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As you know, this office represents Somerset Development, LLC (“Somerset”) the
contract purchaser of the above-1eferenced Property from Alcatel-Lucent USA Inc  On behalf of

our client, please accept this letter and enclosed submission as a request for the Holmdel

Township Governing Body (“Governing Body™) to formally consider a rezoning o1 adoption of a
redevelopment plan for the Property to permit the mixed use development as outlined in this

proposal

This letter and the enclosed materials (the “Modified Proposal™) sets forth the
modifications to the previous proposal presented by Somerset to the Holmdel community at
Somerset sponsored community gatherings and as submitted to and discussed with the

Governing Body established “Lucent Development Committee” (the “Committee™) at the
meeting between Somerset and the Committee on May 21, 2009. The Modified Proposal
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includes the aspects of the prior proposal that were deemed acceptable or in which the Governing
Body did not have any major objections with as confirmed in Mr. Davison’s letter of June 10,
2009. Somerset genuinely hopes that the Modified Proposal will provide a revised framework
within which discussions with the Township on the eventual redevelopment of the Property can
begin in earnest.

THE PROPOSED MIXED USE REDEVELOPMENT

Consistent with the redevelopment and mixed uses previously proposed for the Property
and its existing building and infiastructure that the New Jersey Smart Growth Alliance
recognized as a Smart Growth Development in their award letter of April 30, 2009, the Modified
Proposal maintains all of the smart growth development characteristics previously noted.
Namely, the adaptive reuse of the world renowned Eero Saarinen’s building, use of existing road
system and other existing infrastructure and the preservation of the existing environment and
significant open space. As noted in more detail below, within the existing building, the Modified
Proposal provides for business, corporate, medical and professional offices, retail, hotel
conference center, educational, health care related, assisted living, wellness, medical uses and
residential uses. The Modified Proposal also provides for a significant reduction in the proposed
number of age-restricted units outside the building along the existing Ring Road and includes the
conservation of the balance of the Property.

THE MODIFIED PROPOSAL/FIVE CORE DEVELOPMENT PRINCIPALS

The Modified Proposal maintains the Five Core Development Principals which have
governed Sometset’s plan to redevelop the Property:

e Enhance ratables and economic activity
e Mitigate impacts upon the surrounding community
¢ Preserve Eero Saarinen’s Bell Labs Building
e (Create a vibrant public place
s Provide for environmental and open space preservation
Somerset understands that the Township will require that any development of the
Property result in significant economic, social and standard of living improvements, while at the

same time, reducing impacts that necessarily occur with any development such as traffic, noise
and municipal services. Somerset believes that the Modified Proposal accomplishes both of
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these goals and is prepared to demonstrate and establish to the Community and the Governing
Body that its proposal will result in a significant net positive to the community .

In support of Somerset’s proposal, enclosed please find ten (10) sets of the Modified
Proposal submission package which includes the following:

1. Revised plans and layout for the existing building redevelopment and
proposed active adult residential development proposed around the existing ring road.
Consistent with Somerset’s prior proposal and the guidance provided in Mr. Davison’s June
letter, the new plan proposes for the existing building approximately 600,000 sq. ft of office
space, 50,000 sq ft of supporting retail and food services uses, 125 room hotel conference
center, 100 high-end residential units and approximately 300,000 sq. ft. of flexible space to
accommodate uses such as educational, assisted living, and health care/medical, wellness and
spa/fitness facilities. The Modified Proposal also includes 398 active adult residential units
outside the building along the existing ring road which Somerset hopes the Governing Body
recognizes as a significant reduction from the 600 units previously proposed;

2 Fiscal impact statement prepared by Graviano Planning Group;

3. Preliminary traffic assessment prepared by CMX Engineering; and

4. Sample proposed ordinance for a redevelopment plan permitting the
proposed mixed uses.

Somerset is cognizant of the Governing Body’s curtent desire not to have development
outside the exiting building as noted in Mr. Davison’s June letter. The Modified Proposal does
not ignore the Governing Body’s position but represents a good faith attempt to significantly
reduce the proposed density from the previous proposal and at the same time maintain the
project’s economic and planning long term viability. Importantly, Somerset does not present the
Modified Proposal as a final take it or leave it proposal, but 1ather, it is presented in good faith,
after significant analysis and effort, as a plan that Somerset firmly believes is a win/win for the
T'ownship, its residents and the development. The Modified Plan is submitted as part of
Somerset’s request to start discussions in earnest. Further, if the Governing Body were, after
carefully and openly considering the Modified Plan, to deem the density of the development
outside the building unacceptable, Somerset remains flexible and is prepared to discuss the
vatious alternatives that may be available that would permit the further reduction of the active
adult residential density proposed for outside the building.
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SOMERSET AS MASTER REDEVELOPER

Somerset has significant experience in redeveloping former manufacturing and office
sites which positions Somerset as an uniquely qualified “master redeveloper” for this challenging
opportunity. Although as master tedeveloper Somerset has developed, owned and operated
portions of a mixed use redevelopment, the true role and challenge of Somersct as a master
redeveloper for this Property is to design a plan and development that will attract top company’s
and usets ensuring the redevelopments long term success.

To ensure the success of the Project, Somerset is currently in strategic development/joint
venture discussions with:

e One of the top corporate office developer’s in the world to bring the best possible
office users to the Building

¢ Major colleges/universities to bring a top educational use to the Building

o Two of the largest and most successful active adult residential developer’s in the
Country to bring a premier active adult community to the Property

o A highly regarded residential and apartment developers to develop first class
residential units inside the Building

e One of the most well known Assisted Living Companies to bring a world class
assisted living use to the Building

e Two top medical institutions and health and wellness companies to bring a
premier medical and/or wellness facility to the Building

e Several top hotel/conference center companies to bring a wozld class name and
hotel/conference center to the Building

REDEVELOPMENT CHALLENGES

As a result of many existing features on the Property, the desire to preserve the existing
building and the goal of maintaining the balance of the Property outside the ring road as open
space, developing the Property with the Five Core Development Principals presents any
developer of this Property with many challenges. The first challenge is to bring the neatly 50
year old existing building up to today’s market requirements. Based upon analysis performed by
Sometset’s construction engineers, it is estimated that the cost of renovating and fitting up the
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building will likely exceed $100,000,000.00. This amount does not include the cost of acquiting
the Property, professional fees and expenses, carying costs nor other significant and necessary
costs and expenses that would be incurred on a development such as this In addition, the vast
majority of the costs are “up-fiont” costs requiring a phenomenal investment to proceed.
Accordingly, the challenge is to develop the Property, tespecting the desires of the Community
to maintain the building and significant open space, in a manner that presents a feasible
economic scenario to both the developer and the community.

As noted, the proposed build out and occupancy of the Property will take place over a ten
(10) year period. Given this reality, to make the redevelopment feasible, the Project needs to be
designed in a manner that permits value to be detived from its development in ways other than
just the occupancy of the building. Somerset proposes this value be created by permitting
development outside the building as an active adult community. The active adult community
will also provide a positive economic impact to the Township while at the same time using the
minimum of Township resources as virtually no school children will result. By all accounts, the
Property is considered at the highest of Class A propexties suitable for a vibrant, successful, high
end active adult development that will be a great asset to the Community.

In addition, the project requires that all available funding sources be pursued including
most importantly those that are or may be available pursuant to the various State programs
including bonds available under the Redevelopment Area Bond Financing Law and the
Economic Redevelopment and Growth Grant program recently enacted pursuant to the New
Jersey Economic Recovery Act 0f 2009. To qualify for these progiams, the Township needs to
consider designating the Propetty as a redevelopment as permitted under the Local
Redevelopment and Housing Law. The designation also permits the Township to consider a
PILOT under the Long Term Tax Exemption laws that will enable the Township to keep more of
the tax revenues generated by the Property and at the same time permit funds to be available to
finance Bonds that could be used to fund the cost of the Project thereby permitting the reduction
in the outside residential density Obviously, all of the various issues are complicated and
comprehensive discussions and open lines of communication between Somerset and the
Township are needed to work through the various issues. Somerset has invested a significant
amount of resources pursuing this Project and hopes the Township will invest the time and show
the leadership that this valuable Property and the Community deserve.

As state above, Somerset hopes that the Governing Body recognize the significant
reduction in the number of residential age-restricted units proposed for outside the building
Somerset is prepared to continue discussions with the Township to further reduce the number of
units outside the building which will in a large part be dependent upon the Township’s
willingness to take advantage of the various funding programs a couple of which are mentioned




GIORDANO, HALLERAN & CIESLA
A PROFESSIONAL CORPORATION
ATTORNEYS AT LAW

Duane O Davison, Esq.
Joseph M. Annecharico
August 3, 2009

Page 6

above. However, as provided in the New Jersey Economic Stimulus Act of 2009, it is critical
that the proposed development of the Property be actively discussed at this time as there are
certain sunset provisions in the Act that are set to expire if action is not taken now. Moreover,
the cost of maintaining the Property and structures exceeds several million dollars annually and
Lucent has confirmed with Somerset that the building may have to be demolished if progress is
not made at this time. Needless to say, the cost, negative impacts and loss of opportunity that the
community would experience if the building is demolished is significant. Somerset is excited to
bring this development to reality and stands 1eady, willing and able to enter into carnest
discussions with the Governing Body to bring the best development to the Property for all
involved.

THE REDEVELOPMENT DISCUSSIONS

Somerset is in the process of scheduling a seties of community open house-type of events
at the Lucent Property to present the Modified Proposal to the community and to continue its
dialogue with the community to shape its plans. Somerset is anxious to also immediately begin
the dialog with the Governing Body and its Committee with the goal being to come up with a
viable final plan that the majority of the Governing Body and community will endorse. To that
end, Somerset is flexible to any phasing desires that the Township may request to insure that the
Project is developed at a pace and in accordance with any approved overall plan. Somerset is
also prepared to deed restrict the Property to insure for generations to come that the use of the
Property will be limited and as approved by the Governing Body

Somerset understands that the Governing Body may first wish to have the Modified
Proposal reviewed by the Committee and Somerset would be pleased to first proceed before the
Committee to discuss the Modified Proposal and gain input from the Township through the
Committee  On behalf of Somerset, we look forward to meeting with the Governing Body and
its Committee to continue discussions with a goal towards obtaining the necessary zoning and
designations to permit the successful redevelopment of the Property. I will be calling you in the
next couple of days to 1eview the available dates the Governing Body and/or the Committee has

available to meet.

We look forward to working with the Governing Body and its professional to make this
redevelopment possible.

Very truly yours,

3bdl
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MAB/1Ib
Enclosure
cC: Ralph Zucket, Somerset Development, LL.C
(w/enclosure, via email and regular mail)
Tom Michnewicz, Someiset Development, LLC
(w/enclosure, via email and regular mail)
Lewis Lefkowitz, Esq., Lucent Technologies, Inc
(w/enclosure, via email and regular mail)
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Introduction

PROJECT LOCATION AND DESCRIPTION

It is proposed to redevelop the Bell Labs property to provide a mixed use development
congisting of office/retail/hotel and residential development {The Project), located at the
existing Bell Labs site in the Township of Holmdel, Monmouth County, New Jersey. The subject
property is designated as Block 11, Lots 38, 38.02, 73.01, 73 02, 73.03, and 73 .04 on the
Township of Holmdel Tax Map.

Currently, the site contains 2,000,000 SF of office space with access along Middletown Road,
Crawfords Corner Road, and Roberts Road. The proposed developmentis to consist of 398 age-
restricted residential units, 50,000s.f. of commercial retaii s pace, between 600,000sf to
900,000 s f. of office space, up to 100 non-age restricted residential units and a hotel.. Access
to the site will be provided via the existing site driveways along Roberts Road, Middletown Road

and Crawfords Corner Everett Road




Existing Conditions
SITE DESCRIPTION

The subject property is located on the existing Bell Labs site in the Township of Holmdel,
Monmouth County, New Jersey. The subject property is designated as Block 11, Lots 38,38 02,
7301, 73.02, 73.03, and 73.04 on the Township of Holmde! Fax Map. The site currently
contains a total of 2,000,000 SF of office space. There is currently one access point along
Roberts Road, two access points along Crawfords Corner Road, and one access point along

Middietown Road.

DESCRIPTION OF ADJACENT ROADWAYS

The foliowing is a description of roadways within the study area.

Roberts Road

Roberts Road provides one travel lane in each direction and has a general north/south
alignment along the site frontage. There is a curve in the horizontal alignment at its intersection
with the existing Bell Labs driveway. The vertical alignment is slightly hilly. The posted speed
fimit is 40 mph. The roadway is 30 feet wide with shoulders. Land uses along Roberts Road

consist of residential and farming.

Crawfords Corner Everett Road

Crawfords Corner Everett Road provides one travel lane in each direction and has a general
east/west alignment along the site frontage. To the east of the site, the roadway bends to the
south and has a general north/south alignment. Along the site frontage, there are several
curves in the horizontal alignment and the vertical alignment is hilly. The posted speed limitis

40 mph east of Roberts Road and 45 mph west of Roberts Road., Along the site frontage, the

3




roadway is 26 feet wide with shoulders and curbing. Land uses along Crawfords Corner Everett
Road consist of residential and farming. Crawford Road currently accommodates approximately
694 vehicles (two-way) during the morning peak hour, approximately 815 vehicles during the
PM peak hour, 800 to 1,000 vehicles dunng the Saturday peak periods and 550 to 700

vehicles during the Sunday peak periods.

Middietown Road

Middletown Road provides one travel lane in each direction south of Ametican Way and one
lane southbound and two lanes northbound north of American Way. To the south of the site,
there are two sharp bends in the horizontal alignment. Along the site frontage, there are several
curves in the horizontal alignment and the vertical alignment is hilly. The posted speed limit is
35 mph south of American Way and 40 mph north of Ameérican Way. Along the site frontage,
the roadway is 35 feet wide with curbing. Land uses along Middletown Road consist primarily of
residential. Middietown Road currently accommodates approximately 575 vehicles (two-way)
during the morning peak hour, 550 vehicles during the PM peak hour, 350 vehicles during the

Saturday mid-day peak hour and 500 vehicles on a Sunday mid-day peak hour.

Red Hill Road

Red Hill Road provides two travel lanes in each direction north of Crawfords Corner Road.
Interchange 114 of the Parkway intersects with Red Hill Road. Traffic signals are provided at
each of the parkway ramp termini with Red hill Road. Red hill Road currently accommodates
approximately 1,308 (two-way) vehicles during the morning peak hour, 1,354 vehicles during
the PM peak hour, 1,300 vehicles during the Saturday peak period and 1,073 vehicles during

the Sunday peak period.




Traffic Projections
TRAFFIC GENERATION

in order to evaluate the impact that The Project will have on the adjacent street system as
compared to the previous use of the site, it is necessary to estimate the magnitude of traffic
volume to be generated during the peak hour periods and to estimate the directional

distribution of that traffic when entering and leaving the subiect property.

Trip generation estimates for the proposed development were made utilizing trip generation
research data as published, Detached in the Institute of Transportation Engineers’ (ITE)
publication, Trip Generation, Eighth Edition. This publication sets forth trip generation rates

based on traffic counts conducted at research sites throughout the country.

The following table compares the trip generation for the existing 2,000,000 SF of office located

on the former Bell Labs site with the current mixed use development scenarios.

TRIP GENERATION COMPARISON - 600,000 SF Office

oo AN PEAK PN PEAK SAT PEAK

In Qut | Total In Out | Total In Qut | Total
600,000 SF Office 692 | 94 | 786 | 198 | 623 | 751 | 8 | 73 | 158
125 Room Hotel 43 | 27 1 70 | 38 | 35 | 74 1 50 1 40 | 20
700 Condominiums 9 43 | 52 | 40 | 20 | 60 | 38 | 33 | 72
50,000 SF Retail 62 | 40 | 102 | 196 | 204 | 400 | 284 | 262 | 548
398 Age-Restricted Units | 22 | 40 | 62 1 47 | 32 |79 | 60 | 8 | Tis
Total Proposed 828 | 244 | 1072 | 450 | 914 | 1364 | 518 | 467 | 985
g’f‘f'fégg (2,000 KSF 1814 | 247 | 2081 | 304 | 1925 | 2319 | 226 | 193 | 419
Difference -086 -3 -985 56 ~-1011 -955 202 274 566




TRIP GENERATION COMPARISON - 800,000 SF Office

Use AM PEAK _ PM PEAK SAT PEAK

In Qut Total in Qut Total In Qut | Total
900,000 SF Office 957 131 | 1088 1 185 | 902 | 1087 | 118 | 101 219
125 Room Hotel 43 27 70 39 35 74 50 | 40 50
100 Condominiums ] 43 52 40 20 60 39 33 72
50,000 SF Retail 62 40 102 196 | 204 § 400 | 284 | 262 | 546
398 Age-Restricted Units 22 40 62 47 32 79 60 59 118
Total Proposed 1083 | 281 | 1374 | 507 | 1193 | 1700 | 551 | 495 & 1046
g’;ggg (2,000 KSF 1814 | 247 | 2061 | 304 | 1925 | 2319 | 226 | 193 | 419
Difference. 721 34 687 | 113 | -732 | 619 | 325 | 302 | 627

A review of the table above indicates that the proposed build program will generate
approximately 687 to 989 fewer trips during the weekday morning peak hour, approximately
619 to 955 fewer trips during the weekday evening peak hour, and approximately 56610 627
more trips during the Saturday fnidday peak hour than the existing 2,000,000 SF of office
space. Note that no trip generation credit for the interaction between the proposed uses was
taken. Accordingly, the actual comparative increase in traffic can be as much as ten to fifteen

percent less than as discussed above.

TRIP DISTRIBUTION

Once the magnitude of traffic to be generated by the site is known, it is necessary to assign
that traffic to the adjacent street system. The distribution of site fraffic is based on an
evaluation of census data for Holmdel Township as well as a review of existing traffic
patterns. Table IV summarizes the anticipated traffic distribution to the adjacent roadway
system for the commercial and residential components of the site




TABLE IV
TRIP DISTRIBUTION

_.TO/FROM--

Garden State Parkway - North 10% 35%
Garden State Parkway - South 25% 10%
Route 34 - North 5% 5%
Holmdel Road - North 15% 10%
Holmdel Road - South 5% 5%
CR 520 - East 10% 10%
CR 520 - West 10% 5%
Dwight Road - East 5% 5%
South Laurel Avenue - North 10% 10%
Everett Road Area 5% 5%

TOTAL ' 100% 100%

Findings & Conclusions
FINDINGS

Based upon the detailed analyses as documented herein, the following findings are noted:

= The existing 2,000,000 SF office space and surrounding property is being redeveloped into
mixed use redevetopment projects providing age restricted housing, market rate housing,

retail, office and hotel/conference uses.

« The proposed development will generate between 687 to 989 less trips during the morning
peak hour and 619 to 955 less trips during the evening peak hours compared to the

existing Bell labs use on the site.




+ Access tothe site is proposed to be provided the existing driveways along Middletown Road,
Roberts Road and Crawfords Corner Road.

« The redeveiopment of the Bell Labs property to provide a reduction in office space,
residential and retail/commercial uses will not significantly change the pre-existing traffic
demands generated by this devefopment site. In general, a modest reduction in traffic
demands on the adjacent roadways will be experienced as compared to continued utilization

and occupangy of the current 2,000,000 SF of office space on the site

CONCLUSIONS

The proposed adaptive re-use and development of the property provides for a mixed use
environment that allows for a portion of the future residents, existing neighboring residents and
workers on the site to live, work and play within walking distance of their homes and places of
employment. Further, including age restricted housing within the project provides a naturally low
traffic generation use that will be further tempered by the provision of services and other uses
that will reduce the need to travel to other destinations. Overall, the mixed us approach provides
for a reduced demand on the adjacent roadway network, and the project program as proposed
will contribute less traffic during the critical peak hours to the adjacent road system as
compared to the previous use of the property 2,000,000 s f. of office space which accomodated
over 8500 employees. The existing access system further enhances the redevelopment of the
property as proposed due to its ability to distribute and receive traffic from different directions

and roads, minimizing the impact on any one road system in the township.




TOWNSHIP OF HOLMDEL
MONMOUTH COUNTY, NEW JERSEY
ORDINANCE NO. - 2010

AN ORDINANCE ADOPTING
A "REDEVELOPMENT PLAN" FOR THE "REDEVELOPMENT AREA"
INCLUDING LANDS FORMERLY OCCUPIED BY
ALCATEL-LUCENT, 101 CRAWFORDS CORNER ROAD,
IN ACCORDANCE WITH N.J.S.A. 40A:12

WHEREAS, on s 2010, the HolmdeFTow ip Committee adopted

Resolution No. which aunthorized the Holmdel Towr;g}hip Plann oard to undertake

apreliminary investigation to determine whether or not certain land, including%i‘ opmerly

occupied by Alcatel-Lucent should be designated as a "Redevelopment Area" in atcordance with

N.JS A 40A:12A-1, et seq.

g

“%%13/ end of Holmdel [ownship,

, _,2010anda

preliminary investigation report prepared by that concluded that the site

should be designated as part of the "Redevelopment Area" for the reasons noted in the report.

THE “ALCATEL-LUCENT” REDEVELOPMENT PLAN
July 26, 2009 ~ Page 1




THEREFORE, BE IT ORDAINED BY THE TOWNSHIP COMMITEE OF THE
TOWNSHIP OF HOLMDEL, in the County of Monmouth and the State of New Jersey, that a

"Redevelopment Plan" be adopted as follows in accordance with N .S A 40A:12A-7, and that,

as part of the "Redevelopment Plan", the currently applicable zoning district provisions of the

Township of Holmdel shall be superseded and the "Land Development Ordinance” shall be

amended and supplemented.

SECTION 1. OBJECTIVES OF THE "REDEVE

In accordance with N.J.S A 40A:12A-7 a.(1), the Redeveloptaet Plan 1s intended to implement
the local objectives of the Township regarding appropriate land‘ngv@%densﬁy of population, and
improved traffic transportation, public utilities, recreational and comumty facilities and other
public improvements. As discussed below, there are four (4) paztlc:ﬁlar development objectives
of Holmdel Township whi Mloposed to be accomplished with the Redevelopment Plan:

L.

employment, resident@: and recreational components. Furthermore, the
Redevelopment Plan seeks to maintain the integrity of the existing
building designed by world renowned architect Eero Saarinen.

C. Design strategies are to target both social and environmental objectives,
with particular emphasis placed on creating a mixed-use commumty by
creating a destination for work, shopping, entertainment and living.

d. The design strategies are graphically and textually indicated in a Master
Plan for which has been prepared for Somerset Development, LLC by
and which 1s hereby made part of this
redevelopment plan by reference to be used as a benchmark in the
evaluation of any submitted site plan for approval. .
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e The principle organizing element of the concept plan is the adaptive reuse
of the existing 1.9 million sq. ft. building for office, retail and restdential
uses.

f Also in accordance with the recommendations of the Holindel Township
Master Plan, the proposed redevelopment plan will include a network of
sidewalks, neighborhood parks and squares as linkages between
commercial and residential areas in order to encourage pidestrian and
bicycle transportation. ;

2. Provision Of Intesrated Open Spaces

creation of an open space network.

b. As illustrated on "Open Space Concept Plan” , which was prepared by
“#ad which appears on the following page of this

Iedevelopment plan, the pl‘%@?@ﬁ@ en spaces vary in scale and uses in

C. i
haxdscape plazas, but also mclu a variety @f open landscaped areas
distributed throughout the develoﬁi{;;ent

d Additionally, tree lined, pedestrian f‘” ”‘%ndly streets directly connect the

aﬂ%us open spaces together; thex eby creating an interconnected network

intended tékgt the Redevelopment Plan satisfactorily address and

T“ with jﬁ applicable existing utility Master Plans and ordinances of
Hol @% g:"”"‘v'iinshlp The specific nature and extent of the obligations of
the redevelopers to comply with same shall be determined in the context
ofa Iedﬁy eveloper's agreement with Holmdel Township, in which the

redeveloper will commit to carry out the plan.

SECTION 2. PROVISIONS FOR AFFORDABLE HOUSING
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IN ACCORDANCE WITH THE "FAIR HOUSING ACT":

In accordance with N 1.S.A. 40A:12A-7 b, the Redevelopment Plan for the former Alcatel-
Lucent property includes provisions for affordable housing in accordance with the "Fair Housing
Act", PL 1985, ¢ 222 (C.52:27D-301 et seq ), as follows:

1. As previously noted, the Holmdel Township Planning Board adopted a "Housing
Plan Element And Fair Share Plan" (HPE&FSP) on .

SECTION 3. PROVISIONS FOR RELOCATED EXISTING

1. In response to the requirements of N.J.S A 40A:12Af“:§§.(3), s
currently designated "Redevelopment Arca” does not contain any Te
therefore, there will be no need to relocate any existing residents

m

SECTION 4. PROPERTY IN REDEVELOPMENT AREA TO BE ACQUIRE

1. In response to N J S A, 40A:12A%Fa (4), it is noted that the currently designated

OF
THE MASTER PLANS OF C(IETIGUOUS MUNICIPALITIES,

COUNTIES AND/OR STATE: Eyp

Con31stent w1th;_t:h@,,1:equlrements of N.J. S A. 40A 12A—7 a. (4) this Redevelopment Plan includes

a waxEownship, Monmouth County:
b Colts Née“ﬁ Township, Monmouth County:
C. Hazlet Township, Monmouth County:

d. Shrewsbury Township, Monmouth County:
e Red Bank Borough, Monmouth County:
f Middletown Township, Monmouth County:
g Aberdeen Township, Monmouth County:

2. MONMOUTH COUNTY:
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3. THE STATE DEVELOPMENT AND REDEVELOPMENT PLAN:

a The "New Jersey State Development And Redevelopment Plan” (SDRP),
which was adopted on March 1, 2001, has allocated the land within New
Jersey into "Planning Areas" and "Centers". There is no "Center"
indicated within Holmdel Township.

b As indicated on the "Policy Map of the New Jersey State Development
And Redevelopment Plan", which replaced the prior "Resource Plarming
And Management Map”, the New Jersey State Planning Commission has
included most of Holmdel Township's land area, including the Lucent-
Alcatel site, within "Planning Area 5", thg&ﬁ%nonmemally Sensitive

Planning Area". .
ﬁ‘%ﬁ

c. The Redevelopment Plan is consisf”%%
"Planning Area 5", which are identifie

protect environmental resources through the protection of
large contiguous areas of land; °
accommodate growth in Centers; -
protect the character of existing stable co unities;

programmed sewers and public water services to

A Purposes

The purposes of the Redevelopment Plan are as follows:

1.

To revitalize the currently existing, vacant and/or obsolete
commercial office/laboratory facilities that substantially impair the
sound growth, planning and functioning of the subject area of
Holmdel Township

To remediate any and all environmental problems associated with
the "Brownfield" site to restore its environmental integrty.

To establish an economically viable mixed-use development
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featuring a variety of residential, recreational, office, retail
commercial and other nonresidential uses that will serve the
community as a destination location that will not only beautify the
community, but will be conducive to a wholesome living and
working environment.

4. To diversify the housing stock within Holmdel Township.

pedestrian experience.

9 To encourage etficient land use by facili?%ting adap
an existing building.

10 To encourage an economically positive development, whlcﬁmﬂl
support increased employment opportunities, provide upscaife
residential dwellings tax ratables and economic growth.

%
1. 100 residential dwelling un%@ll be permitted within the existing
1.9 million square feet buildigg.

, age-restricted dwelling units shall be permitted to be
: ucted outs1de of the ex1st1ng buﬂdmg Such units may consist

&
2. ‘Offices

3 Banks
4. Pharmacies
5. Restaurants
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6. Theaters

7. Hotels

8. Health clubs, gyms and spas

9. Libraries, museums and art galleries
10.  Child care centers

11 Mutlti-Family dwelling units

12.  Assisted Living and/or medical facilitics;

13, Conference facilities =

Principal Permitted Uses in Buildings constructed atter 2010 %f‘g
&

1. Multi-family, age-restricted, dwellings

2 Single-family attac %house), age-restricted dwellings

Accessory Uses Permitted

1. Common recreational f'aciﬁf%i%es, recreation centers and/or
clubhouses as specifically dﬁ@;@ed by the Planning Board within
specified open space areas in;f{%?der to satisty the needs of the
residential population within the subject portion of the
development

2. Landscaping features including benches, trellises, gazebos and
other such features customarily associated with the permitted
principal uses, as the case may be.

3 Underground sprinkler systems within specified open space areas,
provided that the water spray does not extend beyond the open
space area.

4 Fences and walls

5. Patios and decks

6. Off-street parking and private garages

7. Signs
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Maximum Building Height

1. No building constructed after the adoption of this ordinance
shall exceed four (4) stories and forty-five feet (457 in
height

2. Penthouses or roof structures for the housing of stairways,

ventilating fans, air conditioning equipment and similar equipment
required for the operation of the building, skylights, spires,
cupolas, chimneys or similar structures may be erected above the
height requirements, but in no case shall be more than ten feet (10"
in added height.

Building Separation Requiremeq,ﬁ_h

‘ sai 'x;t@@:s no more than eight (8) weeks during
any tweh??%ﬂ?g) month time period.

%&

2. The wording 0"%&& requned deed restriction shall be submitted by
the applicant tofthe Planning Board for review as part of the
application for “final subdivision approval, and the wording shall be
reviewed, modified as necessary, and finally approved by the
Township Commitee and incorporated within a developer’s
agreement between the developer and the Township Commitee as
a condition of any final approval granted by the Planning Board for
the age-restricted dwelling units.

3 The wording of the required deed restriction as finally approved by the
Township Commitee shall be recited i the Master Deed and the open
space organization by-laws, which also shall be reviewed and approved by
the Township Commitee as a condition of any final approval granted by
the Planning Boatd for the age-restricted dwelling units.
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1 Off-Street Parking, Private Garages & Driveways

Notwithstanding any other ordinance provisions to the contrary, each individual

use shall be provided off-street parking spaces according to the following
mimmum provisions:

1. Townhouse & Apartment Residential Units:

a. Ape-Restricted Townhouses shall pIOVld&Q 0 off-
street spaces for each unit

b Age-Restricted, multi-family dwelt
provide I 25 off-street spaces

c. Non age-restricted dwellings shall provide 15

street spaces for each 1-bedroom unit, and 1 8 = o
spaces for each 2-bedroom unit.

2 Commercial & Ot‘EﬁegNonI esidential Uses:

a. Retail uses SB‘&H p‘r@;@;

T

b. Office uses shall pv1de 3.25 parking spaces per
one thousand (10007%11&16 feet of gross floor area.

Hotel uses shall provide a mimimum of 1.0 space
per room.

1l other uses shall provide 3 0 parking spaces per

A shared parking arrangement may be approved by the
Planning Board where it can be shown to the Board's
satisfaction that the peak parking requirements of the
various uses occur at different times of the day or week.

b. Subject to 1eview and approval by the Planning
Board's traffic consultants, the sum of the adjusted
minimum number of parking spaces for each use for
each time period shall be utilized in order to adjust
the minimum number of spaces to be required.
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C. Again subject to review and approval by the
Planning Board's traffic consultants, the largest
number of the adjusted minimum parking spaces for
each time period shall be the minimum number of
shared parking spaces required

d. In any case, parking spaces reserved for specified
individual persons, positions, businesses:0&:
residences may not be used in the shargd parking
analyses and, therefore, may not b ey

hereinabove.
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SMART 5 GROWTH

Ilance

An Affiliate of New .Iersey Future

Member Grganizations

Alan M Voorhees Transportation Center

American Planning Association — New Jersey
Chapter

Center for Urban Pelicy Research
Clarke Caton Hintz

Congress for New Urbanism

Ecological L1C

ENVIRON Intemational Corporation
GEI Consultants, Inc

Greenbaum, Rowe, Smith & Davis L1P
Municipal Land Use Center

National Center for Neighborhood &
Brownfield Redevelopment

New Jersey Department of Community Affairs

New Jersey Department of Environnental
Protection

aw Jersey Department of Iransportation
New Jersey Economic Development Aunthority
New Jersey Future

New Jersey Housing and Morigage Finance
Agency

New Jersey Office of Smart Growth

New Jersey State Chamber of Commerce
Paulus, Sokolowski and Sartor, LLC
Parsans Brinckerhoff

PlanSmart N¥

Real Estate Solutions Group. ILC

Regional Plan Association

Resource Energy Systems

Roseland Property Company

Ratgers Center for Green Building

Sokol, Behot & Fiorenzo

Szaferman Lakind ILLP

Urban Land Institute ~ Northern New Jersey

April 30, 2009

Mr. Raphael Zucker, President
Somerset Development, LLC

911 East Country Line Road, Suite 203
Lakewood, New Jersey 08701

RE: Somerset Development, LLC - Bell Labs Redevelopment
Holmdel, Monmouth County
New Jersey Smart Growth Alliance
Project Recognition Program

Dear Mr. Zucker:

Tt is with great pleasure to inform you that the New Jersey Smart Growth
Alliance (NJSGA) has recognized Sometset Development’s proposed
redevelopment of the former Bell Laboratories corporate headquarters (the
“Project”) -as a smart growth development through NJSGA’s Project
Recognition Program. The application was reviewed by a jury of NISGA
members at its April 28, 2009 meeting.

The NISGA’s Project Recognition Program 1ecognizes projects that, at
their earliest stages in the planning process, embody smart growth
principles Project proponents seeking recognition file an application that
is reviewed by a jury of professionals with reference to a set of criteria that
are generally accepted in the planning community: The Project, which
involves the adaptive re-use of an iconic building and landscape, poses
special challenges but offers special opportunities. The Jury recognizes the
fact that the existing complex probably could not and wouid not be built in
today’s world. But the boldness of its design is worthy of preservation,
and the Project represents a unique response to that challenge.

The NJSGA finds that the Project satisfies NISGA’s seven base criteria of
smart growth: Location; Housing; Density and Design; Environmental;
Transportation, Mobility and Accessibility; Diversity of Uses; and
Community Assets and Participation.

The following is a summazry of the jury’s findings.

Location

The Project is located in the Township of Holmdel, Monmouth County
approximately one mile off the 4-way interchange of exit 114 of the
Garden State Parkway. Holmdel and the surroundmg area compnse one of
the most affluent areas of New Jersey.

80 Paik Plaza, T17 | Newark, New Jersey 07102
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It is located approximately 45 miles from New York C1ty and 60 miles from
Philadelphia. While the Project is located in a Environmentally Sensitive Planning Area
5 (PA-5), as identified by the State Development and Redevelopment Plan (State Plan),
the NISGA believes the unique character and former purpose of the site establishes the
facility’s own unique locational status. The size and importance of the structure and the
surrounding landscaping provide a strong rationale for overriding the normal approach to
land use within a PA-5 and endorsing renovation of the existing building and
development of critical supporting land use The property is served by water and sewer,
both with capacity adequate for the proposed development. Furthermore, the proposed
project is designed to serve as a vital gathering place and center of interest for the entire
Holmde! community, transforming what was initially a mammoth structure for an
isolated, internally focused institution into a lively, interesting, inviting and sustainable
pedestrian-friendly center.

Housing

The Project will offer 700+ residential units in four distinctly different unit types, in
various sizes, including high end residential units, rental flats, condos, and townhouses.
The Project also includes an affordable housing component, which will contiibute to the
Township of Holmdel’s fair share of affordable housing.

Density and Design

Development is concéntrated within a small arca of the site to create a sense of

neighborhood and to respond to the existing community’s preference not to populate the
site with large single family unit lots. The residential densities and sizes of the residential
units proposed for the project are significantly different from that of the township, which
is characterized by large homes on spacious lots. Additionally, the project includes
tucked or hidden shared parking to minimize the visual impact of parked cars and to
reduce the amount of impervious coverage.

Environmental

The Project will result in the remediation of a Brownfield site, thus improving a degraded
environmental resource. By concentrating the development to the existing disturbed
areas onsite, the proposed project is able to protect the acres of streams, wetlands, and
critical environmentally sensitive lands suwrrounding the existing building, parking lots,
and roadway systems.

Transportation, Mobility and Accessibility

The Tury recognized the fact that the Project involves the xedeve]opment of an existing
site which, though architecturally significant and icomic, is disconnected from its
surroundings. This is an inherited flaw. The Jury believes that the Project eventually
offers the possibilities of shared vehicles, shared parking, shuttles to the NJ Transit rail
stations in neighboring municipalities, and additional bus service. The mixed-use aspects
of the project reduce the parking requirements to the extent that much of the two vast
surface patking lots can be converted to residential uses. The impact of automobiles is
further reduced with the “hiding” of garages and parking areas through design and
landscaping. In addition, the public “Main Street” design of the atrium in the main




* building, the opening of the end sections of the building, and the network of pedestrian

walkways and public gathering areas all help to minimize automobile travel and
maximize the livability of the project.

Diversity of Uses

The proposed development creates a vibrant center of mixed use, with the existing
building renovated to accommodate a wide vatiety of commercial, educational, retail,
recreational and residential uses, and opened up on each end to integrate more fully with
a ring of townhouses on both sides of the main stiuctwre. The mix of uses create a
situation in which the building and surrounding land will be used 24 hows a day, 7 days a
week, 1ather than just for normal working hours. '

Community Assets and Participation

The Project proposes to save a building of international significance; one that also
constitutes a portion of the Township of Holmdel’s identity. It creates new residential
options within the township for community residents. The development will preserve
sensitive streams and wetlands arcas and open them up for the enjoyment of the
community. The Project will generate tax 1atables for both the township and the county,
and will create a sense of a town center for members of the community to come together.
The proposed project is the result of multiple meetings with township officials and two
large meetings inviting the entire community to discuss the concept plans and propose
suggestions for use of the propetty.

The NJSGA hopes that this Recognition helps foster the Project’s progress, as to
implement this Smart Growth project. Congratulations!

Very Truly Yours,

I oA e i

Neil Yoskin,|Es Lorissa Whitaker
President Vice President

WLX

Emily Goldman
Executive Coordinator



