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ORDINANCE O - 17 -2015

ORDINANCE APPROVING THE FINANCIAL AGREEMENT FOR LONG TERM TAX
EXEMPTION BY AND BETWEEN THE TOWN OF MORRISTOWN AND LEONA MORRIS
STREET URBAN RENEWAL ASSOCIATES, LLC

WHEREAS, the Town Council of the Town of Morristown in its capacity as the municipal governing body
(the “Town Council”) is responsible for implementing redevelopment plans and carrying out redevelopment
projects pursuant to the Local Redevelopment and Housing Law, N.J.S.A. 40A:12A-1 et seq. (the “Redevelopment

Law”); and

WHEREAS, in accordance with the provision of the Rede’vdopmeﬁt Lav;f, the Town Council
designated property located at 185 Morris Street and identified as Block 3701, Lot 11 on the Tax Map of the Town
of Morzistown (the “Property”) and abutting and/or adjacent property as an area in need of redevelopment; and

WHEREAS, the Town Council adopted a redevelopment plan: for the Propetty, as well as abutting and/or
adjacent property, in accordance with the provisions of the Redevelopment Law, entided “Morris Street
Redevelopment Plan,” dated October 5, 2012, prepared by Jonathan Rose Companies, LLC (the “Redevelopment

Plan™); and

WHEREAS, the Property is owned by Peter ]. Cipollini, a pn’ﬁcipal of Leona Developers, LLC (“Leona”);
and

WHEREAS, Leona and the Entity (as defined below) have agreed to acquire the Property, and develop and
use it for the purposes of implementing the Redevelopment Plan; and

WHEREAS, Leona submitted an application to the Planning Board for preliminary and final major site

lan, variances, design exception and waiver approval to develop and operate on the Property three (3) multi-family

residential buildings to include a total of thirty (30) dwelling units, and the renovation of an existing structure to be

used for multi-family residential housing to include a total of seven (7) dwelling units (four (4) of which shall be

affordable housing units) on a newly created lot, and to include construction of the on-site parking and related

improvements (the “Project”), which application ‘was approved by the Planning Board and memorialized on January
16, 2014, in Resolution R-13-13 (collectively, the “Planning Board Approval”); and

WHEREAS, the Town Council designated Leona Developers, LLC as the redeveloper of the Property and
entered into a Redevelopment Agreement with Leona, dated January 28, 2015, providing for the acquisidon of the
Property by Leona and the Entity (as defined below) and the development of same in accordance with the
Redevelopment Plan and the Planning Board Approval; and

WHEREAS, the Redeveloper created the entty, Leona Morris Street Urban Renewal Associates, LLC, a
limited-dividend, urban renewal entity {the “Entity”) under the New Jersey Long Term Tax Exzemption Law,
N.LS.A. 40A:20-1 et seq. {the "LTTE Law”) to undertake and own the Project and to seck a long term tax
exemption for the Project under the LTTE Law; and

WHEREAS, the Entity submitted to the Mayor of the Town (the "Mayor™) an application for tax
exemption, which is on file with the Town Clerk {the "Application"), requesting an exemption of the improvements
constituting the Project pursuant to the LTTE Law; and '

WHEREAS, the Mayor submitted the Application to the Town Council with his recommendation for
approval, a copy of which recommendation 1s on file with the Town Clerk; and



WHEREAS, with the Mayor’s recommendation for approval of the Application, the Town Cound
accepted and approved the Application in Resolution R-__-2015, finding that the Project represents an undertaking
permitted by the LTTE Law, and constitutes improvements made for the purposes of clearance, replanning
development or redevelopment of an area in need of redevelopnwnt within the Town, as authotized by th;

Redevelopment Law and the LTTE Law; and

WHEREAS, the Entity also separately submitted to the Mayor a form of financial agreement {the
"Financial Agreement”), establishing the rights, responsibilities and obhgations of the Enuty under 2 tax exemption

for the Project; and

WHEREAS, the Mayor submitted the Financial Agreement to the Town Council with his recommmdaﬂon
for approval, a copy of which recommendation is on file with the Town Cletk; and \

WHEREAS, the Governing Body has reviewed the information provided in the Financial Agreement and
has deemed it approptiate and acceptable.

NOW, THEREFORE, BE IT ORDAINED by the Mayor and Council of thé Town of Morristown in
the County of Morris, New Jersey, as follows:

Section 1. The Financial Agreement concerning Leona Morris Street Urban Renewal Associates,
LLC and the Long Term Tax Exemption of the Project as part of the Morris Street Redevelopment Plan atmrhedl
hereto as Exhibit A is hereby appmved and the Mayor is hereby authorized to execute such Financial Agreement,
subject to minor modification or revision, as deemed necessary and appropriate after consultation with counsel,

Section 2. The Clerk of the Town is hereby authorized and d;rectc:d upon execution of the Financial
Agreement by the Mayor, to attest to the signature of the Mayor and to affix the corporate seal of the Town upon

such document.
Section 3. The executed copy of the Financial Agreement shall be certified by and
) y and be filed with th
Office of the Town Clerk. Further, the Clerk of the Town shall file certified copies of this ordinance and th:

Financial Agreement with the Tax Assessor of the Town and the Director of the Division of Local Government
Services with the Department of Community Affairs, in accordance with Section 12 of the Long Tern Tax

Exemption Law.

Section 4. If any part(s) of this ordinance shall be deemed invalid, such part(s) shall b
the invalidity thereby shall not affect the remaining parts of this ordinance. peet) " sevesed and

Section 5. All ordinances and resolutions or parts thereof inconsistent with this Ordinance are
hereby rescinded.

Section 6. This ordinance shall take effect in accordance with applicable law,

I, Robin J. Kesselmeyer, Deputy Town Clerk of the Town of Morristown, do hereby
certify the above to be a true and exact copy of an Ordinance duly passed and adopted by
the Town Council of the Town of Morristown at a Regular Town Council Meeting held

on June 23, 2015

Dated: June 24, 2015 %\%MW
| Imeyer

Robin J. Kesde



TOWN OF MORRISTOWN
RESOLUTIONNG.R-91 -2015

RESOLUTION APPROVING THE APPLICATION FOR A LONG TERM TAX EXEMPTION
OF LEONA MORRIS STREET URBAN RENEWAL ASSOCIATES, LLC

WHEREAS, in accordance with the provision of the Redevelopment Law, the Town Council of the
Town of Motristown (the “T'own Council”) designated property located at 185 Morris Street and identified as
Block 3701, Lot 11 on the Tax Map of the Town of Morristown {the “Property”) and abutting and/or adjacent
property as an area in need of redevelopment; and

WHEREAS, the Council adopted a redevelopment plan for the Property, as well as abutting and/or
adjacent property, in accordance with the provisions of the Redevelopment Law, entitled “Morris Street
Redevelopment Plan,” dated October 5, 2012, prepared by Jonathan Rose Companies, LLC (the
“Redevelopment Plan™); and

WHEREAS, the Property is owned by Peter J. Cipollini, a principal of Leona Developers, LLC
(“Leona™); and '

WHEREAS, Leona and the Entity (as defined below) have agreed to acquire the Property, and
develop and use it for the purposes of implementing the Redevelopment Plan; and

WHEREAS, Leona submitted an application to the Planning Board for preliminary and final major
site plan, variances, design exception and waiver approval to develop and operate on the Propetty three (3)
multi-family residential buildings to include a total of thirty (30) dwelling units, and the tenovation of an existing
structure to be used for multi-family residential housing to include a total of seven (7) dwelling units (four (4)
of which shall be affordable housing units) on a newly created lot, and to include construction of the on-site
parking and related improvements (the “Project”), which application was approved by the Planning Board and
memortialized on January 16, 2014, in Resolution R-13-13 (collectively, the “Planning Board Approval”); and

WHEREAS, the Town Council designated Leona Developers, LLC as the redeveloper of the Property
and entered into a Redevelopment Agreement with Leona, dated January 28, 2015, providing for acquisition of
the Property by Leona and the Entity (as defined below) and the development of same in accordance with the
Redevelopment Plan and the Planning Board Approval; and

WHEREAS, the Redeveloper created the entity, Leona Mortis Street Urban Renewal Associates, LLC,
a limited-dividend, urban renewal entity (the “Entity”) under the New Jersey Long Term Tax Exemption Law,
N.LS.A. 40A:20-1 et seq. (the "LTTE Law”) to undertake and own the Project and to seek 2 long term tax
exemption for the Project under the LTTE Law; and

WHEREAS, the Entity submitted to the Mayor of the Town (the "Mayor") an application for tax
exemption, which is on file with the Town Clerk (the "Application"), requesting an exemption of the
‘improvements constituting the Project pussuant to the LTTE Law; and

WHEREAS, the Mayor submitted the Application to the Town Council with his recommendation
for approval, a copy of which recommendation is on file with the Town Clerk; and

WHEREAS, the Town Council has determined that the Project represents an undertaking permitted
by the LTTE Law, and constitutes improvements made for the purposes of clearance, replanning, development
or redevelopment of an area in need of tedevelopment within the Town, as authorized by the Redevelopment
Law and the LTTE Law; and



development or redevelopment of an area in need of redevelopment within the Town, as authorized by the
Redevelopment Law and the LTTE Law; and

WHEREAS, the Town Council has reviewed the information provided in the Application and has
deemed it appropriate and acceptable.

NOW, THEREFORE, BE IT RESOLVED, by the Mayor and Council of the Town of
Mottistown in the County of Morris, New Jersey, as follows:*

1. The Application for Tax Exemption of Leona Morris Street Urban Renewal Associates, LIL.C
is heteby approved.

2. A summary of this Resolution shall be published as required by law within ten (10) days of
its adoption.

3. The aforesaid recitals be and hereby are adopted and incorporated herein as if repeated in

full.

I, Kevin D, Harris, Town Clerk of the Town of Morristown, do hereby certify the above to
be a true and exact copy of a Resolution duly passed and adopted by the Town Council of

ggs Town of Morristown at the Regular Town Council meeting held on Tuesday, June 9
13, ’ ’

Dated: June 10, 2015

Town Clerk



THE TOWN

Timothy Dougherty, Mayor
200 South Street, PO. Box 914 Tel: (973) 292-6629
Morristown, NJ 07963-0914 Fax: (973) 267-2726

MORRISTOWN

June 9, 2015
Dear Members of the Town Council of the Town of Morristown:

This office is in receipt of the Financial Agreement proposed by Leona Morris Street Urban
Renewal Associates, [.LC pursuant to its approved application for a long term tax exemption
concerning the applicant’s proposed improvements along Morris Street consisting of three (3)
multi-family residential buildings and the renovation of an existing structure to be used for multi-
family residential housing to include a total of thirty (37) dwelling units (four (4) of which will be
affordable bousing units) within the Morris Street Redevelopment Area pursuant to the New Jersey
Long Term Tax Exemption Law and the Redevelopment Agreement between the Town and Leona
Developers, LLC, dated January 28,2015,

Together with the Town’s consultants, [ have reviewed the above-referenced Financial A greement
and find that the above-described improvements are beneficial improvements made for the
purposes of redevelopment of an area in need of redevelopment within the Town of Morristown.
[ therefore recommend that the Town Council introduce and adopt an ordinance approving the
Financial Agreement and the execution thereof.

A copy of the Financial Agreement is currently on file with the Town Clerk and is also attached
hereto for consideration by Town Council.

Respectfully,
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Timothy Dougherty
Mayor

Ce: Michael F. Roger, Business Administrator
Kevin D. Harris, Town Clerk
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THIS FINANCIAL AGREEMENT is made this day of 2019
(rereinafter this “Agreement” or “Financial Agreement™) between Leona Morris St¥éet Urban
Renewal Associates, LLC, a New Jersey limited Hability company having its prindipal office at
201 Mendham Road, Morristown, New Jersey 07960 (the “Entity™); and the Town of Morristown, a
public body corporate with offices located at 200 South Street, Morristown, New Jersey 07963 (the
“Town”; and together with the Entity, the “Parties” or “Party™).

WITNESSETH:

WHERFEAS, in accordance with the provision of the New Jersey Local Redevelopment and
Housing Law (the “LRHL™), NJ.S.A. 40:12A-1 et seq., the Town Council of the Town of
Morristown (the “Coungil”) designated the property commonly known as 185 Morris Street and
designated as Block 3701, Lot 11 on the official tax map of the Town of Morristown, Motris County,
New Jersey (the “Project Premises™) as an area in need of redevelopment; and

_ WHEREAS, the Council adopted the Morris Street Reéevek;pmem Plan for the Property, as
well as adjacent and/or nearby property, in accordance with the provisions of the LRHL (the
“Redevelopment Plan™); and ' '

WHERFEAS, Leona Developers, LLC applied to, and received from, the Town. of
Morristown Planning Board (“Board”) prefiminary and final site plan and minor subditvision
approval with related variances and deviations as set forth in Resolution of the Board R-13-13
attached hereto and made a part hereof as Exhibit A, which permits the construction and operation
on the Project Premises of three (3) stacked-townhouse/apartment buildings to be used for multi-
family residential housing to include a total of thirty (30) dwelling units, and the renovation of an
existing structure to be used for multi-family residential housing to include a total of seven (7)
dwelling units (four (4) of which shall be affordable housing units) on a newly created Jot, and to
include construction of the on-site parking and related improvements {the “Proiect™; and

WHEREAS, on the Town and Fcter J. Ciﬁdﬁini, who controis‘ﬁLvéona Developers, LLC, (the
“Redeveloper”) entered into 2 redevelopment agreement that was approved by the Governing Body
on October 9, 2014 pursuant to Resolution R-162-14 (the “Redevelopment Agreement™), :

WHEREAS, the Redevelopment Agreement sets forth the terms and conditions by which the
Redeveloper will redevelop the Property for the construction and operation of the Project; and

WHEREAS, the Redeveloper has formed the Entity, pursuant to the Exemption Law, (as
hereinafier defined) and the Redevelopment Agreement to own and develop the Project; and

. WHEREAS, the Entity applied to the Governing Body for a long term tax exemption
pursuant to the Exemption Law with respect to the Project pursuant to the application annexed hereto
as Exhibit B (the “Application™); and :

) ) 91-2015
. WHEREAS, by Resolution R-[ LJ dated [June 10 1, 2013, the Governing Body approved
the Entity’s Application; and thereafier by Ordinance O-17-2015 dated {June 24 ], 2015 (the
“Ordinance™), a copy of which is annexed hereto as Exhibit C, the Governing Body granted the long
term tax exemption requested by the Entity, subject to the terms and conditions of this Financial
Agreement, and

{40523524:6) 1



WHEREAS, pursuant to this Financial Agreement, the Town and the Entity desire to set
forth in detail their mutual rights and obligations with respect to the long term tax exemption
applicable to the Project; and

WHEREAS, the Governing Body has reviewed the Application and has made the following
findings:

A. Benefits of Proiect v. Costs.

i. The total real estate tax revenue for the Tax Year 2014 received by the Town from
the Project Premises was approximately $9,283.30.

il The development and construction of the Project, including infrastructure
improvements as set forth in the Redevelopment Agreement and Redevelopment Plan, will be
beneficial to the overall community; will achieve the goals and objectives of the Redevelopment
Plan; will help revitalize the Redevelopment Area; will improve the quality of life for the
community; will serve as a catalyst for further private investment in areas surrounding the
Redevelopment Area and will enhance the economic development of the Town.

Hi. It is anticipated that the Project will create a substantial number of full-time
equivalent construction jobs over the duration of the construction of the Project, as well as other
employment opportunities after the completion of same.

, iv. . Pursuant to this Financial Agreement, the Project is projected to generate revenue for
the Town well in excess of the revenue generated by the existing ad valorem taxes received in Tax
Year 2014. The Town’s authorized officers and employees have determined that the benefits to the
Town accruing as a result of the Project will substantially outweigh the costs to the Town resulting
from the long term tax exemption granted herein.

B. Importance of Long Term Tax Exemption.

The Governing Body’s approval of the long term tax exemption set forth herein is essential to
the success of this Project because:

1. The relative stability and predictability of the Annual Service Charge associated with
the Project will make it more attractive to financial institutions whose participation is necessary in
order to finance the Project. Without a long-term tax exemption for the Project, it will not be
financially viable. '

ii. The relative stability and predictability of the Annual Service Charge will allow the
Entity to provide a high level of maintenance for the Project and will have a positive impact on the
surrounding area and community.

NOW, THEREFORE, in consideration of the mutual covenants and agreements set forth
herein, and for other good and valuable consideration, the Parties to this Agreement mutually
covenant and agree as follows:

3]
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ARTICLE I — GENERAL PROVISIONS

Section 1.1 Governing Law

This Financial Agreement shall be governed by the provisions of the Long Term Tax
Exemption Law, N.J.S.A. 40A:20-1 et seq., as amended and supplemented (the “Exemption Law”),
the Redevelopment Law, the Ordinance, and all other Applicable Laws. It is expressly understood
and agreed that the Town relied upon the facts, data, and representations contained in the Application
in its granting of the Long Term Tax Exemption, and the Application is hereby incorporated into this
Financial Agreement by reference.

Section 1.2 General Definitions

Unless specifically provided otherwise or the context otherwise requires, when used in this
Agreement, the following terms and phrases shall have the following respective meanings:

1.

i

Iv.

vi.

Administrative Fee — The annual fee paid to the Town by the Entity, as set forth in
Section 4.4 of the Agreement.

Agreement or Financial Agreement — Shall have the meaning specified in the
preamble hereof.

Allowable Net Profit (also referred to as "ANP") — The amount arrived at by
multiplying the Allowable Profit Rate by the Total Project Cost pursuant to the
Exemption Law.

Allowable Profit Rate (also referred to as the "APR") — The greater of twelve
(12%) percent or the percentage per annum arrived at by adding one and one-quarter
(1.25%) percent to the annual interest percentage rate payable on the Entity's
permanent mortgage financing for the Project. If the initial permanent mortgage is
insured or guaranteed by a Governmental Agency, the mortgage insurance premium
or similar charge shall be considered as interest for this purpose. If there is no
permanent mortgage financing or if the financing is internal or undertaken by a
related party, the APR shall be the greater of twelve (12%) percent or the percentage
per annum arrived at by adding one and one-quarter (1.25%) percent to the prevailing
per annum interest rate on mortgage financing on comparable mixed-use projects
within Morris County.

Annual Gross Revenue (also referred to as the “AGR”) — Annual gross revenue
for the Project, as determined pursuant 1o the Exemption Law and the terms of this
Financial Agreement.

Annpual Service Charge (also referred to as the “ASC”) — The total annual amount
that the Entity has agreed to pay the Town for municipal services supplied to the
Project, which sum is in lieu of any taxes on the Improvements pursuant to the
Exemption Law. The Annual Service Charge shall be calculated pursuant to Article
IV hereof.

€



vil.

viil.

.

X1.

Xl

X1if.

X1iv.

XV,

NVi.

XVii.

XVIil.
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Annual Audited Statement — Shall mean a complete financial statement outlining
the financial status of the Project, which shall also include a computation of the Total
Project Cost, Net Profit, and Annual Gross Revenue, prepared annually by the
Entity’s certified public accountant. The contents of each Annual Audited Statement
shall be prepared in conformity with Generally Accepted Accounting Principles or in
accordance with cash basis accounting principles, and this Financial Agreement

Applicable Law — Shall mean any and all federal, state and local laws, rules,
regulations, rulings, court orders, statutes and ordinances applicable to the Project,
the Project Premises and the Long Term Tax Exemption. :

Application — Shall have the meaning specified in the preamble of this Financial
Agreement.

ASC Commencement Date — The date of issuance of a Certificate of Occupancy for
the Project.

Certificate of Occupancy — A temporary or permanent certificate of occupancy
issued by the appropriate Town official, pursuant to N.J.S.A. 52:27D-133,
authorizing the occupancy of a building or any portion thereof,

Certificate of Completion — A written certificate issued by the Town, pursuant to the
Redevelopment Agreement, acknowledging that the Redeveloper has performed all of
its duties and obligations pursuant to the Redevelopment Agreement with regard to
the Project, and the issuance of ‘which shall release the Project, and the Project
Premises, from the obligations, liabilities and covenants and restrictions contained in
the Redevelopment Agreement, the Redevelopment Plan and Applicable Law.

Days ~ Whenever the word “Days” is used to denote time, it shall mean calendar
days.

Debt_Service — The amount required to make annual payments of principal and
interest or the equivalent thereof on any construction maortgage, permanent mortgage
or other financing including returns on institutional equity financing and market rate
related party debt for the Project for the Exemption Term.

Default — A breach or failure of the Town or the Entity to perform any obligation
imposed by the terms of this Financial Agreement, or under the Exemption Law,
beyond any applicable grace or cure periods set forth in this Financial Agreement.

Effective Date — The Date of this Agreement.

Entity — Shall mean the entity specified in the preamble of this Financial .Agreeme'nt,
which shall be qualified as an urban renewal entity under the Exemption Law,
Unless the context provides otherwise, it shall also include any Transferee.

Excess Net Profits — The amount of Net Profits that exceeds the Allowable Net
Profits (ANP) for the applicable accounting period as determined in accordance with
the Exemption Law.




XIX.

XX.
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Exemption Law — Shall have the meaning specified in Section 1.1 of this Financial
Agreement.

Exemption Term — The period beginning on the ASC Commencement Date and
ending on the Termination Date.

Financial/Fiscal Plan — The statement attached and annexed hereto as Exhibit D,
which outlines the proposed sources of funding and capital contributions for the
Project.

Governing Body - Shall have the meaning specified in the preamble of this
Financial Agreement.

Improvements — Shall mean any building, structure or fixture permanently affixed to
the Project Premises to be constructed and exempt under this Agreemernt.

Land Taxes — Shall mean the amount of real estate taxes levied on the Project
Premises, exclusive of any Improvements related thereto.

Land Tax Pavments — Quarterly payments made on the due dates, including
approved grace periods, if any, for the Land Taxes as determined by Applicable Law.

Long Term Tax Exemption ~ The long term tax exemption granted in accordance
with the Exemption Law pursuant to this Financial Agreement.

Minimum Anpnual Service Charges — The amount of the land taxes levied against
the Project Premises in the last full tax year in which the Project Premises was subject
to taxation. -

Net Profit — “Net profit” defined by N.J.S.A., 40A:20-3(c) summarized as the Annual
Gross Revenue (AGR) less all operating and non-operating expenses and costs of the
Entity, all determined in accordance with Generally Accepted Accounting Principles
and the provisions of the Exemption Law; where such operating and non-operating
expenses and costs shall include but not be limited to the Debt Service and an annual
amount sufficient to amortize (utilizing straight line methodology), the Total Project
Cost over the life of the long term tax exemption granted herein but shall exclude
depreciation and obsolescence, income taxes, and salaries, bonuses and other
compensation paid to directors, officers and stockholders of the Entity as set forth in
the Exemption Law.

Ordinance ~ Shall have the meaning specified in the preamble of this Financial
Agreement.

Party or Parties — Shall have the meaning specified in the preamble of this Financial
Agreement.

Project ~ Shall have the meaning specified in the preamble of this Financial
Agreement.
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Project Premises — Shall have the meaning specified in the preamble of this

Financial Agreement.

Redeveloper ~ Shall have the meaning specified in the preamble of this Financial
Agreement.

Redevelopment Agreement — Shall have the meaning specified in the preamble of
this Financial Agreement.

Redevelopment Area — Shall have the meaning defined in the preamble of this
Financial Agreement.

Redevelopment Law — Shall have the meaning defined in the preamble of this
Financial Agreement.

Redevelopment Plan - Shall have the meaning defined in the preamble of this
Financial Agreement. ,

Rental Units — A unit of space within the Project designed to be used as a home or
residence and made available for rent to the public.

Reserve — Shall have the meaning defined in Section 6.2 of this Financial
Agreement.

Tenant — Any tenant of the Rental Units.

Termination Date — The earlier to occur of (i) the thirty-fifth (35") anniversary of
the Effective Date; (i) the thirtieth (30" anniversary date of the ASC
Commencement Date; or (iii) such other date as this Financial Agreement may
terminate pursuant to the terms hereof or pursuant to Applicable Law.

Total Project Cost (also referred to as “TPC”) - The total cost of developing the
Project in accordance with the Exemption Law.

Town - Shall have the meaning specified in the preamble of this Financial
Agreement.

Transfer — Shall have the meaning specified in Section 8.1 of this Financial
Agreement.

Transferee — Shall have the meaning specified in Section 8.1 of this Financial
Agreement.



ARTICLE Il - PROJECT AND PROJECT PREMISES
Section 2.1  Town’s Findings

Pursuant to the Exemption Law, the Town finds that the Long Term Tax Exemption granted
pursuant to this Financial Agreement will benefit the Town and the community by assuring the
success of the redevelopment of the Redevelopment Area, which has exhibited the statutorily
recognized redevelopment criteria for several years. The benefits of granting the Long Term Tax
Exemption will substantially outweigh the costs, if any, associated with the Long Term Tax
Exemption. The Long Term Tax Exemption is important to the Town, the Entity and the Tenants
because without the incentive of the Long Term Tax Exemption, it is unlikely that the Project or the
Project would be undertaken. The Long Term Tax Exemption is expected to attract future occupants
to the Project and it will help to offset the extraordinary costs of developing and constructing the
Project. The high costs associated with the development and construction of the Project and the real
estate taxes that would otherwise be levied upon the Project would operate as a disincentive to the
redevelopment of the Redevelopment Area, and would therefore frustrate the objectives and goals of
the Redevelopment Plan and would make the Project materially less competitive in the marketplace.

Section 2.2 Approval of Agreement
The Town hereby approves the Long Term Tax Exemption for the Project, which is to be

constructed and maintained on the Project Premises in accordance with the terms and conditions set
forth herein and the provisions of the Exemption Law.

Section 2.3 Approval of the Entity

The Town hereby approves of the Entity based on the Entity’s representation that its
Certificate of Formation, attached to the Application as Exhibit J thereof, contains all the requisite
provisions of law, has been reviewed and approved by the Commissioner of the Department of
Community Affairs, and has been filed with, as appropriate, the Department of Treasury, all in
accordance with N.J.S.A. 40A:20-5.

Section 2.4 Redevelopment of the Project Premises

The Entity represents that it will develop and construct the Project in accordance with the
terms of the Redevelopment Agreement and the Redevelopment Plan.

Section 2.5 Entity’s Relationship to the Project Premises

The Entity currently owns or will own prior to construction of the Project, the Project
Premises in fee simple.

ARTICLE Il — OWNERSHIP, MANAGEMENT AND CONTROL

Section 3.1  Entity’s Representation
The Entity represents that, after the Entity acquires fee title to the Project Premises, it shall

remain the fee simple owner of record of the Project Premises throughout the development and
construction of same, subject to its right of Transfer in accordance with Section 8.1 hereof.
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Section 3.2 Financial/Fiscal Plan

Attached and annexed hereto as Exhibit D is a copy of the Financial/Fiscal Plan for the
Project. The Financial Plan sets forth (a) the estimated Total Project Cost, (b) the anticipated source
of funds for the construction of the Project, (¢) the anticipated interest rate to be paid and the amounts
representing capital investment and (d) the term of any mortgage amortization. The Parties hereto
acknowledge and agree that the Entity reserves the right to modify and/or amend the Financial Plan
in any reasonable manner allowed in accordance with the Redevelopment Agreement.

Section 3.3 Projected Annual Gross Revenue and Annual Service Charge
The Entity sets forth in Exhibit E attached and annexed hereto (a) its good faith projections
of the rental prices and lease terms of the Rental Units, and (b) the method of computing Annual

Gross Revenue for the Entity and the Annual Service Charge.

ARTICLE IV — TAX EXEMPTION

Section 4.1  Duration of Tax Exemption

The Improvements proposed for developmient and construction within and upon the Project
Premises shall be exempt from taxation during the Exemption Term.

Section 4.2 Calcnlation of Annual Service Charge

In consideration of the Town granting the Entity the exemption set forth in Section 4.1 of this
Financial Agreement, during the Exemption Term, the Entity shall pay to the Town for municipal
services supplied to the Project, as provided in the Exemption Law, an Annual Service Charge as
follows:

{(a) Stage One: From the ASC Commencement Date until the Fourteenth (14"
anniversary of the ASC Commencement Date, the Annual Service Charge shall be 12% of AGR:

(b) Stage Two: From the first day after the 14" anniversary of the ASC Commencement
Date until the eighteenth (18™) anniversary of the ASC Commencement Date, the Annual Service
Charge shall be equal to the greater of 12% of AGR or twenty (20%) percent of the amount of the
taxes otherwise due on the value of the Project Premises and the Improvements;

(c) Stage Three: From the first day after the 18" anniversary of the ASC
Commencement Date until the Twenty-two (22" anniversary of the ASC Commencement Date, the
Annual Service Charge shall be equal to the greater of 12% of AGR or forty (40%) percent of the
amount of the taxes otherwise due on the value of the Project Premises and the Improvements;

(d) Stage Four:  From the first day after the 22 anniversary of the ASC
Commencement Date until the Twenty-sixth (26™) anniversary of the ASC Commencement Date, the
Annual Service Charge shall be equal to the greater of 12% of AGR or sixty (60%) percent of the
amount of the taxes otherwise due on the value of the Project Premises and the Improvements;
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(e) Final Stage: From the first day after the 26% anniversary of the ASC
-Commencement Date until the Thirtieth (30™) anniversary of the ASC Commencement Date, the
Annual Service Charge shall be equal to the greater of 12% of AGR or eighty (80%) percent of the
amount of the taxes otherwise due on the value of the Project Premises and the Improvements.

Section 4.3 Minimum Annual Service Charge

Notwithstanding anything to the contrary in this Financial Agreement, including, without
limitation, Section 4.2 hereof, the Annual Service Charge for the Project shall not be less than the
Minimum Annual Service Charge.

Section 4.4 Administrative Fee

The Entity shall pay annually an Administrative Fee to the Town in addition to the Annual
Service Charge. The Administrative Fee shall be computed as two percent (2%) of the Annual
Service Charge or Minimum Annual Service Charge, as applicable. This fee shall be payable and due
on or before December 31% of each year, and collected in the same manner as the Annual Service
Charge.

Section 4.5  Land Tax Credit Against Respective Annual Service Charges

The Entity, or its Transferee, shall pay the Annual Service Charge or the Minimum Annual
Service Charge in accordance with the terms of this Financial Agreement. The Entity, or its
Transferee, shall be entitled to a credit against the Annual Service Charge for the amount, without
interest, of the pro rata portion of the Land Tax payments made in the last Four (4) preceding
quarterly installments.

Section 4.6  Quarterly Installments

The Annual Service Charge or the Minimum Annual Service Charge, as the case may be,
shall be paid in quarterly installments on those dates when ad valorem real estate tax payments on
other properties within the Town are due, subject to adjustment for over payment or underpayment
within thirty (30) days after the close of each calendar year.

Section 4.7 Rights and Obligations Related to Long Term Tax Exemption

All Annual Service Charge or Minimum Annual Service Charge payments, as the case may
be, made pursuant to this Financial Agreement shall be in lieu of taxes and the Town shall have the
rights and remedies of tax enforcement granted to a municipality by Applicable Law just as if said

payments constituted regular real property tax obligations on other real properties within the Town.

If the ASC Commencement Date occurs on a date other than the last day of a quarter, the
amount of the ASC for such period shall be based on the per diem assessment for such quarter.
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ARTICLE V — DISPUTE RESOLUTION AND DEFAULT
Section 5.1  Agreement to Arbitrate

If the Town or the Entity breaches this Financial Agreement, or a dispute arises between the
Parties regarding the terms and provisions set forth herein, then the Parties shall submit the dispute to
the American Arbitration Association in the State of New Jersey, to be resolved in accordance with
its rules and regulations in such fashion as to accomplish the purposes of the Exemption Law and this
Financial Agreement. The costs of arbitration shall be borne equally by the Parties involved in the
arbitration. The award rendered by the arbitrator(s) shall be final, and judgment may be entered upon
it in accordance with Applicable Law in any court having jurisdiction.

Section 5.2 Covenant to Make Payments

The Entity agrees that the timely payment of the Land Taxes, and the Minimum Annual
Service Charge or the Annual Service Charge, to the Town, as well as continued compliance with the
Applicable Laws, are material conditions of this Financial Agreement. The failure to make any of
the aforesaid payments in timely fashion shall constitute both a breach of this Financial Agreement
and a tax payment delinquency under Applicable Law.

Section 5.3 [Intentionally Omitted]
Section 5.4 Notification of Breach Required

The Town shall notify the Entity in writing of any breach relating to the terms of this
Financial Agreement. If the Entity fails to cure the breach identified within sixty (60) Days after the
actual delivery of such notice by the Town, or within any additional periods to which the Parties may
agree to, in writing, the Town may move to invalidate the Long Term Tax Exemption upon (60)
Days final written notice to the Entity, which shall inform the Entity that the Long Term Tax
Exemption shall terminate due to the breach of the terms of this Financial Agreement. The Town
shall not unreasonably refuse to grant a reasonable extension of the cure period. If the Parties agree
that the breach is not reasonably capable of cure within sixty (60) Days from the mailing or delivery
of the default notice, the Parties shall agree in writing to extend the cure period for an appropriate
period of time.

Section 5.5 Town’s Remedies Upon Default

The Town’s remedies upon its declaration of default shall be cumulative and concurrent. No
determination under this Financial Agreement shall deprive the Town of its right to proceed against
the Entity for the nonpayment of the applicable Land Taxes, Minimum Annual Service Charge or
Annual Service Charge, as the case may be, including any arrearage that would accrue in the absence
of such determination.

Section 5.6  Force Majeure
Neither Party shall be liable to the other for failure to perform its obligations under this

Agreement due to fire, flood, strikes, or other industrial disturbances, accidents, war, riot,
Insurrection, or other causes beyond the reasonable control of the Parties.

P,
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ARTICLE VI - LIMITATION ON PROFITS

Section 6.1  Entity's Covenant of Limitation on Profits

During the Exemption Term, the Entity's profits shall be limited, according to the provisions
of the Exemption Law and the definitions set forth therein. For any period, taken as one accounting
period, commencing on the ASC Commencement Date, and terminating at the end of the last full
fiscal year of the Exemption Term, in which the Entity's Net Profits exceed the Allowable Net Profit,
the Excess Net Profits shall be paid to the Town as an additional Annual Service Charge within One
Hundred Twenty (120) Days of the close of the Entity’s fiscal year.

There is expressly excluded from calculation of the Entity’s Annual Gross Revenue (“AGR”) and
from Net Profit as set forth in N.J.S.A. 40A:20-3 for the purpose of determining compliance with
NJ.S.A. 40A:20-15 or N.J.S.A. 40A:20-16, any gain realized by the Entity on the sale of all or a portion
of the Project, whether or not taxable under Applicable Law.

Section 6.2 Permitted Reserves

During the term of this Financial Agreement, the Entity may maintain a separate reserve
against vacancies, unpaid rents and other contingencies in an amount not to exceed ten (10%) percent
of the Entity's AGR for the last full fiscal year and the Entity may retain such part of the Excess Net
Profits as is necessary to eliminate any deficiency in the reserve as provided in the Exemption Law
(hereinafter referred to as the “Reserve”).

. ARTICLE VII - TERMINATION OF AGREEMENT AND INSPECTIONS

Section 7.1 Voluntary Termination of the Financial Agreement by Entity

Pursuant to the Exemption Law, the Entity or any Transferee may at any time after the
expiration of one (1) year from the ASC Commencement Date, notify the Town that, as of a certain
date designated in the notice, it relinquishes its status as an urban renewal entity under the Exemption
Law and that the Entity, or Transferee, has obtained the consent of the Commissioner of the
Department of Community Affairs, if required by Applicable Law. As of that date, all of the
obligations and requirements contained in this Financial Agreement shall terminate.

Section 7.2 Termination and Final Accounting

Within Ninety (90) Days after the Termination Date, whether by affirmative action of the.
Entity or by virtue of the provisions of the Applicable Law or pursuant to the terms of this Financial
Agreement, the Entity shall provide a final accounting and pay to the Town the Reserve, if any,
pursuant to N.J.S.A. 40A:20-15, as well as any Excess Net Profits, if any are payable as of that date.
For purposes of rendering a final accounting, the termination of the Financial Agreement shall be
deemed to be the end of the fiscal year for the Entity.

Section 7.3  Taxes After Termination Date
After the Termination Date, the Long Term Tax Exemption shall expire, and the relevant

portion of the Project Premises and the Improvements constructed thereupon shall thereafter be
assessed and conventionally taxed according to Applicable Law as other real property in the Town.
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Section 7.4 Rights of Inspection

Pursuant to a reasonable written request, the Entity shall authorize the Town or its
representatives to examine (a) the Project Premises and equipment and other facilities of the Entity,
and' (b) the Entity's books, contracts, records and documents, related to the Project.  Such
examination shall be made during reasonable business hours, in the presence of a member or agent of
the Entity. The Parties agree that ten (10) Days written notice shall constitute a reasonable request
for inspection. Notwithstanding the foregoing, the Entity may request an extension of time for such
examination and the Town shall consent to any reasonable request. Except to the extent required by
Applicable Law, all information and documentation provided hereunder shall remain confidential
and not subject to public disclosure,

ARTICLE VII -~ SALE OR LEASE OF PROJECT

Section 8.1  Conveyance of Project and/or Interest in Entity

The Town and the Entity acknowledge and agree that the Town will consent to the
transfer and/or assignment of the Project to another urban renewal entity, qualified and organized
under the Exemption Law (hereinafter referred to as a “Transferee”), provided such Transferee
owns no other project subject to the Exemption Law at the time of the transfer, and provided that
the Transferee assumes the Entity's obligations under this Financial Agreement (a “Transfer”).
A Transfer under this Section 8.1 shall not include the leasing of any Rental Units to any third-
party. Upon a Transferee’s assumption of the Entity’s obligations under this Financial
Agreement, the Long Term Tax Exemption shall continue to the benefit of the Transferee and
any of its Transferees. If the Entity transfers the Project to a Transferee pursuant to this Section
8.1, then upon such transfer the Entity shall pay an administrative fee to the Town equal to two
percent (2%) of the ASC for the processing of such request for the continuation of the Long
Term Tax Exemption to the benefit of the Transferee and any of its Transferees.

Section 8.2 Obligations of Entity and Transferee After Conveyance

If the Entity Transfers the Project to a Transferee pursuant to Section 8.1 hereof, then the
Entity shall be absolutely discharged from any further obligations regarding the Project and shall be
qualified to undertake another project pursuant to the Exemption Law. Within ninety (90) Days after
the date of a Transfer, the Entity shall pay to the Town any Reserve maintained by it pursuant to this
Financial Agreement, as well as any Excess Net Profits payable to the Town pursuant to this
Financial Agreement and the Exemption Law.

Section 8.3 Transfer of Ownership Interest of Entity

The preceding clauses to the contrary notwithstanding, (i) nothing herein shall prohibit any
transfer of an ownership interest in the Entity itself provided that the transfer, if greater than ten
percent (10%), is disclosed in writing to the municipal governing body sent to the Town in advance
of the transfer and (ii) the Entity shall be permitted to transfer all or any portion of the Project to
another urban renewal entity pursuant to Section 8.1.
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Section 8.4 Subordination of Fee Title

It is expressly understood and agreed that the Entity has the right, subordinate to the lien of
the Annual Service Charges, and to the rights of the Town hereunder to encumber and/or assign the
lease to the Land and/or Improvements, and that any such encumbrance or assignment shall not be
deemed to be a violation of this Agreement.

Section 8.5 Transfer of Title to Condominium Units and Fee Simple Units

As permitted under N.J.S.A. 40A:20-10(b), in the event Entity sells Units or components of
Units of the Project that are condominium units, the Borough hereby consents to a sale of such Units
or components thereof in the Project to bona fide purchasers of the condominium units, and to their
successors and assigns. Upon assumption by the condominium unit purchaser of the transferor’s
obligations under this Agreement, the tax exemption for such Unit or component thercof shall
continue and inure to the purchaser, his respective successors or assigns.

As permitted under N.J.S.A. 40A:20-10(c), in the event that one or more Units of the Project
are air rights parcels or otherwise able to be owned as separate fee simple parcels, the Town hereby
consents to a sale of one or more of such Units in the Project to bona fide purchasers of such Units in
fee simple and to their successors, assigns, all owning no other fee simple unit of the Project at the
time of the transfer. Upon assumption by the fee simple unit purchaser of the transferor’s obligations
under this Agreement, the tax exemption of the Unit shall continue and inure to the fee simple unit
purchaser, his respective successors or assigns. The provisions of this subsection shall not be
construed to authorize the sale of a Unit between the Entity and another urban renewal entity, which
sale shall be governed by Section 8.1 hereof.

In the event that the Entity sells Units pursuant to N.J.S.A. 40A:20-10, the Annual Gross
Revenue for each such condominium Unit shall be determined by the formula set forth in N.J.S.A.
40A20-14(a) and (b).

ARTICLE IX ~ ENTITY'S COVENANTS AND REPRESENTATIONS

Section 9.1  Management and Operation

Subject to its right to Transfer pursuant to Section 8.1 of this Financial Agreement, the Entity
represents and covenants that the Entity will manage and operate the Project as three (3) stacked-
townhouse/apartment buildings with ten (10) dwelling units in each building to be used for multi-
family residential housing for a total of thirty (30) dwelling units, and demolition of an existing
structure and building a new seven (7) dwelling unit building to be used for multi-family residential
housing, four (4) of which shall be affordable housing units, together with such common area
amenities, infrastructure and ancillary improvements as are commonly associated with projects of
this nature, in a manner consistent with the Redevelopment Agreement and the Redevelopment Plan,
or will contract with a third party management company to perform same. The Entity shall be free to
enter into leases for the Rental Units, without the consent of the Town. The construction will take
place in phases with each of the four buildings being completed and leased as a separate phase.



Section 9.2 Computation of Gross Revenue

The Entity shall calculate the Annual Gross Revenue in accordance with this Financial
Agreement and shall be shown on the Entity's Annual Audit Statement.

Section 9.3  Annual Audit Report

For so long as the Entity owns the Project and within ninety (90) Days after the close of each
fiscal or calendar year (depending on the Entity’s accounting basis) that this Financial Agreement
shall continue in effect, the Entity shall submit to the Mayor of the Town, the Governing Body and
the New Jersey Division of Local Government Services within the New Jersey Department of
Community Affairs, its Annual Audited Statement for the preceding fiscal or calendar year in
accordance with the Exemption Law. The report shall clearly identify and calculate the Net Profit for
the Entity during the previous fiscal year. The Entity assumes all costs associated with preparation of
the Annual Audited Statements. Except to the extent required by Applicable Law, all financial
information provided hereunder shall remain confidential and not subject to public disclosure.

The Town acknowledges that professional standards imposed on a certified public accountant
preparing the Annual Audit may require such document to state the profits of the Entity in a manner that
Is not consistent with the definition of Net Profit in the Long Term Tax Exemption Law. As such, the
Town agrees to accept from the Entity a separate certification prepared by its certified public accountant
as to the amount of the Entity’s Net Profit in accordance with the Long Term Tax Exemption Law and
this Agreement.

Section 9.4  Total Project Cost Audit

Within ninety (90) days after a Certificate of Completion is issued for the Project, the Entity
shall submit to the Mayor and Governing Body, an audit of Total Project Cost, certified as to actual
construction costs by the Entity’s architect.

Section 9.5 Entity Bound by the Exemption Law

The Entity shall, at all times prior to the Termination Date, remain bound by the provisions of
the Exemption Law.

ARTICLE X - MISCELLANEOUS PROVISIONS

Section 10.1 Governing Law and Conflicts

This Financial Agreement shall be governed by the provisions of Applicable Law including
but not limited to the Exemption Law. The Parties agree that in the event of a conflict between this
Financial Agreement and the Application, the language contained in this Financial Agreement shall
govern and prevail. '

Section 10.2  Oral Representation
Neither Party hereto has made any oral representation that is not contained in this Financial

Agreement. This Financial Agreement and the Application, including all of the Exhibits attached
and annexed thereto, constitute the entire Financial Agreement by and between the Parties.
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Section 10.3 Modification

There shall be no modification of this Financial Agreement except by virtue of a written
instrument executed by and between both Parties.

Section 10.4 Notices

All notices required hereunder shall be sent by certified mail, return receipt requested, or by
recognized overnight courier, with proof of delivery, addressed as follows:

a) When sent by the Town to the Entity:

Leona Morris Street Urban Renewal Associates, LLC
¢/o Mr. Peter Cipollini

201 Mendham Road

Morristown, NJ 07960

with a copy to:

Windels Marx Lane & Mittendorf, LLP
120 Albany Street Plaza

6" Floor '

New Brunswick, NJ 08901

Attention: Charles B. Liebling, Esq.

b) When sent by the Entity to the Town:

- Honorable Mayor Timothy Dougherty
Town of Morristown
200 South Street, CN 914
Morristown, New Jersey 07963-0914

with a copy to:

Vijayant Pawar, Esq., Town Attorney
Town of Morristown

200 South Street, CN 914
Morristown, New Jersey 07963-0914

with a copy to:
Michael Rogers, Business Administrator
Town of Morristown

200 South Street, CN 914
Morristown, New Jersey 07963-0914
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and a copy to:

John P. Inglesine, Esq.

Dean Donatelli, Esq.

Inglesino, Wyciskala & Taylor, LLC
600 Parsippany Road, Suite 204
Parsippany, New Jersey 07054

In addition, if the Entity delivers formal written notice to the Town in accordance with this
Agreement, of the name and address of Entity’s mortgagee, then the Town shall provide such
mortgagee with a copy of any notice required to be sent to the Entity.

Section 10.5 Indemnification

If the Town becomes named as a party defendant in any action brought against the Entity by
reason of any breach, default, or violation of any provision of this Financial Agreement and/or the
Exemption Law, but not including any taxpayer actions brought against the Town or the Entity, the
Entity shall defend, indemnify and hold the Town harmless to the extent that the Entity is found to be
liable in the action, except for any negligence or misconduct by the Town or any. of its officers,
officials, employees, consultants or agents, and the Entity agrees to defend the suit and indemnify the
Town as set forth herein at its own expense. )

Section 10.6  Severability

If any term, covenant or condition of this Financial Agreement shall be Jjudicially declared to
be invalid or unenforceable, the remainder of this Financial Agreement or the application of such
term, covenant or condition to persons or circumstances other than those as to which it is held invalid
or unenforceable, shall not be affected thereby, and each term, covenant or condition of this Financial
Agreement shall be valid and be enforced to the fullest extent permitted by Applicable Law.

If any portion of this Financial Agreement shall be judicially declared to be invalid and
unenforceable and provided that a default has not been declared pursuant to this Financial
Agreement, the Parties shall cooperate with each other to take the actions reasonably required to
restore the Financial Agreement in an manner contemplated by the Parties, including, but not limited
to the authorization and amendment of this Financial Agreement in a form reasonably drafted to
effectuate the original intent of the Parties.

Section 10.7  Good Faith

The Entity and the Town agree 1o act in good faith in all of their dealings with each other.
Section 10.8  Certification

The Town Clerk shall certify to the Town Tax Assessor, pursuant to the Exemption Law, that
this Financial Agreement entered into by the Town and the Entity has been lawfully entered into and
is in effect pursuant to the Exemption Law. The delivery by the Town Clerk to the Town Tax
Assessor of a certified copy of the Ordinance shall constitute the required certification. Upon the

delivery of the certification as required hereunder, the Town Tax Assessor shall implement the Long
Term Tax Exemption and continue to enforce the Long Term Tax Exemption without further
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certification by the Town Clerk until the Termination Date. Further, upon the adoption of this
Financial Agreement, the Ordinance shall be transmitted to the Director of the Division of Local
Government Services State of New Jersey Department of Community Affairs by the Town Clerk.

Section 10.9  Exhibits

This Financial Agreement in its proposed form appears as an attachment to the Application
for Long Term Tax Exemption as Exhibit B. This Financial Agreement along with each Exhibit
attached and annexed hereto is incorporated into the Application.

Section 10.10 Recording

This Agreement, or a memorandum of this Agreement, may be filed and recorded with the
Morris County Clerk by the Entity, and same may be discharged by the Entity or the Town upon the
Termination Date.

Section 10.11 Counterparts

This Agreement may be simultanecously executed in counterparts, each of which shall be an
~original and all of which shall constitute but one and the same instrument.

Section 10.12 Estoppel Certificate

Within thirty (30) days following written request therefore by the Entity, or any mortgagee,
purchaser, tenant or other party having an interest in the Project, but no more than once per vear and
at no expense to the Town, the Town shall issue a signed estoppel certificate in reasonable form
stating that (i) this Financial Agreement is in full force and effect, (ii) to the best of the Town’s
knowledge, no default has occurred under this Agreement (nor any event which, with the passage of
time and the giving of notice would result in the occurrence of a default) or stating the nature of any
default; and (iii) stating any such other reasonable information as may be requested. In the event the
estoppel certificate discloses a default, it shall also state the manner in which such default may be
cured.

[The Remainder of this Page Intentionally Left Blank]
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IN WITNESS WHEREOF, the Parties have caused this Financial Agreement to be
executed the day and year first above written.

WITNESS: LEONA MORRIS STREET URBAN
’ RENEWAL ASSOCIATES, LLC

: ’/%Cu}" [ i — By: %// ]

j&,u,«e/ (” s T Name: Pete;%ipoilini

/ Title: Sole Member

ATTEST: TOWN OF MORRISTOWN

e

P




ACKNOWLEDGEMENT

STATE OF NEW JERSEY )

SS.
COUNTY OF MORRIS )
Be it remembered that on the L{' day of th/. , 2015, Peter J. Cipollini personally
appeared before me, and this person acknowledged(under odth, to my satisfaction that:
(a) he is the sole member of Leona Morris Street Urban Renewal Associates, LLC, the
limited liability company named as Entity in the attached Financial Agreement;
() he is authorized to execute the attached Financial Agreement on behalf of the Entity:;
(c) he executed the attached Financial Agreement on behalf of and as the act of the Entity;
and
(d) the attached Financial Agreement was signed and made by the Entity as its duly

authorized and voluntary act.

Pte
L/

JANICE CHRISTENSEN
NOTARY PUBLIC OFNEW JERSEY
My Commission Expires 02/10/2019



ACKNOWLEDGEMENT

STATE OF NEW JERSEY )
) SS:
COUNTY OF MORRIS )

BE IT REMEMBERED, that on thisl&day of SQ\ \ ~e . 2015 before me, the
subscriber, personally appeared Timothy Dougherty, who, bein@ by me duly sworn on his oath,
deposes and makes proof to my satisfaction that he is the Mayor of the Town of Morristown, the
Town named in the within Instrument; that the execution, as well as the making of this Instrument,
have been duly authorized by the Town, that deponent well knows the seal of said Town; and that the
seal affixed to said Instrument is the proper seal and was hereto affixed by Metthew-Stechaunsr,.
Town Clerk, and said Instrument was signed and delivered by said Mayor as and for the voluntary

act and deed of said Town.

n J. Donatelli
torney at Law
State of New Jersey

Wtvin
\_J(,\W\’



EXHIBIT A

PLANNING BOARD RESOLUTION

[Attached]
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RESOLUTION OF THE MORRISTOWN PLANNING BOARD
ETEP REALTY
APPLICATION NO. 13-13
APPLICATION FOR PRELIMINARY AND FINAL SITE PLAN AND MINOR
SUBDIVISION APPROVAL WITH RELATED VARIANCES AND DEVIATIONS
BLOCK 3701, LOT 11 (AND A PORTION OF LOT 10)
185 MORRIS STREET, MORRISTOWN, NEW JERSEY

WHEREAS, ETEP Realty (“Applicant”) has applied to the Town of Morristown Planning
Board (“Board”) for preliminary and final site plan and minor subdivision approval with related
variances and deviations for property commonly known as 185 Morris Street and designated as
Block 3701, Lot 11 (and a portion of Lot 10) on the official tax map of the Town of Morristown,
Morris County, New Jersey (the “Property™); and

"WHEREAS, in accordance with the provision of the New Jersey Local Redevelopment and
Housing Law (the “LRHL”), N.I.S.A. 40:12A-1 et seq., the Town Council of the Town of
Morristown (the “Council™) designated the Property as an area in need of redevelopment; and

WHEREAS, the Council adopted the Morris Street Redevelopment Plan for the Property, as
well as adjacent and/or nearby property, in accordance with the provisions of the LRHL (the
“Redevelopment Plan™); and

WHEREAS, the Council conditionally designated the Leona Developers, LLC, an affiliate

of the Applicant (“Leona™), as the redeveloper of the Property, subject to certain conditions stated in
the resolution; and

WHEREAS, the Applicant (the Owner and Leona) have agreed to use the Property for the
purpose of implementing the Redevelopment Plan and proposes to construct three (3) stacked-
townhouse/apartment (wherever the term townhouse is used herein, it shall mean a townhouse or
apartment) buildings on the Property to be used for multi-family residential housing to include a total
of thirty (30) dwelling units, and the renovation of an existing structure on the Property to be used for
multi-family residential housing to include a total of seven (7) dwelling units (four (4) of which shall
 be affordable housing units) on a newly created lot, and to include construction of the on-site parking
‘and related improvements; and

WHEREAS, the proposal includes certain shared parking and access drive aisles with the
thirty seven (37)-unit residential development proposed by Mountain Center Realty, LLC
(“Mountain Center”) on 10 Ford Avenue, Lot 10 in Block 3701 (“Lot 10”) in Application No. 13-11,
and as such, the Applicant and Mountain Center presented their applications jointly (but as separate
applications) to the Board during the proceedings more specifically described herein; and

WHEREAS, the Planning Board considered the Applicant’s development proposal as
depicted in the following plans and documents:

L. Planning and Zoning Application Form, filed October 22, 2013 of twelve (12) pages;
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2. Survey of Property — Lot 11, Block 3701, prepared by Richard F. Smith, updated
through March 5, 2013;

3. Preliminary and Final Site Plan — Block 3701, Lot 10, prepared by Paul Anderson, PE
of Anderson Consulting Services, LLC, dated April 16, 2013 (including minor subdivision plan);

4. Drainage Reports, Morris Street Redevelopment — prepared by Anderson Consulting
Services, dated April 15, 2013;

S. Traffic Impact Statement for 185 Morris Street, dated July 11, 2013, prepared by
Staigar and Peregoy, LLC;

6. Architectural Plans for Stacked Townhomes, dated October 1, 2011, consisting of six
(6) sheets, prepared by John B. Van Lenten, AlA;

7. Architectural Plans for Addition and Rehabilitation of 185 Morris Street, consisting
of three (3) sheets, dated August 5, 2013;

8. Colorized Architectural Renderings, prepared by John Van Lenten, dated October 1,
2013;

9. Contract for the Joint Installation of Certain Improvements and the Issuance of an

Access/Egress, Shared Parking and Underground Utility Easement Agreement, by and between Peter
J. Cipollini (the “Owner”) and Mountain Center, consisting of twelve (12) pages, signed November
1, 2013 (the “Shared Parking/Access Agreement”), and a form Access/Egress, Shared Parking and

Underground Utility Easement Agreement attached thereto (the “Cross Access/Parking Easement™);
and

WHEREAS, the Planning Board has also considered all testimony, reports, exhibits and
other evidence submitted in connection with the application as well as the comments of the Boards’
professionals and the public; and

WHEREAS, the Board is in receipt of the following reports from its consultants and outside
agencies:

1. Completeness Review Memorandum, prepared by Board Engineer Michae! Cristaldi,
PE of Alaimo Group, dated July 9, 2013;

2. Review Memorandum Concerning Easements with Colorized Map, prepared by
Board Engineer Michael Cristaldi, PE of Alaimo Group, dated January 16, 2014;

3. Planning Report, dated December 5, 2013, prepared by Board Planner Phil Abramson
of Jonathan Rose Companies, in association with William R. Mikesell, P.P., of Mikesell &
Associates;

4. Landscape Architecture Review Memorandum, prepared by Evan Stone of T&M
Associates, dated August 6, 2013;

5. Traffic Review Memorandum, prepared by Bruce Klein, PE P.T.O.E. of T&M
Associates, consisting of two (2) pages, dated July 31, 2013;
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6. Site Plan Report, prepared by Morris County Planning Board, consisting of two (2)
pages, dated June 18, 2013; ,

7. Site Plan Report, prepared by Morris County Planning Board, consisting of two (2)
pages, dated November 4, 2013;

8. Site Plan Report, prepared by Morris County Planning Board, consisting of two (2)
pages, dated December 5, 2013; and

WHEREAS, the application was the subject of a duly noticed public hearings held on
‘December 5, 2013 and January 16, 2014; and

WHEREAS, the Board has made the following findings and conclusions based upon the
evidence submitted:

1. The Applicant is an affiliate of the Owner of the subject Property (Peter Cipollini,
who consented to the application) and has standing to bring this matter before the Board, and further
the Owner has entered into the Shared Parking/Access Agreement concerning shared parking and
access with Lot 10 as more specifically described herein.,

2. The Applicant was represented by Jay Delaney, Esq.

3. The Applicant presented testimony to the Board from Paul Anderson, PE of
Anderson Consulting Services, LLC; Joseph Staiger of Staiger and Peregoy, LLC; and John B. Van
Lenten, AIA.

4. The Property is located in the Town’s Morris Street Redevelopment Plan area as set
forth in the Morris Street Redevelopment Plan, prepared by Jonathan Rose Companies, dated
October 5, 2012. -

5. The following items were marked into evidence:

A-1 (this Exhibit relates to the Mountain Center application no. 13-11).

A-2  Aerial photograph, colorized site plan and colorized utility plan (containing
three (3) sheets). ‘

A-3  (this Exhibit relates to the Mountain Center application no. 13-11).

A-4  (this Exhibit relates to the Mountain Center application no. 13-11),

A-5  (this Exhibit relates to the Mountain Center application no. 13-11).

A-6  (this Exhibit relates to the Mountain Center application no. 13-11).

A-7  (this Exhibit relates to the Mountain Center application no. 13-11 ).

A-8  (this Exhibit relates to the Mountain Center application no. 13-1] ).

A-9  Photographs of neighborhood.

A-10  Photographs of neighborhood.

A-11  Samples of exterior brick and clapboard siding with corner board.

A-12  Sample of roofing and raised seam metal roofing.

A-13  Cut sheet of exterior lighting.
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6. The Applicant’s engineer and planner, Paul Anderson, described the pr(?posed site
plan by use of Exhibit A-2, and described the relationship of the Applicant’s and Mountain Center’s
projects; and

7. Mr. Anderson further described the proposed three (3) stacked-townhouse buildings
on the Property to be used for multi-family residential housing to include a total of thirty (30)
dwelling units (each containing ten (10) units), and the renovation of an existing structure on the
Property to be used for multi-family residential housing to include a total of seven (7) dwelling units
on a lot to be created by the proposed minor subdivision.

8. Mr. Anderson stated that bollards would be installed at the Morris Street entrance
drive to ensure that it is used only for emergency ingress and egress while the Ford Avenue entrance
drives would be used for ingress and egress by the residents and visitors of both the Property and Lot
10. ,

9. With respect to the subdivision, the emergency access drive on the newly created lot
would be finished with pavers on a concrete base of an adequate design to support the weight of
emergency vehicles.

10. Further, the Applicant agreed as a condition of approval that it would secure from the
Owner the preparation and the recordation of cross-easements to Morris Street over, upon and across
‘the newly created lot for the benefit of inter alia, the Property and Lot 10 to address utilities,
pedestrian circulation and emergency vehicles to be in a form acceptable to the Board Attorney and
Board Planner.

11. Mr. Anderson agreed with the testimony provided by the engineer for Mountain
Center stating that a total of ninety seven (97) spaces are proposed for the Applicant’s project and the
project proposed by Mountain Center on Lot 10.

12. Mr. Anderson further stated that forty five (47) parking spaces are proposed for use
by the Applicant’s project, where forty three (43) parking spaces are required for the Applicant’s
project,

13, Mr. Anderson further described the proposed storm water management and utilities
for the project by reference to Exhibit A-2.

14. Mr. Anderson confirmed and agreed as a condition of approval that the Applicant
shall secure from the Owner the preparation and the recordation of a shared parking/access easement
between the Owner and Mountain Center to address parking and access.

15. With respect to the retaining wall located on the Property, Mr. Anderson stated that
the Applicant will communicate with New Jersey Transit (and any other party that may have any
rights to such wall) and confirm that such retaining wall is within the control and ownership of the
Applicant and/or Owner and that New Jersey Transit (and any other party that may have any rights to
such wall) does not have jurisdiction or ownership over same.

16. In listing the deviations requested by the Applicant, Mr. Anderson agreed with the
Board Planner that deviations from the requirements of the Redevelopment Plan may be justified in a
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manner similar to “(¢c)(1)” and “(c)2)” variances under the Municipal Land Use Law, and he
testified that the following deviations from the requirements of the Redevelopment Plan are sought:

Bidg. setback to off-street parking: Minimum of 4’/maximum of 10’ — 25’ proposed.

Bldg. setback to off-street lane: Minimum of 4’/maximum of 10’ — 25 proposed.
Off-street parking setback: 10’ minimum required — (’ proposed
Minimum loading space: 1 minimum required — none proposed.

17. Mr. Anderson testified that the requested variances/deviations are justified under both
the “(¢)(1)” and “(c)(2)” in that they help the Applicant to preserve/reuse the existing building on an
odd-shaped lot (and thus alleviating a hardship) and allow for better circulation and maneuverability
on the Property and also further some of the goals of the Redevelopment Plan, such as shared
parking, with little or no impairment to same. :

18.  Mr. Anderson testified that there are certain existing easements on the Property which
would need to be discussed further with the Board Engineer; and later in the proceedings, the
Applicant agreed as a condition of approval that it would comply with the terms and requirements
contained in the Review Memorandum Concerning Easements, prepared by the Board Engineer,
dated January 16, 2014.

19.  The next person to testify on behalf of the Applicant was Mr. Staiger (whose
testimony was also provided to support of Mountain Center’s application), who confirmed that the
Morris Street entrance drive would be used only for emergency ingress and egress while the Ford
Avenue entrance drives would be used for ingress and egress by the residents and visitors of both the
Property and Lot 10.

20. The Applicant’s project will have one-way vehicular circulation on three (3) sides of
the buildings with adequate clearance for passage and maneuvering of a fire truck.

21. Mr. Staiger further testified that because the Property has the nature of transit village
location being proximate to the train station, the parking demand for, and traffic trip generation from,
these projects will be reduced.

22. With respect to peak trip generation for both the Applicant’s project and the project
proposed on Lot 10, Mr. Staiger stated that the combined AM peak hour would be 30 trips, and the
combined PM peak hour would be 36 trips.

23. Mr. Staiger further testified that the traffic signal at the intersection of Ford Avenue

and Morris Street operates at approximately 40 cycles per hour and could handle the additional trips
with only nominal impact. :

24. With respect to traffic circulation, Mr. Staiger stated that the proposed parking aisles
widths are adequate given the low-intensity and low-volume of the residential uses proposed.

25, In response to the Board’s concerns regarding parking for moving vans and loading
vehicles, the Applicant agreed as a condition of approval to implement and enforce written rules and
regulations (and distribute same to the occupant of the building) as to when moving in/out and
loading is to occur, which will only be at times of low parking demand.
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26.  Mr. Staiger stated that there are no sight distance issues, and that the handicapped
accessible parking spaces are compliant with all applicable laws. The Applicant will install no
parking/tow away signs and enforce same to address illegal parking.

27.  The Applicant agreed as a condition of approval secure from the Owner the
recordation of (subjecting the Property t0) an easement in a form substantially similar to the Cross
Access/Parking Easement and in accordance with the Shared Parking/Access Agreement, which
Cross Access/Parking Easement shall address, inter alia, shared parking, and the repair and
maintenance (snow plowing) of the shared parking and drive aisles and shall be in a form acceptable
to the Board Attorney, Engineer and Planner.

28. The next witness to testify on behalf of the Applicant was John B. Van Lenten, AlA,
an architect, who described the character of the neighborhood by reference to the photographs shown
on Exhibits A-9 and A-10, and then he described the three (3) proposed residential structures and the
renovations to the existing building (located on the newly created lot) by reference to Exhibits A-11
and A-12.

29. Mr, Van Lenten stated that the three (3) proposed residential structures would contain
a total of thirty (30) residential units (each containing ten (10) units) and the adapted building
(located on the newly created lot) would contain seven (7) residential units (including four (4)
affordable housing units), and the design of same strives to maintain the fabric of the neighborhood
(shown on Exhibit A-9 and A-10) by incorporating clapboard siding, brick exteriors and a variety of
roofing materials (including metal roofing).

30.  Mr. Van Lenten further described the bedroom count and distribution of each of the
structures as shown in detail on the architectural plans submitted with the application.

31. Mr. Van Lenten and the Applicant agreed as conditions of approva) that it would
coordinate and work with the Board Planner to agree on exterior color/finish combinations for all of
the exterior building finishes (and submit samples of same for review and approval by the Board
Planner) and to further coordinate and work with the Board Planner to agree on the architectural

treatment of the two (2) windows and niche at the porch on the front elevation of the seven (7)-unit
building,

32, The exterior lighting proposed for the project was described by Mr. Van Lenten by
reference to Exhibit A-13, which he described as eco-friendly florescent lighting,

33, With respect to exterior site lighting, the Applicant agreed as conditions of approval
that it would coordinate and work with the Board Planner to agree on the exterior lighting on the
Property and that the exterior lighting on the ten (10)-unit buildings would be shielded from the
public, all to the satisfaction of the Board Planner.

34.  The Applicant further agreed as a condition of approval that bike racks would be

provided and maintained on the Property in a manner and location to be approved by the Board
Planner,

35.  For the reasons set forth above, the Board finds and concludes that the Applicant has

met the requirements of the Municipal Land Use Law and local ordinances for the granting of the
preliminary and final site plan and minor subdivision approval with related variances and deviations.
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delivered to the Board’s Administrative Officer no later than sixty (60) days from the
date of said written confirmation for signatures by the Board.

o

The Applicant shall comply with the terms and requirements contained in the Review
Memorandum Concerning Easements, prepared by the Board Engineer Michae! Cristaldi,
PE of Alaimo Group, dated January 16, 2014.

~

The Applicant shall comply with the terms and requirements contained in the Reports
referenced herein, prepared by the Board Engineer, Board Planner, Board traffic
consultant and the Board landscaping consultant.

oo

The Applicant shall secure from the Owner the preparation and the recordation of cross-
easements to Morris Street over, upon and across the newly created lot for the benefit of

inter alia, the Property and Lot 10 to address utilities, pedestrians and emergency vehicles
to be in a form acceptable to the Board Attorney and Board Planner.

hel

The Applicant shall pay the Applicant’s fair-share of the costs associated with the
installation of pedestrian exterior lighting at the railroad underpass at the Ford Avenue
southerly driveway, which lighting shall be to the satisfaction of the Board Planner and
Board Engineer.

10. The Applicant shall communicate with New Jersey Transit (and any other party that may
have any rights to the retaining wall on the Property) and confirm that such retaining wall
is within the control and ownership of the Applicant and/or Owner, and that New Jersey

Transit (and any other party that may have any rights to such wall) does not have
jurisdiction or ownership over same.

11. The Applicant shall implement and enforce written rules and regulations (and distribute
same to all occupants of the building) as to when moving in/out and loading is to oceur,
which will be at times of low parking demand.

12. The Applicant shall secure from the Owner the recordation of (and subject the Property
to) an easement in a form substantially similar to the Cross Access/Parking Easement and
in accordance with the Shared Parking/Access Agreement, which Cross Access/Parking
Easement shall address, inter alia, shared parking, and the repair and maintenance (snow

plowing) of the shared parking and drive aisles and shall be in a form acceptable to the
Board Attorney and Board Planner.

13. The Applicant shall ensure that the ongoing maintenance and operation of the Property
" includes removal of excessive snow from the Property as necessary to minimize the loss
of the use of parking spaces and pedestrian ways.

14. The Applicant shall coordinate and work with the Board Planner to agree on exterior
color/finish combinations for all of the exterior building finishes (and submit samples of
the same for review and approval by the Board Planner).

15. The Applicant shall coordinate and work with the Board Planner to agree on the

architectural treatment of the two (2) windows and niche at the porch on the front
elevation of the seven (7)-unit building, all to the satisfaction of the Board Planner.
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16. The Applicant shall coordinate and work with the Board Planner to agree on the exterior
lighting on the Property and to ensure that the exterior lighting on the ten (10)-unit
buildings would be shielded from the public, all to the satisfaction of the Board Planner.

17. The Applicant shall provide and maintain bike racks on the Property in a manner and
location to be approved by the Board Planner.

18. The Applicant shall ensure that Leona shall enter into a formal Redevelopment
Agreement with the Town of Morristown, which shall address, inter alia, the timing of
the recording of the Cross Access/Parking Easement (and any modifications thereto), the
process and timing for establishing the amount of the escrow required to be posted to
ensure completion of the common improvements for the projects of Mountain Center and
the Applicant, the distribution of same, and which party completes such common
improvements as referenced in the Shared Parking/Access Agreement.

19. The site plan drawings shall be revised to depict the area of the Property to be subject to
the Cross Access/Parking Easement.

20. The Board’s approval is expressly subject to the agreement of the Applicant that it will
comply with all of the conditions set forth above, and will cooperate in good faith with
the Town to comply with the spirit and intent of the approval of this Resolution.

21. If the Applicant desires to make any further changes to the plans, regardless of whether
any such changes is material or non-material, the Applicant shall request approval of the
change(s) by written application to the Board’s Administrative Officer, which application
shall clearly identify each change proposed. The Administrative Officer shall determine
whether each such change is “material” or “non-material”. Changes determined by the
Administrative Officer to be non-material may be approved by the Administrative
Officer. Changes determined to be material by the Administrative Officer shall require
an application for amended approval to be filed with the Board. Failure to comply with
this condition will subject the Applicant to a fine pursuant to Chapter XXX, Land Use
Regulations, Section #30-4109, Violations and Penalties and may be sufficient grounds
for withholding any certificate of occupancy or revocation of any previously issued
certificate of occupancy pursuant to N.JLA.C. 5:23, Uniform construction Code of New
Jersey.”

22. The Applicant shall be bound to comply with the representations made before this Board
by the Applicant and its professionals and the conditions imposed by the Board at the
public bearing and the same are incorporated herein and are representations upon which
this Board has relied in granting the approval set forth herein and shall be enforceable as
if those representations were made conditions of this approval.

23. The Applicants shall perfect this subdivision by filing with the County Recording
Officer, the Town Engineer and the Tax Assessor, either a Minor Subdivision Plat in
conformity with the approval and in accordance with the provisions of the New Jersey
Municipal Land Use Law and the New Jersey Map Filing Law, or, in the alternative, a
Minor Subdivision Deed. :
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24. The Minor Subdivision Plat and/or Minor Subdivision Deed shall be submitted to the
Board Engineer and Board Attorney for review and approval prior to execution.

25. The Chairman and Secretary of the Board shall not sign the Minor Subdivision Plat or
Deed until potified by the Board Attorney and Board Engineer that all conditions,
approvals and requirements as set forth in this Resolution have been satisfied.
Furthermore, the Minor Subdivision Plat or Deed shall not be signed unless a certification
from the Town Tax Collector has been provided indicating that all taxes have been paid
through the quarter in which the Plat or Deed is to be signed and from the Town
Treasurer that all applicable fees for this development payable to date of such filing have
been paid.

26. The Board adopts its findings of fact and conclusions as set forth above, and adopts and
incorporates herein by reference all specific conditions of approval set forth therein.

ALL NOTES INCLUDED IN THE APPROVED PLANS, INCLUDING NOTES REQUIRED
BY THIS RESOLUTION, SHALL BE DEEMED TO BE CONDITIONS OF APPROVAL
HAVING THE SAME FORCE AND EFFECT AS CONDITIONS EXPRESSLY SET FORTH
IN THIS RESOLUTION.

I HEREBY CERTIFY that this is a true copy of a Resolution of the Town of Morristown
Planning Board duly adopted at the regular public meetings held on December 5, 2013 and January
16, 2014,

Pursuant to N.JI.8.A. 40:55D-10(g)(2), this Resolution memorizes the action taken by the
Board at the public meeting of the Board held on February 27, 2014,

o
On motion of :  / 6 e

Seconded by: ( S c[ OV &

The vote on the Resolution was as follows:

AYES:CNédWa( TU\/)C( VV)UJP")“)/ mﬁj)(af {40‘@(0:-(%;/ S%ﬁo\ﬂe.f
NAYS: ~—

ABSTAINING: g » HE Jelboe o

ABSENT: Lrgume mgq 88 G by

ey o1 S

Adminjstfafive Officet” 7
Date: z /}' 7 / / 7

Morrgtown Planning Board
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EXHIBIT B

APPLICATION

[Attached]

140523524:6}



APPLICATION FOR TAX EXEMPTION

OF

LEONA MORRIS STREET URBAN RENEWAL ASSOCIATES, LLC

May 20, 2015



In accordance with the requirements of the Long Term Exemption Law, N.J.S.A.
40A:20-1, et seq., (the “Exemption Law™), Leona Morris Street Urban Renewal Associates,
LLC (the “Applicant” or the “Entity”) respectfully submits to the Mayor and Governing
Body of the Town of Morristown (the “Town”) this Application for Long Term Tax
Exemption along with those documents attached and annexed hereto.

Applicant’s Name and Address:

Leona Morris Street Urban Renewal Associates, LLC
¢/o Mr. Peter J. Cipollini

201 Mendham Road

Morristown, NJ 07960

Project Name:
Morris Street Redevelopment Project (Cipollini portion)
1. Identification of Project Premises:

The Project Premises is located within the Morris Street Redevelopment Area and
consists of a series of parcels of property containing approximately 0.7321acres of real
property 1dentified on the Town Tax Map as Tax Block 3701, Lot 11 and a portion of the
former Delaware Street right-of-way (the “Project Premises™).

2. General Statement of Nature of Redevelopment Project:

This proposed portion of the Morris Street Redevelopment Project consists of the
development, construction and operation of a mid-rise apartment building containing not
more than thirty seven (37) residential units, four (4) of which will be affordable units for
low and moderate income households, together with such parking, common area amenities,
infrastructure and ancillary improvements as are commonly associated with residential
projects of this nature (the “Project™). The Applicant’s undertaking of the Project pursuant
to the Morris Street Redevelopment Plan and the Redevelopment Agreement by and
between Leona Developers, LLC, and the Town (the “RDA”), conforms to all applicable
municipal ordinances. The Project consists of a portion of the Morris Street Redevelopment
Project and accords with the Morris Street Redevelopment Plan and the Master Plan of the
Town.

3. Description of the Project:

Set forth as Exhibit A are the Site Plans and Architectural Floor Plans and
Elevations depicting and describing the Project area and the proposed apartment units in the
Project.

4. Type of Tax Exemption Requested:

Pursuant to the Exemption Law, the Entity seeks a long-term tax exemption for the
Project. The Applicant requests that the Annual Service Charge for the Project be
calculated at 12% of the Annual Gross Revenue.

5. Term of Exemption:

The Applicant requests that the term of the long-term tax exemption be for a period
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of Thirty (30) years from the date of the Town’s issuance of a Certificate of Occupancy for
the Project.

6. Financial Agreement:

The proposed Financial Agreement between the Town and the Apphcant (therein
referred to as the Entity) is attached and annexed hereto as Exhibit B.

7. Estimation of Total Project Cost:

Pursuant to the Exemption Law, N.J.S.A 40A:20-3(h), the statement prepared by an
architect or engineer licensed in the State of New Jersey setting forth the estimated Total
Project Cost for the Project (the Project does not include fee simple units) is set forth in the
schedule attached and annexed hereto as Exhibit C.

8. Redevelopment Process Timeline:

Attached and annexed hereto as Exhibit D is a copy of the Applicant’s proposed
Redevelopment Project Timeline containing information relevant to the development and
construction of the Project. The proposed Redevelopment Process Timeline also appears as
an attachment to the RDA and is subject to the terms thereof.

9. Financial/Fiscal Plan:

A proposed Financial/Fiscal Plan for the Project outlining the schedule of annual
gross revenue, the estimated expenditure for operation and maintenance of the Project,
payments for interest, amortization of debt and reserves, and payments to be made to the
Town pursuant to the Financial Agreement is annexed hereto and made a part hereof as
Exhibit E.

10 Sources, Method and Amount of Financing For Project:

The Applicant will finance the development and construction of the Project through
a combination of debt financing secured by the Project Premises and the Project and private
equity from Leona Developers, LLC.

The estimated amount of financing for the Project to be obtained by the Applicant
through each method of financing set forth above and the security, collateral and/or any
mortgage or guaranty to be granted or pledged in connection therewith is set forth in the
proposed Financial/Fiscal Plan attached hereto.

11. Applicant’s Relationship to Project Premises:

The Applicant is the contract purchaser of the Project Premises.

12. Minimum Annual Service Charges and Annual Service Charges:

Commencing upon the Effective Date of the Financial Agreement attached hereto
the Applicant shall pay the Minimum Annual Service Charge.

Upon the Town’s issuance of a Certificate of Occupancy for the Project, the
Applicant shall pay the Minimum Annual Service Charge or the Annual Service Charge or

(uS)
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pro rata share thereof, whichever is greater.

(A) Minimum Annual Service Charge

The Minimum Annual Service Charge for the Project shall be
equal to the amount of Land Taxes levied against the real property
upon which the Project is constructed in the last full tax year in which
such real property was subject to taxation.

(B) Annual Service Charge

The Annual Service Charge shall be calculated as 12% of the
Annual Gross Revenue from the Project. Attached and annexed hereto
as Exhibit F is a projection of the Annual Gross Revenue and the
Annual Service Charge for the Project.

13. Zoning Infermation:

The Project Premises are situated within the Morris Street Redevelopment Area,
designated as an area in need of redevelopment pursuant to the Local Redevelopment and
Housing Law. The redevelopment of the Project Premises is subject to the terms, conditions
and restrictions contained within the Morris Street Redevelopment Plan, as adopted by the
Governing Body, and as may be subsequently amended, and the RDA.

14, Rea] Estate Taxes:

The total real property taxes paid on the Project Premises for the 2014 Tax Year
were nine thousand two hundred eighty-three and 30/100 Dollars ($9,283.30). Attached and
annexed hereto as Exhibit G is true copy of the online Tax Bill for the Project Premises for
2014 Tax Year.

15. Municipal Tax Assessment:

The total real property aggregate assessed value of the Project Premises is three
hundred fifty-seven thousand six hundred Dollars ($357,600) for the 2015 Tax Year.
Attached and annexed hereto as Exhibit H is a copy of the assessed value for 2015 Real
Estate Property Taxes for the Project Premises. The Town has not vet provided the
estimated property taxes for the 2015 Tax Year.

16. Disclosure Statement:

The Applicant is an urban renewal limited liability company formed and operated
pursuant to the laws of the State of New Jersey. Its status as an urban renewal entity has
been duly qualified by the Commissioner of the State of New Jersey Department of
Community Affairs. Attached and annexed hereto as Exhibit I is a true copy of the
Disclosure Statement for the Applicant. ’

17. Certification as to Commencement of Construction:

The Applicant hereby certifies that it has not and will not commence vertical
construction of the Project prior to adoption by the Town’s Governing Body of a Resolution
approving this Application and an appropriate Ordinance approving and making effective
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this Long Term Tax Exemption and Financial Agreement and authorizing the Mayor or

other appropriate official to execute the Financial Agreement, unless the Applicant
withdraws this Application.

18. Compliance with State Law:

The Project Premises are situated within the Morris Street Redevelopment Area. As
such the Project Premises meets the requirements of the Exemption Law for consideration
for long term tax exemption. In addition, the Applicant is lawfully established as an urban
renewal entity and approved as such by the Commissioner of the State of New Jersey
Department of Community Affairs. As a result thereof, it is or will be entitled to receive the
benefits of the long term tax exemption under the Exemption Law. The proposed Project

will be developed and constructed in accordance with the guidelines, goals and objectives
set forth in the Morris Street Redevelopment Plan.

19, Certificate of Formation:

Attached and annexed hereto as Exhibit J is a true copy of the filed Certificate of
Formation of Leona Morris Street Urban Renewal Associates, LLC reviewed and approved
by the Commissioner of the State of New J ersey Department of Community A ffairs.

28. Exhibits:

The following exhibits are attached and annexed to this Application for Long Term
Tax Exemption and are hereto incorporated herein: '

Exhibit A: Description of Project

Exhibit B: Financial Agreement

Exhibit C: Total Project Cost §

Exhibit D: Development Process Timeline

Exhibit E: Financial/Fiscal Plan

Exhibit F: Projected Annual Gross Revenue and Anmual Service Charge
Exhibit G: 2014 Real Estate Taxes

Exhibit H: Assessed Value of Property

Exhibit I: Disclosure Statement

Exhibit J: Certificate of Formation
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[ hereby certify to the best of my knowledge and belief, that all of the information
contained in this application is true and correct.

Leona Morris Street Urban Renewal Associates, LLC

By: // /

Name: Pe;é/r 1. Cipollini
Title:  mM.mew hea

- a Il
Dated: «f/ LA / v
, 7

14050565123 6



Exhibit A

Description of Project

Attached are the Site Plans and Architectural Floor Plans and Elevations depicting and
describing the Project.
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Exhibit B

Financial Agreement

Attached is the draft Financial Agreement submitted by Applicant.
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Exhibit B

Financial Agreement

Attached 1s the draft Financial Agreement submitted by Applicant.
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Exhibit C
Total Pfoject Cost

Attached are Statements from a New Jersey licensed architect with regard to the total building
costs of the Project and a New Jersey licensed engineer with regard to the total site costs.
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November 82014
Mr Timothy P Dougherty. Mayor
wMareistown Town |
200 South Streat O

Rer Leona Morris Steeet Development

Dear Mr. Dougherty:

Ihave roviewed the costestimate nrepared for the T oone Motrig Steeet Development and find the

estimated vertical constrietion cost of $4,500,00.1 for the three market taie butldings and the one
affordable 7 COAH building u fair and reasonable

expeciation of cost,

In iy opinion, the reviewed costs are Tair and reasonable based on my experience with similar type
projects. However, [ have no control over material costs or lubor costs nor merns and methods of

construction which may impact the construction vost

Please feel free (o contact me 1 you require addition! information or clarification,
) |

Thank for your tire and consideration in ihis matter

Sincerely,

John . Van lenten, AlA

JNT o




Engineers Construction Cost Estimate
185 Morris Street ( shared area separate)

Morristown NJ

Description

Soll Erosion Measures
Excavation
Fine Grading
Topsoil
Retaining Wall
Sanitary Connection
Storm Drainage
15 in HDPE
24 in HDPE
30in HDPE
6in HDPE
Detention System
48 in pipe
&fittings
Jellyfish
Outlet Structure
Potable Water
8 in DIP
wet tap
hydrant
services
Meter Pit & Meter
Site Lights
Pole Mounted
Bollards
Curbing
Sidewalk
dumpster pad
bike rack
Asphalt Pavement
Brick Pavers
Courtyard Pavers
Signing- & striping
Landscape
trees
shrubs and GC

10% contingency
Total

Quantity Unit Cost

Lump Sum

2700 cy $8/cy
28000 sf .25/sf

285 cy 2bicy

380 of $40/sf

3 $4500 ea
123 ¥ 3354

97 if $45/

B8 If $65/1f
7901f $251F

852 If $225/F

T unit $31,000.00
1 unit $5,000.00
430 If $80/15

1 LS

1 $6500.00/ea
3 $3000/ea

1 $40,000.007ea
4 $6,000.00
8 $3,000.00
BOsIf 18A4f

3100 sf 10/sf

276 sf 12/sf

2 units $5000.00
9405sf $3.75/sf

2800 sf 18.75/sf
a75 sf 12.75/sf
LS $2,500.00
8 350/EA
354 $35/ea

&

Anderson Gonsulting Services LLC

Subtotal

$3,500.00
$21,800.00
$7,000.00
$7,125.00
$15,600.00
$13,500.00

$4305.00
$4385.00
$4420.00
$19,750.00

$146,700.00

$31,000.00
$5,000.00 . -

$25,800.00
$12,000.00
$8,500.00
$9,000.00
$40,000.00

| $24,000.00

$3,000.00
$16,110.00
$31,000.00
$3,312.00
$10,000.00
$35,268.00
$52,500.00
$12,431.00
$2,500.00

$2,800.00
$12,390.00
$582,476.00

$58,000.00
$640,500.00

Anderson Consulting Services LLC 40 Mifier Drive, Boonton, NJ 07008  973-976-0703 [O) 973-886- 7336 (C)  PAndersonpe@gmail.com



Andsrson Constilting Services LL.C

Shared Area Leona Development and Mountain Center Reality

Description Quantity Unit Cost Subtotal
Demo & Clearing LS $17,000.00
Soil Erosion Measures LS _ $4,200.00
Excavation 3100 ¢y $8/ey $24,800.00
Fine Grading 26,685 af 25/t $37,424.00
Topsoil 440 cy $25/cy $11,000.00
Retaining Wall 2700 sf $40/sf $108,000.00
Storm Drainage

6 in HDPE 96 If $25/Hf $2,400.00

15 in HDPE 5O If $3871f $2,065.00

15 in RCP 41 I $40/1f $1,840.00

36 in HDPE 45 If $70Nf 3,150.00
Type B intet : 3 units $4,00.00 $12,000.00
Connect to existing inlet 1 LS $1,500.00
Potable Water

8inDIP 130 i $60/f $7,800.00

hydrant 1 unit $6,500.00 $6,500.00
Pole Mounted Light 8 units - $6,000.00 $36,000.00
Curbing 1225 I 18/ $22,050.00
Sidewalk 920 if P $10/sf $8,200.00
Asphalt Paving ' 20,565 sf $3.75/sf $77,119.00
Sign and Stripe ‘ LS $4,000.00
Landscape

Trees 7o $350,00 $5,950.00

Shrubs &GC 354 335/ea $12.390.00

$376,188.00

10% Contingency $38.000.00
Total _ $414,188.00

Leona Development Share $207,095.00
Leona development Total Cost  $847.600.00

The costs as calculated above are based on the engineers experience with similar projects. The enginser has
no control over material or labor cost nor means and methods of consiruction which may impact the final
construction cost.

e . e

/ /

/ / / //5”/2@*

Paus W. Ancé’ fsonPE PP CME
NJ Lic. # 33410

e i,

Anderson Consulting Services LLC 40 Miler Drive, Boonton, NJ 07005 973-975-0703 (0) 973-886-7336 (C)  PAndersonpe@gmail.comn



Exhibit D

Development Process Timeline

Start of Construction: Third Quarter 2015
Completion of Site Improvements:  Fourth Quarter 2015
Completion of Building 1: Second Quarter 2016
Completion of Building 2: Fourth Quarter 2016
Completion of Building 3: Second Quarter 2017
Completion of Building 4: Fourth Quarter 2017
Approximate completion time: 30 months

{40505651:3}



Exhibit E

Financial/Fiscal Plan

[40505651:3}



Exhibit F
Projected Annual Gross Revenue and Annual Service Charge

See attachment

{40505651:3}



Exhibit G
2014 Real Estate Taxes
See attached tax payments on the Property for 2013, 2014 and 2015.

{40505651:3)



WIPP

£
¥
:
i
13

Block/Lot/Quak: | 3701, 11, Tax Account Id: | 1492
Property Location: 185 MORRIS ST Property Class: ' 4A - Commercial
Owner Name/Address: | CIPOLLINI, PETER ) Land Value: ; 291,600
201 MENDHAM AVE | Improvement Value: | 66,000
MORRISTOWN NJ 07960 Exempt Value: | 0
| Total Assessed Value: | 357,600
' Additional Lots: | None
SPEC}BVTBX;!Q B;st o Deductions:
Taxes Utilities
, Make & Payment ‘ fView Tax Rates % Last Payment: 04/30/2015
Year Due Date Billed Balance interest  Total Due Status
2015 02/01/2015 2,321.00 0.00 0.00 0.00 PAID
2015 05/01/2015 2,321.00 0.00 0.00 0.00 PAID
Total 2015 4,642.00 0.00 0.00 0.00
2014 02/01/2014 2,311.00 0.00 0.00 €.00 PAID
2014 05/01/2014 2,311.00 0.00 0.00 0.00 PAID
2014 08/01/2014 2,331.30 0.00 0.00 0.00 PAID
2014 11/01/2014 2,330,00 0.00 0.00 0.00 PAID
Total 2014 9,283.30 0.00 0.00 0.00
2013 02/01/2013 2,332.00 0.00 0.00 0.00 PAID
2013 05/01/2013 2,332.00 0.00 0.00 0.00 PAID
2013 08/01/2013 2,331.11 0,00 0.00 ~ 0.00 PAID
2013 11/01/2013 2,248.85 0.00 0.00 0.00 PAID
Total 2013 9,243.96 0.00 0.00 .00

Return to Home

https://wipp.edmundsassoc.com/Wipp1424/

Page 1 of 1

5/20/2015



Exhibit H
Assessed Property Value
See attached Property Detailed Information

{40505651:3}



Property Detailed Information

Tax Year 2015
County Morris
Block 03701,

Qualification Code

Owner's Information

Owner's Name
Owner's Street
Owner's City, State

Owner's Zip Code 07960
Bank Code

Deduction Amount $0.00
Senior Citizens 0000
Widows 0000
Disabled Persons 000

Property Information

Property Location 185 MORRIS ST
Land Description 31890 SF
Property Ciass Code 4A

Building Description 2S F 1FAM G
Deed Book Number 04770

Zone

District
Lot
Last Date Updated

CIPOLLINL, PETER J
201 MENDHAM AVE
MORRISTOWN, NJ

Number of Owners
Veterans
Surviving Spouse

Acreage

Tax Map Page
Deed Book Page
Building Square Feet 2032

Year Constructed 1901

Additional Lots 1

Additional LLots 2

Prior Block 00180. Prior Lot

Prior Qualification

Exempt Property Data

Exempt Property List Code 0000000
Exempt Statute Number
Exempt Facility Name

Initial Filing Date 06/12/81

Further Filing Date 10/26/76
Assessments

Land Value $291,600

Improvement Value $66,000
Net Taxable Value $357,600
Prior Year Taxes  $9,283.30
Current Year Taxes $0.00

Sales Information

[Serial Number][Sales Price |[Deed Date|Book]

Page]

11098 BN $1.00[09/08/57_Jnull_Jlnull |
1097 1$275,000.00/(10/01/97 Jnull_Jinuil” |
1098 $1.00)105/20/98 |null |null |
8346 L $1.00[12/1014 Jnull Jnunt |

http://mcweb] .co.morris.nj.us/TaxBoard/TRPropertyDetail isp?Pin=24 3701 11& TaxYes

0.7321
RT

00001

00010. A

Page 1 of 1

Morristown
00011.
04727107

0001
0000
000

S2000118



Exhibit I

Ownership Disclosure Statement

Peter J. Cipollini is the so]

e member and sole owner of the Applicant, Leona Morris Street Urban
Renewal Associates, LLC.

{40505651:3}3



Exhibit J

Certificate of Formation

The Certificate of Formation is attached.

{40505651:3)



Fax:509964585] hug 21 2014 16:45 P02
Fron: : . UBI20/2074 02:05 4058 .02/ 00s

Diate of Hew Hersep

Depanryent or CoMMUNITY Arrams
101 South BROAD Strepr

PO Box 8BS .

e Truwrow, N} 08625.0805 Rcrann E, Constasty, I
. Kam Guanasno Cemmrissioner

0O GoeY (3 D00

CHris CorisTin
t Governor

DEPARTMENT OF COMMUNITY AFFAIRS
TO:  Stale Treasurer ‘
RE; LEONA MORRIS STREET URBAN RENEWAL ASSOCIATES, Lio
Filie # 1471
An Urban Renewst Enfity

7

This Is to cerdfy that the attaghed CERTIFICATE OF FORMATION OF AN URBAN RENEWAL
ENTITY has been examined and approved by the Departmers of Community Affalrs, purswant io the
power vested in i under the *Long Term Tax Exemplion Law," P,L. 1881, 431,

Done tois ¥ day of QMZ izt 20/ 9 ot Trenton, New Jertsey.

PEPARTMENT OF COMMUNITY AFFAIRS

. Ry
By Z %

Lty

ﬁ% rector
Division 'myéﬁld Stahdards

e

o DR Caa¥

e New Jersey is an Byual Opporiunity Entplaysr « Frinted vn Reevahy paper and Reeyelable ! 7.? %‘ c) & J




Fax:6099646851 Aug 21 2014 16:48 P. 03

08/20/2014 02:05 #U59 P 0037005

CERTIFICATE OF FORMA Y, o
¥ .
LEONA pgoRgry STREET URBAN RENEWST, ASSOCIATES, Le

The undersigned, being suthorized Y0 execiite and file this Certificate of Foxnation,
bereby certifies that: )

FIRST: The name of the Limited Liabiiity Company is Leona Mozis Street Urban
Repews) Agsociates, LLC (the "Company™), o , ‘

Mortistown {the *Financial Agrectaent”), 1o acquire, plan, develop, coBstruct, alier, Maintain op
operale housing, senioy citizen housing, businegs, industria), commencigl, adminisi.mﬁve,
community, hegith, recreational, education or welfare projects, gr any combinatioy of two or
more of thess types of iruprovement in g single project (colloctively, the “Project”), undey suck
conditions as 1o use, Ownership, management and contro] as regulated pursysmt 10 P.L. 1991, ¢.
431 (40A:201 g1 seq.), :

' ) S long a5 the Company is obligated under the Flnanclal Agrepment With
the Towm of Murristown made Ppursuant tn P I, 1981, ¢, 431 (. 404:20-3 &1 8eq.), it shall engage
& no business other than fhe ownership, operation and memagement of the Project,

() The Company has been organized to serve » public Pwpose, and g
operations shall pe drected  tovwarg: @) the redevelopmen; of redevelopment aress, the
facilitation of fhe relocation of residents displaced or g be displaceq by redovelopment, or the
conduct of jow and moderats ncome housging projects; and G the acquisition, menagement and
operetion of g project, redevelopment relocation bousing Project, or lovw and moderage Ineome
housing project under PL. 1991, ¢, 431 {¢. 40A:20-1 &t.880.), and (ifi) that # shall be gubjeet 1o
regulesion by the aumicipslity in which. the Project is situated and 1o 8 Emitation r prohibition,
RS Bppropriate, on profits or dividends for so long as it reppins the owner of the Project subject

{4 The Company shall nor vohuttasily fransfor more than 10% of yhe
Owrership of the Project or any portion thereof bndertaken by it uider 2L, 199], . 431 {c.
40A:20-7 gt SoQ.) wntil it has fest renoved both itself ang the Project from all restrictions of B4,
1991, ©. 431 {c. 4042201 £ %eq.) in the manner required by P.L. 1998, ¢, 431 {c. 40A:20-1 &
$¢9.), and, if the Project includes housing unity, hag oblained the consent of the Commissiopey of
Comm-unity Affairs to such tramsfor; with the exception of (ransfy o another urhan reteves)
eatily, us.approved by the Town of Momistown, which other urban repewg) entity shall assume

S8 HAS
(inszoswo:u ?%7%%2;
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interest in the Project, and of the extent of the ownership interest of each, Nothing berein shall
probibit any transfer of the ownetship imerest in the Urban Renewal Entity frgelf provided that

- the transfer, if promter than 10 percont, is disclosed to the Town of Morristown in the anmual

disclosure statemert or in eorrespondence sent o the Towh of Mortistown in advance of the
annuel disclosure statement. referred 1o above,

{¢)  The Campany is subject to the provisions of Section 18 of p... 1991, ¢.
431 (. 4DA:20-18) respecting the powers of the municipality to alleviate fivapcial difficulties of
the Utban Ropewa) Entity or to perform actions on behatf of the entity upon a determination of
fizancisl emergency.

H  Any Liousing wnits. constructed or acquired by the entity shall be maoaged
subject to the supervision of, and rules adopted by, the Commissioner of Comumupity Affairs,

THIRD: The name and eddress of the registered agent of the Company ig:

Peter Cipolling
201 Mendham Roud
Mortistown, MY 07960

FOURTH:  The duration of existence of the Company is perpetual, unless soones
terminated In accordance with the provisions of the operating agreoment of the Company,

FIFTH: Except as may otherwise be provided in the New Jersey Limited Liability
Company Act, N.I1.8,A. 42:2C.] & seq., the debts, oblipations and lisbilities of the Company,
whether axising in contract, tort or otherwise, shall be solely the debts, obligations and lahbilities
of the Comparty, and no member, manager, smployes or agerit of the Company shal] be abligated
personelly for any such debt, obligation or lisbility of the Company, or for any debt, obligation
or liability of any other member, manager, employes or agent of the Compeny, by reason of
being a member, or acting a5 a manager, employee or agert of the Company.

[40520990: 1} : 2
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TOWN OF MORRISTOWN e s o
A - 6jaz)is

ORDINANCE O - 17 - 2015

ORDINANCE APPROVING THE FINANCIAL AGREEMENT FOR LONG TERM TAX
EXEMFPTION BY AND BETWEEN THE TOWN OF MORRISTOWN AND LEONA MORRIS
STREET URBAN RENEWAL ASSOCIATES, LLC

WHEREAS, the Town Council of the Town of Morristown in its capacity as the municipal governing body
(the “Town Council”) is responsible for implementing redevelopment plans and carrying out tedevelopment
projects pursuant to the Local Redevelopment and Housing Law, N.L.S.A. 40A:12A-1 et seq. {the “Redevelopment

Law™); and

WHEREAS, in accordance with the provision of the Redevelopment Law, the Town Council
designated property located at 185 Morris Street and identified as Block 3701, Lot 11 on the Tax Map of the Town
of Morristown (the “Property”) and abutting and/or adjacent property as an area in need of redevelopment; and

WHEREAS, the Town Council adopted a redevelopment plan for the Property, as well as abutting and/or
adjacent property, in accordance with the provisions of the Redevelopment Law, entitted “Morris Street
Redevelopment Plan,” dated October 5, 2012, prepared by Jonathan Rose Companies, LLC (the “Redevelopment

Plan™); and

WHEREAS, the Property is owned by Peter J. Cipollini, a principal of Leona Developers, LLC (“Leona™);
and

WHEREAS, Leona and the Entity (as defined below) have agreed to acquire the Property, and develop and
use it for the purposes of implementing the Redevelopment Plan; and

WHEREAS, Leona submitted an application to the Planning Board for preliminary and final major site
plan, variances, design exception and waiver approval to develop and operate on the Property three (3) multi-family
residential buildings to include 2 total of thirty (30) dwelling units, and the renovation of an existing structure to be
used for multi-family residential housing to include 2 total of seven (7) dwelling units (four {4) of which shall be
affordable housing units) on 2 newly created lot, and to include construction of the on-site parking and related
improvements (the “Project”), which application was approved by the Planning Board and memorialized on Januvary
16, 2014, in Resolution R-13-13 (collectively, the “Planning Board Approval™); and

WHEREAS, the Town Council designated Leona Developers, LLC as the redeveloper of the Property and
entered into a Redevelopment Agreement with Leona, dated January 28, 2015, providing for the acquisition of the
Property by Leona and the Entity (as defined below) and the development of same in accordance with the
Redevelopment Plan and the Planning Board Approval; and

WHEREAS, the Redeveloper created the entity, Leona Morris Street Urban Renewal Associates, LLC, a
limited-dividend, urban renewal entity (the “Entity”) under the New Jersey Long Term Tax Exemption Law,
N.JLS.A. 40A:20-1 et seq. {the "LTTE Law”) to undertake and own the Project and to seek a long term tax
exemption for the Project under the LTTE Law; and

WHEREAS, the Entity submitted to the Mayor of the Town (the "Mayor") an application for tax
exemption, which is on file with the Town Clerk (the "Application"), requesting an exemption of the improvements
constituting the Project pursuant to the LTTE Law; and

WHEREAS, the Mayor submitted the Application to the Town Council with his recommendation for
approval, a copy of which recommendation s on file with the Town Clerk; and



WHEREAS, with the Mayor’s recommendation for approval of the Application, the Town Council
accepted and approved the Application in Resohtion R-__-2015, finding that the Project represents an undertaking
permitted by the LTTE Law, and constitutes improvements made for the purposes of clearance, replanning
development or redevelopment of an area in need of redevelopment within the Town, as authorized by th;
Redevelopment Law and the LTTE Law; and ’

WHEREAS, the Entity also separately submitted to the Mayor a form of financial agreement (the
"Financial Agreement”), establishing the rights, responsibilities and oblieations of the Entity under 2 tax exemption

for the Project; and

WHEREAS, the Mayor submitted the Financial Agreement to the Town Council with his recommendation
for approval, a copy of which recommendation is on file with the Town Cletk; and

WHEREAS, the Governing Body has reviewed the information provided in the Financial Agreement and
has deemed it appropriate and acceptable.

NOW, TH.EREF ORE, BE IT ORDAINED, by the Mayor and Coundil of the Town of Morristown in
the County of Morris, New Jersey, as follows:

Section 1. The Financig] Agreement conceming Leona Morris Street Urban Renewal Associates
LLC and the Long Term Tax Exemption of the Project as part of the Morris Street Redevelopment Plan attache(i
hereto as Exhibit A is hereby approved, and the Mayor is hereby authorized to execute such Financial Agreement,
subject to minor modification or revision, as deemed necessary and appropriate after consukation with counsel,

Section 2. The Clerk of the Town is hereby authorized and directed, upon execution of the Financial

Agreement by the Mayor, to attest to the signature of the Mayor and to affix the corporate seal of the Town upon
such document. P

Section 3. The executed copy of the Financial Agreement shall be certified b i
y and be filed with th
Office of the Town Cilerk. Further, the Clerk of the Town shall file certified copies of this ordinance and thz
Finapcial Agrecmcnt with the Tax Assessor of the Town and the Director of the Division of Local Government
Services with the Department of Conunum'ry Affairs, in accordance with Section 12 of the Long Tern Tax

Exemption Law.

Section 4. If any part(s) of this ordinance shall be deemed invalid, such part(s) shall b
the invalidity thereby shall not affect the remaining parts of this ordinance, PERY ¢ severed and

Section 5. All ordinances and resclutons or parts thereof inconsistent with this Ordinance are
hereby rescinded.

Section 6. This ordinance shall take effect in accordance with applicable law.

I, Robin J. Kesselmeyer, Deputy Town Clerk of the Town of Morristown, do hereby
certify the above to be a true and exact copy of an Ordinance duly passed and adopted by
the Town Council of the Town of Morristown at a Regular Town Council Meeting held

on June 23, 2015

Dated: June 24, 2015 ) %ﬂ%

Robin J. Keséelmeyer
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Summary Of Findings
Proposed Residential Redevelopment in Morristown

This Fiscal Impact Analysis provides an assessment of the economic and fiscal effects
anticipated to result from the construction and occupancy of the residential redevelopment

proposed by Leona Development for a tract of land within the Morris Street Redevelopment
Area, and situated in the cental portion of the Town of Morristown.

The redevelopment plans prepared for a portion (Block 3701, Lot 11) of the Morris Street
Redevelopment Area contemplate the construction and occupancy of a transit-oriented, multi-
family residential development containing a total of 37 multi-family housing units comprised
of 33 “market” rental apartments and 4 “affordable” rental housing units.

The current plans for proposed redevelopment anticipate that the 33 “market” rental housing
units will consist of 27 one-bedroom units and 6 two-bedroom units with monthly rents
ranging from $1,800 to $2,200, with an average monthly rent of $1,873. The 4 “affordable”
housing units, which will be provided with the required mix of bedrooms and stratified rents
required by applicable regulations, have an average estimated rent of $892 per month.

Based upon the distribution of units and estimated rents, the residential units within the
proposed redevelopment would have a completed (capitalized) value of $6,223,034.

The proposed redevelopment, utilizing the demographic multipliers published by the Center
for Urban Policy Research (CUPR) for transit-oriented housing and for “affordable” housing
units, would be expected to be occupied by 67 total residents including 3 public school

children. The added population would, on a marginal cost basis, have allocated municipal
service costs amounting to $37,920.

Under the terms of a proposed Financial Agreement, the Morris Street redevelopment will pay
an Annual Service Charge equal to 12.0 percent of the Annual Gross Revenues of the 37 new
housing units. With Annual Gross Revenues of $745,195, Annual Service Charges,
Administrative Fees and Land Taxes amounting to $91,060 would be generated by the

completed redevelopment, of which $82,351 would be retained by the Town of Morristown
with $4,965 paid to the County of Morris.

The annual revenues generated for the Town of Morristown ($82,351) are 1.5 times the
property tax revenues of $53,916 that would be received with Ordinary Applicable Taxes and
are than 22.7 times the annual property tax revenues of $3,623 that the Town currently receives
from the redevelopment property. The proposed Tax Exemption would generate annual
payments to the Town of Morristown that amount to $1,229 per capita, which is 1.48 times the
Town’s current average per capita tax revenues of $832 per capita.



INTRODUCTION

The ensuing Fiscal Impact Analysis has been undertaken at the request of Leona Developers,
LLC in order to provide an assessment of the economic, demographic and fiscal implications of the
planned residential redevelopment within the Morris Street Redevelopment Area that is located in
the Town of Morristown in Morris County. The initial section of this evaluation presents an
historical profile of the Town’s residential and non-residential growth trends and documents the
manner in which the Town generates and distributes municipal revenues and school district
revenues. The findings of the fiscal profile are reviewed from an historical as well as a present
perspective in the context of the economic base, market trends and the fiscal infrastructure which
exists in Morristown in Morris County, New Jersey.

The second section of this evaluation involves a statistical analysis of the anticipated fiscal
and economic effects that would be expected to result from the construction and occupancy of the
of the planned residential redevelopment within the Morris Street Redevelopment Area. The overall
redevelopment plan contemplates the construction of a mixture of commercial (retail) space and
residential housing units to be developed in two projects. The portion of the redevelopment that is
examined herein (Block 3701, Lot 11) includes 37 housing units. The data and evaluations
contained on the following pages describe the nature and magnitude of proposed redevelopment
considers the available infrastructure of the community and calculates the added need for services
resulting from the redevelopment.

Of particular concern in the foliowing evaluation is detailed information pertaining to:

a) the economic and demographic composition of Morristown, including
historic and current levels of housing, population, employment and
school enrollments;

b) the residential and non-residential ratable bases of Morristown, the

changes occurring in each during recent years and the effective tax
rate of the Town;

c) the nature, scope and magnitude of the proposed redevelopment; and

d) the fiscal impact of the redevelopment upon municipal, school district
and county operations, to include changes in tax revenues and

budgetary appropriations, as well as the impact upon the existing tax
structure.,



ECONOMIC BASE AND FISCAL PROFILE

An examination of the current and historic characteristics of the Town of Morristown and
the manner by which the Town derives its revenues and manages its appropriations is a precursor
to a fiscal impact analysis of the planned residential redevelopment. This examination will furnish
a useful insight into the nature of local fiscal operations and a benchmark by which changes may

be measured and anticipated.

General Characteristics

The Town of Morristown, an established community and the seat of County government in
Morris County, is located in the east-central portion of Morris County. The Town, as illustrated
on Figure 1, 1s completed surrounded by Morris Township.  The Town of Morristown, itself,
includes a land area of 2.93 square miles, or approximately 0.64 percent of Morris County’s total

land area of 460.18 square miles.

Population - Morristown contained a total population of 17,712 persons at the time of the
1960 Census. Duringthe 1960's, Morristown’s population decreased by 50 persons (0.3 percent) and
resulted in a population of 17,662 persons at the time of the 1970 Census. A population decrease
was recorded during the 1970's with a loss of 1,048 persons (5.9 percent) to yield a total population
of 16,614 persons as of the 1980 Census.

Between 1980 and 1990, the population of Morristown decreased by 425 persons (2.6
percent), to yield a total population of 16,189 persons in 1990. In 1990, the population of
Morristown represented 3.84 percent of Morris County’s total population 0f 421,353 persons at that
time. Between the 1990 and 2000 Census of Population, Morristown experienced a population
increase of 2,355 persons and resulted in the Town’s reported population of 18,544 persons at the
time of the 2000 Census of Population. According to the reports available from the 2010 Census
of Population, the Town’s population base experienced a population decrease amounting to 133

persons (0.7 percent) persons during the 10 year period intervening the 2000 and 2010 Census of
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Population with a total population of 18,411 persons reported at the time (April 1, 2010) of the 2010
Census. The most recent municipal population estimates prepared by the Bureau of the Census
indicate that Morristown’s population had increased to 18,529 persons as of July 1, 2013. These

population trends are summarized below:

Population Trends
Town of Morristown

Census Est
1960 1970 1980 1990 2000 2010 2013
Population 17,712 17,662 16,614 16,189 18,544 18,411 18,529
Change @ = ceeee 50 (1,048) (425) 2,355 (133) 118
Percent Change =  ------ (0.3) (5.9) (2.6) 14.5 (0.7) 0.6

Since 1960, Morristown has generally accounted for a decreasing share of the County’s total
population. According to the most recent population estimates by the Bureau of the Census, the
Town’s share of the County’s total population had decreased to 3.72 percent in 2012 compared to
4.08 percent in 1980 and 7.99 percent in 1960. This information is tabulated below, and the 1990,
2000 and 2010 Census population characteristics of Morristown are profiled in Table 1 while the age
characteristics of the Town’s residents are presented in Table 2.

Population Trends
Morristown as a Share of Morris Countv

1960 1970 1980 1990 2000 2010 2012
Morristown 17,712 17,662 16,614 16,189 18,544 18,411 18,529
Morris Co. 221,620 383,454 407,630 421,353 470,212 492276 497,397
Town /Co.-% 7.99 4.61 4.08 3.84 3.94 3.74 3.73

Since 1970, the Town’s population base reflects a maturing of the Town’s residents with
increases in the median age of the population from 32.8 years in 1970 to 34.3 years in 1980, to 34.8
years in 1990, to 35.0 years in 2000 and to 34.8 years in 2010. In 2010, 3,597 residents in
Morristown, or 19.5 percent of Morristown’s total population was 19 years of age or younger,

compared to 5,337 persons, 30.2 percent of the population in 1970.



TABLE 1

MORRISTOWN POPULATION BASE

1990, 2000 AND 2010 CENSUS

TOTAL POPULATION
Male
Female

AGE
Under 5 years
51to 17 years
18 to 20 years
21 to 24 years
25 to 44 years
45 to 54 years
55 to 59 years
60 to 64 years
65 to 74 years
75 to 84 years
85 years and over
Median age
Under 18 years
Percent of total population
65 years and over
Percent of total population
HOUSEHOLDS BY TYPE
Total households
Family households (families)
Married-couple families
Percent of total households
Other family, male householder
Other family, female householder
Non-family households
Percent of total households
Householder living alone
Householder 65 years and over
Persons living in households
Persons per household
Persons living in group quarters
Institutionalized persons
Other persons in group quarters

1990
16,189
7,688
8,501

866
1,690
541
1,135
6,456
1,680
682
689
1,188
888
374
34.8
2,556
15.8
2,450
15.1

6,712
3,492
2411
35.9
262
g19
3,220
48.0
2,550
858
15,293
2.28
896
708
188

2000
18,544
9,302
9,242

1,026
2,378
564
1,068
7,501
2,280
801
634
1,069
817
406
35.0
3,404
18.4
2,292
12.4

7,252
3,700
2,496
344
337
867
3,552
49.0
2,805
739
17,617
2.43
927
595
332

2010

18,411
9,408
9.003

1,075
2,158
556
1,230
7,064
2,373
999
846
1,071
660
379
34.8
3,233
17.6
2,110
11.5

7,417
3,652
2,305
31.1
460
387
3,765
50.8
2,875
704
17,789
2.40
622
353
269
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Housing Trends - Notwithstanding the population declines reported during the 1960's,

1970'sand 1980's, Morristown has experienced an ongoing expansion of its housing inventory since
1960. During the 1960's, the Town issued building permits authorizing the construction of 1,713 new
housing units within the Town. An additional 296 residential dwellings were authorized during the
1970's. By 1980, Morristown contained a total of 6,773 year-round housing units of which 6,534 units
(96.5 percent ) were reported to be occupied. The 6,773 year-round housing units included 3,034 units
in one-unit structures, 2,078 units in structures of 2 to 9 housing units, 1,658 units in structures of 10
or more housing units and 3 housing units classified as “mobile home or trailer”. In 1980, 2,209 of
the 6,534 occupied housing units within Morristown, or 33.8 percent, were reported to be owner-
occupied. The 1980 housing profile of Morristown is provided in Table 3. |

During the 1980's, housing construction in Morristown increased from the rates observed during
the 1970's (30 units/year). As indicated in Table 3, during the period from January 1980 through
December 1989, Morristown issued building permits authorizing the construction of 481 residential
units, or an average of 48 units/year. Between 1990 and 1999, a slightly reduced level of residential
construction occurred in Morristown, with the Town authorizing the construction of 403 new housing
units between 1990 and 1999, or an average of 40 new homes annually. The Town authorized an
additional 745 new housing units, or an average of 75 units per year from 2000 through 2009. The
Town’s building permit trends are further detailed on Table 4.

The 1990 housing stock of Morristown reflects a housing base that is predominantly comprised
of renter-occupied and attached housing units with renter-occupied homes accounting for 62.4 percent
of the occupied housing units. In 1990, 2,524 housing units (37.6 percent ) were reported to be owner-
occupied. Single-family detached homes accounted for 1,919 of the Town’s 7,061 total housing units
in 1990, while the 5,012 housing units were located in attached housing structures and 130 housing units
were classified as “mobile home, trailer or other”,

Between the 1990 and 2000 Census, the total number of housing units in Morristown increased
from 7,061 housing units to 7,615 housing units, for an increase of 554 housing units while the total
number of occupied households increased by 540 units, from 6,712 households in 1990 to 7,252
households in 2000. Owner-occupied households in Morristown, which accounted for 37.6 percent
of the Town’s occupied households in 1990, represented 39.5 percent, of the Town’s 7,252 occupied

households in 2000.  As further detailed in Table 5, the initial reports of the 2010 Census
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TABLE 5

MORRISTOWN TOWN HOUSING PROFILE

1990, 2000 AND 2010 CENSUS

1990 2000
TOTAL HOUSING UNITS 7,061 7,615
Occupied housing units 6,712 7,252
Owner occupied 2,524 2,865
Percent owner occupied 37.6 39.5
Renter occupied 4,188 4,387
Vacant housing units 349 363
For seasonal, recreational, or occasional use 13 76
Homeowner vacancy rate (percent) 2.8 1.2
Rental vacancy rate (percent) 3.7 3.7
Persons per owner-occupied unit 2.61 2.62
Persons per renter-occupied unit 2.08 2.3
UNITS IN STRUCTURE
1-unit, detached 1,919 2,115
1-unit, attached 511 662
2 10 4 units 1,970 1,810
510 9 units 428 514
10 or more units 2,103 2,505
Mobile home, trailer, other 130 9
VALUE
Specified owner-occupied units 1,796 2,114
Less than $50,000 4 18
$50,000 to $99,999 37 32
$100,000 to $149,999 221 206
$150,000 to $199,999 575 518
$200,000 to $299,999 771 858
$300,000 or more 188 482
Median (dollars) 205,800 224,400
CONTRACT RENT
Specified renter-occupied units paying cash rent 4,393 1,215
Less than $249 382 142
$250 to $499 919 48
$500 to $749 1,738 98
$750 to $999 680 481
$1,000 or more 349 446
Median (dollars) 595 929

sk

Detailed housing characteristics from the 2010 Census are not yet available
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2010
8,172
7,417
2,863
38.6
4,554
755
97
3.7
8.4
251
2.3

* ¥ ¥ X *x ¥

¥ O ¥ X ¥ x ¥ x

¥ ¥ X ¥ ¥ X X



disclose that Morristown’s total population amounted to 18,411 residents, with 17,789 persons

occupying 7,417 of the Town’s 8,172 total housing units at the time of the 2010 Census.

School System - The Town of Morristown, along with Morris Township, are members of the
Morris (Regional) School District which provides educational services for the students from the two
member municipalities in grades K through 12 and maintains a “receiving” relationship with the
Borough of Morris Plains to provide educational services for the Borough’s students in grades 9
through 12. The number of students “on roll” in the Morris School District decreased from 6,059
students in the 1975-76 school year to 3,341 students in the 1991-92 school year, for a decrease of
2,718 students (44.9 percent). During the 1990's, the number students enrolled in the Morris School
District increased, with 3,974 student reported in the 1995-96 school year and 4,363 students reported
during the 1999-00 school year, Since 2000, enroliments in Morris School District have continued
to increase, with 4,581 students enrolled during the 2005-06 school year and 5,204 students on roll
during 2014-15 school year.  The enrollment trends of Morristown students and total students

enrolled in the Morris (Regional) School District are further detailed in Table 6.

Commercial Development - According to reports of the New Jersey Department of Labor,
during 1975 there were 18,634 persons covered by New Jersey Unemployment Compensation (covered
jobs) employed within Morristown, equal to 12.08 percent of Morris County’s total employment base
of 109,102 jobs at that time. Between 1975 and 1985, the Town’s employment base increased by
13,725 jobs to a total of 32,359 jobs in 1985. During this ten-year period (1975-85), employment in
Morristown increased by an average of 1,372 jobs each year. The Town experienced a decrease in
its employment base during the ensuing ten-year interval (1985-95) with 31,106 jobs reported in
Morristown during 1995.

Between 1995 and 2003, local employment was reported to have declined by 3,682 jobs to
27,424 jobs reported in 2005. Corrections to the covered employment data, to remove employment
with Morristown addresses located in the surrounding municipalities, has resulted in reduced
employment levels being attributed to Morristown with a total (private sector) employment base of
20,486 jobs reported for Morristown in 2009 and 21,597 jobs in 2013. It should be noted that the
“covered” employment data is for “private sector” jobs and does not include the substantial public

sector (government) employment in the Town. This information is further detailed in Table 7.

12



TABLE 6
MORRIS REGIONAL SCHOOL DISTRICT
PUBLIC SCHOOL ENROLLMENT

Students Enrolled Net School
Morristown Total _Cost/Student
1975-76 e ' 6,059 $ 2,321
1976-77 e 5,990 2,509
1977-78 2,752 5,712 2,792
1978-79 2,743 5,510 3,042
1979-80 2,393 5,262 3,374
1980-81 3,106 4,774 3,950
1981-82 2,084 4,561 4,602
1982-83 2,001 4,389 5,410
1983-84 1,933 4,310 5,928
1984-85 1,860 4,181 6,590
1985-86 1,786 4,052 7,252
1986-87 1,789 4,054 7,715
1987-88 1,643 3,821 8,771
1988-89 1,619 3,665 9,658
1989-90 1,592 3,523 10,863
1990-91 1,652 3,613 10,605
1991-92 1,537 3,341 11,612
1992-93 1,688 3,650 11,225
1993-94 2,017 3,771 11,384
1994-95 1,782 3,843 10,432
1995-96 1,680 3,974 10,440
1996-97 1,817 4,044 10,658
1997-98 1,895 4,150 11,790
1998-99 2,047 4,187 . 12,445
1999-00 - 2,292 4,363 12,943
2000-01 2,144 4,471 13,871
2001-02 2,183 4,547 14,499
2002-03 2,126 4,610 14,644
2003-04 2,121 4,570 15,808
2004-03 2,217 4,592 16,615
2005-06 1,988 4,581 17,263
2006-07 2,084 4,648 18,424
2007-08 1,990 4,574 15,006
2008-09 1,930 4,571 18,058
2009-10 1,989 4,951 17,109
2010-11 2,012 5,037 17,725
2011-12 2,012 5,079 17,761
2012-13 2,113 5,078 17,371
2013-14 e 5,152 18,930
2014-15 e 5,204 17,859

Source: Rutgers University, Bureau of Government Research, N J Legislative District Data Book (1975-2012); N J Dept
of Education, 2013-14,2014-15, The net cost per pupil is the general fund budget per pupil, as implemented under(CEIFA),
is equal to the sum of general fund tax levy, budgeted general fund balance, miscellaneous revenue, and most forms of state
formula aid. The per pupil cost for the 2013-14 and 2014-15 school years reflects total operating expenditures

13



TABLE 7
PRIVATE SECTOR EMPLOYMENT
MORRISTOWN TOWN, MORRIS COUNTY
(Employment Covered by New Jersey Unemployment Compensation)

Morristown Morris Town/

Year Town County County (%
1975 18,634 109,102 12.08
1980 19.250 149,902 12.84
1981 21,864 161,189 13.56
1982 23,052 163,240 14.12
1983 23,923 173,141 : 13.82
. 1984 29,768 187,697 ' 15.86
1985 32,359 196,813 16.44
1986 34,211 205,299 16.66
1987 34,417 210,861 16.32
1988 35,528 214,625 16.43
1989 35,480 214,916 16.49
1990 33,644 208,635 16.13
1991 30,703 199,312 15.40
1992 29,650 201,024 14.75
1993 29,080 202,642 14.35
1994 30,668 208,466 14.71
1995 31,106 213,398 14.58
1996 29,233 220,494 13.26
1997 30,367 228,388 - 13.30
1998 30,344 233,240 13.01
1999 31,738 242,228 13.10
2003 30,857 244397 12.63
2004 29,844 248,978 11.99
2005 27,424 253,558 10.81
2006 27,016 257,505 10.49
2007 20,024 255,748 7.83
2008 21,013 254,072 8.27
2009 20,486 222,420 9.21
2010 20,948 236,528 8.86
2011 19,536 237,310 8.23
2012 19,426 240,795 8.07
2013 21,597 248,032 8.71

Source:  New Jersey Department of Labor, Division of Planning and Research, Office of
Demographic and Economic Analysis, New Jersey Covered Employment Trends.
Note: Employment is as of September 3.




RATABLE BASE AND TAX RATE

The economic and demographic characteristics of the Town of Morristown are reflected in the
Town's ratable base, and changes in the Town's household base and commercial development overthe
past twenty years may be examined in terms of the per parcel and total valuations (assessment) of the

taxable properties in the Town.

Ratable Base

The Town of Morristown has undertaken periodic property revaluations in order to maintain
assessments that approximate current market values. The ratio of assessed value to market value is
expressed in the State equalization ratio which amounted to 99.51 percent in 1994 and is reported to
amount to 85.53 percent in the current (2014-15) assessments. These assessment trends are further
detailed in Table 8.

During 1994, the total equalized property valuation in the Town of Morristown amounted to
$1,201.7 million. This equalized valuation increased by 114.3 percent between 1994 and 2014, with
an equalized assessed valuation of $2,575.8 million reported for 2014,

During the period from 1994 through 2014 when the Town's equalized valuation increased
114.3 percent, the cost of municipal operations reflected in the local use budget increased from
$30,132,069 to $36,753,032--an ~increase of $6,620,963, or 22.0 percent. From 1994 to 2014, the
growth of municipal costs (22.0 percent) was below the increase in the equalized taxable base (114.3
percent). The result of these varying growth rates would be a somewhat lower local (municipal
purpose) property tax rate levied upon all properties as a percentage of property value.

Residential properties (Class 2) increased as a share of total ratables from 47.60 percent in
1994 to 56.37 percent in 2014, a relative increase of 18.4 percent, Non-residential (commercial and
industrial) properties amounted to 43.77 percent of valuation in 1994 and 32.19 percent in 2014.
These percentage levels and the changes that have occurred since 1994 indicate a decrease in the
proportion of the total assessments represented by non-residential properties, with commercial and
industrial properties now comprising 32.19 percent of total assessments, while residential (Class 2)

properties have increased from 47.60 percent to 56.37 percent of the Town’s total assessed valuation.

15
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Since 1994, the average equalized value of the Town’s residential (Class 2) parcels has
increased substantially. During 1994, the average equalized residential (Class 2) property assessment
amounted to $179,886 per parcel and, by 2014, this per parcel average has increased to an equalized
value of $405,578.

In 1994, the average residential tax bill in the Town of Morristown was $3,850 and between
1994 and 2014, this average annual tax increased at an annual average rate of 4.34 percent, resulting

in a 2014 average residential (Class 2) tax of $9,005. This information is detailed on Table 9.

Effective Tax Rates

The local (general) tax rates levied in the Town of Morristown reflect the ratio of assessed to
true (market) value of the assessments in the Town. In 1994, the local (general) tax rate in Morristown
was $2.150 per $100 of assessed value. By 2014, this general tax rate had increased to $2.596 per
$100 of assessed value. The increase in the general tax rate was accompanied by a decrease in the
assessment ratio from 99.51 percent to 85.53 percent. On an “equalized valuation” basis, the tax rate
relative to current values also increased between 1994 and 2014, with an increase in the equalized or

“effective” tax rate in the Town of Morristown from $2.139 per $100 during 1994 to $2.220 per $100
of equalized valuation in 2014;

Morristown Town, Morris County
Local and Equalized Tax Rates

Local State Equalization Equalized
Year - Rate/$100 Ratio Rate/$100
1994 $2.150 99.51 $2.139
2014 $2.596 85.53 $2.220
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Overview

The preceding review of the economic, demographic, fiscal and financial characteristics of
Morristown has disclosed the Town to be a well-established and intensively developed community that
accounts for a substantial share of the County’s population base (3.74 percent in 2010) and private
sector employment (8.86 percent in 2010) relative to the Town’s 0.64 percent share of the County’s
total land area. Employment in Morristown increased from 18,634 Jjobs in 1975 to 20,948 jobs in
2010.

The review of the enrollment trends in the Morris School District disclosed a declining
enrollment from the mid-1970's to the early 1990's which has been followed by steady enrollment
increases. Between 1994 and 2014, the equalized valuation (assessments) in Morristown increased

from $1,201.4 million to $2,575.8million.



PROJECT DESCRIPTION AND FISCAL IMPACTS

On the preceding pages, the economic base and fiscal infrastructure of Morristown have been
examined and quantified. With the information and insight gained in the foregoing examination, it
is now possible to estimate the costs, revenues and overall fiscal effects that would be expected to
accompany the construction and occupancy of a total of 37 multi-family housing units, including 4
“affordable” housing units on a 1.282 acre tract of land within the Morris Street Redevelopment Area

in the central portion of the Town of Morristown.

Project Description

The development that is the subject of the this fiscal evaluation involves a plan for a residential
redevelopment to be located on a tract of land situated along the southerly side of Morris Street and
within an area that has been designated as an “area in need of redevelopment” (Morris Street
Redevelopment Area) within the Town of Morristown. Consistent with the objectives of the
Redevelopment Plan to encourage “transit-oriented, residential infill development”, the redevelopment
proposed by Leona Development for a portion (Block 3701, Lot 11) of the Redevelopment Area
contemplates the construction of a total of 37 multi-family rental housing units, including 4 affordable
housing units. The current redevelopment plans anticipate the construction of three (3)newresidential
buildings, each containing 10 residential units and the renovation of the existing structure at 185
Morris Street to contain 7 residential units, including 4 affordable housing units.

The 33 market-priced rental apammeﬁts will consist of 27 one-bedroom apartments and 6 two-
bedroom apartments with monthly rents ranging from $1,800 to $2,200 and averaging $1,873 per
month. The 4 “affordable” rental units will include the required mixture of one, two and three
bedroom units and will be priced in accordance with current regillations with an estimated (average)
monthly rent of $892.

Based upon the current plans and anticipated rents, would be expected to yield an overall
(market and affordable ) average rent of $1,767 per month and result in a completed (capitalized)

value of § 6,223,034, This information is further detailed in the following tabulation:
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Morris Street Redevelopment Area
Residential Redevelopment Plan

Block 3701, Lot 11

No. of Average Estimated Aggregate

Market Units Mo Rent Value ? Value
Apt- IBR 27 $1,800 $171,360 $4,626,720
Apt -2BR 6 $2.200 $209.440 $1.256.640
Subtotal Market 33 $1,873 $178,283 $5,883.360

Affordable :

Apt1 BR 1 $ 759 $ 72,257 $ 72,257
Apt 2 BR 2 $ 894 $ 85,109 $ 170,218
Apt3 BR 21 $1.021 $_97.199 $_97.199
Subtotal Affordable 4 $ 892 $ 84918 $ 339,674
Total /Average 37 31,767 $168,190 $ 6,223,034
Estimated Assessment (85.53 percent) 85322560

Demographic Implications

There are a number of techniques and methods available in demographic analysis which may
be utilized to estimate the anticipated population levels which would be generated by a proposed
development. No single technique or methodology is universally applicable, accepted or reliable.
Rather, all methods available for the pro forma calculation of anticipated population are subject to
certain limitations,

Among the various techniques available for developing estimates of population, the
“comparable” or “case study” approach appears to offer the benefits of actual experiences, timely data,
geographic proximities and known similarities in market sectors and product design. In the “case
study” method, population determinants are generated on the basis of the actual occupancy experiences
of comparable housing units in similar, recently constructed housing complexes. The reliability of the

case study model is a function of the comparability of the case study housing units to the units

proposed for construction.

? Estimated value is Gross Potential Rent, less 5.0 percent vacancy and less operating expenses
of 35.5 percent, capitalized at 7.5 percent. ’
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Information is also available from the U.S. Department of Commerce, Bureau of the Census,
which provides population and housing characteristics that can be examined to estimate municipal
population and school children multiplier ratios on a per household basis. In this regard, at the time
of the 2010 Census of Population (April 1, 2010), the Town of Morristown contained a total
pobulation of 18,411 persons of which 17,789 persons occupied 7,417 of the Town’s 8,172 total
housing units. At this time (2009-2010 school year), there were 2,090 students from Morristown
enrolled in the Morris Regional School District. These statistics indicate that the average household
in the Town of Morristown contained 2.40 persons and 0.282 public school children per household

The proposed redevelopment, which contains 37 attached housing units with an average of 1.27
bedrooms per unit, differs significantly from the Town’s housing base to the extent that all of the
proposed housing units are “new” ,“attached”, “renter-occupied” and includes an “affordable” housing
component. In view of the differences in the type of housing units proposed vis-a-vis the Town’s
existing housing base, the use of municipal demographics as a “comparable” would not be appropriate,

Demographic multipliers for total population and school age children have been developed and
published by the Urban land Institute (ULI). The ULI multipliers, which are derived from information
regarding newly constructed and occupied housing units contained in the American Housing Survey,
furnish data for six different types of housing products, by number of bedrooms for four different
regions of the United States. The demographic multipliers published by ULI are derived from
information contained in the 1987 American Housing Survey for the Northeast region of the United
States and do not reflect current occupancy trends, are not available for New Jersey, Morris County

or the Morristown area and do not distinguish between “entry-level” and transit-oriented housing

products.

Multi-Family Demographics

Given the unique location, character, and transit-oriented convenience of the proposed new
housing units, demographic information for recently occupied attached housing units in New Jersey
can provide a more realistic basis for estimating the population and public school children likely to
be generated by the proposed multi-family rental housing units at a location that affords retail

convenience and a transit-oriented opportunity for its residents.
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Standard Demographic Multipliers - A study of the occupancy characteristics of newly

occupied housing units was prepared (November 2006) for the New Jersey Department of Community
Affairs, Office of Smart Growth by the Center for Urban Policy Research (CUPR), Edward J.
Bloustein School of Planning & Public Policy at Rutgers, The State University. The findings of this
study, which are summarized in the enclosed Appendices 1 and 2, provide demographic multipliers
for single-family detached homes, single-family attached homes and multi-family (5+ units/building),
including condominiums and apartments. The “CUPR” multipliers furnish Statewide information,
adjusted for pricing (below median or above median), for certain bedroom configurations {(0-1, 2, 3,
and 4-5 bedrooms). The CUPR multipliers also provide consolidated (owner/renter) information for
three “Regions™ of the State (northern, central and southern) but the regional data does not separate
owner and renter occupied units or provide the disaggregated data for the specific bedroom
configurations that is available in the Statewide data.

The published CUPR data that is most similar to the 33 proposed “market” rental housing units
is contained within the New Jersey multipliers for “above median price” one-bedroom and two-
bedroom housing units in buildings containing five or more housing units. These tables (Appendices
I and 2) indicate an expectation for occupancies of 1.644 to 2.107 persons per unit, including 0.051
to 0.115 public school children per unit. If these Statewide multipliers were applied to the 33
“market” housing units with a mix of 27 one-bedroom units and 6 two-bedroom units , a total resident

population with a weighted average amounting to 1.727 persons per unit, including 0.063 school

children per unit, would be anticipated:

Estimated Population
CUPR Standard (Statewide) Demographic Multipliers
Proposed Redevelopment “Market” Units

Population Per Unit Estimated Population
No. of Total Public Total Public
Rental Units  Pop. School Pop. School
One-Bedroom 27 1.644 0.051 44 1
Two-Bedroom 6 2.107 0.115 13

6 1
Total 33 1.727 0.063 57 2



Transit-Oriented Developments - In addition to the demographic information for standard
housing types, the November 2006 study prepared by the Center for Urban Policy Research also
provides demographic multipliers specialized forms of housing, including housing units within transit-
oriented residential developments. As detailed in Appendix 3, this survey of transit-oriented
developments included a total of 2,183 rental housing units located within ten (10) rental projects in
New Jersey. These 2,183 “rental” housing units were found to contain a total of 47 public school
children, or 0.021 public school children per housing unit. In view of the design and the proximity of
the proposed residential development to transit opportunities (commuter rail), the TOD multipliers
furnish an indication of the reduced population and public school children that could be anticipated.
Applying the TOD school children multiplier (0.021 school children / unit) to the 33 “market” priced
rental housing units would yield 1 public school child, as opposed to the 2 public school children

derived with the standard CUPR (Statewide) multipliers:

Estimated Population
TOD Demographic Multipliers

Proposed Residential Redevelopment Morristown

Population Per Unit Estimated Population

No. of Total Public Total Public

Rental Units Pop. School Pop. School
One-Bedroom 27 1.587 0.019 43 )
Two-Bedroom 6 1.942 0.036 12 0
Total 33 1.652 0.021 - 55 1

Affordable Housing Demographics - In addition to the “market” priced housing units, the

development proposal also contains four (4) “affordable” (Mt. Laurel) housing units to be reserved and
priced to be affordable for Jower-income households in accordance with affordable housing
regulations. To the extent that the 4 “affordable” housing units have specific occupancy, income, and
pricing restrictions, the “CUPR” survey provides separate demographic multipliers for low and
moderate income households in New Jersey. The demographic multipliers for the 4 one-, two- and
three-bedroom, renter-occupied, “affordable™ housing units (Appendix 4) anticipate 1.61 to 3.82

persons per unit including 0.14 to 1.27 public school children per “affordable” housing unit.
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Utilizing the CUPR demographic (TOD) multipliers for the 33 “market” housing units and the
demographic multipliers specific to the 4 “affordable” housing units, the number residents and public
school children generated by the housing units within the proposed residential redevelopment have

been estimated.

Added Population
As indicated in the following calculations, and applying CUPR (TOD) demographic multipliers
to the 33 “market” housing units and the specific multipliers for the 4 “affordable” (Mt Laurel)

housing units, a total population of 67 persons, including 3 public school children, would be

anticipated:
Estimated Population
Proposed Residential Redevelopment in Morristown
CUPR Transit-Oriented and Affordable Demographic Multipliers
Residential No. Per Unit Total Public
Market Units Pop PSC Pop School
Apt - IBR 27 1.610 0.019 43 1
Apt-2 BR 6 2.030 0.036 12 0
Subtotal 33 1.664 0.021 55 1
Affordable
Apt-1BR 1 1.610 0.140 2 0
Apt-2BR 2 2.760 0.620 6 1
Apt-3BR 1 3.820 1.270 4 1
Subtotal 4 2.734 0.663 12 2
Total 37 1.811 0.081 67 3

The preceding information is consistent with a survey prepared by Jonathan Rose Companies
regarding the number of public school children generated by new rental housing units in the Town of
Morristown. According to this survey, the rental units located within Chancery Square (131
apartments), Highlands (217 apartments) and Metropolitan (130 apartments) generate a combined
total of three (3) public school children, or 0.006 public school children per unit:
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Morristown Rental Housing Units
School Children Survey

Property Name No. Units _School Children School Children/Unit
Chancery Square 131 2 0.015
Highlands 217 1 0.005
Metropolitan 130 0 0.000
Total Survey 478 3 0.006
Added Services

The development and addition of new residences, new businesses or a combination thereof to
a community may generate direct and indirect needs for new or added services from the community
or other governmental jurisdictions. The services to be provided to a new development generally
include education (public school), police and fire protection, public works, administration, etc. The
degree to which the added development may be accommodated within the framework of existing
governmental services, facilities and personnel is typically a function of the relative increases in
population, school children and employment represented by the new development.

As was indicated in the preceding review of the population and enroliment estimated for the
proposed redevelopment in Morristown, a total of 67 residents, including 3 public schoo! children,
could be expected to be directly generated by the new housing units. Relative to the Town’s current
estimated (year-end 2014) population of 18,580 residents and 2,165 public school children, the added
development would represent increments of 0.36 percent and 0.14 percent, respectively. To the extent
that the proposed redevelopment represents increments in the range of 0.14 to 0.36 percent, increases
in governmental services are more likely to generate marginal, rather than average costs, and generally

within the capacities of the extant public infrastructure.
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IMPACT ANALYSIS

Service Cost Allocations

The fiscal impact resulting from the proposed redevelopment and the addition of 37 new housing
units may now be examined in terms of the costs incurred by the municipality and the school district
in providing a variety of services to the Town’s residents. The determination of the fiscal impact of
the proposed development involved the use of an econometric model which is a composite of two
techniques ‘generally referred to as the “proportional valuation method” and the “per capita multiplier
method”. The proportional valuation method is utilized first to assign a portion of total municipal
expenditures to the residential (as opposed to non-residential) valuation in the Town. Municipal
expenditure levels proportionately allocated to residential valuation are then expressed in terms of per
capita expenditures for the existing population. School appropriations are expressed on a per-pupil
basis. Once these per capita and per pupil expense ratios are determined, the “per capita multiplier
method” anticipates added costs from the proposed development by applying increased population and

student enrollment to the current expense ratios.

Assumptions. Conditions and Qualifications

The preparation of a cost/revenue analysis which measures the overall and specific impacts
resulting from the development and occupancy of the proposed development necessarily requires that

certain empirical assumptions be made:

1) All dollars are dollars--the fiscal impact shown reflects the forecasted
- impact as if the development were completed in 2014,

2) Other growth or changes (demographic/economic) occurring in
Morristown during the development phases of the project may well
have their own impact on fiscal matters, but are not included within the

scope of this study in order to empirically assess the direct impact of the
planned development;

3) The “per capita multiplier method” assumes that, over the long run,
current average operating costs per capita furnish a reasonable estimate
of future operating costs occasioned by growth, and that current levels
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of service, relative to current population, are reasonably accurate
indicators of future service levels continued at the same relative scale,
and,

4) The current distribution of expenditures among the various sectors of
municipal service will remain constant in the short term and will serve
as the primary indicator of the way in which additional expenditures
will be subsequently allocated.

Utilizing the aforedescribed methodology and assumptions, the ultimate impacf of the
completion and occupancy of the proposed residential redevelopment can be determined through a
cost/revenue analysis of the major sources of the services and taxing bodies affected by the new
development. The primary sources of the services affected by the new development are: a) the

municipality; b) the regional school district, and; ¢ ) the County,
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MUNICIPAL SERVICE COSTS

The fiscal effects anticipated to result from the construction and occupancy of the proposed
housing units, and the addition of 67 new residents shall be analyzed in this section in terms of the
added costs expected to be incurred by the municipality in providing the various services required by

the proposed development.

Service Cost Allocations

Insofar as the costs of the services now being provided by the community serve as the statistical
foundation for the costs to be generated by the proposed development, an analysis of existing
service/cost relationships has been undertaken. A summary of Morristown’s current revenues and
expenditures as presented in Table 10, provides a useful profile for the determination of the fiscal
impact attributable to the proposed development.

Before the data and relationships indicated in Table 10 may be utilized, certain adjustments
must be made to separate its residential and non-residential components. As may be seen in Table
10, non-residential properties in Morristown, which include Class 4a Commercial and Class 4b
Industrial properties represent 12.95 percent of all properties and 32.19 percent of the Town’s total
assessed valuation. Given these distributions, 22.57 percent of the current tax-supported municipal
expenditures would be assigned, in terms of cost/benefit (or cost generation) to the 562 (commercial
and industrial) properties in Morristown, and which are estimated to employ 21,810 persons. Of the
Town’s current tax-supported appropriations of $23,248,236, approximately 22.57 percent, or
$5,247,127 would be assigned to the Town’s 562 commercial and industrial properties, indicating a
non-residential service cost factor amounting to $241 per employee.

The Town’s residential properties, which include Class 2 and 4c¢ properties, represent 84.15
percent of the Town’s total properties and 66.66 percent of the Town’s total valuation, and would be
assigned 75.41 percent of the Town’s total tax-supported costs. In this regard, $17,531,495 of the

Town’s $23,248,236 in tax-supported local use appropriations would be attributed to Morristown’s

residential properties.
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MORRISTOWN TOWN, MORRIS COUNTY

TABLE 10

MUNICIPAL DATA - 2014

Current Assessments:
Category

1. Vacant Land

2. Residential

3a Farm-Regular

3b Farm-Qualified

4a Commercial

4b Industrial

4c Apartments

Summary
Residential (Class 2, 3a, 4¢)

Commercial/Industrial
Vacant, Farm-Q
Total

Current Tax Structure:
Rate Per $100 (2014-15)
Municipal Purpose
Regional School District
County Taxes

Total

Local Use Appropriations:

Operations (within CAPS)
Other Operations

Deferred Charges & Other Appropriations

Capital Improvements
Debt Service

Reserve for Uncollected Taxes
Total General Appropriations

General Revenues - Local Use:

Revenue from Property Taxes*

Miscellaneous Revenues
Surplus Revenues

Receipts from Delinquent Taxes

Total General Revenues

Assessment Percent
$ 25,321,600 1.15
$1,241,869,642 56.37
$ 0 0.00
$ 0 0.00
$ 697,912,200 31.68
$ 11,253,500 0.51
§ 226,722,100 10.29
$1,468,591,142 66.66
$ 709,165,700 32.19
$ 25.321,600 1.15
$2,203,078,442 100.00

Percent
40.52
47.96
11.52

100.00

Percent
76.50
6.36
0.51
0.68
13.76
2.19
100.00
Percent

63.25

30.81
4.63
_1.31
100.00

Parcels
126
3,580

553

73

3,653
562
126

4,341

Tax Rate
$1.052
$1.245
$0.299
$2.596

Amount
$28,114,347
§ 2,337,542
$ 187,737
$ 250,000
$ 5,058,457
§__ 804.949
$36,753,032

Amount
$23,248,236
$11,324,796
$ 1,700,000
$_ 480.000
$36,753,032

Note: State Assessment Ratio is 85.53 percent, County Ratio is 86.02 percent..
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Residential Costs - When the resident-based, tax-supported municipal appropriations of

$17,531,495 are allocated among Morristown’s estimated year-end 2014 residential population of
18,580 residents, an average per capita, tax-supported cost appropriation of $944 is derived.
Concentrated, higher-density residential developments, and particularly Class 4c income producing
(apartment) properties, where many services are provided by the property owner, will typically have
“marginal” added costs that are approximately 60 percent of the “average” per capita costs. Applying
the marginal per capita local use appropriation of $566 ($944 x .60 =$566) to the 67 new residents
expected to reside within the proposed residential redevelopment indicates an added local use
appropriation of $37,920 (67 x $566 = $37,920).

Cost Allocations - The actual experience and distribution of the municipality’s expenditures
among its various budgetary components provides a basis for the allocation of the added costs
estimated for the proposed redevelopment. The estimated tax-supported costs of $37,920 amount
to 0.16 percent of the tax-supported municipal appropriations which would be allocated to maintain
the same level and quality of municipal services to the Town’s existing residential and non-residential
properties. The marginal cost allocation takes into account factors associated with the economies of
scale and efficiencies applicable to the addition of 67 persons to the estimated existing population base

of 18,580 persons and the lower consumption of municipal services applicable to a self-contained,

income-producing (Class 4¢) property
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SCHOOL SYSTEM IMPACT

The Town of Morristown, along with Morris Township, are members of the Morris (Regional)
School District which provides educational services for the students from the two member
municipalities in grades K through 12 and maintains a “receiving” relationship with the Borough of
Morris Plains to provide educational services for the Borough’s students in grades 9-12.

The number of public school students expected to be generated by the proposed redevelopment
furnishes the statistical basis for this element of the anticipated fiscal impact of the proposed
residential redevelopment in Morristown. In this regard, the 33 “market” housing units have been
estimated to generate a total of 1 public school student while the 4 “affordable” (COAH) housing units
have been estimated to generate an additional 2 public school children, for a total of 3 children that

could be expected to be enrolled in the Morris Regional School District.

Morris Regional School District

The fiscal impact resulting from the addition of the 3 new students to the school district has
been statistically structured under the assumption that all new students were enrolled during 2012. The
interjection of the hypothetical students into a current enrollment situation is empirically preferable

" to the extent that it permits a more objective appraisal of the direct impact of the enrollment specific
to the new development and also permits an analysis predicated upon known fiscal data and current
(2012) dollars. The costs anticipated for the added enrollment of 3 students in the school district have

been estimated on the basis of the actual reported per pupil appropriations for the 2014-15 school year.

Scheol District Costs - During the 2014-15 school year, the Morris Regional School District
has a total operating budget of $96,885,709, of which $87,705,056 (87.81 percent), is funded by
property taxes and other local sources (tuition received). Relative to the school district’s resident
enrollment, the current (2014-15) school district budget equates to $17,859 per student, of which
$15,681 per student, is funded by local property taxes. Applying the tax-supported school district cost
of $15,681 to the 3 new students estimated to be enrolled, yields added tax-supported school district
costs of $47,040 (3 x $15,681 = $47,040).
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COUNTY SERVICES IMPACT

A broad range of services are furnished by the County government, its agencies, offices and
departments. These services, which are provided and available to all County residents without respect
to municipality of residence, include the services of County Courts; Sheriff’s office; various health,
safety and welfare programs; maintenance of County roads; County education services; County parks;
recreational facilities; etc. The nature of the services provided by the County are such that its services,
facilities and operations are generally of countywide use and benefit, and the costs thereof are not
allotted and cannot be segregated on a municipality-by-municipality basis. It is, therefore, difficult,
to specifically separate and determine the actual measure of benefit, and the costs attendant thereto,
received by Morristown residents from Morris County operations.

The absence of a direct cost/benefit relationship in the services supplied by the County does
not preclude its analysis, but rather, focuses the correlations upon the actual manner in which County
services are furnished and financed. Although County services are provided to the general public and,
therefore, generate costs as a function of population (per capita), these services are not financed by the
population, but through the assessment of a County Tax upon property valuations. A calculation of
the estimated County costs and estimated County revenues resulting from the proposed development

in Morristown may also be derived from this bifurcated relationship between hypothetical costs and

direct revenues.

County Costs

County services are provided primarily, and in some instances exclusively, for thé benefit of
County residents with only a limited amount of services rendered to non-residential properties and
non-resident employees. Because the vast majority of Morris County’s services and associated costs
are furnished to and for the benefit of County residents, only a nominal and indirect relationship exists
relative to non-residential properties and the employees thereof, Of the total County appropriations,

only those activities involved with general government. public safety and public works could

reasonably be perceived as providing a service/benefit to non-residential properties and their

employees. These types of County services, which are provided for the joint benefit of residents and
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non-residents, account for 30 percent of the total County expenditures while the remaining 70 percent

of Morris County’s expenditures are furnished exclusively for the County’s residential population.

Residential Costs - During 2014, $174.8 million of Morris County’s total tax-supported

expenditures of $217.9 million would be allocated to the County’s resident population, With an
estimated 2014 resident population of 499,800 persons, the tax-supported residential expenditures
would amount to $350 for each of the County’s residents at this time. Were this resident-based, tax-
supported expense applied to the 67 new residents expected to reside within the proposed
redevelopment, additional tax-supported costs of $23,450 would be hypothesized. Given the
magnitude of Morris County operations, the absence of a direct cost/revenue basis for the provision
of County services and the fact that the added development would represent a nominal (0.01 percent)
increase in the County’s total population, it is unlikely that County costs would increase
proportionately. To the contrary, it is probable that the added development could substantially be

accommodated and serviced by existing County facilities, equipment and personnel.
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ADDED REVENUES

Existing Property

Assessed Valuation - The proposed residential redevelopment that is the subject of this fiscal
assessment involves a proposal for the redevelopment of the property located at 185 Morris Street in
the Town of Morristown. The redevelopment property consists is a flag shaped lot identified as
“Parcel B” within the Morris Street Redevelopment Area and encompasses a land area of 1.282 acres.
The subject property is curfently identified as a single tax lot and has a current (2014) assessed

valuation of $357,600, consisting of a land assessment of $291,600 and an improvement assessment
of $66,000:

Proposed Residential Redevelopment
Block 3701, Lot 11
Current Assessment - Existing Use

Block Lot Land Improvements Total
3701 11 $ 291,600 $ _66.000 $ 357.600
Totals $ 291,600 $ 66,000 $ 357,600

Current Property Tax Revenues - The property to be redeveloped, as indicated above, has
atotal current taxable assessment of $357,600. At Morristown’s current general tax rates, the existing
use of the subject property generates annual property tax revenues for the Town of Morristown
amounting to $3,623, along with property tax revenues of $139 for the Morristown Library, $4,452
for the Morris Regional School District and property tax revenues of $1,069 for Morris County. The
total property tax revenues generated by the existing property amount to $9,283 and are comprised of
tax revenues of $7,570 generated by the land assessment ($291,600) and tax revenues of $1,713
attributable to the assessed value ($66,000) of the improvements on this property. The current annual

property tax revenues are summarized in the following tabulation:
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Proposed Redevelopment Property
Existing Use Property Tax Revenues

Land Improvements Total

Existing Assessment $ 291,600 § 66,000 $ 357,600

Property Taxes/$100

Municipal $1.013 $ 2,954 $ 669 $ 3,623
Library $0.039 $ 114 $ 25 $ 139

School District §1.245 8 3630 0§ 82 § 4452

County $0.299 $ 8w $ 197 $ 1.069
Total $2.596 § 7,570 § 1,713 $ 9,283

Payments In Lieu Of Taxes

The proposed redevelopment is located within an area (Morris Street Redevelopment Area)
within the Town of Morristown that the Town has been determined to be an “area in need of
redevelopment”. The redeveloper will form an urban renewal entity (“Entity”) formed and qualified
to do business under the provisions of the Long Term Tax Exemption Law of 1992, as set forth in
N.J.S.A. 40A:20-1 et seq., (“Long Term Tax Exemption Law™).

The redevelopment entity, in order to undertake the proposed redevelopment, will request a
long term (30 year) tax exemption pursuant to the Long Term Exemption Law and shall prepare
Applications and Financial Agreements that set forth the nature and details regarding the terms of the
Payments In Lieu Of Taxes to be paid to the Town of Morristown in the form of Annual Service

Charges for the residential and non-residential components within the redevelopment plan.

Financial Agreement - The proposed Financial Agreement shall set ‘forth the minimum
annual payments (annual service fees) to be paid to Town of Morristown for the residential and non-
presidential components of the redevelopment plan. Within the Application for Long Term Tax
Exemption and the Financial Agreement, the 37 dwelling units within this portion of the overall
redevelopment plan will pay Annual Service Charges that amount to 12.0 percent of the Annual Gross

Revenues for the 33 “market” rental housing units and for the 4 “affordable” (COAH) housing units.
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Annual Gross Revenue Method

The proposed redevelopment of Block 3701, Lot 11, consisting of 37 multi-family housing
units, would be expected to generate Annual Gross Revenues amounting to $745,195 when completed
and occupied. These Annual Gross Revenues, which are further detailed in the following tabulation,
consist of Annual Gross Revenues of $704,520 from the 33 “market” units and $40,675 from the
affordable housing units within the proposed redevelopment plan. The total (combined) Annual Gross
Revenues amount to $745,195 and, with an Annual Service Charge amounting to 12.0 percent, which

is within the range discussed in the provisions of the law governing PILOT payments, would generate

Annual Service Charges amounting to $89,423:

Estimated Annual Gross Revenues
Proposed Residential Redevelopment

Annual
No. Average Annual Gross Revenue® Sve Chg
Market Units Rent / Mo. Per Unit Agpregate C_120%
Apartment 1BR 27 $1,800 $20,520 $554,040 $ 66,485
Apartment 2BR _6 $2.200 $25.080 150.480 $ 18.057
Subtotal /4verage 33 31,873 $21,349 $704,520 $ 84,542
Affordable :
Apartment 1BR 1 $ 759 $ 8,653 § 8,653 § 1,038
Apartment 2BR 2 $§ 894 $10,192 $ 20,383 § 2,446
Apartment 3BR 1 $1.021 $11.639 $ 11.639 $ 1397
Subtotal /Average 4 5 892 $10,169 $ 40,675 § 4,881
Total 37 $1,767 520,140 $745,195 $ 89,423

Land Tax Credit - The completed redevelopment would be estimated to generate an Annual

Service Charge of $89,423 that, net of land taxes of $7,570, would yield a net Annual Service Charge
of $81,853 on the improvements represénted proposed redevelopment. After the land tax credit, the
net Annual Service Charge amounts to $81,853, of which 95.0 percent, or $77,760, would be retained
by the Town of Morristown. Morris County would be entitled 10 an annual payment that amounts to

the remainder (5.0 percent) of the net Annual Service Charge, or $4,093.

* Gross potential rent less five percent vacancy
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Annual Gross Revenue Method

The proposed redevelopment of Block 3701, Lot 11, consisting of 37 multi-family housing
units, would be expected to generate Annual Gross Revenues amounting to $745,195 when completed
and occupied. These Annual Gross Revenues, which are further detailed in the following tabulation,
consist of Annual Gross Revenues of $704,520 from the 33 “market” units and $40,675 from the
affordable housing units within the proposed redevelopment plan. Thetotal (combined) Annual Gross
Revenues amount to $745,195 and, with an Annual Service Charge amounting to 12.0 percent, which
is within the range discussed in the provisions of the law governing PILOT payments, would generate

Annual Service Charges amounting to $89,423:

Estimated Annual Gross Revenues
Proposed Residential Redevelopment

Annual
No. Average Annual Gross Revenue® Sve Chg
Market Units Rent / Mo. Per Unit Aggregate 12.0 %
Apartment 1BR 27 $1,800 $20,520 $554,040 $ 66,485
Apartment 2BR _6 $2.200 $25.080 $150.480 $ 18.057
Subtotal /Average 33 831,873 $21,349 $704,520 $ 84,542
Affordable
Apartment 1BR 1 $ 759 $ 8,653 § 8,653 $§ 1,038
Apartment 2BR 2 § 894 $10,192 $ 0383 § 2,446
Apartment 3BR 1 $1.021 $11.639 $ 11.63 $ 1397
Subtotal /Average 4 5 892 510,169 $ 40 675 § 4,881
Total 37 $1,767 $20,140 $745,195 § 89,423

Land Tax Credit - The completed redevelopment would be estimated to generate an Annual
Service Charge of $89,423 that, net of land taxes of $7,570, would yield a net Annual Service Charge
of $81,853 on the improvements represented proposed redevelopment. After the land tax credit, the
net Annual Service Charge amounts to $81,853, of which 95.0 percent, or $77,760, would be retained
by the Town of Morristown. Morris County would be entitled to an annual payment that amounts to

the remainder (5.0 percent) of the net Annual Service Charge, or $4,093.

> Gross potential rent less five percent vacancy
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Annual Administrative Fee - In addition to the Annual Service Charge to be paid to the Town
of Morristown, the residential units in the redevelopment plan would also pay the Town an Annual
Administrative Fee equal to two (2.0) percent of the net annual service charge, or $1,637 ($81,853 x
0.02 = $1,637).

Annual Service Charges and Administrative Fees - The completed residential

redevelopment, pursuant to the provisions of a proposed Financial Agreement, could be expected to
make “net” annual PILOT payments to the Town of Morristown and Morris County amounting to
$66,950. These payments would be distributed between the Town of Morristown ($79,397) and the
County ($4,093) as detailed in the tabulation below:

Proposed Residential Redevelopment
Annual Service Charges and Administrative Fees

Annual Service Charge (Net) Admin Total
Total Morristown  County Morristown Morristown Morristown + Co.
$81,853 $77,760 $4,093 $1,637 $79,397 $83,490

Total Annual Payments - With the inclusion of the land tax payments, which currently
amount to $7,570, the proposed residential redevelopment would be expected to generate total annual

payments (PILOT revenues and land taxes) amounting to $91,060:

Proposed Residential Redevelopment
Annual Revenues

Source Municipal Library School County Total
ASC $77,760 $ 0 $ 0 $ 4,093 $81,853
Admin $ 1,637 $ 0 $ 0 $ 0 $ 1,637
Land Taxes $_2.954 §__ 114 $_3.630 §__ 872 $ 7.570
Total $82,351 $ 114 $ 3,630 $ 4,965 $91,060
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Annual Revenue Comparisons

The payments that the Town of Morristown would retain with the proposed tax exemption
($82,351) are 22.7 times the property tax revenues ($3,623) that the Town currently receives from the
existing property, are 1.5 times the property tax revenues of $53,918* that the Town would receive

with Ordinary Applicable Taxes and are 2.2 times allocated municipal service costs of $37,920 :

Proposed Residential Redevelopment
Annual Revenue Summaryv and Comparison

Town of
Morristown
Existing Use $ 3,623
Proposed Redevelopment
Ordinary Taxes $ 53,918
ASC, Admin, Land Tax Payments $ 82,351
Allocated Costs $ 37,920

As summarized in the preceding tabulation, the annual revenues that would be received by the
Town of Morristown with a Financial Agreement providing for in-lieu payments are 22.7 times the
current tax municipal tax revenues of $3,623, are 1.5 times the annual revenues of $53,918 that the
Town would receive with Ordinary Applicable Taxes and are 2.2 times the allocated municipal service
costs of $37,920. During the 30-year term of the requested exemption, and as detailed in Table 12,
the project would make total annual payments to the Town of Morristown that amount to $3,538,788,

compared to $2,187,350 with ordinary taxes.

* The proposed redevelopment, with a completed project value of $6,223,024 and an estimated
assessment of $5,322.560, would generate municipal property tax revenues of $53,918 at the current
municipal property tax rate of $1.013 per $100 of assessed valuation, which excludes the Library Tax of
$0.039 per $100.
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The municipal Annual Service Charges, Administrative Fees and Land Taxes paid by the 33
“market” residential units yield annual payments that amount to $2,359 per residential unit while the

“affordable” apartments would yield total annual payments that amount to $1,124 per unit:

Proposed Redevelopment
Per Unit ASC, Admin and Land Tax Payments
_ to the Town of Morristown

Municipal ASC, Admin

Residential and Land Tax Payments Per Unit
33 Market Units $77.856 $2,359 / unit
4 Affordable Units _ 4495 $1.124 / unit
Total (37) $82,351 - $2,226 / unit

Per Capita Revenue Comparisons - The total Annual Service Charge, Administrative Fees and

Land Taxes to be paid to be paid to the Town of Morristown by the residential units with the proposed
redevelopment amount to $82,351 and would equate to $1,229 for each of the 67 estimated new
residents. By way of comparison, the residential properties in the Town of Morristown, which consist
of 3,580 Class 2 Residential properties with an assessed value of $1,241,869,642 and 73 Class 4¢
Apartmenf properties with an assessed value of $226,722,100, yield a total assessed residential
valuation of $1,468,591,142. The Town’s residential properties, with a current assessed value
$1,468,591,142, pay municipal (local use) property taxes to the Town of Morristown amounting to
$15,549,579 at the current municipal (local use) property tax rate of $1.052 per $100 of assessed
valuation, or approximately $832 for each of the Town’s 18,580 current residents.

The per capita municipal revenues generated by the proposed redevelopment ($1,229) are 1.48

times the $832 in municipal property tax revenues paid by the Town’s current residents.
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FISCAL IMPACT OVERVIEW

In the preceding sections, the nature and magnitude of the residential redevelopment proposed
for Block 3701, Lot 11 within the Morris Street Redevelopment Area relative to the existing
community have been deﬁned and quantified, and the prospective impact thereof upon the various
services furnished by the municipality and school system have been determined. These services, and
the costs allocated to the proposed redevelopment, were subsequently refined to illustrate the ultimate
impact through cost/revenue analysis.

The results of these analyses, as set forth in Table 11, indicate that the completed
redevelopment would, with the proposed tax exemption, generate Annual Service Charges,
Administrative Fees and Land Taxes for the Town of Morristown that amount to $82.,351. The annual
revenues generated for the municipality with the proposed tax exemption are 1.5 times the municipal
tax revenues of $53,918 that the Town would receive with Ordinary Applicable Taxes and are 22.7
times the property tax revenues of $3,623 currently paid to the Town of Morristown by the
redevelopment property. Significantly, the Annual Service Charges and Administrative Feesto be paid
to the Town of Morristown of $82,351 are 2.2 times the municipal service costs ($3 7,920) allocated
to the proposed redevelopment and result in an annual net revenue surplus of $44,431, notwithstanding
the inclusion of 4 “affordable” housing units.

Under Ordinary Applicable Taxes, the Town of Morristown would receive only 40.52 percent
of the property tax revenues generated by the proposed redevelopment. The utilization of the
provisions for tax-exemption would provide the Town with over 95 percent of the total annual
revenues generated and an annual payment (882,351) that is $28,433 greater that the amount (853,918)
of ordinary taxes. The total Annual Service Charges and Administrative Fees to be paid to the Town
of Morristown by the proposed redevelopment amount to $82,351 ($2,226 per unit) and would equate
to $1,229 for each of the 67 estimated new residents. By way of comparison, the residential properties
in the Town of Morristown pay municipal (local use) property taxes to the Town amounting to
$15,449,579 at the current municipal (local use) property tax rate of $1.052 per $100 of assessed
valuation, or approximately $832 for each of the Town’s 18,580 current residents. The per capita
municipal revenues generated by the new housing units ($1,229) are 1.48 times the $832 in municipal

property tax revenues paid by the Town’s current residents.




TABLE 11

Annual Municipal Revenue Comparisons
Morris Street Redevelopment Area

Proposed Block 3701, Lot 11 Residential Redevelopment

Town of
Morristown
Existing Use $ 3,623
Proposed Redevelopment
Ordinary Taxes ‘ - § 53,918
Annual PILOT Payments $ 82,351
Municipal Service Costs $ 37,920

Note:  Ordinary Applicabie Taxes are current revenues calculated at the current (2014-15) property tax rates
of $1.013 per $100 for the municipality, and have not been ad justed to include future annual increases.
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Impact Summary
The estimated fiscal effects of the proposed redevelopment, which yield annual revenues that

exceed the allocated service costs, is the result of differences in the level of cost and revenue increases.
An examination of several of the relationships that exist between population, valuation, and fiscal
operations relative to the Town on the one hand, and the nature of the planned redevelopment on the
other, will disclose the underlying reasons for the expectations of a surplus or a shortfall of the added
revenues relative to the allocated costs. ‘

When a given budget is in balance (local, school, etc.), the measures of per capita valuation and
per pupil valuation express the amount of property tax base supportive of each service user (resident
/ student) in the municipality. These measures can be used to indicate whether or not a new
development will normally generate surplus revenues or cost deficits. Generally speaking, if per capita
and per student valuations in a new development are greater than those which exists throughout the
municipality, then a surplus situation would be anticipated by such development. This indicator holds
true in fiscal situations where property tax revenues contribute the major portion of total revenues,
Conversely, when a new development contains per pupil valuations below that which exist in the
municipality prior to the introduction of such new development, then a deficit situation will usually
result.

Areview of the per student residential valuation generated by the housing units in the proposed
redevelopment vis-a-vis the average per student residential valuation in the Town yields a comparison
that would anticipate the forecasted results. During 2014, the Town’s total residential valuation of
$1,468,591,142 amounts to $678,333 per student. The housing units in the proposed redevelopment,
with a valuation (assessed value) df $5,322,560, yields a per student valuation of $1,774,187. The
ratable base derived from the new development is being added at a level that is 2.6 times Morristown’s

existing per student residential valuation:

Ratable Base and Per Student Comparisons

Town of Proposed
Morristown Housing Units
Residential Valuation $1,468,591,142 $ 5,322,560
Public School Children 2,165 3

Per Pupil Valuation $678,333 $ 1,774,187
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The methodology utilized to calculate new municipal and school costs attributable to the
completion and occupancy of the planned redevelopment is designed to provide cost estimates based
upon existing levels of expenditures relative to population and public school enrollments. Afier
adjustments are made for municipal expenditures allocated to non-residential services, total
expenditures are expressed in terms of the cost benefit derived from municipal and school operations.
The expression of current operating expenses in this manner stems from the assumption that current
operations and service levels are adequate, appropriate, and reflective of municipal priorities.

This fiscal analysis is not intended, nor has it been used, to determine precise physical and
personnel needs. Rather, the analysis conducted herein is intended to reflect an allocation of the costs
of providing the residents and school children in the planned development with the same quality and
amount of municipal and school services currently provided to the existing residents in the Town of
Morristown.

The existing service cost allocations provide one possible distribution of the estimated costs,
but it is the overall cost estimate, and not the specific distribution of this cost, that is the most reliable
product of this analysis. The actual and final determination of specific services, equipment and
manpower needs most appropriately rests with the various municipal and school authorities
responsible for the provision of these services, Similarly, the allocation and/or reallocation of newly

realized revenue sources should necessarily be reserved for those charged with the responsibility of

managing these fiscal resources.
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APPENDIX 1

Demographic Multipliers - Total Population

STATEWIDE NEW JERSEY
TOTAL PERSONS AND PERSONS BY AGE {continued)
STRUCTURE TYPE/ AGE
BEDROOMS/ TOTAL
VALUE [TENURE PERSONS 0-4 5147 18-34 3544 4554 5564 6574 75+
5+ Unlts {Own), 01 BR

All Vaiuss 1.694 0.094 01256 0530 0304 0.145 0.124 045 0214
Below Median 185,361 1,702 0137 0.967 0474 0.364 0.140  0.087  0.181 0.
Above Median $185 361 1,682 0038 0069 0805 0223 0150  0.159 0.171 0.270

5+ Unlts (Own), 2 BR

All Values 1.797 0.071 0.122 0.485 0.320 0.284 0.191 0.153 0.161
Below Medlan $226,552 1771 0.074 0131 0.520 0.324 0.280 0.164 0.124 0.147
Above Median $2286,552 1.844 0.064 0.105 0.419 0.312 0.301 0.243 0.215 0.188

5+ Unlts {Own), 3 BR

All Values 2.46¢ 0.213 0471 0.537 0.481 0.332 0.243 0.129 0.083
Below Median $226,552 2828 0.301 0655  0.588  0.524 0412 0.204 0103  0.041
Above Median $226,552 2104 0.124 0283 0486 0438 0.250 0282 0155  0.086

5+ Units (Rent), 0-1 BR .

All Values 1607 0068 0070 0569  0.430 . 0.098 0.077 0.149  0.284
Below Median $125,716 1.370 0.053 0.083 0.285 0.143 0.100 0.083 0.262 0.351
Above Median $125,716 1.644 0086 0057 0855 0237 0.097 0,061 0035 0216

5+ Units (Rent), 2 BR

Al Values 2.303 0207 0323 0967 0353 0.180 0.113 0069 0,090
Below Median $177,123 2.493 0265 0478 0.951 0.364 0185  0.115 0,065  0.060
Above Median $177,123 2107 0.147 0185 0984 0342 0.164 0112 0073 o2t

5+ Units {Rent), 3 BR

All Values 3.645 0.431 0873 1.137 0.577 0.199 0.109 0.075 0.044
Below Median $173,004 3.666 0382 1242 1064 0.587 0.246 0.114 0.022  0.000
Above Median §173,004 3422 0470 0702 1212 0568 0.151 0.104 0.128 0088

2.4 Unlts, 0-1 BR

All Values 2.043 0478 0288 0747 0278 0.221 0412 0087 0433
Below Median $123,574 1.868 0.151 0259 0650  0.282 0.141 0.111 0117 0,158
Above Median $123,674 2.225 0207 0318 0847 0274 0.304 0113 Q057 0.108

2:4 Unlts, 2 BR

All Values 2,651 0.250 0.453 0.940 0477 0.217 0.157 0.004 0063
Below Median $149,607 2,857 0.341 0602 0839 0497 0200  0.144 0.082 0052
Above Median $149,807 2.440 €158 0300 0940 0456 0235 0,169 0106 0075

24 Units, 3 BR

All Values 3.629 0293 0805 1082 04654 0.363 0208 0407 003
Below Median $226,552 3.665 0.358 1.070 1.085 0.718 0.269 0.099 0.047 0.021
Above Median $226,552 3.388 0.228 0.530 1.038 0.588 0.460 0.322 0.170 0.052

2:4 Units, 45 BR )

All Values 3,995 0.384 0.749 1.144 0623 0.527 0218 0.194 0.162
Below Median $370,722 4.231 0474 0.965 1.212 0.744 0.557 0.073 0.129 0.078
Above Median $370,722 3.699 0.270 0.477 1.052 0411 0490 0.396 0.276 0.268




APPENDIX 2

Demographic Multipliers - Public School Children

STATEWIDE NEW JERSEY

PUBLIC SCHOOL CHILDREN (PSC) (continued)

PUBLIC SCHOOL GRADE
STRUCTURE TYPE/ Junlor
BEDROOMS/ TOTAL Elementary High School High School
VALUE /TENURE PSC (K-B) (7:9) (10-12)

5+ Unlts {Own), 0-1 BR

All Valugs o7 0.100 0.009 0.008
Below Median $129,835 0.167 0.437 0.015 0.015
Above Median $129,835 0.051 0.051 0.000 0.000

5+ Units (Own), 2 BR

All Values 2.088 0.087 0,013 0.018
Below Median $226,552 2,101 0086 0.013 0.024
Above Median $225,552 0.092 0072 0.013 0,007

5+ Unlts (Own), 3 BR

All Values 0.442 0.321 0.068 0.054
Below Median $226,552 0.598 0.406 0.134 0,058
Above Median $226 552 0.283 0234 0.000 0.049

5+ Units (Rent}, 01 BR

All Valugs 0.060 0.040 0.012 0.008
Below Median $125,716 0.069 0.043 0015 0.011
Above Median $125,716 0.051 0.037 0.009 0.006

5+ Units (Rent), 2 BR

All Values 0.275 0183 0.051 0.041
Below Median $177,123 0432 0.286 0.081 0.085
Above Median $177,123 ¢.415 0.078 . 0.019 0.017

5+ Units (Rent), 3 BR

Ali Values £.832 0.493 0.229 0.10¢
Below Medlan $173,004 1,103 0.781 0.251 0,091
Above Median $173,004 0.560 0.225 0.208 0127

2-4 Units, 0-1 BR

All Values 0.250 0.13% 0.052 0.058
Below Median $123,574 0.237 0,126 0.044 0.067
Above Median $123,574 0.264 0.158 0.060 0.051

2-4 Unlts, 2 BR

All Values 0382 0.252 0074 0.057
Below Median $149,607 0.514 0,360 0.084 0.071
Above Median $149 607 0.248 0.141 0.064 0.042

2-4 Units, 3 BR

All Values 0.684 0.306 0.171 0.128
Below Median $226,552 0.946 0.523 0.244 0.180
Above Median $226 552 0.412 D044 0.094 6074

2-4 Units, 4.5 BR

All Values 0.556 0.247 0.443 0.167
Below Median $370,722 0.742 0,421 0.256 0.165
Above Madian $370.722 0.322 0.154 0.000 0.168




APPENDIX 3

TRANSIT-ORIENTED DEVELOPMENT DEMOGRAPHIC MULTIPLIERS

Public School Children Generation from Selected Transit-Oriented Developments (TODs)

in New Jersey

PROJECT PUPIL PUPIL
PROFILE SIZE  GENERATION MULTIPLIERS
Number Pubtic Pubfic School
Project . of Schao/ Childrun_l1
Name Location Tenure Units Children Multipfier
L. facobs Farry West New York Rental 254 0 0.00
2. Riverwaich New Erunswick Rental 200 1 0.01
3. Chancery Square Maorrisiown Rental 131 1 0.01
4. Franklin Square Metuchen Rental 105 10 0.10
5. Gaslight Commyons South Orange Rental 200 b (.03
6. Riverbund { West New York Rantal 302 5 0.02
7. Riverbend Ul West New York Rental 212 4 0.02
8. Riverside West West Naw York Rental 344 5 0.01
9. Harbor Place West New York Rental 20 4 0.45
10. Mighlands ai Plaza Squire New Brunswick Rental 415 G 0.0t
TOTAL 2,183 47 0.02
Note: a byuals pubitic school children divided by the number of housing units,
Sowrce, Praject prodite and size informiation was derived frons the developers of the indicated TODS.

Public sehiool chifdren data fvon sach TO

O was obtained by contacting the public schaal districis) ser ving the respuctive TODX.

CENTER FOR URBAN POLICY RESEARCH



APPENDIX 4

Demographic Multipliers - Affordable Housing

Household Size, School-Age Children, and Public School Children for.
Low- and Moderate-Income Households (LM1) in New Jersey (2000)

Total School-Age Public Schoal
Persons Children Children

All Housing Types and Bedrooms . 215 - 050 0.45
Single-Family, Detached

2 BR 1.95 0.24 (.21

3 BR 2.49 0.51 0.40

4 BR 307 0.83 0.73
Single-Family, Attached

2 BR 2.09 0.35 0.32

J BR 3.05 0.806 0.78
S5+ Units, Own

1 BR 1.37 0.07 0.06

2 BR 1.76 0.24 0.18

3 B8R 2.51 0.60 0.54
5+ Units, Rent

1 BR 1.61 AT 0.14

2 BR 276 - 0.68 0.62

3 BR 3.8 1.37 1.27

Nole:

Source:

The New Jersey Councit on Afiordable Housing (COAM) Uniforne Housing Alfordabil
Geupancy siandards: "A studio shall be aliordable 10 a one-
and one-hall person househol
e ailovdatide ) a four

ity Controls {UHAC) Indicate the following
verson household; a one-bedroom unit shall be afiordable to 3 one
d; & wvo-bedroons unit shaft be afiordable 1o a three-person bousehold; a three-bedroom unit shall
and ane-hall person household; and a fourbedroon onit shall b affordable to a six
UHAC fwithen tudicates that “to the extent feasible., .the adminisu:
bedroony provide childeen of different sex with separate bedraoms; and pravent inare than lwo persons from occupying 4 single
bedroon.” While thuse standirds bear on the refalionship between housing-unit size (bedroams) and household size, we do not
have empivical evidence on the number of persons found in dilferent-size COAH units. For instance, & “simalier” household [GX-9
2 3-person housebold in i 3-bedroon onit) may be able 1o afford such a home witly a larger down payiment.

-person househald ”
ative agent shall strive to: Provide i occupant for each unit

L5 Census of I’upu/uﬁcm and Housing, Public Use Micradata Sample, 2000.

More complete knowledge must await future sy rvey of the occupants

of stich housing units. £ route to that goal, the current investigation has begun
o investigate empirically the public school children impact of Mount Laure!
dwellings. ideally, this will be the start of folfow-up future investigations.

The research protocol proceeded in the following manner. Fram
the New Jersey Council on Alforcduble Housing (COAH) and fram other
affordable housing groups in New jersey, Rutgers obtained a list of Mount
Laurelhousing developments, both stand-alone, entirety afiordable projects
ttermed “exclusively affordable”) and Maunt Laure! units intermixed with
markel-rate housing ftermed “inclusionary.”) Rutgers then contacted the

school districts responsibile for the Mount Laurel and market housi

ing to
ascertain the number of public school children (PSC) generated from
these units, In m

any instances, the school districts could not or would not

provide the requested information. However, Rutgers was able to obtain

|

Rutaens, THE State UniversiTy oF New Jersey
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Morris Street Redevelopment Area
185 Morris Street Redevelopment
Block 3701, Lot 11 - Revised May 21, 2015

Project Valuation and Assessment

No. of Average’ Estimated Aggregate
Market Units Mo Rent Value ¢ Value
Apt- 1IBR 27 $1,800 $171,360 $4,626,720
Apt -2BR 6 $2.200 $209.440 $1.256.640
Subtotal Market 33 $1,873 $178,283 35,883,360
Affordable
Apt 1 BR 1 $ 759 ¥ 72,257 § 72,257
Apt 2 BR 2 $ 894 $ 85,109 § 170218
Apt 3 BR 1 $1.021 $_97.199 $___97.199
Subtotal Affordable 4 5 892 $ 84918 $ 339,674
Total /Average 37 51,767 8168, 190 $ 6,223,034

Estimated Assessment (85.53 percent) $ 5,322,560

QOrdinary Applicable Taxes - Project Assessment = $5,322.560

Municipal School County Total
Rate/$100 $1.052 $1.245 $0.299 $2.596
Taxes $55,993 $ 66,266 $15,915 $138,174

PILOT Pavments

Municipal School County Total
ASC $77,761 $ 0 $ 4,003 § 81,854
Admin $ 1,637 $ 0 $ 0 ¥ 1,637
Land $ 3,068 & 3.630 $ _872 $_7.570
Total 382,466 § 3,630 $4,965 $ 91,061

¢ Estimated value is Gross Potential Rent, less 5.0 percent vacancy and less operating expenses
of 35.5 percent, capitalized at 7.5 percent.




LEONA REDEVELOPERS, LLC
MORRIS STREET REDEVELOPMENT PROJECT
Operating Income and Expenses - Stabilized Operations

Total Units 37
Total Square Feet 36,000

Per Unit Per Net SF
Stabilized Per Month Per Year

Income

Gross Potential Rent (GPR) $ 784,416 $1,767.00 $£21.79
Less Vacancy (5.00 %) 39.221 88.34 _1.09
Effective Gross Income (EGD) $ 745,195 $1,678.37 $20,70

Operating Expenses

Salaries and Benefits § 42,032 $ 9467 $ 1.17
Admin/Accounting/Legal § 14,800 § 3333 $ 041
Advertising/Leasing $ 18,500 3 41.67 $ 0.51
Repairs and Maintenance $ 25900 3 5833 $ 0.72
Apartment Turnover (R&M) $ 11,840 § 2667 $ 033
Utilities $ 13,320 $ 3000 $ 0.37
Real Estate (PILOT Payments) $ 91,061 $ 205.09 $ 2.53
Insurance $ 38,850 $ 87.50 $ 1.08
Management Fee (3.00 % EGI) $ _22.356 $ 5035 $_0.62
Total Expenses § 278,659 § 627.61 $ 7.74
Net Operating Income $ 466.536 $1.050.76 $12.96
Replacement Reserve ($200/unit) & 7,400 $ 16.67 § 0.21

Project Cash Flow § 459,136 $1,034.09 $12.75




