolutions.
0 Helps “build bridges” by encouraging dialogue and providing answers to questions and
concerns
0 May include community surveys, which in Camden started a dialogue within the
community that did not exist before.

Tim Razzaqg, member, Old Trenton Neighborhood Coalition

There tends to be too much focus on hard structures (built capital) and not enough on soft
structures (human capital).
CBAs focus on actual benefits to people rather than just the improvements of physical
infrastructure.
CBAs can include developer impact fees and exactions.
One concern about redevelopment is gentrification, particularly if a neighborhood is:
o0 In a historic district.
0 Adjacent to jobs and transit.
The Old Trenton Neighborhood Coalition consists of 150 active stakeholders:
0 Looking for public representatives to join as stakeholders (seeing the government as a
stakeholder vs. government as opposition)
0 Looking to CBAs as a possible tool for balancing the needs/desires of different
community stakeholders

Carlton Brown, Founding Partner and Chief Operating Officer, Full Spectrum NY LLC
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Full Spectrum’s development projects focus on emerging urban markets with unharvested values
Full Spectrum builds all green buildings — at least LEED Silver status. Such buildings have
fewer environmental impacts, may have a co-generation plant on site. They also use green roofs,
grey water, low-flow fixtures, low-energy fixtures. There is an economic benefit to green.
Full Spectrum’s analysis of Trenton:
o No institutional investment, some private investment
0 Strong public transportation infrastructure (2" or 3" most-used rail stations on NE
corridor)
o Strong road network
0 River views
Currently working on Trenton Town Center — A government center project
o0 Original RFP was for the former New Jersey Bell building only
o Full Spectrum responded to RFP with plan that includes half of the block, including
adjacent abandoned buildings both city- and privately owned.
o Considering the CBA process as part of the project.
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Spotlight on Wesmont Station, Wood-Ridge: Utilizing
Traditional Neighborhood Design

Many older communities in New Jersey have large, abandoned brownfield sites within their borders and
Wood-Ridge Township in Bergen County is no exception. The Curtiss-Wright manufacturing complex,
which was used for plane construction in World War 11, had been largely abandoned since the 1980s, but
thanks to the hard work of the township and its developer-partner Somerset Development, the site will soon
be reborn as a new mixed-use town center. The Wesmont Station project covers 67 acres, and will ultimately
include more than 700 housing units, a new train station and a variety of unique retail, office and
recreational uses. Panelists discussed the public planning process, traditional neighborhood design and transit-
oriented development principles and factors that attracted the developer to the site.

Panelists

= John Knifton, Vice President of Development, Somerset Development
= Lloyd Rosenberg, President and CEO, DMR Architects

= Ralph Rosenberg, Director of Design, DMR Architects

= Ralph Zucker, President, Somerset Development

Project Overview and Highlights

= The project proposes a “traditional neighborhood design” (TND) development centered around
a train station (to be constructed by the developer) on New Jersey Transit’s Bergen County Line.

= The project will incorporate such TND concepts as a mix of housing types on a variety of lot
sizes, live-work units, garages and parking placed behind buildings rather than in front, houses
facing onto “pedestrian streets”, an events plaza, small parks scattered throughout the site and a
mix of residential and retail uses.

= Streets from the adjacent neighborhood will be extended into the new development, maintaining
network connectivity.

= Many of the project’s “New Urbanist” design principles were copied from Radburn, a nearby
Bergen County community that was planned according to these same principles before they
were called “New Urbanism”.

= The project will be built on a disused parking lot formerly belonging to the Curtiss-Wright
turbine engine manufacturing plant. Curtiss-Wright had asked the borough for a series of tax
abatements after losing defense contracts and finally put its entire property up for sale in 1999,
at which point it was acquired by the developer, Somerset Development. The borough had
wanted the parking lot for redevelopment purposes, and the borough and Somerset became
partners in the redevelopment effort from day one.

= The train station is an unusual aspect of the project. New Jersey Transit agreed to have its trains
stop at the new station, provided the developer builds it to NJ Transit’s specifications. NJ
Transit is also relocating a maintenance-of-way facility to make room for the new station.
Somerset plans to make the train station a focal point of the community and encourage transit
ridership. About half of the site will be within a quarter-mile of the train station, the radius
experts cite as a reasonable walking distance. Parking will be limited near the station so as to
encourage access by foot and bike racks will also be installed.
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Other interesting aspects of the project: The project will include baseball fields, providing
significant open space that is hard to come by in heavily-developed southern Bergen County.
The project has a 10-percent affordable housing component.

Overall, the project scores 95 out of 100 on New Jersey Future’s Smart Growth Score Card.
Somerset is so happy with the project that it is already looking ahead at possibilities for
rehabilitating the actual industrial buildings (not part of the current redevelopment site).

Lessons Learned:

Involve the public from the beginning, including in the visioning process.

Somerset Development came into the project with a belief in “New Urbanist” principles (higher
densities, mixed uses, walkable streets, etc.) but without a concrete plan. Instead, they asked
residents and municipal officials what they thought the borough needed. Wood-Ridge was
somewhat unique in giving Somerset this degree of latitude in soliciting input directly from the
public; many municipalities do not trust developers to do this. Including the public from the
very beginning (they started 4 years ago) is a good way to defuse opposition; in many cases,
people oppose a project not because they don’t like the physical plan for it but because they
don’t like feeling that the project is being imposed on them without their input. The project was
re-introduced to the public after each stage of maturation, which took longer but made the
process easier in the long run, thanks to continued public buy-in. In this case, existing residents
at first wanted the project to be essentially walled off from their neighborhood, but by the time
the redevelopment plan was finalized (but before any construction began), people were already
asking if their adjacent neighborhoods could be connected to the new development.

Redevelopment creates opportunities not always available to communities.

Ordinarily it is impossible to create the wide mix of housing types and prices that characterize
this project because local zoning won'’t allow it. It was the flexibility created by the designation
of the area as an “area in need of redevelopment” that enabled the developer to propose such a
diversity of housing.

State agencies can help streamline the redevelopment process.

Somerset was impressed by the brownfield remediation process, with state agencies proactively
offering their assistance. Against the advice of their lawyers and bankers, Somerset committed
to remediating a former landfill site and actually got started on the remediation a full year before
they got final site plan approval. This took a leap of faith but really sped the project along, in
the long run saving them at least a year and possibly two.

Some benefits of redevelopment are intangible, but nonetheless important.

It is not easy to convince a municipality that a project like this one is as potentially valuable as a
Wal-Mart. Part of the process is educating the municipality and pointing out the social
responsibility aspect. There are livability benefits that accrue from community-building,
including fiscal and economic benefits, they are just harder to quantify.

Resources
New Jersey Future’s Smart Growth Scorecards (www.njfuture.org)
Congress for New Urbanism (www.cnu.org)
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Understanding the Market: What Motivates Developers

Understanding how developers evaluate redevelopment projects is essential for any local official seeking to
attract private investment. Developers seek a variety of conditions to ensure they can create value while
mitigating risk. The more predictability a project offers, the more likely a developer is to become interested.
Local officials can promote redevelopment opportunities by developing clear and marketable plans that have
community support and structuring predictable redevelopment agreements. Infrastructure investments and
assistance with site assembly and regulatory approvals also make projects more attractive. Case studies in
Trenton and South Bound Brook illustrate how these factors vary for different types of projects.

Panelists

= Moderator: David Fisher, PP/AICP, Vice President of Governmental Affairs, The Matzel &
Mumford Organization

= Carlton Brown, Founding Partner and Chief Operating Officer, Full Spectrum NY LLC

= Henry L. Kent-Smith, Partner, Saul Ewing LLP

= Anish Kumar, AIA, AICP, PP, Associate Principal and Director, Urban Design, Hillier
Architecture

Anish Kumar, Associate Principal and Director, Urban Design, Hillier Architecture
A plan for the redevelopment of state-owned parking lots along Trenton’s waterfront was used to
explain the elements that will attract private development:

0 A demonstration of public support, which planners can foster through a public
participation process that incorporates local input and demonstrates benefits for
residents. This process may include visioning exercises, articulation of goals and
objectives, review of alternatives and public workshops.

o0 A clear vision for the project, including identification of the site and description of its
context such as links to transportation, open space, etc.

o Defined opportunities to build, including delineation of specific parcels, their acreages
and density and any site-control issues.

o0 Flexibility, including opportunities for a developer’s creativity.

Henry L. Kent-Smith, Partner, Saul Ewing LLP

= As the guiding document for a multi-year redevelopment project, the redevelopment agreement
and redevelopment plan must provide predictability to ensure that the developer’s commitment

will pay off and clarity regarding the rights and obligations of both parties. In general
developers are most willing to work on a redevelopment plan after they have signed the
redevelopment agreement.
= Redevelopment agreements are the covenant between the municipality and the builder. They
should address:
o Site control — will the municipality commit to using eminent domain, if needed?
o Timeline.
o Contingencies for litigation. For example defining responsibility for unforeseen
environmental problems.
o Financing mechanisms.
o Tax treatments, such as PILOT, revenue allocation.
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= The redevelopment plan must offer clarity. It can be amended, but a municipality is unable to
grant variances. It should reflect the outcome of a visioning process that represents buy-in of
the community, local officials and the developer. It should establish the development rights for
the project in terms of density, use and circulation. Timelines should depict sequencing. The
plan should address the project’s fiscal impact, tax revenues and an infrastructure assessment
and analysis.

David Fisher, VP of Governmental Affairs, The Matzel & Mumford Organization

Four critical factors — location, institutional support, marketability and financial feasibility — were
analyzed for Canal Crossing, now under construction in South Bound Brook. Located on a
formerly contaminated site, the project includes 152 townhomes, retail space with second-story
apartments and site improvements including a park and connections to the D & R Canal towpath.

= Location factors for a residential project include transportation access to shopping, recreation
and jobs, reasonable taxes and market acceptance (safety, schools)

= Institutional support from the municipality involves a cohesive political vision; proper
redevelopment planning including an infrastructure-needs assessment and fiscal-impact analysis;
assistance with acquisition, including use of eminent domain if appropriate); and assistance with
regulatory approvals.

= The plan should be based on marketability meaning market realities — realistic uses and densities,
design flexibility, appropriate recreational spaces and sound architectural guidelines.

= Financial feasibility and physical considerations include infrastructure (roads, sewer, water),
environmental contamination, tax obligations (P.I.L.O.T.) and grants and loans.

= Developers will be most willing to enter a potentially expensive RFP process when there is site
control and local understanding of the market.

Carlton Brown, Founding Partner and Chief Operating Officer, Full Spectrum NY LLC

= Developers seek to “grow value” through intellect, financial capital and partnerships.

= Full Spectrum concentrates on emerging urban markets, such as Trenton, where its project, the
Trenton Town Center, has just received planning board approval. This $175M green-design
mixed-use complex will consist of Class-A office space, more than 275 mixed-income residential
condos, structured parking and retail.

= Full Spectrum makes locational decisions based on underlying values including transportation;
employment base; views; infrastructure, including sidewalks, street lighting, and sewer capacity;
the wealth of the surrounding region; and land prices.

= |ntending to “transform” poor urban areas, Full Spectrum builds large-scale projects that create
their own sense of place and lifestyle by including recreation and shopping, such as a theater,
spa, grocery store, etc.

= Note that a retail component tends not to create profit in new projects, but adds value to the
residential and commercial components.

= |nstitutional investors, who may have equity funds targeted at urban markets, finance these
projects. They sometimes use a federal “new market tax credit.”

= Full Spectrum seeks institutional partners to help them develop a shared public vision and
obtain regulatory approvals.
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Pairing Historic Preservation and Redevelopment

In scores of cities and towns throughout New Jersey and across the country, civic leaders have realized that the
best way to revitalize a community is to build on its strengths and preserve and enhance the character that
makes each neighborhood special. The speakers on this panel discussed how they integrated historic
preservation and redevelopment in their own towns.

Panelists

= Moderator: Ron Emrich, Executive Director, Preservation New Jersey

= Charlie Duff, Executive Director, Midtown Development Corp., Baltimore

= The Honorable Joseph Torres, Mayor of Paterson

= Jim Waddington, Executive Director, Salem County Economic Development Authority

The Honorable Joseph Torres, Mayor of Paterson
CASE STUDY: Adaptive Reuse in Paterson, NJ

= Adaptive use and restoration has been the primary focus of revitalization and redevelopment
efforts in Paterson for some time.
= The new Frank Lautenberg Transportation Opportunity Center is an example of historic reuse:
o Formerly a locomotive factory in Paterson’s Great Falls National Register Historic
District
o0 Now home to the nonprofit New Jersey Community Development Corporation’s
charter school, public meeting facility and transitional housing for young people
0 Used a variety of funding sources, including a New Jersey Historic Trust grant, a federal
historic preservation tax credit and federal transportation funding.
0 The project is serving as a catalyst for additional strategic development throughout the
neighborhood.

Charlie Duff, Midtown Development Corporation, Baltimore
CASE STUDY: Using Federal Preservation Funds in Baltimore

= Baltimore has many examples of both residential and commercial historic revitalization projects.
= Since its inception in 2001, Midtown Development has helped nearly 100 people restore period
houses in four historic Baltimore neighborhoods.
= Many projects have utilized the Federal Tax Credit program, which has helped stimulate
hundreds of millions of dollars worth of redevelopment and revitalization projects, including
affordable and market-rate housing and small- and large-scale commercial and retail
development.
= The Federal Historic Preservation Tax Incentives program is one of the nation's most successful
and cost-effective community revitalization programs.
= The program fosters private-sector rehabilitation of historic buildings and promotes economic
revitalization. It also provides a strong alternative to government ownership and management of
such historic properties.
= Federal Historic Preservation Tax Incentives are available for buildings that are:
o National Historic Landmarks, listed in the National Register AND
o Contribute to National Register Historic Districts and certain local historic districts
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0 Income-producing
0 Rehabilitated according to standards set by the Secretary of the Interior

Jim Waddington, Executive Director of the Salem Co. Economic Development Authority
CASE STUDY: Preserving a Neighborhood in Salem, NJ

= Comprehensive downtown plans should explicitly identify a town’s historic resources
= The historic Carpenter Street neighborhood in Salem was designated a redevelopment area due
to its long-term struggle with falling property values and absentee landlords.
= The redevelopment plan called for historic rehabilitation and new construction of rental
housing.
= The city nominated the Carpenter Street neighborhood for listing on the National Register of
Historic Places and was successful, which qualified the project for Historic Tax Credits.
= The rehabilitation of the existing buildings has been performed to the standards of the National
Park Service and the New Jersey State Historic Preservation Office.
= Wherever possible, original building materials have been preserved and recycled.
= To complete other necessary improvements, such as upgrading the neighborhood’s aged sewer
and water infrastructure, the city sought and received grant and loan funds from:
0 The US Department of Agriculture’s Rural Cities program
0 NJ Department of Transportation
0 NJ Department of Community Affairs' Small Cities grant program

Preservation New Jersey, Executive Director Ron Emrich
Using the Municipal Land Use Law for Historic Preservation

= The Municipal Land Use Law gives towns the planning and zoning authority to preserve
privately owned buildings (state programs can only preserve publicly owned buildings).

= This authority can take the form of preservation elements in master plans, comprehensive
zoning ordinances and regulated code enforcement.

= The State’s Historic Preservation Office (within the Department of Environmental Protection)
provides technical assistance to municipalities looking to use their planning and zoning powers
to preserve historic resources.

Resources

New Jersey’s Historic Preservation Office has developed a statewide Historic Preservation Plan, New
Jersey Partners for Preservation: A Blueprint for Building Historic Preservation into New Jersey's Future 2002 —
2007. The study provides direction to state, county and local government agencies and to private
organizations and individuals in their efforts to protect and to preserve New Jersey's history. To read
the complete plan, visit this website: http://www.state.nj.us/dep/hpo/4sustain/njhpp2002_low.pdf
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Evaluating Redevelopment Projects

Proposed redevelopment projects can be evaluated in terms of projected increases in tax revenues, property
values, employment and infrastructure improvements. They can also be evaluated in terms of broader
community planning objectives, such as provision of affordable or multifamily housing, needed public space
and new community facilities. Redevelopment projects involving relocations and condemnation may involve
hard-to-quantify social and emotional costs. All projects may be subject to political costs. This session

consisted of an overview of criteria that can be used to assess the costs and benefits of a proposed redevelopment

project, followed by a discussion of a specific project proposal: a proposed transit-oriented development around
the Princeton Junction train station in West Windsor Township.

Panelists

Moderator: Carlos Rodrigues, PP/AICP, Director, Princeton Planning, Looney Ricks Kiss
Architects

Paul Gottlieb, Associate Professor and Extension Specialist, Cook College, Rutgers University
The Honorable Shing-Fu Hsueh, Mayor of West Windsor

Alan Mallach, FAICP, Research Director, National Housing Institute

Criteria for Evaluating Redevelopment Projects

New Jersey Future

The first question to be answered before undertaking a redevelopment project is whether the
area is appropriate for redevelopment. In order to qualify as an “area in need of
redevelopment,” an area is supposed to be characterized by “blighted” conditions. However,
“blighted” is very subjective in the statute. Other questions to be considered in making the
determination:

o0 Isthe lack of redevelopment a significant burden or opportunity lost?

o Do market conditions provide the opportunity for improvements that will produce
significant community benefits? Or, is such an opportunity created by the presence of a
stable institution like a university, hospital or government building?

0 Isthe area currently under-utilized? This is probably the hardest aspect of the need for
redevelopment to quantify or objectify, because it is much more subjective than things
like substandard housing or vacancy rates. It’s also not clearly a direct harm to the
public in the same way as the other criteria.

o Caution: just because an area CAN meet the criteria of the statute does not mean that
there is a genuine need for redevelopment.

Next, the equity effects of the project need to be considered.

0 Who will benefit from the project, and who will be harmed? Redevelopment almost
always involves inflicting harm on some, usually the long-time residents.

o What do those impacted by redevelopment look like relative to the general population,
or to the residents of other parts of town? Is the harm falling disproportionately on
certain subgroups of the population?

0 The project should proceed in a way that produces the desired benefit with minimum
harm. As for benefits, the purpose of redevelopment is to eliminate blight, not to
produce any specific benefit.

o Itisimportant that the benefits of a project significantly outweigh the costs upon initial
inspection, because the costs have a way of growing over time, narrowing the initial gap.
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The project should be evaluated in terms of its sustainability; that is, whether it produces long-
term value rather than just a short-term windfall.
o Sustainability depends in part on subjective characteristics like the quality of the
architecture and building materials.
0 Another aspect of sustainability is whether the project provides for a balanced mix of
interdependent land uses and a variety of housing types and price ranges, making it open
to a wide range of potential residents.

The redevelopment process should be transparent.

0 Existing residents should be consulted in the designation of the area in need of
redevelopment and in the preparation of the redevelopment plan, and their views should
be incorporated.

0 The project developer (if selected by the municipality) should be chosen via an open,
competitive process.

o If the project is initiated by a developer, the developer’s qualifications and the merits of
the project should be thoroughly evaluated and the results made public.

0 Guidelines and benchmarks should be delineated for monitoring the progress of the
project, and it should be clear upfront what penalties or reparations the municipality is
empowered to extract if the developer fails to meet the benchmarks.

CASE STUDY: West Windsor, NJ

West Windsor is considering a new transit-oriented neighborhood centered on the Princeton
Junction train station, which is a major hub of activity in the township and on the passenger rail
network. The station is surrounded by parking lots and separate from the surrounding residential
community.

One of the benefits of redeveloping the train station area would be the potential to create a
sense of place, something township residents feel is currently missing. Another benefit is the
possibility of making West Windsor more bike- and pedestrian-friendly.

Resistance to redevelopment around the train station arises from concerns about property taxes,
traffic and growth (“if you build it, they will come”), fear of crime and change in general.

West Windsor will soon be soliciting bids from planning consultants to participate in creating
the redevelopment plan for the train station area. Candidates will make public presentations.

Key Points to Consider in Evaluating Redevelopment:

Human capital and physical capital. A redevelopment project will usually produce social
benefits (which can be thought of as “human capital”) as well as economic benefits (the actual
physical capital of the buildings and the revenues they will generate), but social benefits thought
real are hard to measure. The best projects will seek to develop physical and human capital.

A regional perspective is needed. It is difficult for a single municipality to appreciate the
regional impacts of a redevelopment project, so political leadership is needed from counties and
the state to make sure that regional interests are represented. Regional coordination of all the
various redevelopment projects in the region is needed, some entity that is looking at the likely
cumulative effects and planning how to address them.

Importance of planning. The redevelopment “plan” is actually not a planning document; it is a
legal document only. There is no requirement that it be consistent with the municipal master
plan, for instance. The redevelopment process needs to be explicitly connected to the municipal
planning process.
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Taking the Reins: Mobilizing the People, Vision, Plan and
Resources for Neighborhood Revitalization

This session explored the increase in participatory neighborhood planning in New Jersey and highlighted the
role public participation played in revitalization plans developed in Elizabeth, Newark, Camden and New
Brunswick. The session also highlighted two specific funding sources: the Neighborhood Revitalization Tax
Credit (NRTC) program and Wachovia Regional Foundation's planning and development grants.

Panelists

= Moderator: Michael L. Powell, Community Planning Specialist, Housing and Community
Development Network of NJ

=  William O'Dea, Associate Director, Elizabeth Development Corporation

= Lois Greco, Program Evaluation Officer, Wachovia Regional Foundation

= Bridget Phifer, Executive Director, Parkside Business and Community in Partnership

= Alle Ries, Director of Program and Fund Development, La Casa de Don Pedro

= Marlene Sigman, Director of Property Development and Management, Catholic Charities

Michael L. Powell, Community Planning Specialist, HCDNNJ
= Participatory Neighborhood Planning is:
O Resident-led
Place-based and assessment-based
Comprehensive in scope
Cooperative
Requires constant outreach to rebuild core institutions
0 Emphasizes implementation
= Participatory planning is a circular process — don’t do it once and walk away, you must stay
involved throughout the redevelopment process.

O 00O

Bridget Phifer, Executive Director, Parkside Business and Community in Partnership
= The Parkside Neighborhood in Camden is a 55-block neighborhood (4,700 people), which has
seen major disinvestment over the past years but still has some strong resources.
= Participatory planning in Parkside:
0 Asks resident and businesses what they want; creates vision.
0 Assesses the current state of housing, schools, businesses, social services, employment,
as well as human capital. Creates a “wish list.”
o0 Provides an Action Plan to clearly identify goals and timelines.
0 Has the Action Plan approved by City Council and incorporated as part of the Master
Plan.
0 Puts the Action Plan into motion. The “wish list” becomes a reality.
= PBCIP’s goals
o Put people first, which includes phone calls, knocking on doors and meetings.
Community support for the plan will emerge if the public is involved in creating it.
o0 Develop a refined project management team.
o0 Create a model plan and share it with other neighborhoods.
= Lessons learned by PBCIP:
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o0 Concentrate outreach efforts on less-familiar areas of the neighborhood
o Coordinate a quality-of-life campaign with the neighborhood planning process
= Address minor problems quickly
= Achieve short-term goals, so neighborhood residents see change and want to stay
involved
o0 Engage the youth

Alle Ries, Director of Program and Fund Development, La Casa de Don Pedro
= Community issues that emerge at public meetings convened by La Casa:

o Create affordable housing and support current homeowners

0 Revitalize the commercial district

o0 Provide recreational space and resident-empowerment opportunities

o Intensify community-building efforts on a block-by-block basis to improve quality of life
= Challenges faced by La Casa:

o Timing! Staying on schedule when there are other players are involved — the city, lenders,

private entities, etc. is difficult.
0 Getting all necessary players involved and invested
0 Juggling multiple projects and tasks

William O'Dea, Associate Director, Elizabeth Development Corporation (EDC)

= The Elizabeth EDC acts as a “quarterback” in the redevelopment process by pulling together
various experts at the state and local levels and made sure all share in the same vision.

= Areas addressed through participatory planning include: housing, social services, community
service partnerships (bilingual services needed), environment, retail skills job center (job training
and placement)

Nancy Finn, Catholic Charities, New Brunswick
= Neighborhood performed its own SWOT (Strengths, Weaknesses, Opportunities, Threats) analysis
0 Residents took cameras home and brought them to the next meeting with pictures of
good/bad/potential opportunities in the neighborhood
0 Residents were able to pick out what they saw as opportunities, problems, etc.
0 “Look at neighborhood through their eyes”
= Challenges:
0 Everything needs to be bilingual
o0 Merging issues of two different ethnic/demographic groups: young Latinos, older
African Americans

Lois Greco, Program Evaluation Officer, Wachovia Regional Foundation

= Wachovia Regional Foundation’s Neighborhood Grants Program provides funding for
comprehensive neighborhood community and economic development plans in low-income
communities.

= Funds are also available for implementation.

= The foundation’s focus is on resident engagement and leadership development

= The program has expanded to include technical assistance to organizations interested in
undertaking a comprehensive planning process

= As of June 2005, the Foundation awarded $756,000 in grants.

= For more information visit: http://www.wachovia.com/inside/page/0,,139 414 431,00.html
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Planning for Mass Transit, Pedestrians and
Healthy Communities

More communities realize that successful development and redevelopment requires the careful integration of
land use planning and transportation investments. Urban design considerations that bring homes, stores, jobs
and recreational facilities closer together can create vibrant communities. This panel discussed new NJ DOT
policies that promote integrated land use and transportation planning by working with municipalities;
examples of how land use and transportation planning is being integrated in rural, suburban and urban
communities; and case studies of transportation planning success.

Panelists

= Moderator: Caroline Armstrong, AICP/PP, Special Projects Planner, Municipal Land Use Center
= Bernard Navatto, Chairman, Somerville Borough Planning Board

= Gary Toth, Director, Project Planning and Development, NJDOT

Caroline Armstrong, AICP/PP, Special Projects Planner, Municipal Land Use Center
There is a direct relationship between the built environment and public health. The state cannot
“build its way out of congestion.” To build healthier communities, we must plan for people, get
people to be more active and out of their cars.

Gary Toth, Director, Project Planning and Development, NJDOT
= NJFIT (Future in Transportation) is the state’s new approach to dealing with congestion via
land use planning and community participation.
0 “Context-sensitive design” takes a holistic approach to street design
0 Public relations, information, and pilot projects link FIT to the community
0 Expect to roll out full programs sometime this year
0 Trying to “groom” new beliefs and culture
0 Reflects new beliefs within NJDOT and within communities

=  Why did NJDOT shifted its program / philosophy?

0 Increased congestion despite high infrastructure spending. Increase in peak hour travel.
Vehicle miles traveled increasing faster than population.

O Status quo is not addressing the state’s needs and there are not enough funds to build a
solution to the problem.

o Communities are more resistant to the old way of doing things.

0 Deterioration of public health

0 As studies were performed, connections found between transit and health

=  Why are trends worsening?
0 Separation and spreading of building uses, enabled by the automobile
o Inefficient street networks (cul-de-sac vs. grid)
o Sprawl and “leap frog” development
0 Streets are designed for the car; pedestrians find barriers

= Five Principles of NJ FIT
1. Downsize state highway projects to be affordable
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2. Leverage private sector investment. New streets should supplement existing systems

3. Promote street network connectivity

4. Help communities with land use design. The expense of hiring planners is minimal to
DOT when compared to total project costs

5. Use Context Sensitive Design

CASE STUDIES: Downsizing State Highways
= Hunterdon County freeway downsized from four lanes to two — 70 mph to 35 mph
0 Reduced pavement needs
o Fitroad into context of existing grading and natural resources (wetlands)
o Cost went from $150 million down to $90 million
0 lllustrates the need to think “long term” — less traffic relief initially (compared to current
methods), but less traffic over the long term
= Route 29 — downsized freeway to boulevard
= Route 33 Hamilton — provides missing connectivity. Can work in suburbs or in “builtout”
Bergen Co.
= Route 17 parallel access road. More than 50 percent of the roads already built by warehouse
owners; state enhanced existing roads by creating parallel access road versus widening Route 17

CASE STUDY: Helping Communities with Land Use Design
= Initially DOT was worried about home rule but towns were surprisingly accepting. “Where have
you been all this time?”” was the typical town response.
= Route 33 (Manalapan) — 800,000-square-foot residential development at Millhurst Road (four
“pods” of residential development) by Toll Brothers
0 Proposed roadway provided no connectivity
o Estimated at 25,000 trips/day with no connections between pods (cul-de-sacs)
o Toll Brothers was encouraged to interconnect communities with walkable streets and
went a step further to create a downtown, walkable community with bus stop

CASE STUDIES: Context Sensitive Design
= Route 71 Streetscape — Avon-by-the-Sea
0 Widened road created barrier between residents and community services
o0 Four lanes reduced to two lanes with boulevard
= Route 29 — “Main St” — Stockton
o0 Created gateway into community (proposed)
0 Roundabout to slow traffic
0 Raised crosswalk near school to create more visibility for children and slow traffic
o For more information, visit: www.state.nj.us/transportation/works/njfit

Lessons Learned:

= Build/plan with the road network in mind (easier than fixing later).

= Conventional design can be problematic. If streets are designed for fire trucks to pass through
at 40 mph, what will cars do?

= Design manuals are flexible. They do call for choices and balance (including planning for
pedestrians/bikes) but we haven't listened.

= Challenge the level of service targets — do you really need 40 mph 24 hours/day?

= Get smart about liability and safety issues. Document the rationale behind design choices.
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Spotlight on Collingswood: Innovative Project
Financing Strategies

Collingswood will celebrate the 10t year of its redevelopment with the sale of a redeveloped 1,000-unit
apartment complex for more than double the Borough’s $28 million purchase price, and more than a million
in new smart growth, transportation and livable community grants won through state designations as a
Neighborhood Preservation Town and Transit Village. Panelists discussed how Collingswood used creative
partnerships and innovative financing to buyout bankrupt landowners and direct community redevelopment as
financial stakeholder, convert a condemnable historic structure into a business asset and convert contaminated
vacant properties into vital downtown sites

Panelists

= The Honorable James Maley, Mayor of Collingswood and Partner, Maley & Associates P.C.

= Douglas J. Bacher, Managing Director, Public Financial Management (PFM)

= Louis Cappelli Jr., Freeholder Director, Camden County and Liaison, County Improvement
Authority

= Andrew Schwartz, Founder and Chief Executive Officer, Audubon Communities Management
LLC

Background
James Maley, Mayor of Collingswood and Partner, Maley & Associates PC

= The Parkview apartments house 20 percent of the borough’s households in four towers.

o Ten years ago, they were in poor physical condition, providing rising crime and regular
bad press, tax delinquency; a place cited by realtors as a reason for not showing property
in Collingswood.

0 The buildings have historic value, and had originally been a prestigious address. The
borough wanted to preserve them.

= The borough explored purchasing the property from the owners with the intent of managing the
renovation, and then selling the buildings, against the cost of doing nothing: high police calls,
housing inspections, lost taxes. Purchasing was the attractive option, but creative financing
options and partnerships were needed.

= Public Financial Management was brought in as advisors on the transaction.

= Today, the city is about to sell the redeveloped complex for more than double the Borough’s
$28 million purchase price. The renovation has led a major revitalization of the downtown area
with the city maintaining control of redevelopment and community character as a financial
stakeholder. Housing values have risen, and new businesses have opened.

= The redevelopment effort has also attracted more than $1 million in new smart growth,
transportation and livable community grants won through state designations as a Neighborhood
Preservation Town and Transit Village.

= Steps for success:

0 Build consensus for the change, by making the public fully aware of the problems being
addressed and progress along the way. Collingswood used its newsletter, public
meetings at local schools, site and model tours.

o0 Share the vision of where you're going, give your residents an opportunity to be
involved, use the press to report on your successes.
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Innovative Financing Strategies
Josh Nyikita, Public Financial Management (PFM)

= The purchasing transaction for the Parkview apartments took three years.

= The mortgagor, GE Capital, agreed to stay as financier of the project.

= County Improvement Authority Bonds helped finance the Borough’s purchase, and were
covered by revenues from the success of the project.

= The public-private partnership made this deal unique

= The financial review upfront was key to success, and required extensive background and digging
into details.

Key Role for the County Improvement Authority
Louis Cappelli Jr., Freeholder Director, Camden County; Liaison, County Improvement Authority

= Bonding via a County Improvement Authority is an option not utilized enough, especially in NJ,
where there is much opportunity for redevelopment.

= This deal would not have happened without county, because no private bank would do it.

= County Improvement Authorities provide many options and financing not available elsewhere.

= Surrounding residential values have risen from $125-$150K to $400-$600K as a result of the
project’s success.

= Creativity in financing was the key to this deal.

Success and Sale
Andrew Schwartz, Founder and Chief Executive Officer, Audubon Communities Management LLC

= This project was an attractive purchase in large part because the borough cares about the
outcome.
= Audubon is multi-family urban developer that owns and manages properties, some for the long-
term, some for rehabilitation and sale.
0 Look to buy properties that play to strengths favored by our company, particularly
properties in older, inner-ring suburban communities that were almost fully
developed by the 1960s, but which saw significant decline 1960-80.
0 Places such as these contain underutilized assets.
= Audubon favors properties in close proximity to major employment centers and transit
terminals.
= Collingswood meets these criteria, and others.
0 Preferable to have a downtown with 100 percent-occupied retail, middle- to lower-
class appeal, neat and clean that serves people well.
0 Places with vacancies, poor signage, vandalism suggest that no one is watching the
store.
= Public safety is paramount. Cops on the beat are key.
= Not every school district can be blue ribbon.
o Favor investment where the districts compare favorably to neighboring districts in
drawing tenants, and reflect the quality and economic prosperity of their region.
= The condition of housing stock, level of occupancy and board-ups says a lot about the town and
its level of service for investment.
= Also important is a city hall that is helpful and looking out for its residents.
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