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Executive Summary
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industrial roots are responsible for its apex in the early nineteenth century. However, due to a
national trend of urbardisinvestment following World War Il, its population has since declined.
A continuous strum of suburbanization in the latter half of the twentieth century decimated
bSsél N @& {AyO0S (KSys (KS OAle&Qa LI LiztehtliA2y KI &
the disinvestment in the city led to major social problems including crime and poverty.
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planning and economic programs including the New Jersey PerforminGéuter and the

development of the University Heights Neighborhood. Currently there are several development

plans in the works for Newark that aim at attracting a larger population to live and grow with

Newark.
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Newark has five major neighborhoods: Ironinoly Weequahic, Four Corners, Forest Hill and

University Heights. Despite having a variety of uses, Newark is primarily used for residential

buildings with its second highest use being Transportation, Commercial and Utility land.

Newark hosts 39 historidistricts and over 2,600 designated properties. Newark is also included

Ay GKS {GF3S 2F bSs WSNERSE@Q&a ! NblyYy 9YGSNLINRA&AS s
buttressed as a means of investment.

As the largest city in New Jersey, Newark is, unsumgtig a diverse place. More than half of
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economically challenged thi 28% of its population living in poverty. In addition to lower

income residents, Newark has a large proportion of thedey’ i @ Q& Gl E SASAYLII LINE LIS
result of its economically deprived tax system, Newark has to rely on a great deal of state aid,

egecially for education related expenses.

bSéFNJ]Wwa LINRPLISNI& Aa 3I20SNYSR o0& [20Ff wSRSOSt 21
the city can be rehabilitated. Newark was designated as an area in need of rehabilitation in May

2005. Due taghe economic dmate in Newarkollowingthe Great Rcession, redevelopment is

YSSRSR (2 AYLNRBO@S G(KS OAGeQa adl ddzao hyS ONBI G372
underwrite the foreclosures in Newark which could help prevent a vacant house epidemic. The

city also foased on urban design principles to develop its waterfront property plan which seems

to have spurred private investment. Also, a commitment to Workable Relocation Assistance

Plans (WRAP) would help keep the longstanding residents stable and build onrdm cur

Odzft GdzN¥ t FSaidKSGAOaA® 2 A0K bSgl Nl Qad RSRAOIFGAZ2Y (|
deal on investment in Newark.

To assist with rehabilitation Newark should rely on some of their historic Community

Development Corporations. Community Bd€rganizations (CBOs) have played a major part in
community improvements nationally, and in Newark specifically they have made major strides.
This report highlights three successful CDCs: Ironbound Community Corporation, La Casa de Don
Pedro and New Comunity Corporation. All three of these organizations have contributed a

great deal to Newark and can be partners to the city for future development.



Business Improvement Districts (BID) and Special Improvement Districts (SID) are tools that can
be used ly an economically challenged city to spur interest. Newark currently contains two
major BIDs: Ironbound Business improvement District and the Newark Downtown District. Both
districts maintain integral pubk@rivate relationships and projects. Thesstdcts provide a

variety of services for citizens and serve to connect them to resources; however, there are some
instances when they partake in major projects including capital improvements.

In recent years Newark has experienced a great deat@homic growth. Some indicators of
the increased investment in Newark include Teashéillage, development of a Whole Foods
supermarketand new residential towers. Using these initial developments as a catalyst, we
propose the adaptive reuse of two dmtown historic buildings that are located across from
each other: 111 Market Street and 116 Market Street.

As Newark is in its beginning stages of transition, it is a prime location for millgraniarge
demographic whare attracted to urban livingduringa I @ 2 NJ / 2 Na&dminisraign$heI &
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Newark throughactivating its downtown 24 hours a day, seven days a wHelee previous
developments Rockplaza Lofts, Riatson Lofts and Eleven80, all aimed at mixed use
RS@St2LySyida GKFdG FGGNI OGSR Y2NB LISRSAGNALF Y
developments are a success and demand rents ranging from $1,000 to $3,000 monthly. With
these developments, and othemsilar projects that incentivized downtown living in other

states, having successful outcomes; our proposal appears feasible.

Our development suggests that we create alternative living space for artists and students. The
idea behind attracting these grogps that they would assist in increasing pedestrian traffic to

the area through creative means. We aim to attract current New York and North Jersey
residents that are seeking cheaper living options. This increase population would lead to more
commercialdevelopment through demand. We believe the overall effect of this development
will be positive for all stake holders; however that is based on their level of involvement.

We identify two major financing structures for the economic viability of thisgmtojLow Income
Housing Tax Credits and Historic Tax Credits. Based on Newark having a large population of low
income residents and current students, low income housing is a necessity. The Historic Tax

/| NBRAG NBfASa 2y bSglnntlorydpredeveithe 2hddact@r ob tdeicity R A y 3
but also build on its legacy for the future.

Seven Proformas were developed to explore the economic options for this project. The
proformas included one which used no financial incentives which was not ecaafymi@ble;

then both Low Income Housing Tax Credits (LIHTC) and Historic Tax Credits (HTC) were analyzed

and both of which led to more sustainable projects. Finally Payment in Lieu of Taxes (PILOT) and
Tax Increment Financing (TIF) programs were alglmesd as funding options for this proposal.

We ultimately recommended a layering of funding options for the successful development of

this project which used a combination of LIHTC, TIFs, PILOTS and HTC. Through the use of all of
these avenues the devgdment would become economically feasible.

Finally, we analyzed some solutions for revenue for the city. Through alternate taxing structures
Newark could potentially increase its budget. The scenarios included: Increasing Municipal State

0 NJ 7
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Aid; County TaBase Sharing; Mulounty Tax Base Sharing; PILOT Payments by Exempt
Properties; Graded Tax Rate and Henry George Tax System.

We recommend a development of two sites: Creative Confluence and Scholars Village. Both of

these developments leverage curremges in Newark and would lead to a more inclusive city.

Creative Confluence is designed for artist and provides supports for various income levels. The

space inspires residents through the existence of communal resources. Scholars Village aims to
housingGraduate level studentsf the four established collegiate institutions located within the

OrdGeqQa tAYAGAO®D ¢tKA&d RS@OSt2LIYSyld ¢2dAZ R LINRZDARS |
one bedroom apartment and designated amenities. Both developmentddiadso incorporate

commercial use as well as space that can be used for the local community. These developments

serve as a perfect bridge between the first phase of recent investment in Newark and further
AYGSANY GA2y 2F (KS uRhrmbiiddss A 0GNRBYy3I KAAG2NE FyR Tdz

To finance these developments we recommend the use of five fiscal incentives: Historic Tax
Credits (HTC); Low Income Housing Tax Credits (LIHTC); Tax Increment Financing (TIF); Payment
in Lieu of Taxes (PILOT); and Below Market InteressRBMIR). Through the use of these

incentives, the project is attractive to developers.



History

Early Settlement and Colonial Period

Puritans from New Haven Connecticut, seeking to establish a new, theocratic settlement, looked
west and found a suitdle area along the Passaic River, near its confluence with the Hackensack
River. Purchasing land from the Hackensack Indians in 1666 with munitions, lead, blankets and
beer, the first colonial settlers soon founded the town of Milford, named after the town
Connecticut, from which many of the settlers originated. Once a formal government was
F2NX¥YSR:E (KS (26yQa yIYS 461 a OKFYy3aSR (2 bSsl NI
its first minister was ordained, Newado-Trent, in England.

From its firg settlement to the pat Revolution period (late 178, Newark served as a country
town, where trade of farm goods, merchants and craftsman thrived. By 1795, two bridges
spanned the Passaic and Hackensack Rivers, replacing antiquated ferries. Thesewhidde

easily connected points and markets north and south, helped to set Newark on a path to growth
and urbanity. Manufacturing and industry soon transformed the country town into dl $mg
important regionakity

Industrial Revolution

Bythe1838,b Sg I NJ 61 a O0dzNHS2yAy3a Ayiaz2 2y Lopledd G KS O2 dzy
with an ocean port and the early development of canals and railroads, Newark found itself

perfectly positioned for manufacturing. Leather tangjrdating back to the late 1660soon

0SO0IYS bSé6I NI Qa YIAY SELRNI FYyR o0& mytnX | O02dzy(
production. Manufacture of carriages, coaches, clothing and been followed. By the late

1800s the industrial boom expanded with the arrival of immigrants. Hiist, then German,

Italian and Portuguese immigrants fueled this industrial expansion and population explosion,

coinciding with iron production in the city.

By the mid to latenineteenth centuryNewark saw another expansiarf growth and

diversificatiorwhen banking and insurance were added to the economic mix. Also added were
the manufacturing of themew technologies, including celluloid production (used in billiard balls
and dentistry applications), zinc electroplating, and arc lamps (the first practical electric light).

Newark experienced tremendous population growth in thieeteenthcentury. In 1840,
bSél NJ] Qa LJ2 Lidztpkoplg By 87 it expamdediaooxen 100,008ople By the
end of the century, it had grown to nearly 250,08€ople

Mid-twentieth Century: Apex

With the advent 6World War I inthe early 1980X b S ¢ NJ Qa Sio®gtaogowO ol 4S 02
and expand as it met the needs of war, fueling another period of mass immigration. Immigrants

FNRBY 9dzNBLIS RAR y20 FAf{f GKS ySSRa 2F bSgl N] Qa
leaving behind repressive conditions in the DeeptBgjoined in what is known as the Great

1Brad R. TuttleHow Newark Became NewafKew Brunswick, NJ: Rutgers University Press, 2009),
Chapter 1.



Migration, as millions sought opportunities
in the North. From 1920 to 1930, 22,000
AfricanAmericans arrived in Newark.
World War Il soon followed, and yet
another economic and population
expansion occurred, asmigrants from
Eastern Europe arriveth 1948, the city
reached its population peak, whexbout
450,000 residents called Newartkme?
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Newark became a diverse regional and
cultural center. It washe largest city in
New Jersey, andvasthe 18th largest city
nationallyin 195Q Its downtown became a
retail commerce center, boasting four
department stores, and dozens of retalil
stores, theaters, and hotel3he city had an
extensive public transportain network
consisting obusestrolleys, and a subway
Skyscrapers begdn loom above the city
streets. e Art Deco National Newark
Building was the tallest stature in New Jersey until 1989, with the seceatlest beingthe
nearby LefcourNewark Bilding?

Decline: Planning, Social Strife, and the Riots of 1967

bSél Nl Qad RSOtAYS Ia Iy SO2y2YAO YR AYRdAzZAGNRAIFf L
manufacturers moved to the nascent suburbs emerging from fields and woods across the

Northeast, and thenhe open and inexpensive South and West. As businesses left Newark, so

too did middleclass white residents, soon followed by theell-to-do African American

counterparts. Left behind were those unable to afford to move, mostly people of color, in an

atmosphere of declining employment opportunities and ever increasibgrublight and crime.

The 1970s and 198%aw further declines in population, as the national and regional economies

shifted from manufacturing to service oriented industries.

Muchofb S NJ] Qa RSYAaS KI Zentu StygoveinmenNthdides. §tRnici 2 YA R
political patronage and planning policies for urban growth failed to reach and incorporate those

citizens who were most at risk. Civic leaders wrongly identified the bligtdnditions of the

OAlGe Fa GKS a2dNOS 2F (KS OAGeQa LINPoOGaSsYas NI K
suburbs, and the continuing migration of poor, southern African Americans, along with growing

racism.

The federal governmentbecamed?2 t 3SR Ay (GKS yI (ARcifie@inthR S SNR 2 NI .
1930s and 194€) through policies and financing that encouragmad clearance and urban

2 Tuttle, How Newark Became NewarRhapters 2 and 3.
3 |bid, Chapter 3



renewal. Under these policieslums and blighted neighborhoods would be razed, and replaced
with new housing and development. The federal government footed most of the bill for buying
these neighborhoods, and then constructed lovweome public housing on a portion of the

newly cleared land. The balance of the land would be sold to private developers, ingle ho
that stores, businesses and housing for middied highincome buyers.

Inthelate 1946 > bSg¢F Ny o6S3Ily AdGa 21N 2y {fdzya FyR . fA
redevelopment to revive &lvark. Denying demographic trends, city planners believed land was

becoming increasingly scarce. Rather than building gastide apartments (which it had done

Ay GKS mohonada IyR mpnnQa gAGK
success), whole neighborhoods

would be cleared. This had the [
effed of pushing poor, mostly
African American residents,
into even more condensed
slums, while eliminating
existing infrastructure in a city
that could ill afford it. Instead
of creating more housing and
vibrant communities, the city
was in effect eliminatinghem*

The most notorious example of | ' =
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renewal was the Columbus

Homes, located in the First Ward. While some of the ward was truly blighted and in need of
NEBERSOSt 2LIYSYyis YdzOK 2F AlG O2yldnkgédbet 6§ KS a[AGGE S
functioning and vibrant enclave, filled with shops, restaurants, social clubs, and strong

community ties. Despite protestations from the citizens of the ward, it was by 1956 transformed

Ayild2 GKS [/ 2fdzyodza | 2 YSa ds, mosgydfricuFAmériked, eadup Qa LJ2 21
in these graceless, hundred foot high public housing towers, which became their own form of

blight. It soon became clear that cramming laveome families into unwelcome neighborhoods,

without effective social supportrdocal services, would lead to disaster. Within months of its

opening, the Columbus Homes would experience fights, robberies, rapes, and gang activity that

would continue for decades.

This redevelopment would continue not only in Newark but also in aginean centers, as old
neighborhoods were leveled and replaced by public housing; grey towers looming over shells of
the now empty and trash stwn neighborhoods they replacéd.

While the city became less industrial and urban renewal was on thepriseounced
demographic and societal changes were occurring. While the overall population of the city had
0SSy RSONBFaAy3ds bSélNJQa ! TNRAOI y.BI1966ING OF y LJ2 LJdz

41bid, Chapter 4.
51bid, Chapter 5.
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in city government and the police department (in 1967 only 150 of 1,400 members of the police

were African American). Most African Americans lived in buildings owned by whites, and

generally worked for businesses that eeowned by whites. Schools in African American

neighborhoods were inferior, and housing stock was generally substandard. Discriminatory

Federal Housing Administration (FHA) and private insurance company policies made it next to

impossible for people of ¢or to purchase home®utlook for employment or advancement for

these citizens were dire. Despite migrating from poor sections of the South to the North, most

arrived to Newark just as manufacturing and related employment was quickly disapp&aring.

Thesesocial and economic and demographic transformations came to a head during the
adzYYSNIJ 2F mMopcTI 6KSYy | aSNARSa 2F S@Syida SR G2 :
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history. Tensions began to rise earlier in the year when, without input from affeetgdents,

GKS OAGe RSOARSR (2 tS@St | o0flF0O] YySAIKO2NK22R
University of Medicine and Dentistry of New Jers&amid these heightened tensions, on July 12,
an African Americanab driver named John Smith was areskfor improperly passing a police

car on 18" Avenue. What happened next remains unclear to this day, but Smith was beaten by
the police and later dragged into the headquarters of BmurthPolice Precinct, in view of
residents in the Hayes public hougiproject, just across the street. Rumors began that the

police killed Smith. Some 200 protestors arrived at the headquarters and many began throwing
rocks and bottles. On the following day, the protests soon turned inteséalle riots throughout

the city. Lasting four days, the riots brought in state police and the National Guard, and resulted
in the deaths of 26 people, 1500 injuries, 1,600 arrests and more than $10 million in property
damage, including more than 1,000 busiresthat were looted and bued.’

¢tKS S@Syida 2F wmopct aSIFHEtSR bSél NJ Qa NBLszquAQY (F:
response to decades of social and economic change lffit NHdzAya® ¢KS wmprtnQa FyR

8Kenneth T. Jackso@rabgrass Frontier: The Suburbanization of the UrStates (New York: Oxford
University Press, 1989), Chapter 11.

7 Curvin, Robertinside Newark: Decline, Rebellion, and the Search for Transformtiew Brunswick,
NJ: Rutgers University Press), Chapte8s 6

National Guardsmen patrolling down Springfield Avenue, July 1967. (Don Hogan/The New York T
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classes from all races departed from the city. A
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the fifty largestAmerican cities across twenfgur
categories. In regards to Newark, Louis concluded:
G¢KS OAlGe 2F bSHIN] adlyRa gAGK2dzi aSNR2dza

challenges as the worst city of all. It ranked among the worst in no fewer than nineteen of

twenty-four categories, anditwa® S+ R fFad Ay yAYyS 2F GKSYXbSél N
ySSRa KSf Llp¢
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Newark at the End of the Twentieth Century

Some societal and political changes for the bigan shortly after the riots, with the election of
GKS OAGeQa FTANRG of I O1RuMingod AEfor Batfofrs, GiksoDA 6 a2y X A )
tenure quickly mirrored those of previous administrations. In 1986, the controversial Sharpe
James replaced Gibs. He is responsible for much of the modern downtown development,
including the New Jersey Performing Arts Center (NJPAC), Riverfront Stadium, and the
Prudential Center, for which Newark is now known. University Heights Science Park was also
created durirg his administration, and is home to a Rutgers University campus, New Jersey
Institute of TechnologyJniversity of Medicine and Dentistry of New Jersayd Essex County
College. James was also a polarizing figure who was convicted of fraud after tddge@orey
Booker followed him in 2006. Charismatic and well educated, Booker was successful in
persuading several larggcale businesses to move to the downtown area, including
Audiblecom, Pitney Bowes, Panasonic Company, and Prudential Insurande B&biker

executed a grand vision of urban development, his governance and maeagef Newark is

seen as weak.

Millennial Newark

Newark in the early Z1century stands at a crossroads in its history. Demographic, social and
SYGANRYYSyGlt AaadzSa O2yidAaydzS G2 I FFSOG GKS OAGE
population reached 277,080 ! f 1 K2dzZAK aGAff bS¢g WSN&tISeQa I NHSaA
instance of population growth in three decades, the city is still half as large as it once was during

its peak in 1950African Americans have made up more than half of that population for

decades, but an influx of Latinos will lead to parity betwdssse groups in the coming decades.

TwentySA IKG LISNOSyid 2F bSél Nl Qa NBaARSyida tA0S o0St
income of Newark stands at just over $36,080jle that of the state is nearly twice as much

Less than twentfive percent ofresidents in Newark own their homes, and only sixty percent of

the population over twentyfive years of agbas graduated from high schobl.

Newark also faces environmental social justice issues. Since the height of the Industrial
Revolutioninthemid 199Q& > b Sé | N} Khding liFtlof@diFonnental @& M)
Abandoned industrial facilities, and Superfund sites stand as witnesses to this period. Light
manufacturing and massive transportation infrastructure hem in the jrodtistrial Newark,

8 Curvin,Inside NewarkChapters 2.
9 lbid, Chapters €.
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solid waste incinerator on the East Coast. Leimeome residents are disproportionately

affected by the environmental hazards created by these facilitiedegstend to live in close

proximity to them. This atisk segment of the population is generally undepresented. As the

city reinvents itself, it will continue to face theenvironmental justice issué$.

City,Socioeconomi@nd Public Finance Profile
City Profile

Wards and Neighborhoods

The following maps and descriptions help illustrate the general composition of the city. Newark
is divided into five geographic wards: North, South, East, West, and Central Wards. It also
contains dozens of distinct ighborhoods. Some of the most noted include:

9 Ironbound: This East Ward community is a large worldlass, multiethnic
neighborhood. It is located close to Penn Station and downtown Newark.

1 Weequahic Located in the South Ward, Weequahic was a largelglmidass Jewish
neighborhood prior to the 1960s, featuring many synagogues, yeshivas and Jewish
restaurants. It is home to the 300 acre Weequabhic Park.

1 Four CornersLocated at the intersection of Market and Broad Streets, Four Corners is
the siteoftheOA G @ Q& SIFNX ASad RS@GSt2LIYSyid YR KI &

Ly
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home to hundreds of wealthy Newlaresidents. Most of these Bea#xts, Victorian,
Colonial and Gothic style homes have been preserved.

1 University Heights Located just northwest of downtown, University Heights was one of
the first redevelopment projects to occur after the 1967 riots amdow home to

wdzi 3SNAR ! YAOBSNEAGEQA bSgI Ny OFYLdzaz GKS bSg

University of Medicine and Dentistry of New Jersey, and Essex County College.

Land Use
The land use of Newark is broken down into 11 categories:

Athletic Fields 16 acres

Cemetery 193 acres
Commercial/Servicesl,098 acres
Trees/Vegetation 155 acres

Wetlands 186 acres

Industrial/Commercial Complexedl,189 acres
Mixed Urban or Builtup Land 878 acres
Recreation Land286 acres

Residential 2,653 acres

= =4 =4 4 -8 -8 -8 -8 A
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http://ironboundcc.org/ourprograms/community/environmentaljustice/
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9 Transiional Areas 30 acres
9 Transportation/Commercial/Utilities 1,571 acres

Transportation

The city of Newark boasts some 480 miles of surface streets, as well as state and interstate

highways. Located at the junction of Interstates 78 and 95, and US Routes 1 and 9, Newark plays

not only an important point in vehicular and truck transportation New Jersey, but also for

GKS SYGANB b2NIKSIFaded bSgIFN] A& araiddzr SR 2y 1 Ydl
local light rail and regional lines. Both Newark Liberty International Airport, and Port Newark,

f 20 G6SR Ay UGKS8BOAYega arx&igKboagyQr o6dzaAasSad | yR O
passenger travel and commercial shipping infrastructure.

Parks

Newark features numerous parks throughout the city. Weequabhic, a work of famed Frederick

Law Olmsted, located in the southern sectimfithe city, and Branch Brook, home to a spring

GAYS OKSNNE o0f2aaz2Y RAALIXI@S Ay GKS y2NIKXZ | NB |
include Vailsburg in the West Ward, Lincoln Park in the Central Ward, and the new Riverbank

Park along the Bzaic River near downtown.

Historic Districts

bSélFN]l KIFIa o KAAG2NRO RAAGNAOGA YR 2@SNJ HXZcnn
historic properties represent a wide breadth of its history and purposes, including designations

for residential haises, places of worship, industry, cemeteries and parks, and theater and arts.

These historic districts include Four Corners and Military Park Commons in downtown; Lincoln

Park; North Broad Street in the North Ward, which is home toitéteteenth centuryrow

houses; and Weequahic Park, which was founded in 1895.

Urban Enterprise Zones (UEZ)

az2zald 2F GKS OAlGe 2F DbSsIN] A& Ay (GKS {G1r4GS 2F b
municipalities who have suffered economic challenges. Sales tax wi#se zones is half the

rate charged statewide and hiring incentives are designed to reinvigorate business conditions

within the zone. The Newark UEZ was created in 1984 and has since been working with the city

to start and foster businesses in the ciBince its inception, the program has led to billions of

dollars in redevelopment investments and has created tens of thousands of jobs.

Brownfields and Known Contaminated Sites

This map illustrates brownfields, ground water contaminated sites, and knontaminated

sites, located across the city of Newark. They are former industrial sites that contain hazardous
substances, pollutants or contaminants.

The city is home to three brownfield sites along the Passaic River near Raymond Boulevard,
which were one NSC Plating, Bergen Street, and International Metallurgical Services. There are
85 ground water contaminated sites located mostly in the eastern section of the city; in total
some 472 acres are affected by contaminated ground water and include suclascbstas

benzene, vinyl chloride, lead, chromium, and cadmium. In addition Newark contains over 600



known contaminated sites, which were polluted by laggale industrial companies of the
nineteenth and twentieth centuries, as well as small businessa#l tyfpes.



SocioeconomiProfile

The City of Newark has the unique distinction of being the largest city in New Jersey (by

population). As of the 2010 Census, the population is 277,140 people. Essex County, of which

Newark is the county seat, had 783,96&bple in 2010. Newark thus accounts for 35% of the

O2dzy e Q& LRLMA | GA2Yy P 9&rndpercén2 dzy B& D MS NBE ERINE y O D1
NEAARSyGad CAYLlIffez b $heepeledil TLIB Bldzt WENR G ROHOG azf ki ¢
population. Thoséhree percent of New Jerseyanse a diverse group of individuals as

evidenced by the findings presented below.

Population

The 1950 Census reported Newark having a population of 438,776 p&apbe.then, however,

the city endured a continued loss of réents who opted to move from Newark to suburban

Essex County (Figure 3.1). The dramatic population decrease that characterized the latter half of
the twentieth century slowed in the year 2000 and, in 2010 Newark reported its first increase in
population insixty yeargAppendixTable 1).

Most residents live in the northwest portion of the city, as most of the southwest is used for
nonresidential and industrial uses, like the airport and the Port NeviEizabeth Marine
Terminal¢ K N2 dza K 2 dzli (s KaSts, hé pbpuldtibn dérSity gadges greatly from one
person per square acre, to over 76 people per square @agrire3.2).

FIGURE 3:Population of Newark, 195@010
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FIGURB.2: Population Density of Newark by Census Tract, 2010
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Race and Ethnicity
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minorities, especially African Americans, who make upmdreyth KI £ ¥ 2F (KS OA (& Qa
(Fgure 3.3). e amount of residents who identified as two or more ra(@%)is double that of

Essex County, artdple that of the state(Appendix Table 2Because of the extent of its

diversity, Newark serves as an example of a minanigjority city. Insuch localeshe

proportion of non-Caucasian racial groups outnumber that of Caucasians, who are majority in

the surrounding area.

ly20KSNJ FFOSd 2F bSélF Nl Qa RAGSNEAGE Aa GKS SEKy)
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share of the overall American population, which stands at 16% as of 2010. It is also higher than

GKS 1 AaLI yAO &KIFNB 2F 9aaSE /2dzyieéQépadiass>0 YR L
reported their heritage asither Puerto Rican, or from other countries in Latin America (Figure

3.4 and Appendix Table 3).

FIGURB.3: Racial Composition of Newark Residents, 2012
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Source: US Census Bureau, 22082 American Community Survey

FIGURB.4: Ethnic Composition of Newark Residents, 2012
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3.5 shows that the majority of African Amcans live in the western portion of the city. In the

west, most census tracts have a population that is comprised of over 84 percent African
American.Comparing this African American concentration is Figure 3.6, which exhibits that the
censustractsldci SR Ay bSél NJ Qad OSYGSNI YR y2NIKSNY | dz R
CAIdzNBE odt AffdzAGNIGSa GKIFIG 1 AALI YyAO& I NB Of dza i ¢
maps show that Newark, as many other American cities, has a significant racial divide.

FIGURB.5: Percent of Population who Identify as Black or AfricAmerican in Newark by
Census Tract, 2012
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While the overall population of the city had been decredsi®ys | Afficéna
American population had been rising steadifyce 1966, thigroup was the
YF22NAGe 2F (KS OAGeQa LRLdzZ IFGAz2Y



FIGURB.6: Percent of Population who Identify as White in Newark by Census Tract, 2012
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Newark, like most American cities
has a significant racial divide.



FIGURB.7: Percent of Population who Identify as Hispanic (any race) in Newark by Census
Tract, 2012
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Foreign Born and Language
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compared to 25% for Essex County and 21% for New Jersey o&ppahg@ixTable4). Of the

OAGeQa TF2NBAIYy 0 2anlidfuralived Ameriean dtidemsppend$Table’).S 0

This percentage is very low when compared to naturalized foreign born residents of Essex

County (47%), and naturalized foreign born New Jerseyans (51%).

bSél NJ Q& LJ2Ldz | G A 2y ndliaguiRisalySyhiBnSoniparad ko th® dzf (G dzNI £ £ & |
population of Essex county and the state, fewer Newark residents speak only English at home

(Newark: 55%, Essex County: 66%, New Jersey: 70%), and more Newark residents speak a

language other than English at home {Nek: 45%, Essex County: 34%, New Jersey: 30%). As

seen inFigure 3.8andAppendixTable 6 Spanish was the most popular language, other than

English, spoken at home in Newark.

FIGURB.8: Language other than English Spoken at Home, Newark, 2012
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Age and Gender
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Census reported the median age of Newark residents to be 32.3 years. This is foyoyeger

than the median age for Essex County residents (36.4) and seven years younger than the median

age for New Jersey residents (39.0).

bSél Nl Qad RAAGNROdziA2Y 2F YIfSa FyR FSYIFIfSa Aa af
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disproportionately of females, as women tend to live longer than men. This also reflects national

patterns. Men outnumber women in Newark until the age of 50, however, at middle age,

females bgin to outnumber males (Appendix Table 8).



FIGURB.9: Newark Age/Sex Pyramid, 2012 Estimates
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Households and Families
According to the 2010 Census, there are 94,542 households in the Namdricrease of 3%

from the year 2000 (at that time, the Census counted a total of 91,382 households in the city).
Sixtyfive percent othouseholds in Newark are familieBhe composition of families differ

drastically between the city, the county, and th&te. The mostcommon family household

typology in Newark (Figure 3.10 and Appendix Table 9) is a female householder with no husband
present.Household$ieaded by a single mothemakeup 29 percent ofamily households in the

city. In context, this is dizd £ S
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percent of families follow this trend in Newarkdditionally, average household size in Nekva

is about 2.85 which is greater than average household size in Essex County (2.75) or the state
(2.7) (Appendix Table 10). This may reflect that many of the female householder families contain
multiple children.
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FIGURB.10 Typologies of Family Houkelds, 2010
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Source: US Census Bureau, 2010 Decennial Census

Educational Attainment

When compared to the county and the state, Newark has a higher percentage of its population

who have NOT earned a high school diploma (Newark: 15%, Essex County: 9%5sblew %).

Conversely,KS &KINB 2F bSsoF Nyl Qa LRLIAFGA2Yy gAGK | O02f
surrounding county and overall state (Newark: 9%, Essex County: 18%, and New Jét¥ey: 22

(Figure 3.11 and Appendix Tablg.11

FIGURB.11 Educational Attainment of Residents, 2012
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Labor Forcelndustry, and Occupation

Newark containd 32,614 people aged 16 yearsadder in the labor force, abol82% ofthe

OAlG & Qa (ApeddThblel22Newarkhas a smaller share of residents in the workforce

gKSYy O2YLI NBR (2 944aSE /2dzyié o6ccz0 IyR bSgs WSNE
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in Essex county (8%) or the state (6%).
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(23% of employment), (2) retail trade (11% of employment), and (3) transportation,

warehousing, and utilities (10% of empioent). Considering that Newark is known statewide

for its three major institutions of higher learning (Rutgd&lswark, New Jersey Institute of

Technology, and Essex Community College), is home to both a major New York City area airport

and the Port NewarElizabeth Marine Terminal, and is the headquarters for two major

statewide public agencies (New Jersey Transit Corporation and Public Services Enterprise

DNR dzLJ0 = &adzOK LI GGSNya Ay SYLX 28YSyid NB y2i adzNl
population is employed in the transportation, warehousing, and utilities industry (10%) than

Essex County (7%) and New Jersey (B§pendixTable 12).

AboutK £ F 2F bSéI Nl Qa Ll2LJzZ FGA2y Aa SYLX28SR Ay a8
(Figure 3.12)The& 2dzy it 2F bSél NJ Qad SYLX 28SR LRLMWAFGA2Yy 2
science and arts fields in less than half the rate of the state (40.1%) and much lower than the

rate of Essex County (37%) as well. However, there is a greater percentage of peopig work

service occupations, 26.2% in Newark, compared to 1h3EEssex and 16.4% in New Jersey

(Appendix Table 14).

FIGURB.12 Employment by Occupational Sector, Newark, 2012
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Looking at howpeople in Newark access their jofsgure 3.13 and Appendix Table Ithere is

a higher dependence on public transportati¢®6.9%)and walking[8%)than in the county

(20.3% public transportation and 4.4% walk)state(10.7% public transportation ar2i2%

walk). In Newark, only 48.5% of people commute alone by car to work while this rate is 61.5% in
Essex and 71.8% in New Jers¢gwever, within Newarkmnajority of people are still driving to

their place of employment.

FIGURB.13 Commuting to WorkNewark, 2012
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Household Income and Poverty

There are definiteeconomicchallenges for Newark @s 2012 median household income
($34,987) wasvell below that ofEssex County ($55,02H)chthe state ($71,637)Appendix
Tablel6). Furthermore, in Newark8% of the population is living in poverty which is a much
higher percentage than in Essex County (16%) or the state (10%).

FIGURB.14 Percentage of Families in Poverty, 2012

45%
40%
35%
30%
25%
20%
15%
10%

5%

0%

With related children under Married couple families Families with female All families
18 years householder, no husband
present

m Newark City m Essex County m New Jersey

Source: U€ensus Bureau, 208812 American Community Survey

Poverty is most prevalent in households with a female head with no husband present, a

common typology in Newark. About fotenths of such femalkeaded households are in

poverty. This share is well abowepoverished female headed households for Essex County

(29%) and New Jersey (22%) (Figure 3.14 and Appendix Table 17). When comparing Essex

/| 2dzyGe G2 bS¢ WSNESEQa 20KSNJ Hm O2dzyiASaz 94
of impoverished fanties, followed by Hudson and Cumberland.



Poverty in Newark is also geographicallystered (Figure 3.15), with some census tracts having
between 40 to 55 percent of their population living under the poverty line. Many of the census
tracts with the greatest concentration of
_ LR GSNI & NB f20FGSR Ay (GKS
sections. As statedarlier, western Newark is
Poverty is most prevalent in f20LGSR (2 Yz2ad 2F GKS OArde

households with a female head minority populations. (Note that the

with no husband present. This ty| southernmost census tract, 9802, was
excluded in the analysis, as this area is

of household also happens to be primarily nonresidential).

the most common family typolog!

in Newark.



FIGURB.15 Percentage of NewarResidents Living in Poverty, 2012
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Housing

A city is comprised of twfacets: its peopland its built environment. This section of the
community profile turns to analyze the housing options in lddwThe housing sector illustrates
major challenges facing Newark: the majority of homes were built prior to 1940, the city has a
high vacancy rate, and the majority of residents rent, as opposed to owning, their homes.

There are a total of 110,000 hougi units in the city, with 83.9 percent being occupied
(Appendix Table 18Much of thehousing in Newarkvasbuilt in 1939 or earlier (25.4%)
(Appendix Table 19). As the city experienced a continuous decrease in population following
1950, less homes wermnstructed. Because of their age, at least 75 years old, most homes in
Newark demand a lot of maintenance, and can be public health hazards if left vacant for long
periods of time.

FIGURB.16: Vacant Units in Newark, 2012
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When Newark entered the twentfjrst century, new home construction more than doubled;

about an eighth of homes in the city were built in between 2000 and 2010 (Appendix Table 19).

Despite the mdern amenities that these newer homes include, a little over one percent of all

housing structures lack either complete plumbing (1.1%) or kitchen facilities (1.6%). Telephone
ASNDAOS Aa y20 [ @FAflofS Ay odp LISNOSyd 2F GKS

Newark struggles with above average vacancy rates. As of 2012, Newark had a 16.1% vacancy
rate, while Essex County had only 11.3% of its units vacant and New Jersey had 10.4%.
(Appendix Table 18). As showrFigure3.16, many of the vacant units are dieied in the west

of the city, which are areas with high amounts of renter housing, and if you refer to Figure 3.17
below, are also areas with lower median home values.

FIGURB.17: Median Housing Values in Newark, 2012
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With so many families living in poverty, as stated earlier, it is not surprising to find that most
K2dzaSK2f RA Ay bSgFN] FINB Ffa2 NBYIGSNBRO®
population consists of renters, or those who do not own their dwsme. This is much greater

Lfyzadl

than the renter rate in Essex County (47.7%) and over twice the renter rate of the state (30.3%)

(Appendix Table 21). Most census tracts heé@@ercent of their population renting their home,
but in some portions of the city, th statistic rises to over 80 percent (Figure 3.17). Ignoring the
a2dzi KSHads 4KAOK Aa ftI NBSEe@
L2 Lddzt + A2y A& Ay (GKS OAdGeQa
correspondtal NI Ol da GKIFG K2dzaS KA 3IK
Figure 3.5) and individuals living in poverty (Figure 3.15).
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FIGURB.18: Percent Rental Housing by Census Tract in Newark, 2012
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Housihg values range greatly, with the lowest

@It dzSR dzyAdGa € 20FGSR LINA YL NAf AY AleQa

western neighborhoods; conversely, the most 55% of homeowners and 47% Of
SELISYaABS dzyraida I NB Ofeozad SINERark yeporSoemNyQ &
north and east areas. Much of the lower value \ore than a third of their monthly

housing units are located in the areakich
income towards housing. This is
contain primarily rentefoccupied housing,

and have a high percentage of African Issue that needs to be addressec
Americans. Census tracts with the highest with more affordable housing.
housing values are located in areas that are

predominately Caucasiaand Hispanic areas

(Figure 3.1'and Appendix Table 22).
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housing values are much lower, as Essex has 29.2% of its units valued at &v@0&a0d only
6.3% valued at under $150,000 while Newark has 13.5% valued under 150,000 (Appendix Table
22).

Older housing stock and high rents can take a great toll on people with average or below
average income. In Newark, 55% of owners of a unit witioegage spend 35% or more of

their monthly income on housing costs and 30.9% of owners of a unit without a mortgage spend
35% or more of their monthly income on unit costs (Appendix Table 23). These rates show a
high cost of home ownership in Newark, wiicould be why there is such a high renter
population. However, even renters in Newark are not immune from high doskéewark,

47.2% of renters spend 35% or more of their monthly income on rent (Appendix Table 24).
While this rate is similar to that iBssex County (45.8%) and the state (44.2%), it is still an issue
that needs to be addressed with more affordable housing options.

Public FinancBrofile

Like municipalities throughout New Jersey and the United States, Newark, NJ relies on local
propertytaxes as a major source of revenue for municipal services and schools. Despite a move
away from property taxes in recent decades, municipalities continue to rely on the tax for
several reasons. Property taxes are stable, usually predictable, and areveotlgeaffected by
periods of slow economic growth. Assessment of land and improvements is relatively a feasible
process, and there is a logical link between taxing property and many of the resulting services,
such a firefighting or street maintenancék.

However, reliance on local sources of revenue poses challenges to economically depressed cities
such as Newark. Not only does Newark suffer from depressed property values, but also has a
large low-income populationwho arereliant on government serviceand the city must

maintain extensive and aging infrastructuMewarkalso faces the prospect of a coming wave of
foreclosures, whiclit fearswill add to the already large vacant housing stt@kt is currently
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dragging down property values. As a consedqueof these financial burdens, the city remains

highly reliant on state municipal and school aid.

tKSasS OKIffSyaSa KIFI@S NBadAZ G6§SR Ay YIFI 22N RSTFAOAIG:
placed under state supervision in response to a $93 million budigfatit. The supervised status
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An Overview of Newark Finances
In 2013, Newarkevied a property tax d6383billion to fund the expenses of the municipality,
school district, county apportionment, and

_ county and municipal open space. This levy

was drawn from an assessed value property
A rliance on local sources of base of a little under $13 billion, making the

revenue poses serious Challenge nominal property tax rate $2.95 per hundred

. dollars. The assessed value of Newark
to Newark. Not Only doessuffer properties differs from an estimated actual

from depressed property values, value, or the equalized value of property
but a|so has a |arge’ |Gmcome gl f dzSaed ¢KS S |j dzl £ A I SR @I f dzS
population who areeliant on property base in 2013 was over $15 billion,

) making the equalized tax ra@482613
government services. Further, th

. . . . The nominal and equalized tax rates do not
Clty must maintain extensive and q

' ) differ dramatically from the tax rate for Essex
aging infrastructure. County (2.92% and 2.68% respectively) or the
tax rate for New Jersey as a whole (2.73% and
2.26% respectively).

$188.8 million or about half of the levy in 2013 vediscated to the municipal budget, $108.96
million was spent on District Schools, and $5.59 million was spent on Local Schools, with the
remainder spent on county apportionment, municipal and county open space, and municipal
libraries. The total municip&ludget for Newark, taking into account miscellaneous revenues in
addition to property taxes amounted 9629 million in 2013.

The assessed value of residential properties amounts to $5.1 billion, or 41% of the total property
value, not counting the valuef vacant land. The assessed value of-nesidential amounted to

$7 3 billion, or 59% of the totalThis is in contrast to Essex County, in which residential property
value makes up 71% of the tax base, and New Jersey, in which residential makes uphé&s% of

2gpodWed . 2F NR tdzia bSwl N 2AF RB8hd OdpsatBkdENbeyberl a
10,2014, http://www.bloomberg.com/news/201410-08/n-j-board-puts-newarkundersupervisioras
part-of-deficit-fix.html.
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Community Affairs, retrieved October 31, 2014,
http://www.nj.gov/dca/divisions/dlgs/resources/property tax.htl
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hotels, andcommercial and industrial areas

Newark properties were last assessed in 2013, when manyesidential assessed property
values increased dramiaglly, even doubling from the last assessment in 280his may have
contributed to the decision by the Local Finance Board to allow the city to borrow $8.42 million
to cover payments to residents who appealed their tax assessmente reassessment

resulted in a shift of the tax burden from residential to nogsidential. Commercial, Industrial,
and Apartment property classes all increased in assessed value from 2012 to 2013. The
expanded property tax base allowed the city to lower the nominal taxfatéhe first time in

over a decade.

FIGURB.21: Share of Assessed Value by Property Class, 2003

100%
90%
80%
70%

60%

50% - = .
40% I
30%
20%
10%
0%

2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013

m Commercial Share mIndustrial Share m Apartment Share Residential Share

Source: State of New Jersey Department of Community Affairs, 2014

These developments are borne outkigures 3.223.23, and 3.24which track histogal tax

rates in 2013 dollars. From 2003 to 2012, the total assessed value of properties in Newark
remained roughly the same in nominal dollars, ranging from $10.8 to $11 billion. However,
adjusting for inflation reveals a downward trend, from $14 biliio2003 to $11 billion in 2012.
Following the reassessment in 2013, the assessed value rose to almost $13 billion dollars, still
lower than the 2003 value.

“awWdzYLd AY [lFYyR !aaSaavySyida { K201 a ThedléwWk Timedza Ay Saa hgy
retrieved November 10, 2014jtp://www.nytimes.com/2013/03/26/nyregion/bigjump-in-property-
assessmentshocksnewarkbusinesses.html
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The nominal tax rate increased each year since 2003, with the exception of the years 2006 and
2007 during which the rate remained the same. This rate and base supported a growing levy
over the decade, starting at $302.4 million in 2003 and growin@®&1L % million in 2012.

Due to the reassessment in 2013, the city was able to lower the nominal takoaieb3.45 per
$100 in 2012 to $2.95 in 2013. However, because the reassessment increased the value of the
property tax base from about $11 billion to $13 billion, the new tax rate supported an increased
levy of 883million. This is a roughly $81 millioxcrease over the 2003 levy, but a less than $2
million increase over 2012.

Compared to Essex County as a whole, Newark suffers from a meager property base value on a
per capita basis. In addition, municipal spending per capita is much higher in Negark 2
per person, compared to $1,915 in Essex County.

FIGURB.23: Assessed Value and Equalized Value in Newark
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FIGURB.24: Nominal and Equalized Property Tax Rate in Newark
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FIGURB.25 Property Tax Levy (in 2013 dollars)
Source: New Jersey Department of Community Affairs, 2014

Insufficient Property Tax Base
Compared to Essex County as a whole, Newark suffers from a meager propertalh@sen a
per capita basis. The equalized total property value per capita in Newask i44% or only just



over half of that in Essex County dt0%,826 In addition, municipal spending per capita is much
higher in Newark at $2,193 per person, compa@®1,915 in Essex County.

While the assessment value may have risen due to the 2013 assessment, the equalized value of
bSél Nl Qad LINRPLISNIASaE KI @S
growth since 2003. Although Newark tpayers saw a lower nominal tax rate on their 2013 tax
bills, the equalized rate actually increased because of a drop in the equalized value of properties
(Figure 3.24)This means that property owners actually paid a larger percentage of the

estimated actial value of their property than in previous yedéFégure 3.26)
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properties exempt from property taxes. Properties such as government buildings, churches, and
cemeteries are exempt. As the Essex County Seat as well as the most populated city in New
Jersey, Newark is home to numerous government institutions, schools, and higher educational
institutions, and transit facilities, as well as churches, charities, museamasother properties

that do not pay property taxes but place a burden on municipal services. In Newark, foregone
revenue from these properties amounts to $10.96 billion. This amount is 84% of the assessed
property tax base. This proportion is much loweEssex County at 25% and in New Jersey at
15%.

bSél Nl Qa NBIt SadladsS YFNLSG Aa Ffaz2 LI 3dsSR
parcels categorized as vacant land in Newark valued at $511 million. Newark also faces a coming
wave of foreclostes due to legally mandated delays in foreclosure proceedings. Newark fears
that the foreclosures will results in entire blocks of newly vacant Real Estate Owned homes that
may not be properly maintained by owners. This could potentially drag down thesvafu

nearby properties and increase the need for municipal maintenance and police and firefighting
services.

FIGURB.26: Annual Public Finance Profile for Newark, 2003 to 2013
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Year Total Assessed Valui Equalized Value Nominal Equalized Property Tax

Property Tax Rate Levy

Rate per $100
2003 $14,011,268,609.05 $11,110,637,653.61 2.16% 2.72% $302,416,354.12
2004 $13,539,686,346.81 $13,350,664,299.14 2.22% 2.29% $305,871,284.15
2005 $13,162,327,364.61 $14,840,801,050.37 2.30% 2.04% $302,284,288.83
2006 $12,700,232,756.68 $16,597,653,417.94 2.49% 1.90% $315,300,467.0C
2007 $12,451,055,829.49 $18,650,015,650.36 2.49% 1.66% $308,888,602.48
2008 $11,827,538,284.29 $19,519,895,859.15 2.60% 1.57% $307,320,937.0€
2009 $11,930,769,276.01 $21,093,820,380.82 2.74% 1.55% $326,745,678.48
2010 $11,477,331,637.27 $20,437,091,818.71 3.18% 1.79% $364,937,560.32
2011 $11,238,794,382.93 $17,750,858,444.09 3.33% 2.11% $373,981,753.8¢
2012 $11,054,668,184.02 $17,087,727,179.61 3.45% 2.23% $381,519,625.1C
2013 $12,979,522,245.00 $15,437,845,761.00 2.95% 2.48% $383,160,331.32

Made from information provided by New Jersey Department of Community Affairs, 2014
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As a consequence of a limited tax base and high spending needs, the city relies on state

municipal aid foa comparatively high portion of its revenue. In 2013 Newark recebi®d.37

YATETAZ2Y AY YdzyAOALNFE adGlrdS FAR® ¢KIFGQa ltyYz2ald ci
local property tax.

Newark also derives revenue from properties through arrangemetter than the property

tax, either to compensate for lost revenues from exempt properties or as part of redevelopment
efforts. For example, in order to construct a new switching station, utility provider PSE&G
Recently, agreed to pay the city a Paymientieu of Taxes (PILOT) that would increase every
year by 3.75%, starting at $1 million dollars the first yéar.

The city also obtains revenue through a revenue sharing agreement with the Prudential Center

arena, home to the New Jersey Devils hockey te@ine deal was struck in order to bring the

arena to Newark, but has been a constant source of contention between the city and the

FNBYl Qa 26ySNE® LY HnmoX (GAO1SG alftsSa gSNB SELISC
revenue for the city"’

The Port Athority of New York & New Jersey pays a lease for the land on which its transit and

L2 NI FlLOAtAGASEA INB f20FGSRZ Fy |INBFBIKFEG GF1Sa
Mayor Baraka recently raised the idea of selling the land to the Port Aitittaord having the

agency pay a PILOT.

FIGURB.27: Total Municipal Budget for the City of Newark, 2003 to 2013 (in 2013 dollars)
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16 (Newarkfgdches dealPiith PSE&G Her West WakPSwitkHitag a1l Nix retrievedONdvember 2914
2014,
http://www.nj.com/essex/index.ssf/2014/11/newark reaches_deal_with_pseg_over _west ward_switc
hing_station.html
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Novmeber 23, 2014
http://online.wsj.com/articles/SB10001424127887324688404578543820392184426

18 éNewark Mayor offers to sell Port Authority city land occupied by airport and seagort { 4 S@S { (G NHzy a i &
retrieved November 23, 2014,
www.nj.com/news/index.ssf/2014/10/newark _mayor_offers_to_sellrp@uthority city land _occupi
ed_by air_and_seaports.html
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These and other sources of revenue are contained within a category of miscellaneous revenues.
The municipal budget, astatal of municipal allocated property taxes and miscellaneous
revenues, has shown a marked decrease in recent years when measured in 2013 dollars. From
2009 to 2013, municipal spending has dropped fi®M6 million to $629 million.

School Spending

Newarkd a2 NBXOSAG®Sa | fFNHS akKINBS 2F Ada ao0OKz2z2f 7Tdzy
budget is funded by state aid, compared to 55% in

Essex County. The need for state aid arises not on_

from a low property value per capita ratio, but also

from a hidner spending per pupil. Newark spent In t,he late 1940s, Newark bega

about $17,965per pupil in 2013 compared to Ala a2 N 2y {fd

$16,620 in Essex County and $15,490 in New which used slum clearance and

Jersey® State aid for schools rose substantially -
during the last eight years, from $738 million in redevelopment to revive Newark.

2005 (the last year for which this readily Instead of creating more housing
available) to $874 million in 20%3. and vibrant communities, the city

In 2014, Newark had the largest school budgetin ~ Wasin effect eliminating them.

the state?! Despite large state aid and high per

pupil spending, the Newark school system remains troubled. In 1995, a state judge ordered the
statetotall 2 BSNJ GKS bSgl N] ad0Kz22tf RAAGNAOGE y2aAy3 i
among the highest in New Jersey but that only one quarter of students passed the High School
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was returned to Newark in June 2014 after the state noted substantial improvethent.
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system, although the expenditure of those funds have been ratidligh technical problems and
political controversy?

Legal Basis for Redevelopment

19 New Jersey Legislative Data Book, (2013).
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http://www.nj.gov/dca/divisions/dlgs/resources/stateaid rpts.shtml

At $MAIAE / 2a0Ga £ N 2ARSt&@ Ay bSé WSNEHSE {OK22fazé |/ z
http://www.njspotlight.com/stories/14/05/15/perpupil-schootspending

2 WdzR3IS h NR S N&r oflthe lleivarkiS8hodl DidtrigtgeiacFarquhaiThe New York Times
retrieved November 13, 2014ttp://www.nytimes.com/1995/04/14/nyreqgion/judgeordersa-state-
takeoverof-the-newarkschootdistrict.html.
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November 13, 2014,
http://www.nj.com/politics/index.ssf/2014/06/nj_returns_limited control of schools to newark and

paterson.html
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Mother Jonesretrieved November 13, 2014itp://www.motherjones.com/mojo/2013/03/zuckerberg
advocacygroup-100-million-donation-newarkschools
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Governments have always had various powers at their disposal to effectdeaige

redevelopment. However, over time exactly what these powers entail has changed. In New
Jersey, redevelopment is gly governed by the Local Redevelopment and Housing Law (LRHL).
Passed in 1992, this law compiled past redevelopment laws into one statute.

The LRHL authorizes governments to designate areas in need of redevelopment or
rehabilitation, create redevelopmemians, and use eminent domain to acquire private property

if deemed necessary for implementation. To limit abuse of these powers the LRHL establishes
specific criteria and procedures to follow for redevelopment designation and defines the powers
of the redevelopment entity charged with implementing the redevelopment plan.

To allow for comprehensive redevelopment, two other laws were passed in conjunction with

the LRHL: the Long Term Tax Exemption Law and th& €areTax Exemption and Abatement

Law. The ang Term Tax Exemption Law enables municipalities to grant tax exemptions, of up to
30 years, to private redevelopment firms. In return, these firms pay an annual service charge,
known as a payment in lieu of taxes or PIL&lilarly, the Fiv&ear TaExemption and

Abatement Law, authorizes municipalities to grant skterim tax abatements and exemptions,

of up to 5 years, in areas designated in need of redevelopment or rehabilitation.

The Newark Housing Authority is the entity in charge of redevelopniemrder for statutory
redevelopment to occur, as laid out in the LRHL, the city must first ask the planning board to
investigate if a specific area is in need of redevelopment or rehabilitation. As part of this
investigation the planning board completéield work, pulls public records and conducts a
public hearing regarding the proposed designation. If the area is found in need of
redevelopment, the city or the planning board completes a redevelopment plan for the area.
The city then adopts the plan drthe Newark Housing Authority selects a developer and
oversees implementation.

Defining Areas in Need of Redevelopment

The first and most important decision in the redevelopment process is deciding whether or not
to use redevelopment. Redevelopment is Bcpowerful option that a municipality that uses
redevelopment within the wrong context runs the risk of generating serious social and legal
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redevelopment authdty should be based on thorough investigation of the proposed
redevelopment arealn order to designate an area in need of redevelopment the planning
board, during its investigation, must find substantial evidence that the properties meet at least
one ofthe following redevelopment criteria.

1 Criteria A Buildings have deteriorated so as to be substandard, unsafe, and a threat to
those living and working in them. This criteria can be found by site visits with both
internal and external examinations of thegperty. Structural engineers could assist
with a review of the building conditions to determine if they are hazardous and local
building, housing, fire, and health code records should be examined.

9 Criteria B Commercial or industrial buildings are vacanabandoned and have
become urtenantable. Similar to Criteria, Ahese conditions can be observed during a

(



site visit which should be supplemented by interviews with property owners and local
officials as well as a review of tax assessment records.

1 Criteria C The land is owned by a government or redevelopment entity, or consists of
unimproved vacant land that has been vacant for ten years or more and that because of
its location, lack of access, condition of soil, or topography is unlikely to be deddbype
the private sector. This condition is sometimes hard to prove and environmental and
engineering firms may need to be brought on. However, some examples of properties
FAGGAYT 6AGKAY GKAA ONRGSNAIf AP0 BERSLIONB 6y FA

9 Criteria D Areas with buildings or improvements which by reason of dilapidation,
obsolescence, overcrowding, faulty arrangement or design, lack of ventilation, light and
sanitary facilities, excessive land coverage, deleterious land use or obsglets br
any combination of these factors are detrimental to the safety, health, movals
welfare of the community. This designation is less concerned with problems of
dilapidation and abandonment and could consist of properties with poor pedestrian or
vehicle circulation or land uses that have an adverse impact on surrounding properties.
However, within this criteria it is important to provide evidence on how the conditions
negatively impact the surroundings.

9 Criteria EThe area has a growing or totatk of utilization caused by condition of title,
diverse ownership, or other conditions resulting in a not fully productive condition of
the land. However, this criteria does not mean that simply because a property could be
better utilized it can be incluet. There must be proof on how these factors result in the
unproductive use of the land and that this unproductive use has a negative effect on the
surrounding area.

9 Criteria F The area is greater thdive acres and buildings or improvements have been
destroyed by a natural disaster.

1 Criteria G Any area that falls within an Urban Enterprise Zone. However, if this is the
only condition the area satisfies, eminent domain cannot be used.

1 Criteria H The designation of the area is consistent with smart growth planning
principles. However, this criteria is hard to provide substantial evidence as proof and
often is not upheld in court.

If the designated area is found to meet at least one of these aiitércan be designated an
area in need of redevelopment and a redevelopment plan will be created. Within
redevelopment areas the municipality is authorized to offer private developerstiemg or
short-term tax abatements, use redevelopment agreements¢gotiate with the developer,
and use eminent domain to take private property, if the area is designated a condemnation
area. Additionally, the redevelopment plan can supersede the current zoning to allow more
flexible development conditionsiffure 4.1).

Another approach is to designate an area in need of rehabilitation. A comparison of tools
allowed in the rehabilitation verse regtelopment area can be seen iigére 4.1. In

rehabilitation areas, fewer tools are available to the municipality, but tha ateo has to meet

less strict criteria and the designation process is less intensive. For an area to be designated in
need of rehabilitation, it must meet one of three criteria.



9 Criteria I A significant portion of structures are deteriorated or substamdand there
is a pattern of vacancy, abandonment, or underutilization.

9 Criteria 2 At least half of the housing stock in the area is 50 years old or the majority of
the water and sewer infrastructure is 50 plus years old and in need of repair.

9 Criteria 3 Rehabilitation can be reasonably expected to prevent further deterioration
and encourage development in the community.

No formal hearing or investigation is necessary for this designation. Assuming the area meets
one of these criteria, the governing bodynply submits a resolution to the planning board for
review, the board has 45 days to make recommendations and then the governing body can
adopt the resolution, with or without any changes. Once the resolution is adopted, a
redevelopment plan can be creat for the area and all the powers of redevelopment are
conferred with the exception of lonagerm tax exemptions and the use of eminent domain.

Figure 4.1 Choosing between Rehabilitation and Redevelopment

Solution
Problem/Objective Zoning SIDs ad BIDs Rehabilitation Areas Redevelopment Areas
Changes
Property
Acquisition
Form Based
Standards

30 Year PILOT

Redevelopment
Agreements

Property Transfers
without Bid

Land Use Controls
Project Funding

RABFinancing
Source: New Jersey Future Redevelopment Forum, 2011

In Newark, the city used this process to designate the entire municipality a rehabilitation area.

In May of 2005, a resolution was passed authorizing the central planning board to make an
investigation to determine if the city in its entirety was an area in need of rehabilitation. During
this investigation, the planning board found that over 50% of the housing stock was 50 years or
older and the water and sanitary sewer utilities are askez0 years old and in need of repair.

Based on these findings, and after a public hearing, a resolution was passed designating the city
of Newark in its entirety, an area in need of rehabilitation. This resolution was adopted in June
2005.

Workable Relodan Assistance Plans (WRAP)

Redevelopment, inherently, involves a significant physical change of an area. Sometimes, this
requires the acquisition of property in the redevelopment area, which, inevitably, results in the
relocation of existing residents dusinesses. The displacement of ldilge residents or iconic
local businesses from neighborhoods is a controversial as well as complicated issue, even



though the neighborhood business is located area designated in need of redevelopment. Thus,
state lawsand regulations require that municipalities assist residents and businesses displaced
by redevelopment.

Procedures for relocation and compensation for displaced residents and businesses are
articulated in the Local Redevelopment and Housing Law (LRHtglaredl statutes and
regulations. The New Jersey Relocation Assistance Law, P.L. 1967, ¢.79 (N.J.SA.&2:31 B
seq.), the Relocation Assistance Act, P.L. 1971, ¢.362 (N.J.S:AePB8el.), and associated
regulations (N.J.A.C. 5:1et seq.) adopte by the New Jersey Department of Community
Affairs (DCA) require that a municipality or agency displacing residents or businesses as the
result of a redevelopment plan adopt a Workable Relocation Assistance Plan (WRAP), which
establishes procedures for@viding financial compensation and assistance to displaced
residents and businesses. The WRAP is not part of the redevelopment plan, but a separate
document. Accordingto NJA.C.5d0m 600X GKS 2w!t YdaAadG AyOf dzRS
aSNBAOSae G2V

9 Determine the needs of the residents and businesses to be displaced

9 Assist those displaced in obtaining replacement housing and business locations,

9 Secure the coordination of relocation activities with other agencies that may be causing
displacement,

1 Assisin minimizing hardships to residents and businesses being displaced,

91 Determine the need for relocation assistance for each person or business being
displaced,

1 Assure the availability of decent, safe, and sanitary replacement housing,

1 Determine the sourceamount, and availability of funds necessary to complete
relocation, and

9 Provide any other information deemed necessary by DCA to ensure that the provisions
of the Relocation Assistance Act are carried out.

Court Cases

Areas in Need of Redevelopmamid Justification of Eminent Domain

It is important that planners strictly adhere to the redevelopment process and criteria laid out in
the LRHL as, especially when eminent domain is involved, there may be backlash from
community actions potentially ledog to legal action. How the courts have ruled on
redevelopment cases have changed over time. Two of the most influential court cases regarding
redevelopment and the use of eminent domain &erman v Parkedecided by the Supreme

Court in 1954 and the merrecentKelo v New Londattecided, by the same court, in 2005.

Specific to New Jersey, we will also exantadienthin vs Borough of Paulsbarcase that has
greatly influenced redevelopment in the state.

InBerman vs. Parkethe plaintiff, owner of a an-blighted department store, argued that the
acquisition of their property as part of a redevelopment strategy was unconstitutional under the
Fifth Amendment. The property in question was located near dilapidated housing which was
being redeveloped aftean investigation found substantial evidence that 64.3% of the dwellings
in the area were beyond repair and only 17.3% were satisfactory. The plan for the area included



these dwelling units and other nearby properties, such as the one in question. Therebyirtg

on the District of Columbia Redevelopment Act, found that it is lawful to condemn land for

public purpose and in this case the redevelopment of the slums was a public purpose, as public

purpose is broadly defined and can include both safety asutleetics. Additionally, the court

ruled that if there is a redevelopment plan, as existed in this case, and experts claim that all the

land in the area is necessary for effective redevelopment, eminent domain may be used to allow
the area to be planned aswhole. Thus, the nehlighted department store could be seized,

with just compensation, and turned over to a private developer.

After Berman, courts tended to rule in favor of eminent domain as long as it could be supported
by a redevelopment plan. Hower, more recently the views of the courts have changed and
become more skeptical. Some of this skepticism resulted afteK#éie v. the City of New

LondonIn Kelothe court actualy ruled in favor of the use of eminenbahain; however, the

effects of this ruling brought a lot of national attention to the issue and highlighted the
problems of using eminent domain to bring about private development.

The City of New London, CT approved a development plan in 2000 wheniiit @@momic

distress. The plan was projected to create at least 1000 jobs, increase tax revenues and revitalize
an economically distressed cityncluding its downtown and waterfront area&s part of this

plan, the city purchased property from willing lees and proposed to use eminent domain to

acquire the rest of the properties. This development would be overseen by the New London
Development Corporation (NLDC), a private nonprofit previously established. The state issued
bonds supporting NLDC and thevelopment of Fort Trumbull State Park, the main area in
guestion. Much of the planned for jobs and redevelopment success was expected to come from
the pharmaceutical company Pfizerho had announced that it would build a $300 million

research facility othe property adjacent to Fort Trumbull.

NLDC received initial approval and proceeded to educate the neighborhoods that would be

affected by this changd.hey then received state approval and began to focus on 90 acres of the

Fort Trumbull areakort Trunbull is situated on a peninsula and the area is comprised of

approximately 115 privately owned propertiekhe land was proposed to be divided into seven

parcelg each having different uses, some completely public and some partially private. At this

point,tdg LISGAGA2YSNB FTNRBY (0KS I NBI 06S3TFhgydidlaot OKI f f Sy 3
believe the taking was for a public uses defined in the Fifth Amendmerithe superior Court

granted a permanent restraining order prohibiting the taking of pineperties.Both sides

appealed to the U.S. Supreme Court and the court held that the takings were valid.
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term. The use did not have to actually be open to the pufir it to be classified as public use.

That in fact if the public would benefit frontitit would qualify. Since according to the

constitution planning had to be done as a whole and not piecemeal, the NLDC could not divide

up the property to determine whiier each individual taking would actually benefit the public.

The City came up with a well thought out plan that had projected economic benefits for the

town, and as long as that was presumed to be watitat was all the court had to decide upon.

They cold not decide how much of a benefit it wouldber the roles that these individual

properties would playSince this taking was a part of a whole development plan, even though



some of the parcels would not be open to the public that did not mattas longas the overall
plan benefited the general welfare.

While this case set a precedent
allowing municipalities fareaching
power in terms of using eminent
domain © support private
development, unsatisfactory results
caused future courts to be more
lenient. After the court ruling,
development started in the area.
Private owners were displaced and
buildings in the area were
demolished. However, the
development was neer completed
because Pfizer chose not to relocate
to the area. Since so much of the
plan and job creation was based on
this one company, this change
caused the redevelopment plan to
fail. Currentlynineyears after the

Empty Land in New London, CT where development w.
planned to occur. (Source: Alec Torres).

court ruling, the land is still vaat.

This failure brought a lot of national attention and municipalities and respective courts began to
realize the problems of using eminent domain to benefit private developers with no assurance
that the planned public benefits would occur. This has eduurts and municipalities to

become much more cautious in their use of condemnation.

Specific to New Jersey, a court case decided in 2007, also increased court skepticism regarding

eminent domain. The plaintiff, Gallenthin Realty Development, owneagtgthree acre parcel

of vacant land in the Billingsport section of the borough on the Delaware Rivey.placed the

property for sale for $2.5 million to capitalize in the operation of a dredge deposifT$ite.
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restrictive.Later on, the municipality adopted a new master plan which recommended some

areas for redevelopment for economic benefits. The parcel was not affected by this. There were
revisionstothemastJ LJ I y X o6dzi Sl OK GAYS {KFindllffonefoff GATFFQa L
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be recommended for redevelopment. The Planner for the borough found thatthg flai ¥ ¥ Qa € | Yy R
had showed no signs of improvement or developméinthe land was taken as part of the larger

property that was being redeveloped it would benefit the municipality greatly providing jobs

and new tax revenuet KS DI f £ Sy (i KA y &fki dtatet! tfiaf tBeNand Haddbken{ T & Y
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as a Phragmites farming land but they admitted that did not produce much of a profit. The

board decided that the land was need of redevelopment. The plaintiffs filed a complaint with

the law division claiming that the board conspired against them to deprive them of their

development rights. The lower court dismissed their comptaias the court was only asked to



rule on theprocess that was takeregarding the varianae and that the municipality had

followed all of the rules regarding thakhe plaintiff then appealed to the appellate division and
lost there alsoFinally, the plaintiff appealed to the Supreme court of Nerseg which found

that the municipality was incorrect in determining their land as in need for redevelopment on a
constitutional basisThe court found that the municipality was unconstitutional in determining

the parcel of land as blighted. The court fouhdt the municipality had determined the parcel

as vacant solely because it was not being used to its optimum capacity. However, if the parcel is
not itself dilapidated and is not negatively affecting the surrounding properties, just because it is
not being wsed optimally does not qualify as blight. In fact, the court stated that if all properties
not being used to their maximum value would qualify as blight; a significant number of parcels
throughout the state would be eligible for development.

Furthermae, in determining the property as blighted, the municipality focused almost entirely

on the expert witness of the planner. There was no evidence showing that the supposed
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the Gallenthinruling heightened the standard for substantial evidence, causing future court

rulings to be based much more heavily on records and data proving conditions of blight.

Controversy in Newark: OverturniogMulberry Street Redevgdment Designation

One of the most controversial redevelopment designations in Newark, was the Mulberry Street
Redevelopment Area. Ultimately, relying on precedent seGhjlenthin Realty v Borough of
Paulsborothe court overturned this designatidiecause of lack of substantial evidence along
with hints of political back dealings.
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consisted of single and mufiamily homes, restaurants, offices, retail, amad-pay parking lots.

In 2002, the Newark Redevelopment Corporation (NRC) entered into an agreement to purchase

many of the parking lots. That same year, NRC and city officials discussed developing these

properties into a mixedise site with marketate cordominiums. At this point, not following

established protocol, the city and NRC developed an understanding that city council would pass

a resolution to have a planner prepare a report establishing the area as in need of

redevelopment and NRC would be appeihthe redeveloper. During this process, the area in

guestion was expanded with NRC planning to negotiate with other property owners or use

eminent domain to acquire the remaining areas.

After initial controversy, a city planner was hired to prepare argtigation report for the area.
The planner, relying on Sanborn maps, external inspections of properties, aerial photographs
and photographs of each lot, came to the conclusion that the area was in need of
redevelopment undetriteria E stating that theparcels consist of parking lots, storage yards
and vacant land and thus are not fully productive.

However, as determined iGallenthin just because a property is not maximizing its use value, it
cannot be declared an area in need of redevelopment. Tharstmlso be substantial evidence
that the area has become so deteriorated as to negatively affect the surrounding areas.

Additionally, the planner in giving his testimony did not have sufficient substantial evidence to
back his claim. The planner did nesearch the ownership of the storage yards and vacant lots,



did not investigate building permits, code violations, occupancy rates or employment data and,
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that not all lots identified as parking lots were correct; many of the commercial buildings were

occupied and successful; the parking lots were in good condition and actively used; and new

renovation was recently approved for one property and completecuwother.

Given these mistakes, a lack of evidence, and3hbenthinprecedence, the court overturned

the designation and redevelopment was unable to proceed. However, included in this decision

gra | adliaSyYySyid o0& (KS Oz2ddeNiilizeih&toalsot 1 KS OAlG & &aK?2
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LINE Y A y SH/This idziusiod, @lbws future courts to see that the overturning of this

designation is not motivated by a lack of suppioitredevelopment but simply the given

conditions in this specific case.
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Case Study: Blanchard Street Redevelopment Area

Area in NeedfoRedevelopment Investigation Reports

To avoid controversial court cases and to ensure that redevelopment designatitahgghat is
important to ensure redevelopment investigation reports are thorough. A good example of this
in Newark, is the Area in Need of Redevelopment Investigation for Select Properties along
Blanchard Street. The study begins by outlining clear batieslaf the area in question,

complete with identifying block and lot numbers. Referencing records pulled from the
Department of Health and Welfare, the Fire Department, the Tax Office, and the Department of
Neighborhood and Recreational Services begirantlyze the area. Based on these records, it
found that there has been no capital investment in the area over the past 20 years and many
properties have been cited for code violations with problems such as overgrown vegetation,
garbage, rodents, illegaudhping, unsafe structures, overcrowded site conditions, and illegal on
site activity. It is also noted that while environmental background is incomplete there are
problems of contamination. Just after presenting the initial findings, it is clear thisgxlasn

more complete than in the case discussed above.

The report goes on to outline how the properties relate to the current master plan and

redevelopment strategies. Newark plans highlight the need for jobs within the city and targets

the port area for idustrial development that can produce jobs and ratables. This fact, while not

substantial evidence for a redevelopment designation, shows a thoughtfully considered
NERS@St2LIYSyd LYy GKFEG A& FTAYSR G o0SGGSNARAyYy3 G+
personal agenda, as was a complaint in Mulberry Street.

After establishing a context of the area in question, the report thoroughly examines each parcel.

The report contains the location, owner, size, assessed value, current use, and a description of
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violations or unigue conditions are also cited.

The results of the Blanchard study find that nearly 80% of the properties in question qualify for
redevelopmentunder ame or more of statutory Criteria A throughBhe question that remains

25 Mulberry Street Area Property OWMd& & D NP dzLJ @ dnjerhideiit@domaniont @71 NJ



is if the 10 properties that do not meet the criteria can, and should, be included for successful
redevelopment. Given that large scale industry is planned for this site, and laggsgmuints

and facilities are needed for moving freight, the study concluded that inclusion of the additional
LINPLISNIIASa Aa ySOSaalNE FT2NJ 4dz00SaaftdzZz NBRSOSt 21
public intervention in the form of a unified and aedive redevelopment strategy, this area will

2yt e O2yilAy &Sivei that thigisbicBegd-will Soble reached without the inclusion of

all properties, and that most properties do on their own meet the redevelopment criteria, the

report finds that te study area qualifies as an area in need of redevelopment.

Comparing the thoroughness of this report to the less than satisfactory planning testimony in

the Mulberry Street redevelopment court case, it is possible to see the difference between

substantid evidence and expert testimony. The city planner tasked with investigating the

Mulberry Street area relied on insufficient evidence and did not have past plans or city goals to

support his designation. In the Blanchard report, all of the informationvengilown to the code

violations, size, value and owner of each individual property. It is important to ensure that all

investigation and redevelopment reports do contain substantial evidence, not only so they hold

up in court but as this processisawdy o OKSO1 Ay 3 | YdzyAOALI f AGeQa LRg
abuse their condemnation powers and use them only in the public interest.

Workable Relocation Assistance Plan

In accordance with the New Jersey Relocation Assistance Law and Act, the City of Mewuark s

a Workable Relocation Assistance Plan (WRAP) for business displacements that are the result of

the cities acquisition of property in the Blanchard Street redevelopment diteia.area was
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The redevelopment area comprises approximately 27.5 acres of industrial land on the Passaic
River. Despite its proximity to major transportation routes, the redevelopment area has seen
little capital investment over the last 20 es. Thus, after thorough investigation on the

proposed redevelopment areas as detailed above, the area was designated as ANR, which lead
to the cities acquisition of properties within the redevelopment area.

Under this plan, six businesses will be dispth but there will be no residential displacements.

The businesses to be displaced by redevelopment activities were generally trucking and related
businesses. Based on interviews, the business owners have all expresses their intention to

relocate their curent operation, with the exception of one business. The City of Newark

provided the business owners with a total of 38 listings of properties, which were located within
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and processing of displacee benefits. The main objective of the WRAP is to ensure that the City

makes every effort to assist the businesses in successfully relocating to a permanent

replacement location, given the business owners want to keeping their businesses.

It is unclear on how successful this particular WRAP plan was exe@tdd.providing these
local businesses with alternate sites in the area is a good first step in the process, a relocation

26 gArea in Need of Redevelopment Investigation for Select Properties along Blanchard $tnéps
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plan should go further in encouranj the native businesses to stick arourdndamentally, the
existence of the WRAP laws acknowledge the value in keeping local residents and business ties
into the new communities which are being buibviously the execution of this concept is
complicated, but every effort should be made to find suitable new homes, and places of
business for existing residents and businesses within the context of the new develogrment.
allows for the continuity of history in a place, as well as a sense of equitalids jpatice for

those who are being displacelth our recommendations outlined for the City of Newark below,
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This also means there should be more than just a plantiai both personnel and resources
are identified and dedicated to ensuring its execution.

Recommendations

Redevelopment designations are an important tool available for municipalities. There will
always be times, especially in distressed neighborhoatien private actions are insufficient in
creating healthy neighborhoods for people to live and work. It is at these times, the municipality
must be able to step in to take action and try to improve detrimental and declining areas.
Without these powers, thenunicipality is instead at the whim of market forces which do not
always match up well with community needs. Wi@allenthin increased the standard for
substantial evidence in order to designate areas in need of redevelopment, this should not be
seen as|n insurmountable barrier to redevelopmeltiven, the findings of the recent court
decisions just explained, courts should be willing to allow redevelopment moving forward
provided sufficient evidence is presented that illustrates the development effmesn the best
interest of the public.

Given the current economic climate, as Newark recovers from the 2008 recession,
redevelopment may be even more necessary to attract private funds. Additionally,
redevelopment can be used to help provide a positiglyst for change in areas of the city

that were greatly affected by the recession. In a 2014 memo, Wan Cha writes about using
redevelopment to underwrite mortgages on foreclosed or underwater homes both across the
country and specifically in New Jers@gsuming housing prices do not return to their pre
recession values, action could be taken to write down the principal in order to attempt to
mitigate the foreclosure crisis. Many banks are already taking this step by selling off their
underperforming loan to investors; however many mortgages have been fragmented and sold
to a variety of entities. Where this is the case, each entity wants to collect on their piece of the
loan and communication between the entities is poor making a coordinated-doitens
unfeasiblé’.

This potentially complicated situation, Wan argues, is also additional evidence that qualifies
underwater mortgages as areas in need of redevelopment, under Criteria E, where lack of
utilization is caused by a condition of the title or diveosenership.Indeed, when properties are
foreclosed, or multiple loans are resold on a property, the property does incur liens on the title,
and ownership could be scattered among many entities.
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To remedy this problem, municipalities are considering thyaliéy of using eminent domain to

seize these mortgages and underwrite the principal as part of a larger redevelopment strategy.
The actual writedown of the mortgage would be considered how the area is redeveloped and
thus would be included in the redewgiment plan. When examining these plans, the courts

largely defer to the planners, and the burden of proof is on the challenger to show that the plan
is unconstitutional. Therefore, when examining the legality of the issue at hand, the focus is on if
foredosed and underwater homes can be defined as blighted, which Wan ultimately argues
could be designated under Criteria D artél E

According to Wan, in order to prove blight, the municipality should focus on showing that
underwater mortgages, where the hougeno longer worth as much as the owner borrowed,

lead to foreclosures and that foreclosures in an area have caused buildings to become
dilapidated or obsolete, meeting LRHL Criteria D. Given the substantial evidence standard, this
would need to be suppeéed by a thorough investigation. With the court's recent emphasis on
larger need, it is also more likely, that this strategy would be upheld when looking at a specific
geographic area with multiple underwater or foreclosed properties rather than on almase

case bas®. We would argue, that municipalities should only use this approach as part of larger
redevelopment strategies. While it can be a successful approach to halt disinvestment in a
community, when ovetsed or used as a standalone option it coddseen as an overreach of
government power. For instance, some homeowners were reckless borrowers during the boom
who created an insurmountable debt for themselves to sendicne municipality were to pick

up the tab for these borrows, and put theinderperforming assets on the balance sheet of the
local government, one could certainly foresee discontent rising from residents who did not take
out unnecessary mortgages during the boom, but are now left to pay off the debts of their
neighbors who madenwise decisiondNevertheless, we would recommend that Newark
cautiously examine underwater mortgages, as one criteria that is examined in each
neighborhood that is considered to potentially become an area in need of redevelopment, and
ultimately to becomepart of its redevelopment efforts.

While the strategy of writing down mortgages could help in some areas of Newark, it is not

appropriate for all areas. The city must ensure that its redevelopment strategies are tailored to

the needs of the community. T far, Newark has done a successful job using redevelopment
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commercial, residential, retail, cultural and entertainment oriented developnignt.

Redevelopment was found to be necessary as market conditions, regulatory framewdrk, an

safety concerns have restrained any new development. This redevelopment plan can remedy

the concerns about an unfriendly regulatory framework and hopefully draw more investment to

the downtown. The resulting plan was a combined redevelopment and refadibifi plan. The

objectives were to eliminate variances for renovation and adaptive reuse; eliminate parking and
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yard setback requirements; streamline project review processes; provide land use regulations to
promote streetlevel retail; and to enhance uan design quality in downtowiWe largely

support these recommendations for the city centelowever, we also recommend that a

thoughtful program to provide relocation assistance for displaced residents and businesses
should be a key component to any ralization plan.

The City of Newark also focused on urban design principles and land use regulations when
looking at rehabilitation along its waterfront. The redevelopment plan replacege?0 old
zoning regulations largely focused on industrial useh wéw regulations allowing for a mix of
uses and increased public access to
the river. This plan was created
under the resolution designating all
of Newark an area in need of
rehabilitation. Additionally, specific
parcels were identified as areas in
need d redevelopment. The goals of
this plan along with updating land
use regulations were to amend
zoning to support riverfront
development, to connect existing
neighborhoods to the waterfront, to
provide design guidelines to protect
view corridors and creatsetbacks to
0KS NAGSNRAE SR3AS | yR G2
inclusion of public access to the
river.®! The implementation of this plan has not only encouraged private investment along the
riverfront but also increased public awareness of the river so it is now seenassat in the
community. The Newark Riverfront Revival, as helped to build support for new riverfront
activities by taking people on boat and walking tours and hosting events along the riverfront.
Importantly, over 15 acres of

riverfront parks have alsogen
Newark Waterfront Park. (Source: archpaper.com). created.

Workable Relocation Assistance Plans (WRAP) are already required alongside redevelopment
proposals, by New Jersey State Lasvidentified in section 4.1.Blowever, we recommend that
more effort be placed on the execution and evaluation of these relocation pieEmes City of

Newark should make mandatory, or at least give preference to, plans which include dedicated
resources for the execution of the WRAP planaddition, successful projex; should be

required to follow up with residents and business which were identified to qualify for the
relocation assistance, in order to evaluate if the program was succelssthé future,

developers can be evaluated by the city, in part by theilitglib execute successful WRAP

plans as part of their redevelopment proposals.
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Moving forward, Newark should build on the success of these past redevelopment efforts and
continue to use redevelopment to bring investment to spedreas throughout theity. While

the entire municipality is designated as an area in need of rehabilitation, the city should focus
on specific nodes within the city and concentrate redevelopment with the hope that these
targeted investment programs will attract more private é@stment nearby, ultimately linking
these nodes through transportation networks and leading to the revitalization of the city as a
whole.In addition, special care and attention should be given to the WRAP pr@cesssitive

and thoughtful relocation planan help retain some of the old neighborhood character, while
improving living condition, and economic activity.

Specifically we propose to harness the current rehabilitation designation that is applied to the
entire city.Redevelopment areas should otilg designated in keystone nodes, as described
previously, and only when the body of evidence clearly warrants their designétiertelieve

this recommendation is aligned with the review of the court's recent decisions, moving towards
providing clear evience of the public good, and only when the site is a necessary part of a
larger, more holistic plan that benefits the entire commun{®ne piece of this evidence, we
believe, can be underwater mortgagésreclosures can be poisonous to a community, and
while it should not be the sole source of evidence for taking, if the property meets other criteria
for redevelopment, the foreclosure and/or underwater status of the mortgage should be
consideredln with case of rehabilitation, or redevelopment, the redtion assistance plan

should allow displaced residents and businesses to remain in the neighborfoiscpractice,

when done well, should simultaneously allow a neighborhood to retain some of its personality
and character, meanwhile improving housing citietis and economic vitality in the area.

Partially the decision to harness the current rehabilitation designations is to encourage the use
of underutilized historic structures, of which there are many in NewBlkese properties can be
transformed into ahigher and better use with less investment by the local municipality, and the
current designation encourages these rehabilitatiofisis combination of efforts in

rehabilitation and redevelopment around strategic nodes, all executed alongside Workable
Relaation Assistance Plans are our ultimate recommendations for the city of Newark.

Community Development Framework

Community Development Corporations (CDCs) largely came about in the 1960s as a response to
the Civil Rights Movement. As central cities suffieirem violence and increased
ddz0dzNBFyAT FGA2yY /5/ a4 6SNB aS8SSy a I aYSOKIFyAayY
K S £33 deénumber of CDCs continued to grow through the 1970s and 1980s as the federal
government shifted its focus away from neiglmbood problems. This shift led to a growing

number of CDCs to pick up the slack, often becoming more formalized and lesgogtass
organizations® Our dependence on CDCs has diminished in recent decades fact, cities

continue to rely on them as tlyecan often draw on more creative funding sources and bring
additional sources of private money to distressed areas. Additionally, CDCs tend to be located
within neighborhoodghus having a direatonnection tg and understanding gfocal needs.

32 Neighborhood Planning and Commurigsed DevelopmeniVilliam Peterman (Thousand Oaks, CA:
Sage Publication2000),48.
33 peterman Neighborhood Planning}8.



Nationaly, as of 2006, there were over 4,500 CDCs located across all 50 states. Given the sheer
numbers of these organizations they are able to create major impacts. In 2010, CDCs had an
average annual housing production of 96,000 units and an average annualecorainspace
production of 7.41 million square feet. Through these initiatives and more it was estimated that
in 2006, CDCs were creating 75,000 jobs per fear.

Throughout Newark, there are a variety of community based organizations working to provide
for community needs. These organizations include CDCs, advocacy organizations, church
affiliated organizations, neighborhood organizations, social service provaddrmore. The
geographic location of these organization is depicted in MAP. As one can see, most of the
community based organizations are located in the center of the city, expanding north along the
riverfront and some to the west of the city as well. Tdhare few to no organizations in the

south as these areas are primarily ngsidential. Compared to Figures 3.5, 3.7, and 3.15,
community organizations Newark are focused dargely densly-populated lowincome

areas. The areas of somewhat higher imeoin the very north and south of the city, have much
fewer of these organizations, presumably because they are less necessary.

These community based organizations all provide different services for the residents of Newark.
Three CDCs are examined in deptlow:the Ironbound Community Corporatioha Casa de

Don Pedrgand the New Community Corporation. These CDCs provide social services and work
to create community plans to advocate for community needs and ensure development projects
and citywide initisives will benefit their communitieszigure 5.1llustrates the service areas of

the three organizations.

34 ¢Overview: Community Development Corporatians | O0S & a4 SR hidi/@eabduNly-Hy > Hamn X
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FIGURB.1: Map of Community Development
Corporations in Newark
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Ironbound Community Corporation

Overview

Ironbound Community Corporation (ICC) was founded in 1969 to serve the Ironbound

community in Newark. The lIronboundasargely immigrant and working class neighborhood
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residential, is interspersed with commercial and large industrial areas including the Newark
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Nevertheless, ICC sees potential in the area and focuses on empowering residents to advocate

for their needs.

Mission
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achieve this, the organization offers social services such as childcare, parent education,
healthcare access, lifeskill classes, adult education, and senior programming. Additionally, ICC
focuses on community planning and development with an emphasis on environmental justice
and community organizing.
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Implementation

In 2001, ICC led a master plan to guide development in the neighborhood which ultimately led

to the development of an Open Spaaed Recreation Plan and in 2006, to a Waterfront Park
tflye® !aiAy3a AdGa adNRy3a NBfFIA2yaKAL gA0K GKS
needs during plan development and has worked with city planning to ensure the local plans are
taken into acount as the city moves forward with larger development strategies. Additionally,

ICC works to give residents the information they need to make changes happen.

Two specific projects ICC has had success with are preservation and improvements of Riverbank
Pak and the development of the East Ferry Revitalization Plan. The Riverbank Park was
designed by the Olmsted Brothers Firm during the City Beautiful Movement. It is twe of

parks in the Ironbound Neighborhood, a relatively dense residential area. 6) d€8dents

learned, from a local newspaper, that the city was planning on using the park as the site of a
new minor league baseball stadiuifhe residents, with the help of ICC, formed the +poafit

SPARK (Save the Park at Riverbank) and fought théogewent of the stadium fosevenyears

and eventually wonHowever, during this time, Essex County closed the park citing
environmental concerns. Thus, after winning the court case to restrict development, SPARK had
to remediate the site before it couldebopened to public use. It was finallyepened in 2003

and added to the National Historic Register. SPARK now actively maintains and programs the
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waterfront revitalizaton strategy and is actively

LA CASA DE

A second wayCC has worked to influence local

redevelopment is with the East Ferry RevitalizatioDO N P E D RO

Plan. The East Ferry neighborhood is located in tl

eastern section of the Ironbound and is EMPOWER AND REVITALIZE
traditionally underserved. fis isolated from the rest of the community by large industrial sites

and superblocks. In 2010, the United States Environmental Protection Agency selected ICC as a
recipient for the Brownfields Are@/ide Planning Pilot Program. This enabled ICC to create a

plan for the area. ICC has a vision of turning this area into a green manufacturing district, linking
greenspace and community uses. This project would center on meeting the following goals:
creating jobs for local residents; providing environmentally saifé sustainable development
options; enhancing greenspace and recreation; creating linkages between communities and new
public spaces; and ensuring comprehensive revitalization driven by resitdents.

To help make this vision a reality, ICC has alreadyrbbyg partnering with the city and using

the federal Neighborhood Stabilization Program to purchase vacant, foreclosed properties and
rehabilitate them. Furthermore, ICC has completed infrastructure improvements, public murals
and participatory art projed resulting in repaired sidewalks; new trash cans along major bus
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routes; and beautified street mediard®Just these small improvements can pave the way for
improved perceptions of the area and further growth and development.

La CasaalDon Pedro

Overview
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These groups were followed by new generations of Puerto Ricamgrants in the 1950s and
1960s. Currently, the neighborhood still serves many new immigrants often coming from South
and Central America as well as Africa. Similar to other urban neighborhood, this area suffered
from white flight in the 1980s but fortunaty, had dedicated residents willing to advocate for
community needs®
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La Casa was founded in 1972 by new arrivals hoping to achiexsuaiency and
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neighborhood revitali | (i A°RayCasé takes a holistic approach to community development. It

serves the community by providing social services; has a strong community engagement

approach driven by comprehensive community building and community planning; and has

expanded to iolude affiliate organizations. One of these affiliates islbba Pedro

Development Corporation which provides services and acts as a holding company for real estate
development work. This addition enables La Casa to not only influence local developrhent bu

complete it as well.

N

Goals

While La Casa does provide a variety of valued social services, community pisunaagily

emphasizedind the organization leads the neighborhebdsed planning process in the Lower

Broadway neighborhood of NewatkAccordid (2 [ /I al X a&adz00SaafdzZ O2)
involves defining the needs of the community, developing shared vision of the future, and
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Neighborhood Plan was based ontmfrom community meetings, stakeholder input, and

analysis of community strengths and opportunities.

The initial Lower Broadway Neighborhood Plan was created in 1999, then in early 2003, La Casa

initiated discussions related to revisiting the Lower BroagWwlan and thereation ofa revised

neighborhood plan for Lower Broadwdyy NB OSy d &SI NER>X OKIy3aSa gA0KAY
administration as well as changes in the planning area, had brought about the need to revisit the

plan. The resulting planning proces®yided a platform for area stakeholders to redefine their

vision for the communitylt was the goal that this discussion and planning process would not

2yfte fSIFR (2 Yy AYLNRBOSR LXFYT o0dzi g2dz R I faz2 2ac
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lend spport for a proposed redevelopment area within the neighborhood; and enhance La
I alQa FoAfAdGe G2 aSOdaNB FdzyRAy3I FT2NI AYLIE SYSydl i

The resulting neighborhood plan was based on a series of eight categories each with a main
goal.

1. Resiential: ensure higlguality accommodations for households in different phases of
the life cyde and at all income levels.

2. Commercial invigorate the Lower Broadway Commercial District by fostering conditions
that would motivate established and new entrepieurs to provide moreliverse goods
and services.

3. Transportation create a vibrant, accessible, and safe network of transportation; a mode
of circulation with strategically located nodesaaimmerce and transportation.

4. Public safety create an environmerior living, working, and playg that is safe and
secure.

5. Recreation facilities and open spacgsreserve and enhance the value of Branch Brook
Park as a regional and communityen and recreational space.

6. Physical infrastructurepreserve and maximize themphistcated urban infrastructure.

7. Education have an educational structure that serves the unique needs and desires of
the children and community.

8. Social infrastructure create a social infrastructure that empowers residents to achieve
an attractive anddesirable community?

Implementation

A Steering Committee was formed in February 2004 to coordinate plan implementation. The
Steering Committee was made up of four subcommittees: the Community Policing
Subcommittee, the Prevention, Intervention, and Ttreant (PIT) Subcommittee, the
Neighborhood Restoration Subcommittee, Law Enforcement. Membership for all
subcommittees, except Law Enforcemengs open to the public and consistpdmarily of
residents but also few institutional stakeholder$

To fundimplementation, La Casa applied to Wells Fargo and was awarded an implementation

grant of $750,000. This funding was put towards staff costs, supplies, consulting fees, and

outreach services. To supplement the Wells Fargo grant, La Casa also leveragt@himo

million in additional funding including: $3.1 million for housit®yelopment$4 million fa open

space and beautificatiol§7.2 millon for commercial development, $180,000 for financial

counseling, and $390,006r planning and outreach. Sometbis funding included private

Fdzy RAy3d GKNBdAAK GKS {dFG4S 2F bSs WSNASEQa bSAIKC
PSE&G and PNBankas partners'®

With this funding, La Casa has been able to achieve a wide variety of outcomes. La Casa has
createdl Yy & ! NBFy 5SaAayé¢ FdzZARSEAYS GKIG LINRBY2GSa dzy

42 StephenResident at the Center
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increases the efficiency of available housing units. Further affordable housing outcomes include
the Martin Luther King Jr. Project which is transforming blighted propertieslinteew homes

with 19 units of affordable housing. The Lower Broadway Stabilization Project is also cseating
homes, 11 units of affordable housing throughout the neighborhood and La Casa has helped to
rehabilitate 8682 Stone Street containing Bffordable onebedroom units. Finally, La Casa
implemented the Neighborhood Rehabilitation Program which provides up to $30,000 for the
renovation of existing homes. With this funding over 15 homes have been renovated.

In terms of economic development, Lal & Qa4 O2 YYSNDAIf O2NNAR2NJ 62 NJ)

strengthening the business merchant community and
advocating for infrastructure improvement&nd also

during the grant period, La Casa designed and launched a
business assistance program and created a business
assistance manual. In partnership with the Newark Urban
Enterprise Zone, La Casa implemented a facade
improvement program. In addition, La Casa successfully
advocated for installation of parking meters and began

W AVAEOL YWY ELYERE construction of a new office and comnuaal facility on
CORPORATION Lower Broadway.

improved safety and the creation of two small
neighborhood parks. Both Ramon Rivera Community Garden and the Coretta Scott King
Community Playground had been dumping grouandd sites of drug trafficking. Through a lease
with the city La Casa was able to gain access to land and reclaim them as positive community
spaces.

These positive outcomes are all a result of successful community planning. Having these plans
based on commuity input, gives La Casa the necessary leverage to attract funding and prove

the legitimacy of its projects. La Casa plays an important role in local development as it

advocates for its residents and improves the neighborhood based on their needs aresdisi

FI OGO AG A& gARSte@ NBO23ayAT SR a GKS aflNBSAG
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New Community Corporation

Overview

New CommunityCorporationwas founded in 1968 by Monsignor William J. Lintrethe wake

of the Newark riots, the urban center was in disrepair. A small dedicated group of individuals
met at a local church, Queen of Angels, with no money or political ties, but grand aspirations.
The initial goal of New Community Corporatid&NCC) was creating housing foe poor that

was aesthetically pleasing and séfe.

With an initial board comprised afine individuals, includingatherLinder, the new CDC
embarked on its first project. NCC proposilelopinga 45 acre tract encompassing fourteen

“ah @SNBASHz¢ | OO0S ahuBRwhi@idsanaiSoN) H = HAmMnZ
“al Aali2NBzZé | OO0S ant@/RwhnOwicanarSiity.omgthE H A MND X

[ /1 &aFQ48 ySAIKOG2NK22R o0dzAf RAy3 .

byl


http://www.lacasanwk.org/
http://www.newcommunity.org/

city blocks in théneart of the Central Wardl' hey started this task by simply purchasing two
FONBa&a K2LWAyYy3 (2 0SO02YS | aevyoz2ft 27F al O2YYdzyAde

However, there were many obstacles blocking the achievement of thisA®alreslt of a

volatile political atmosphere NCC was experiencing push back not only from black nagpnalist
and their followers, but racist white conservatives whose aim was to block gains by African
AmericansDeterminedto make a difference NCC struggled thgb the years to develop

housing plans that would later be approv&d

Goals

The main goal was the development of safe respectable houamgimple a goal as that may

seem, in Newark after the riotservices were hard to come by. Supported by a mission that

FAYSR a2 KStLI NBaARSyida 2F Ayad/SWS OASIQAB aA i RRALBIR RO
Godgivendignity and personal achievemeét, I aYlF ff 2NBFYyAT FGA2y S@2ft @S
yea legacy of comprehensive development and support in a forgotten commthity.

Implementation Framework

NCC continued to create a legacy of dependability in the city of Newe#kS 2 NHI yAT I GA 2y Qa
development project opened in 1975 which was followgdskveral other projects. The most

notable project being th&986renovation of its current headquarters at St. Joseph Blazab / / Qa

first economic development projedtollowing this, NCC initiated several othesjor projects

including an extended cared#ity and transitional housing for homeless families. However, one

of the most memorable additions accredited to NCC is the shopping centen imcladed the

much-needed Pathmark supermarket.

In the 1990s NCC expanded its services to the communityndptinis time the CDC began to
focus on other issues plaguing their communityyw Community Corporation expanded into
health care, Hispanic development and immigration services, workforce develomaetet,
welfare-to work programs and a charter school.

NCC currently provides services to the community through seven different mediums:

1. Education and Youth Servicés ¢ KAa aSOUuAz2y 2F Db/ / F20dzaSa 2y
Interacting with the youth through various ages, NCC really invests in the children. Under
this branch there is Early Childhood Development Programs, Summer Camps, Youth
Programs, Child Care Centers and charter sch@hls.sector links directly back to its
inception: aiming to provide the urban core with services that had left post the ¥lots.

2. Transitional Living and Family Servicés an effort to combat homelessness, and strive
towards their mission, NCC provides various supports to struggling far8idie®e of these
services include advocacy, connections to resources, support groupskillée
workshopsand housing and programming that focuses on teenage mothers.

3. Health Care and Behavioral Healihan area that is often overlooked by many CDCs.
However, NCC tackles this issue head on through housing options and incorporation of
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varioushealth care options to support not only the geriatric population but the entire
community.

4. Real Estate Development and Operationses a focus approach that deals with holistic
development of the community. The major concern of NCC is to improveudigy of life
for its communities.

5. Workforce and Economic Developmei#t another focus of NCThis commitment is a
NEBTf SOGAZ2Y ievdlopingQtéongYhalividials2oyadd to a community. Through
resource centers, trainings and workshops N@€ures that individuals have access to all
the tools needed for success.

6. Adult Learning CenteiWhile this could be considered an element of the Workforce
development, this service accommodates over 2,000 students per Veesugh the
provision ofeducational programs NCC assists many adults in completing vocational training
that can assist in job acquirement.

7. New Community Artss a program that is dedicated to sharing cultural and artistic
enrichment events.

Through these various focus areas N@€managed to significantly impact Newark. Currently

FFGSNI 20SNJ F2NIié @8SIENRI b/ / Aa 2yS 2F GKS yIGAz2)y
based programs and services. Most recently NCC opened 50 units of low and moderate housing

inthe WestWardob S N] T Ay FTRRAGA2Y (2 GKFGX b/ / Q& bup
Hills, assisted many in attaining the dream of homeowner%hip.

Conclusion

As illustrated by these case studie® rarely behave the same wagtlir, they tailor their
work to meetthe needs of their community. Given that these organizations provide varying
services it can be hard to compare them and measure their success. Often the full impact of
community organizations cannot be quantitatively measure and a cause and effechmetap

is hard to prove. Neverthelessge have found thathe CDCs discussed above, have all been
successful by empowering their residents, influencing lacge development, and building
social capital.

In his bookNeighborhood Planning and Commurgssed DevelopmenPeterman discusses

the notion of empowerment. He first acknowledges that this term is often ambiguous, allowing
members of all political parties to get behind it. ¥ use the term here, we will draw on

t S S N3okayleQpiogressivRSFAYAGA2Y GKI G Sljdza 6§Sa aSYLRgSNYS
O2 YYdzy A i &2P&eryfain di&els that this definition of empowerment is the result of
successful community organizing and community action and can only occur when residents are
not only given thgpower to make decisions but also the resources needed to implement them.
The community organizations in Newark, have definitely succeeded in providing their residents
with this notion of empowerment. Both La Casa and ICC have included their citizens in
neighborhood based planning efforts and taken these efforts to leverage resources and
ultimately create largescale development efforts. Furthermore, by providing additional social

g1 002 YLI A & KY Dftabarng, 2004010 Bnédvd. SeRcommunity.org
52 peterman,Neighborhood Planning6.
53 peterman NeighborhoodPlanning,38.
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services, these organizations give residents the tools they need to suconeedmallerscale

level as wellGiving citizens the means to achieve their goal, according to Peterman, can be the
YSIadsaNB 2F adz00Saad 1S aidlisSa aSYLRsSNYSyl:z
citizen control and citizen power, howeveg$broader applications and can be viewed as the

dzt GAYIFGS 321Kt 2F OAGAT Sy *InGhé dageyof Newarkthése | A Y R
broader applications could be the leveraging of funds and influencing of development; thus,
assuming the communitgrganizations have enabled this to happen, they can be deemed
successful.

These organizations have also helped improve their communities by building social capital.
Jeremy Nowak, President and CEO of the Reinvestment Fund, defines sotahhsap
GNBfFGA2YyaKAL 2F GNMzZAG | yR Ydzidz £ Ade®Bykl 4 OI
developing spaces for community participation and bringing residents together over common
issues, these communiyased organizations

_ not only empower reiglents but help combat

_ isolation.For exampleb / / Q& ¢2NJ F2 NOS

Community development development center, helps bring adults

corporations (CDCs) rarely together for training and job searching skills.
behave the same way. Rather Here residents not only gain needed skills to

. . help them succeed in the job market but can
they tailor their work to meet th support one anther as they try to achieve

needs of their community. CDC  successThe increased social capital formed by

in Newark have successfully this new togetherness, can help residents

empowered their residents, further advogate for what they want and aFtract
investors. This adds value to the community, as

influenced largescale the quality of human capital can be equyadls
development, and built social important as real estate prices, taxing capacity,
capital. public amenities, and the value of retail services

when measuring the success of a commupffity
Combining an increased human capital value with improved infrastructure can help bring new
investors to greviously distressed area. This has already been proven by La Casa, who as stated
above, was able to use its community planning initiative to leverage an additional $15 million.

Leveraging funding is vital for CDCs if they are going to continue to hesess. One source

CDCs should draw on is the Neighborhood Revitalization Tax Credit (NRTC). The NRTC is a state
resource that offers businesses 100% tax credits against various state taxes if they invest in the
revitalization of eligible neighborhoods. & program provides a total of $10 million tax credits

per year with $1 million maximum available for each neighborhood. Funding received from this
model can be used primarily for housing and economic development activity and complimentary
activities as wel giving organizations some flexibility. The goal of NRTC is to encourage
community based planning, provide resources to enable the implementation of neighborhood

541bid, 41.
55 Jeremy NowakgCreativity and Neighborhood Development: Strategies for Neighborhood Invesgnent
(The Reinvestment Fund)ecember 20076.
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plans, attract private investment, and encourage partnerships between private corporations a
CDCs. Since its establishment, NRTC investment has allowed recipients to serve over 3,200
youth, create 30 gardens, demolish 30 unsafe properties and help engage an estimated 3,000
people and 120 organizations directly in the planning process. Fundsattebeen used for
community cleanups, public safety programs, fagade and streetscape improvements and
environmental restoratior! These efforts are all similar to what CDCs in Newark have been
carrying out, thus it is evident they would benefit gredtlym the receipt of this funding. ICC,

did in fact, benefit from these funds and used them to revitalize the riverfront park.

As these CDCs work to influence lasgele development, this funding and the benefits it brings
can also be valuable. At least NRTGunded neighborhood plans have been adopted as part of
I OA (il maste2plrFakd at least nine NRided neighborhood plans have been
adopted as the redevelopment plan for a statutorily designated redevelopment>&wihout
NRTC fundiniy is unclear if these plans could have been as well completed, allowing them to
get developed as part of official strategies. The private influence brought about by NRTC can
also benefit CDCS and their influence. NRTC allows private foundations tdgsigsraole in
neighborhood revitalization, this can give CDCs more legitimacy if they are able to ugera lar
and established corporati@backing to support their advocacy efforts. It has also been found
that NRTC has helped develop and sg#hen parherships between CBCpublic entities, and
foundations®® These benefits, along with the additional fundieguld potentially allow the

CDG in Newark to expand their efforts and influence throughout the city.

As these CDCs, and othemgyrk to continueto expand however, care must be taken so as to
not expand too quickly or outside their missigxdditionally, CDQsustcontinue to balance
short-term, visible projects with lonterm visioning. In order to generate momentum, interest,
and increasedisibility within the community, shofterm projects such as block cleaps,

public art initiatives, or other beautification efforts are necessary but these cannot take away
from longterm activities, which while not as immediately visible, are equaliyngsrtant 5°

Furthermore, CDCs cannot view their community in isolation. It must be understood that there
will always be regional factors at plan and even within the community there will be competing
interests. It is important that a CDC is able to renikgxible to work to negotiate between
differing parties and protect the interest of the community. This will best occur ifiemg
visioning and strategic plans have been made, laying out the framework for this decision
making. Fortunately for Newark, s far, the CDCs discussed have placed an emphasis on
forward thinking and community planning.

Business Improvement District

57 KristinCrandall principal authord ¢ NI yaF¥2NX¥Ay 3 bS¢ég WSNESE /2YYdzyAdASa i
and Community Engagemeéntt 01 2dzaAy3 YR [/ 2YYdzyAGe& 5S@St2LIVSyd bS
Jersey Community Capital), December 2012.
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Overview

Business Improvement Districts (BID), also referred to as Special Improvement Districts (SID),
have emerged as a widelyplemented solution to the challenges faced by many urban
business districts. These districts historically suffer from disinvestment and face competition
from suburban shopping centers.

A BID is an organizatiah management, and financing tool used bgdbbusinesses to provide
specialized services that complement municipal government services. A BID is first created
under state law and then enacted by a municipal ordinance. The law permits property owners
and businesses to organize and undergo propagyessments in order to pay for needed
services!

Special Improvement Districts (SIDs) were introduced in New Jersey landscape in 1984 following
passage of state enabling legislation, the Pedestrian Mall and Special Improvement District Act,
N.J.S.A. 40:565°2 The District Plan and a nguofit District Management Association (DMA),

or a municipal commission, are responsible for governing the operations of the SID. The DMA is
responsible for all decisions relating to assessments, budgets, and managemspatiziized
services?

The first six BIDs in New Jersey were established from 1985 to 1988 in Cranford, Trenton,
Elizabeth, Englewood, Somerville, and New Brunswick. Today, BIDs exist not only in urban areas
but in less populated municipalities as w&lin 2010, New Jersey, with around 77 BIDs, had the
fourth greatest number among the 50 states. In the country as a whole there were around 1,000
BIDs.

The City of Newark New Jersey contains two major BIDs, the Ironbound Business Improvement
District and tle Newark Downtown District.

The Newark BIDs extract a tax levied on businesses within the districts in order to improve the
the Ironbound District and downtown Newark as places to do business and to attract customers.
Both districts exhibit both similarities to and differences from typical BIDs as they are
implemented throughout the state of New Jersey and throughout the couifitmg. following

sections provides an overview of the two Newark BIDs, including their legal structure, tax policy,
and services provided. The overview also assesses how they compare to the typical BID.

The Ironbound Business Improvement District

BLg{GNFGSIAO CNIFYSE2N]l F2NI/ 2YYSNOALET wSOAGFEATFGAZ2Y Z¢
http://policy.rutgers.edu/cupr/community/organizations/projcomm/wsp/revite6.html
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The Ironbaind Business Improvement District (IBID) was created in December 2000 as a non

profit organization by local ordinance in the Ferry Street area of the Ironbound District of

bSélFN]lZ bwed ¢KS L.L5 KFra (GKS 32Fta 2F AYLNRGAY3
services, rebuilding infrastructure, and marketing the Ironbound as a reliable and exciting

I NBY d¢
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170 restaurants, the Ironbound Business Improvement DigiidD) is Newark's shining star,

promoting interest in the City as a great place to visit in addition to fostering economic growth

FYR SYLX 28YSy{# 2 LI NIldzyAGASa dé

The IBID encompasses the Ferry Street corridor area, which extends east from Newark Penn
Staton through the Ironbound District. The IBID is set to expand to include Wilson Avenue,
which forks off of Ferry Street and runs in a southeast direction towards Lincoln Highway.

Although the Ironbound District faces developmental challenges, the arepedthe worst of
the impact of disinvestment in Newark during the rR2i@" century. The formerly industrial
neighborhood is today a vibrant area of Newark, home to a diverse population of African
Americans, Portuguese, Brazilians, Mexicans, and Ecuadofiaaslistrict is known for its
Portuguese, Spanish, and Brazilian restaurants and boasts numerous parks and historic
industrial facilities and churchés.

IBID partners with a vast array of local government offices and agencies, companies, and
communitydevelopment groups, including the Mayor, Munici@auncil and the
Administration; the Ironbound Community Corporation; Brick City Development Corporation;
Smadl Business Development Cent&egional Business
AssociationNewark Alliance; the New Jersegtdl New
York Liberty, and New YoRed Bullsporting teams;
Prudential CenteriNew JerseyPerformingArts Center;
Newark Musem:;
Newark Downtown
Corp; the New Jersey
Historic Societythe
Portuguéi Smt! YS
Chamber of
Commercethe

Urban Enterprise
Zore Authority; the

BUSINESS IMPROVEMENT DISTRICT [

BSglyydzZ f wSLERNI 2F GKS LNRyo62dzyR . dzaAySaa LYLINRBOSYSy
http://www.goironbound.com/EXECDIRECTORANNUALRPORT2013.pdf
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http://www.goironbound.com/ibidsite/index.php?option=com_content&view=category&id=39&Itemi
d=5Q
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http://www.goironbound.com/ibidsite/index.php?option=com_content&view=article&id=114:ironbou
nd-history&catid=39&Itemid=86.
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Meadowlands Commission; Covanta; Rutgers Univelsity; erseyDepartment of Tourism;
Newark Arts Coungilhe Star Ledgethe Gateway Hilton; local financial institutiorasid
others.

The Newark Downtown District

The Newark Downtowmistrict (NDD) is the Special Improvement District of the central business

area in downtown Newark, NJ. It is a 501 (c) (3)manfit organization, managed by the Newark

Downtown District Management Corp (NDDMC) and dedicated to revitalizing downtown

Newak by improving the economic viability of the central business district. The Downtown

Newark Special Improvement District was created by the Newark Municipal Council in

{ SLIWISYOSNI mtpcpy @ ¢KS YAaarazy 2F b55 Aa (2 NB GA G
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down to Branford/Edison at Broad Street; University Avenue to the west (running between

Central and Branfojdand moving east just behind Penn Station. The BID is located adjacent to

and to the west of the lronbound District.

Downtown Newark is home to many important business, government, and educational facilities.
A Rutgers University campus and the New JePerforming Arts Center are located within the
NDD. Much of the cities retail and commercial development is centered on Broad Street, which
runs through the center of the NDD.

State and National Comparison

The IBID and NDD largely conform to the changsties of typical BIDs in the State of New

Jersey and nationally in 2010 as described byBsiness Improvementssicts: USA Census

and SurveyNew Jersey Foc%and by theBusiness Improvements Districts: Census and National
Survey®However, the IBD budget and board are larger and set of activities broader than those

of typical BIDs. The following presents the major findings of the surveys compared with the

OKI N} OGSNRadGAOa 2F GKS L.L5 YR b553 o6FaSR 2y (fF
promotional materials.

Budget and Funding

Budgets for BIDs in New Jersey range widely from under $30,000 in Maplewood to the largest
reported budget of $4,700,000 in Atlantic City. The median budget for New Jersey is $300,000.
Nationally, budgets rangeddm $11,000 and $17,957,868. The median budget was $342000.

L.L5Q4 Hnmp 0dzRASGZ SadAYFGSR G4 PyopZnnnx 3IANBL |
median. NDD does not publish its annual budget.
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59 Seth A. GrossmaBusiness Improvements Districts: USA Census and Sueveyersey FocudNevark,
NJ: Rutgers University School of Public Affairs and Administration, 2011).

0 Carol Jean Beker, Seth A. Grossman, and Brenda Dos Bamiogss Improvements Districts: Census
and National SurveyWashington, D.C.: International Downtown AssocigtRin 1).

"1t should be noted that most of the national and New Jersey BID figures given in the BID Censuses is
based on only the portion of BIDs that responded to a given question.
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BID funding comes from several sources, although aesssnent on business properties in the
BID is the most common source of funding in New Jersey and nationally. All New Jersey BID
respondents and almost all national BID respondents reported raising revenue from a special
assessment of business propertieghin the district. In New Jersey, almost half of responding
BIDs obtain funding through contracts, 36% through sponsorships and 31% through other,
unidentified sources. A very small portion receive funding from city general revenues.

Administrative fundag for both the IBID and NDD is created through an annual assessment on

0dzaAySaa LINRPLISNIASE Ay G(GKS RAAGNROGZ O2fft SOGSR
transferred and managed by the BIDs.

All of the IBID 2015 operating and program budgetiigléd through the special assessment.
However, the IBID and NDD also raise funding from other sources for special projects. A major
example is a streetscaping project being carried out by aBtDNDD in partnership with thetg

of Newark. The $17.5 main project cost is being financed largely through a $10 million bond
issue from the New Jersey Economic Development Authority (NJEDA). The debt service on the
bonds will be paid for by the NDD. The remainder of the funds is being supplied through a
combinaion of cash and ikind commitments from Public Service Electric and Gas (PSE&G), the
Newark Urban Enterprise Zone (UEZ), the NDD, and the City of Newark. In addition to the $10
million bond, the City of Newark contributed $4 million and the Newark UBa@rprise Zone

$3.5 million. The mject is the largest ever to be directed and paid for by a Business
Improvement District (BID) in New Jersey and the fourth largest such project natiGrialthe
Ironbound District, the project will restore and recangt the Lafayette Street Tunnel which is

a gateway to the lronbound District.

The most prevalent method of assessing property values in New Jersey is assessed value for real
estate taxes. This method is used by 84% of BIDs. 16% of BIDs base the adses$imesar

front footage. Nationally, methods of assessment are more varied. 55.9% of respondents based
the tax on assessed value for real estate taxes, while smaller percentages based their
assessments on sales tax, square foot basis, and linear &otage. 25.7% used another

method.

The IBID and NDD use the property tax assessment as the basis for the BID tax. In the Ironbound
District, taxed properties include all zoned commercial, industrial, parking, vacant land, and
apartments containindgour units or more located within the district. The NDD assessment is
roughlyfive percentof the commercial tax bill and applies to around 600 commercial properties.
Residential properties are exemft.

Services Provided by NJ BIDs
BIDs in New Jersey provide ale/range of services both with staff and more commonly through
contractors. In the area of maintenance, landscaping and litter and graffiti removal are the most

C
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common. Snow shoveling is the least common. BIDs follow similar provision of services at the
national level. Statewide and nationally BIDs also commonly provide security services, most
commonly in the form of a uniformed ambassador. Likewise, both NDD and IBID provide
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In 2013, the Police Community Resource Center anesfation was opened in downtown
Newark. The facility is intended to enhance law enforcement in the NDD area and enable
residents to more easily connect with the police municipal agencies. Thgy/faek funded by
Urban Enterprise Zone funding and a $100,000 grant from the City to the NDD. The center is
staffed with 12 minimum of 12 police officers, 16 hours a tay.

Although most BIDs in New Jersey do not provide transportation services, somffilatd

with transportation management organizations. Parking system management and transit shelter
management are the most commonly provided transportation services, but few BIDs provide
them.

The streetscaping project being carried out by IBID anD Wibh NJ Transit, Amtrak, and the

City of Newark is a major exception. The BIDs are also provide other transportation In December
2013, NDD began providing free two hours of free parking for shoppers who shop on Halsey
Street/®

The most commonly provided services in New Jersey are in the areas of marketing and
hospitality, including street guides or ambassadors, tourism kiosks, maps and are information,
marketing and advertising campaigns, festivals, farmers markets, art evesttsjc tours, and
holiday decorations.

Likewise, IBID provides a full range of services, especially in the area of marketing and
hospitality. IBID provides emperative advertising that is intended to be more effective than
individual advertising and pmotes the BID as a whole, including with billboards. The 2015
budget allocates $30,000 dollars to advertising activities including publication of the magazine
"NewarkBound: The Ironbound & Beyond". The magazine is a marketing effort to promote the
Ironbound as the City of Newark's premier cultural, entertainment and dining destination. The
magazine examines and promotes the value added capacity of the lronbound to the Newark
area.

NDD provides extensive promotion of district businesses on the NDD wahsig with news
updates of @ents held at local businesses, and IBID organizes festivals, indudaipween
event, anda Christmas tree lighting ceremanyDD holds similar events including a weekly
farmers market.

About a third of BIDs in New Jergeyported being responsible for urban facade enforcement
and about a quarter reported being responsible for cadenpliance. The IBID providestdoor
maintenance and quality of lifeesvices includingode enforcement, safety coordination,
sidewalk and trahcan cleaning, graffiti removal, trash removal, plant watering, illegal poster
removal and other beautification and fagcade improvemsnt

™ Ibid.
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Business recruiting and retention is one of the activities that most BIDs undertake. Business
recruitment and retenion is listed in the 2013 Annual Report as one of main IBID service areas.

Statewide and nationally, few BIDs are involved with social service programs. By contrast, both
IBID and NDD undertake social service programs and often work closely with localimioynm
development organizations. For example, in 2013 the IBID hosted an electronic waste recycling
campaign in partnership with electronic waste recycling companies and the City of Néwark.

NDD is currently running a mobile art program, in which comnmnyumiémbers can pay $1,500 to
$1,700 a month to host an art exhildisplayingred bearstatues Proceeds are donated to
environmental mission§.

BIDs as a Vehicle for Capital Improvements

Relatively few BIDs are used to fund lgagn capital improvementé downtowns and

commercial areas. The current streetscaping project being carried out by IBID and NDD is a
YI22NJ SEOSLIiA2yd ¢KS L.L5 AyiGSyRa GKS LINR2SOi
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BID Authority, Poliegetting Ability

BIDs have substantial leeway to set their own policy direction. In New Jersey, most BIDs
reported that government never stepped in and set a different funding level from the one
approved by the BID board. Hewer, the majoity of BIDs in New Jersey andtionally have

limited funding and contractual agreememheaning that the BID must periodicallypetition

the government in order to continue operating. Of the New Jersey BIDS that responded with a
requirement for periodic renewal that extended more than one year, almost half responded
that their renewal period was five years.

Likewise, the Newark BIDs have wide discretion in pursuing their mission. According to the IBID
oeflgaz aiKS L. drssandxeiply with &l reGuBemanks ds sedforh in the Act

-

0z

FYR Ay (GKS LNRyo2dzyR { LISOAI f L YLINBOSIM&IYG 5A a0 NR (

very broad termg?

T a{ SNBSS (KS &LISOAIf AYLNROSYSYyld RAAGNROGZ GK

govenment to formulate, promote and implement theconomic revitalization and
generalwelfare ¥ G KS &ALISOALFf A YLINE @S Y S ydnphasisa i NA Ol
added]

Iy

f atNRBY23S YR LINBaSNBS (KS OdfofiteNpediae KA a2 NRK O

AYLINEOSYSyYyd RAA&GNR Oémphagisadde® S / Ade 2F bSsl NY &

1 Gaz2o0AtAl S F@GFAflIo0fS LWMzofAO YR LINAGIGS NBaz2dz

BDNRAAYFYS a!yyddt wSLR2NI 2F (KS LNRyoz2dzyR . daiySas

TawSR . SI NA I émbér § OR 4o FRvwhl@Btownnewark.com/Portal/RedBears

Bg. 8 [Foa 2F LNRyo2dzyR .dzaAySaa LYLNROSYSyd 5AaidNROi

12, 2013,
http://www.goironbound.com/ibidsite/index.php?option=com_content&view=article&iBatby
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1 Provide a mechanism by which service firms, retail establishments, property owners,
employerscitizens, and others can cooperate to promote business opportunities,
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& ¢ 2 nRa&herlact incidental to or connected with the foregoing purposes or any
advancement thereof, either directly or indirectyjther alone or in conjunction or
cooperation with othersto do any and all lawful acts and things and to engage in any
and alllawful activities which may be necessary, useful, suitable, desirable or proper for
the furtherance, accomplishment, fostering, or attainment of any or all of the purposes
for which the Corporation is organized; and to aid or assist other organizatiorsewho
activites ared dzOK | & (G2 FdzZNIKSNJ | O02YLX AaKz F2aiddSNE
[emphasis added]

However, the IBID is restricted from any political activity including influencing legislation of
intervening or campaigning in any political campaign

BID Boards

In New Jersey, the smallest BID board saeHaddon Township, NW@ith a board size of three,
whereasthe largest leing 26 in the Ironbound BiDhe median size is 11. Nationally, the

smallest BID board size reported was three, with Hrgést being 70 and the median size is 13.

In New Jersey, direct elections is the method the largest percentage of BIDs use to select board
members, although there are many other ways used to select BID governing boards. In New
Jersey and nationally, theajority of BID boards have seats reserved for individuals

representing specific groups.

Newark BIDs Boards do not differ greatly from the national and state norm. IBID has 19
members on its board and 23 board directors, while there are only 13 membengs &fDD

Board of Trustees listed on the NDD web$it€here are diverse special interests represented

on both boards, including local property owners, state agency representatives, representatives
of nonprofit art, culture, and educational institutions, dmeal estate property firm managers.

The NDD also maintains Committees that provide more focused work in several areas and then
make recommendations to the Board. These committees include the NDD Capital Committee,
NDD Contracts Committee, NDD Marketimgrthittee, NDD Nominating/Compliance

Committee, NDD Security Task Force Committee, NDD Strategic Planning Coffimittee.

Both boards also include elected officials. 100% of New Jersey as compared to 25% of BIDs
nationally said that they had elected officials their boards. The most elected officials most
commonly found on New Jersey BID boards are mayors, council members, and county
commissioners. The current IBID board includes the Mayor of Newark and the East Ward
Councilman, while the NDD Board of Trusteetudes the City of Newark Council President.
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In New Jersey, the median length of board member terms is three years. Nationally almost half
of BIDs reported three year terms and a quarter reported three year terms. According to the
IBID bylaws, board dictors are divided into three groups that are elected every three years in
staggered elections.

Performance Reporting

BIDs produce multiple publications that document their performance and impact. All or almost

all BIDs in New Jersey produce reports sittem to a governmental organization, and annual
budget and financial statement, and annual performance information. A large majority publish

or make available the pay levels of employees. Many use business and visitor surveys as well as
focus groups andata from governments and private organizations to measure performance.

The IBID produces extensive reporting on its activities including the online publication of an
annual report, an annual budget, and seasonal newslett&ns. IBID is also required by its

bylaws to produce an annual fiscal report submitted to the Mayor and Clerk of the City of
Newark, although this report is not made available on the IBID websitee IBID Annual

wSLIR2 NI Ay Of dzRSa Y GssdiicOaieass slich aska®ount of lg&zb@ge re@oveldy 2
number of coded enforcement actions undertaken. Like many BIDs in New Jersey, the IBID also
produces evaluation data based on visitor surveys. The surveys include information on the
number of visitorstheir length of stay in local hotels, dollars spent, business involvement, and
other metrics®?

The information made publicly available by NDD is much more limited. The NDD website does
not provide an annual report, an annual budget, or fiscal report.

Prgposed Redevelopment Project

Newark has recently been experiencing a development boom. Starting in the last five years
Newark has begun to experience its largest economic growth since the ¥a50Beptember

2013, the Panasonic tower opened, which is fingt new office tower in Newark in 20 years.
Following that, Teachers Village, a $150 million complex, opened its first two buildings. Still to
come are both the development of a Whole Foods supermarket and new residential towers.
Much of this growth ishiought to be driven by increased demand for urban living and amenities
nationwide, and by economic incentives from all levels of governrifent.

Market Analysis

The development proposed by this study consists of adaptive reuse of two historic buildings on
Market Street in downtown Newark. These target properties, shown in Figure 7.1, are located at
111 Market Street and 116 Market Street.
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FIGURE 7.1: Location of Target Properties in Downtown Newark
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gallery space, amenity space, lwerk artist units, apartments, and parking. The second
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apartments, and a library.

The following market summary acts as a basis for the proposed use.

Residential Market
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created to encourage this pattern and aim to activate Newark twdoty hours a day, seven

days a week.

Three recent residential developments are Roclkplaafts, Richardson Lofts, and Eleven80.
These projects were conversions of historic buildings into miassddevelopment with upper
level residential lofts and grounitbor retail. These developments all consist of relatively high
end living options withmixed amenities and rents ranging from $1,000 to $3,000 a month.



Rockplaza Lofts

Fidelco Realty Group and the Har@roup are currently redeveloping a series of seven buildings
in the area bounded by Market, Mulberry, Edison and approaching Broad Street. In all, this
development will consist of an estimated 35,000 square feet of retail with over 80 residential
units. Thus far, three buildings are completed and advertised: The Madison (316 Market St),
The Columbian (224 Market St), and The Bowers (191 Market St).

Of these three buildings, The Madison is the largest with 6 stories and 48 residential units. The
other two are at slightly smaller scales with The Columbian offering 22 lots and 5,000 square
feet of ground floor and lower level retail and The Bowers with 8 lofts and 3,500 square feet of
retail. Much of the retail spaces currently contain restaurants incluthedirst Chipotle in

Newark and Dinosaur B&Que, which signed a 15 year lease for its space in The ColufAbian.

FIGURE 7.2roperty Valuedor Selected Buildings of the Rockplaza Lofts Complex

Building City Value Building Land Taxes Year of Price of sale
assessment assessment last sale

Madison $1,890,508 $500,000 $1,264,600 $96,884 2008 $975,000

Columbian = $2,008,785 $400,000 $1,875,000 $55,369 2008 $2,900,000

Bowers $1,510,928 $780,900 $1,410,300 $21,076 2007 $1,450,000

Source: PropertyPilot

Richardson Lofts

These lofts, opened in 2012, were developed with the conversion of an old jewelry factory into
an eight story residential building. Through this conversion, the developers aimed to preserve
the industrial character of the structure by réténg a steel spiral staircase, and creating units
with open floor plans and lofted ceilings. The converted building houses 67 residential units
ranging from one to three bedrooms, or duplexes with penthouse apartments available. The
two bedroom units rang from 898 to 976 square feet with an approximate rent of $1,600 to
$1,800 a month.

FIGURE 7.3: Property Values for Richardson Lofts

City Value $2,635,526
Assessment total $2,460,000
Taxes $72,644
Year of Last Sale 2007

Price of Sale $3,900,000

Source: PropertyPilot

Eleven80

Opened in 2006, Eleven80 was the first luxury housing built in downtown Newark in over 45
years. The 35tory Art Deco building that houses the apartments was built in the 1930s, but fell
into disrepair in the 1980s. It ultiately sat empty for 20 years. Cogswell Realty Group acquired
the building in the 1990s and using a combination of public and private financing, including

85 http://therealdeal.com/blog/2014/05/29/rockplazeopensasnewarkseesbiggestboom-since 1950s/



federal historic tax credits, was able to restore the building and create a 317 unit residential
complkex8&

This building has been a successful residential development because its location near transit,
high-end amenities, and the lower cost of living in Newark compared to New York. The building
contains studios, one and two bedroom apartments with remtisging from approximately

$1,500 to $3,200 a month. Residents of the building also have access to amenities such as a
bowling alley, fitness center, game room, basketball court, and billiards lounge, all within the
building. Additionally, a free shuttle pvides rides to popular destinatiods.

Incentives to Live Downtown

As downtowns across the country work to capitalize on the increased demand for urban living
and reinvent themselves, various incentive programs have been developed to encourage
downtown wakers to live in the area as well. It is recommended that Newark pursue this
strategy as well. Two cities currently providing incentives for downtown living are Cleveland, OH
and Detroit, MI. Both of these cities have dealt with failing industries anthe kxodus of the
population. By encouraging young people to move downtown, they hope to change the
perception of the area and reactivate the city center.

Case Study: Cleveland, OH

In Cleveland there are incentives for both downtown living and homeowigr&reater Circle
Living, a collaboration of neprofits and philanthropies, provides incentives for employees of
the Greater University Circle area institutions to live in the neighborhoods near where they
work. Complimenting this initiative, the City ©feveland provides tax abatements for single and
two-family residential new construction and rehabilitation.

Greater Circle Living aims to improve access to affordable housing while reducing commute
times and costs and increasing awareness of housingroypities in the area. The program

consists of financial assistance, home buyer training, help with the application process,
education on housing options, and assistance with budgeting and finance management. The first
option for financial assistance idiame purchase program available to employees of Cleveland

Clinic, University Hospitals, Case Western Reserve University, and the Cleveland Museum of Art.

This program offers a $20,000 forgivable loan (or $30,000 for households with an annual income
of $1590,000 or less) that can be used as for a down payment or closing costs. The loan will be
forgiven after five years, assuming employees have maintained their current state of
employment, and continue to live in the residence. This program is open to engg@jeludson

at University Circle with a reduced loan of $15,000 and to working households with employees
of Greater University Circle nonprofit institutions in the amount of $10,000. Other available
options include an existing homeowner exterior homeatwrogram that provides up to

$8,000 in matching funds for approved exterior renovations and a rental program that provides
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In partnerslip with the Greater Living Circle, the City of Cleveland provides tax abatements to
ensure neighborhood vitality and affordable housing options. The tax abatements eliminate any
increased real estate taxes for potential and existing homeowners and develdgese

incentives are available for single or two family units and new construction receive a tax
abatement of 100% for fifteen years while rehab units receive 100% tax abatements for 10
years, in each case with the owners still liable for any increratee value of land. Over time,

these savings can add up, saving owners between $2,000 and $800% year.

FIGURE 7.4: Abatements and Savings in Cleveland

Home Price Average Annual Tax Average Annual Tax Average Annual Savings
w/o Abatement with Abatement

$150,000 $2,970 $594 $2,376 ($198/month)

$300,000 $5,940 $1,188 $4,752 ($386/month)

$500,000 $9,900 $1,980 $7,920 ($660/month)

Source: http://livecleveland.org/node/18

Case Study: Detroit, Ml

Similar to Cleveland, Detroit has two programs aimedratouraging young professionals to live
downtown. The first program, Live Midtown, began in 2011 as a partnership between the
Detroit Medical Center, Henry Ford Health System, and Wayne State University. The program
offers incentives for employees from tiparticipating organizations if they are buying or renting

in the midtown area. Through this program new homeowners can receive up to a $20,000
forgivable loan towards the purchase of their residence; new renters may receive $2,500 annual
allowance towardhe cost of an apartment, followed by $1,000 the second year; existing

renters may receive a $1,000 allowance of funding for renewing a lease; and existing
homeowners can receive matching funds of up to $5,000 for exterior improverffents.

Seeing the succef this program the initial $5 million was matched by Hudson Webber
Foundation, Michigan Housing Development Authority and the Kresge Foundation.
Furthermore, replicating the incentives of Live Midtown, Live Downtown was created offering
these incentiveso employees of Blue Cross Blue Shield, Compuware, DTE Energy, Marketing
Associates, Quicken Loans, and Strategic Staffing Solutions. This program offers incentives for
any of these employees looking to live in Downtown, Corktown, Lafayette Park, Blststdeet,

or Woodbridge, all central neighborhoofs.

As of August 2014, 1,000 people have used the incentives offered through these programs to
move into the city and an additional 1,000 residents have taken advantage of these incentives to
renew their leass. The Midtown program is also beginning to expand as the Midtown
neighborhood is at 97% residential occupancy rate and there is still high demand.

8 http://livecleveland.org/node/18
90 http://www.livemidtown.org/
1 http://www.detroitlivedowntown.org/



Alternative Living: Artist Units

In addition, to offering financial incentives to draw people downtowntaeo option to attract
residentsis through the development of artist units. The proposed Creative Confluence project
proposes this use, based on successful precedents elsewhere.

Boston is one example of a city with a successful program creating livespades for artists.

¢KS LINBANIY ! NOIAAG{LIOS .2ai(2yz 62NJa 6AGK (GKS
Department of Neighborhood Development to create and retail spaces for artists in the city.

Boston is interested in such a program, for it igdedd that artists help make a more livable

city by transforming sometimes vacant areas and generating a more positive street life. This

program puts an emphasis on projects that are located in buffer zones that do not support

traditional residential usesuch as areas located between industrial and residential

neighborhoods?

It is assumed that by creating affordably priced live/work artist units in downtown Newark, the
city would experience the same positive impacts and encourage more people to move
downtown.

Target Market

Along with encouraging people to live downtown through financial incentives and artist units,
this project should also target current New York and North Jersey residents looking for less
expensive options. With easy access to transit, Newark is a convémiation for those

working in New York City or North Jersey locations. Additionally, this development should be
targeting young professionals and empty nesters who are drawn to downtown living. With this
increased population, there will be a demand fawncommercial goods and services. Although
many of previously discussed many of the new residential conversions contain new retail, and
the highlyanticipated Whole Foods supermarket is currently under development, downtown
Newark still has ample space #able for commercial uses.

Downtown Newark has the ability to once again be a central place for shopping. Current
residents, students of the nearby universities, and commuters who ride NJ Transit rail and bus
and PATH subway can all take advantage gbgimg options in the city. This is an attractive
alternative over suburban malls and shopping centers because these amenities are easily within
walking distance to near public transportation. Further, because of the Prudential Center and
New Jersey Perforimg Arts Center, Downtown Newark can benefit from sports fans, concert
goers, and theatrgyoers. Currently, many people come to Newark for live entertainment;
however, they come to the city solely for their event. If the attractiveness of dining optiahs an
shopping improve these event goers could be persuaded to make a whole day or night trip,
spending their money in the city, as opposed to New York or elsewhere.

FIGURE B: Properties within 10 minute walk of Proposed Development

9 http://www.bostonredevelopmentauthority.org/housing/artishousing/artistspacenousingoverview
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Stakeholders

It is hgoed that the proposed development will have a positive effect in the Market Street/Four
Corners Historic District of downtown Newark. Success of the project depends on the
involvement of stakeholders who will be affected by this development. Broadly dkfinese
stakeholders include developers and subsequent users of the redevelopment,
citizens/taxpayers, impacted residents, businesses, and special interests groups.

* US Post Office

We have identified key stakeholders, specific to the Market Street redevelopment proj@ct a
include a brief discussion of how they might possibly be affected:

Current tenants in target properties

There are a variety of current tenants in the properties we have slated for development, the
largest being Rit&id located at 111 Market. Successful redevelopment, as proposed here, will
most likely result in permanent displacement of these tenants. Tmate the impact of this
displacement, relocation assistance will be provided as well as monetary compensation. We will
work as closely as possible with current tenants to ensure that a fair deal is reached.

Current residents in nearby neighborhoods



Ideally, this development will help activate street life, slowly improving the perception and
possibly safety of the area. New retail options for downtown residents will also be created.
However, as with any new redevelopment project there is the chancettimtievelopment

could lead to gentrification and displacement. Therefore, there should be a focus on generating
new employment opportunities for loncome residences both during construction and within
the new businesses.

Current business owners in nielmprhood

It can be expected that some businesses in the neighborhood will benefit from this
development, as more people will begin to frequent the area. However, businesses in close
competition with the new businesses may suffer as will those who may besoimect to rising
rents.

Historic preservationists

The target properties are located in the Historic Four Corners District. While, exterior
preservation strategies will be taken much of the interior of the buildings will be changed. It is
assumed that Istoric preservationists will have an interest in the exact renovation plans of the
redevelopment project.

City government

The development, especially under certain subsidiary scenarios described below, could greatly
AYyFEdzSyO0S GKS OQimpadt@nalysiE hay begh@réated, and is provid€dl| to

calculate exactly how much the development will influence any necessary city services provided.
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the neighborhood.

Environmental and sustainability proponents

It is recommended that the developers work with any environmental and sustainability
advocates to incorporate environmentalisiendly design features when possible. These could
include solar powergreen roofs, stormwater management strategies, as well as energy
efficiency measures to lower carbon footprints. Additionally, complete street recommendations
could be incorporated around the redevelopment sites.

To best involve stakeholders and mitigatey potential adverse impacts, it is important to

involve nearby community groups who may have relevant interests. Earlier, this report
examined three such community groups: Ironbound Community Corporation, La Casa de Don
Pedro, and New Community Corpamat. While none of these groups work directly within the
downtown, it is likely their communities may be impacted by any new developments. First,
Ironbound Community Corporation has undertaken the task of attracting new residents, and
many of these resides will probably supply the market for the new retail options created. La
Casa de Don Pedro, as further discussed in the previous section, has a strong relationship with
the Hispanic community of Newark; thus, they could be included in the projecs éxpected

this population will be affected. Finally, New Community Corporation has a strong workforce
and economic development program which could help prepare community members and match
them to new jobs created. If the strengths of these organizatioescalled upon it could greatly



help the success of the proposed development projects, especially as the influence of
community groups can often help to prevent or resolve any potential community conflict.

Additionally, Business Improvement Districts sldoot be overlooked. Earlier, this report
discussed the Ironbound Business Improvement District and the Newark Downtown District.
Both of these organizations should be consulted to ensure the new businesses match the vision
the organizations are trying toreate for the area. The organizations should also be incentivized
to expand their streetscape improvement and safety initiatives in the area near our target
properties so as to make the area more desirable.

Financial Proforma

Our pioject will consist ofwo multi-story buildings thatargets graduate students, creative
individuals,and young professionals looking for space to start a busithesgpermits them to
utilize their creativity The building on 111 Market Street will be known as Creative Gardly

and 116 Market Street will be known ah8ar€) = A £ f | IS fMenceNdhbidisioid S/
1,344,150 gross space (90% leasalfe, contains retail and gallery spadé;e/work

residences; studio spacstudio, one, twoand three bedroom apartmentsind an attached
garage that will allow for a parking occupancy of 1,86®bmobilesScholar® + Astat | 3 S
residential complex that will consist of 208,000 gross square feet (90% leasable) with a 4,500
square foot bar and restaurant on the ground floor.

Across the countnhoth localand federal governmentsealize that developers need additional
incentives to makarban redevelopment projects successful. Without such aid, developers must
forgo the inclusion of affordable housing in their plans or resmitheap construction in an

effort to offset the higher costs of developing in urban aréégth aging housing stocks,

increased population, and higherdemand for affordable housindpoth local and federal
government are eager to assist developers segkinincorporate low income housing in their
plans, just as Americans are slowly gravitating towards living in cities.

Therefore, in developing the pfmrma for both projectswe anticipated the use of several

financial incentivesThese incentives aréax Increment Financing (TIF), Payment in Lieu of

Taxes (PILOT), Historical Tax Credit (HTC) a Low Income Housing Tax Credit (LIHTC), and a Below
Market Interest RatéBMIR)oanto turn our proposeddevelopmentdnto a reality.

Historic Tax Credits

Histolic tax credits are part of a federal program aimed at encouraging private developers to
rehabilitate and reuse historic buildings. The program is administered by the National Park
Service and the Internal Revenue Service in partnership with State HRteservation Offices.

For buildings designated as historic, a 20% income tax credit is available for rehabilitation. For
non-designated buildings, but those built before 1936 a 10% tax credit is available. However, to
qualify for the tax credit the rehaliiftion must meet three criteria:

1 50% or more of the existing external walls must remain
1 75% of the existing external walls must remain as either interior or exterior walls



1 75% of the internal structural framework must rem&in

Low Income Housing Tax Crsdit

The Low Income Housing Tax Credit program is a federal subsidy that helps to finance the
development of affordable housing. Often developers are most concerned with making a profit
and thus need to be incentivized to create housing for people of alhiesoThis program

provides incentives by awarding tax credits to the developers of qualified projects. The
developers sell credits to investors to raise equity for their projects which reduces the amount
the developer has to borrow. Eligible projects dnege with either 20% of units set aside for
households with incomes at or below 50% of area median income or those with 40% of units set
aside for households with incomes at or below 60% of area median in¥ome.

Tax Increment Financing

Tax increment finaring is a way to finance projects using public subsidies. Within a certain
geographic area, the property tax rates are frozen at a certain year. As property assessments
increase, the gap between the initial frozen rate and the new taxes paid by the pravengrs

are used to finance project costs or related capital improvements. Often, this money is used to
pay back initial loans or bonds from the city. A TIF district created in this way can last for 20 to
25 years or longer.

This study proposes implemengj a 15 year Tax Increment Financing District (TIF) covering the
area in downtown Newark bounded by Mulberry Street and University Avenue and William
Street and Raymond Boulevard, as shown in Figure 7.6. Two scenarios, with slightly different
assumptionsyere created using this district.

To determine the assessment value growth rate to use in calculating the revenues a TIF would
generate, equalized tax values from 1999 to 2013 were collected and examined. This data,
(available with the discussed calculatsin Appendix A), shows increasing assessment values
between 1999 and 2009 when it began to decrease. A linear trendline for this graph, gives an
average yearly change of $1,026,256,112. To determine what percentage in assessed value this
corresponds toa calculation was performed dividing the yearly change by the value for each

year and an average was taken, resulting in an average percentage change of 9.6%. This number
was used for calculations in scenario 1.

For scenario 2, a similar trendline wasated this time using only the values from 198808,
showing a constant increase. Given that the area chosen for the TIF district is in the central
downtown and experiencing recent development, it could be expected that the assessed values
will be increasig in the future and at a higher rate than other properties in the city. Thus,
scenario two is developed using the assumption that the assessed value will be increasing at a
rate of 14.14%, calculated from the trendline using data fd#88 to 2008 (see Bt 25 in the
Appendix).

Ba ¢ SOKYAOFt t NB &l8iohk ParkiSeryice hityS/Mddm npsSgavitps/tax-incentives. htm
accessed December 2012.

%“g[ LI ¢/ USDepart@eéntof Housing and Urban Developntetyp:/portal.hud.gov/, accessed
December 2012.



FIGURE 7:@roposed TIF District
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SCENARIO 1
For this scenario the assumptions are as follows:
1 Implementation period: 15 years
1 Assessment value growth rate: 9.6%
1 Base Year: 2014
1 Tax Rate: 2.6%
1 CAPM rate 6.70%

In 2014, the basgear, the assessed values of all taxable properties in the district was
$569,558,408 resulting in a property tax of $14,296,915.35 which becomes the frozen amount
moving forward. Therefore, a 15 year TIF district will give us a net present value of
$116,3%7,272.78.

Assessment Value of all properties (201¢ $ 2,252,664,803.7:
Frozen Tax Amount $ 14,926,915.35
TIF Revenue $ 235,582,126.39
NPV of TIF Revenue (discounting over tir $ 116,367,272.78

SCENARIO 2
For scenario 2 the assumptions are afofes:
1 Implementation period: 15 years

% Data gathered from propertypilot.com



1 Assessment value growth rate: 14.14%
1 Base Year: 2014

i Tax Rate: 2.6%

1T CAPM: 6.70%

Just as in scenario 1, in the base year we have an assessed value of all properties at
$569,558,400.00 with a tax rate of 2.6%, resulting in a property tax of $14,926,915.35 for all
properties in the district.

Again, we will examine the Net Present Vabid IF revenue over the course of 15 years.

Assessment Value of all properties (20: $ 2,252,664,803.7:

Frozen Tax Amount $ 14,926,915.35
TIF Revenue $ 438,049,299.53
NPV $ 212,350,739.01

Using this scenario, we thus could expect a revenfug212,350,739.01 to help finance the
development of our projects. However, as this growth rate could be too high, we chose to use
the more conservative scenario when creating our proformas.

Payment in Lieu of Taxes (PILOT)

A Payment in Lieu of Taxes,RILOT, is generally paid by-Esempt organizations. In this
scenario, we are assuming the New Jersey Department of Community Affairs has relaxed its
regulations to allow this incentive structure to be used to attract private development and
encourage he adaptive reuse of these buildings in downtown Newark.

Often PILOTSs benefit a municipality by retaining a greater share of the payment for municipal
expenses rather than county or school district. This report recommends instating a PILOT at 75%
of the mnventional tax rate. The following calculations examine PILOT finances for both Creative
Cooperative and Scholars Village considering the benefits to both the developers and
municipality at rates of 75% and 50%. Obviously, the developer will benefitantist lower

rate; however, we want this project to improve the municipal finances which only occurs at the
higher of the two rates.

When calculating the PILOT we assume land accounts for 10% of the assessed value while
improvements account for the remairg 90%. Additionally, we assume that the total net PILOT
is shared between the county and the municipality with the county getting a share equivalent to
5% of the total gross PILOT amount.

Using the assumptions stated above, an assessed value of $1®8 fiaif the creative
confluenceproject, based on year 10 values of our proposed funding scenario, and 2013
conventional tax rates, we calculate a total gross PILOT amount of $4,052,992.50 with a net
PILOT of $3,512,593.50.

To determine how this influers the municipal budgeEigure 7. €ompares the revenue
generated under a 75% PILOT compared to revenue generated under conventional taxes. As
lllustrated most budgets suffer from this initiative, except for the municipality which sees a
budget increase fo$ 913,558.88.



FIGURE 7.Treative Cafluence 75% PILOT compared to Conventional Taxes

Conventional PILOT Difference

Municipal $2,662,650.00 $3,576,208.88 $913,558.88
School $ 1,535,370.00 $153,537.00 $(1,381,833.00)
County $1,024,800.00 $305,129.63 $(719,670.38)
OS $329,400.00 $32,940.00 $ (296,460.00)
Total $5,403,990.00 $3,512,593.50 $(1,891,396.50)

Source: 2013 Essex County Abstract of Ratables.

As an alternative, a 50% PILOT scenario was also constdenegrove financing for Creative
Cafluence Under this scenarithe gross PILOT amount becon$2701,995 and the Net PILOT
amount increases to $2,16296. However, as shown in Figure Beow, this financing structure
decreases the budget in all areaisd thus is not a prudent recommendation for the city.

FIGURE 7:&reative Cooperative, 50% PILOT compared to Conventional Taxes

Conventional PILOT Difference
Municipal $ 2,662,650.00 $2,292,761.25 $(369,888.75)
School $1,535,370.00 $153,537.00 $(1,381,833.00)
County $1,024,800.00 $237,579.75  $(787,220.25)
OS $329,400.00 $32,940.00 $ (296,460.00)
Total $5,403,990.00 $2,161,596.00 $ (3,242,394.00)

Source: 2013 Essex County Abstract of Ratables.

Similar calculations were completed to examine PILOT scenarios for the Scholars Village project.
For these calculations we used the same assumptions, and an assessed project value of $29
million, again based on the year 10 value for the project in ounegitscenario.

Under a 75% PILOT a total gross amount of $642,277.50 was found with a net PILOT amount of
$556,640.50. The table below, looks at the breakdown of these ats@md compares

revenues undea PILOT structure to revenues under conventionatgaSimilar to the previous
project, we see a decrease in every area except municipal, which experiences an increase of
$144,771.63.
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Conventional PILOT Difference
Municipal $421,950.00 $566,721.63  $144,771.63
School $ 243,310.00 $24,331.00 $ (218,979.00)
County $162,400.00 $48,353.88 $(114,046.13)
OS $52,200.00 $5,220.00 $ (46,980.00)
Total $856,370.00 $556,640.50  $(299,729.50)

Source: 2013 Essex County Abstract of Ratables.

The second scenario analyzed again looked at the feasibility of a 50% PILOT agreement. Using
this rate, we found a gross PILOT of $482,185 and a net PILOT of $342,548. Not unlike for the
first project, this senario also shows budget decreases across the board, as shéigure

7.10.



FIGURE.10Y { OK2f I NRa @AftfI3SY pmw: tL[h¢ O2YLI NBR (2

Conventional PILOT Difference
Municipal $ 421,950.00 $363,333.75  $(58,616.25)
School $243,310.00 $24,331.00 $ (218,979.00)
County $162,400.00 $37,649.25 $ (124,750.75)
OS $52,200.00 $5,220.00 $ (46,980.00)
Total $856,370.00 $342,548.00 $(513,822.00)

Source: 2013 Essex County Abstract of Ratables.

Based on thesealculations we propose the implementation of a 75% PILOT for each project as
it will improve the financial feasibility of these projects while adding additional revenue to the
municipal budget.

FIGURE 7.11: Creative Confluence Profoffolowing page)
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However, before we started our cash flow computation we needed to determine a discount

factor (hurdle rate) in order to properly evaluate the viability of our projé@tte capital asset

pricing model CAPM) determiness the hurdle rate The modethat enables investors and

developerdo determine how risky a project is by comparing it to ones just likEie CAPM

equationis R+ (Ri-RO 1 T &6 Si&ldBk frege rate, fRis the marketrisk,and A& o6SdlF X GKS
risk measure. The first part of the equation represents time value of money, while the second

half represents risk and calculates the compensation needed for the investor, or in this case the
developer, to take on the additional project. Faur analysis, we used the 30 year Treasury

(2.9%) as our risk free rate as our project is the PILOT for that will be receiving for the project is

based off of 30 years and we believe that this rate more accurately reflects our compensation

for the 10 yeaiproject as market pressures have forced shorter term rates lower. For the

market risk (R), we decided to use the BBB corporate bond (6.35%) as we could go and invest

in a higher yielding security than take on this project. Therefore, the higher yieltlwou
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measure of volatility, we decided to use a number (1.25) that we thought was reflective of the

current commercial real estate market. It should be noted thatthought about increasing the

beta rate due to the recent uncertainty in the market place, however it became apparent that a

mid-point between 1 and 1.5 was appropriate due to the banks easing regulation on lending

standards and less volatility in the corarcial real estate market than existed two and three

years ago. Putting the equation together, we derive a 7.21% hurdle rate for both projects.

Before we jump into our analysis in the following paragraph, it is important to gain some
background informatin on how we derived our TIF calculation for both projects. We calculated
each amount of TIF bond available to our project under two scenarios, which are well
articulated under the tax incremental financing section. Here, we assumed that we apply basic
assumptions of scenario 1 except for shifting implementation period from 30 years to 15years to
derive actual amount of TIF grant used as an equity for our two projects. Based on 6.7% as
CAPM, the Net Present Value of TIF revenue for next 15 years undsreihario 1 is

$116,367,272. Then, we allocated this TIF revenue to each project in proportion to total



development costs. Accordingly, the Scholars development project could make use of the
assigned TIF revenue as equity to cover up 30% of total develdmusts, and the Creative
development project could convert the assigned TIF revenue as equity to cover up 28% of total
development costs.
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for this projed we scoured various renovated projects in the area and found one that we

thought was similar to both breadth and depth of the redevelopment work that would be

required for the Creative Confluence project. Fortunately, the project would also be one that
DE/CO recently developed: 15 Washington. For this project DEVCO estimated construction cost
at roughly $248 per square foot, however, for our analysis we decided to be a little more
conservative and use $249 per square foot, as we anticipated our costsfb denillion more

than the 15 Washington project due to the condition and interior build out of our building.

Thus, for our 1.3 million square foot building we derive a construction budget of $248.6 million.
Additionally, using local rents of comparabl@jects, e.g., Teachers Village and The Madison

(316 Market St), in the area, we were able to estimate the purchase price of the existing

property at $21.4 million by estimating the acquisition cost based on the sale price per square

foot of the comparal#s, bringing total project cost to $357.1 million. In order to offset these

cost we had to turn to the city and other agencies to obtain capital, as our annual revenues of
$10.7 million could not cover our debt service amount of $19.6 million (on a $288ian

loan). From the City of Newark we estimated that we could acquire a 15 year TIF and a PILOT,
and from the Federal Government a HTC equal to 20% of the project cost, and a 9% LIHTC, and a
BMIR to help fund the projects. The total outside financiaghgge amounted to $222.8 million,

which lowered our outlay cost to $96.4 million.

We anticipated that our construction cost will be spread over two years and the units ready to
move into the start of the third year. In calculating revenues we assuméd ge2enue growth

rate and 5% vacancy for all units, including live/work space. Moreover, in addition to the rents,
we will be receiving ancillary income from the parking spaces that we will be leasing to
residential and commercial tenants of both buildirmgs$100/month and anticipated that 15%

of revenues will go to expenses. We started our analysis using a 25 % PILOT, which reduced
operating expense from $2 million to $1.5 million however it was not enough to offset our debt
payment of $19.6 million. Inrder to target the debt we used a TIF scenario that accounted for
28% of the debt. From the table below, the reduced debt payment is not enough to allow
positive cash flows. Therefore, we knew that to make the project feasible we were going to have
to comhne tax credits. In combining the tax credits and a below market interest rate on the
loan, we finally achieve a project that is attractive financially, as we achieve positive cash flows
and a health returron-equity (ROE) of 8%.

FIGURE 7.13: Creative Confluence Proforma Sumifiargollars)

No Incentive 25% PILOT TIF HTC LIHTC All Credits (BMIR)
NOI 8,200,278 8,712,796 8,200,278 8,200,278 8,200,278 8,712,796
Debt Payment (19,659,156) (19,659,156) (12,778,452) (15,071,912) (16,710,283) (2,805,528)

Cash Flow  (11,458,878) (10,946,361) (4,578,173) (6,871,634) (8,510,005) 5,907,268



ROE -16% -15% -9% -10% -12% 8%

Tuming to the Scholars Village project we took a similar approadetiving construction,
acquisition, and expense costs associated with the project. FrorRithee 7.14our NOI of $1.9
million cannot support the $3.1 million debt service payment. To help us cover this gap, we
turned to using a PILOT from the city, ke PILOT would reduce operating costs 25% to 15% of
revenues. However, even by reducing our operating expense our NOI ($2 million) is not
sufficient to cover our debt service payment. One of the primary reasons why the PILOT is of
little use by itself is de in large part to the fact that PILOTs do not reduce your debt amount.
When you have a considerable debt amount, like we do for, the developer needs a financing
incentive that will ultimately reduce the amount of debt.

TIF, HTC, LIHTC and BMIR are thasnthat will reduce the debt burden. Through the use of a

TIF we are able to reduce our debt position 37.5% to 50%, thus lowering our debt service to $1.9
million. Surprisingly, even with TIF accounting for 30% of total financing our stabilized gash flo

is negative and the same scenario plays out using HTC. Surprisingly, LIHTC would be the only
form of financing incentive, of the other three, that would allow for a positive cash flow

position. With a total development budget of $57 million, an initigigy outlay of $11.4

million, and $8.5 million in LIHTC our project was able to return a positive cash flow of $66.3
million. Unfortunately, the ROE for this project is not sufficient to meet the required rate at

which we can expect to grow our investmaetdllars. Similar to the Creative Confluence project,

we would end up having to utilize all five incentives to make the project feasible.

Due to the unigueness of Scholars Village, the first housing project aimed at providing
affordable housing to recertollege grads and graduate students in Newark, lent us to rationally
believe that this project might receive all five subsidies. After running the analysis with financial
incentives totaling $36.9 million, a reduced mortgage position of $8.6 million (d#r6

million), we are able obtain an NOI of $2 million and a very attractive 15% ROE.

CLD! w9 Tdmn {OK2f I NEQ +AffF3IS t NPF2NNI { dzYYIl NB

No Incentive  25% PILOT TIF HTC LIHTC All Credits (BMIR)
NOI 1,922,040 2,042,168 1,919,578 1,919,578 1,919,578 2,031,121
Debt (3,138,781) (3,138,781) (1,961,738) (2,362,532) (1,853,241) (385,181)
Payment
Cash Flow (1,216,741) (1,096,613) (42,160) (442,955) 66,337 1,645,940
ROE -11% -10% 0% -4% 1% 15%

Fiscal Impachnalysis

As a city with a limited property tax base, the introduction of new ratables has the potential to
improve local public finances and allow the government to improve and expand services. A fiscal
impact analysis was applied to the two proposed repadjects Creative Cooperative and

Scholars Village to ascertain how the project will affect municipal and school district finances.

Two fiscal impact analyses were carried out for each property: one in which it is assumed that
the properties pay normalmpperty taxes and a second in which it is assumed a PILOT is applied



to the properties® These analyses are limited to property tax revenues and property tax
supported expenditures. The results of this analysis for the Creative Cooperative are presented
in the table below.

Fiscal Impact with Normal Property Tax Applied

Revenues Costs Net Fiscal Impact
Municipal $3,082,886 $1,078,407 $2,004,479
School District $1,870,312 $43,662 $1,826,650

Total Fiscal Impact $3,831,128
Fiscal Impact with PILOApplied

Revenue Costs Net Fiscal Impact
Municipal $ 3,576,208.88  $1,078,407 $2,497,802
School District  $ 153,537.00 $43,662 $109,875

Total Fiscal Impact $2,607,676

The rehabilitation of the Creative Cooperative has a positive impact on both school district and
municipal finances. Despite a large proportion of affordable housing which limits tax and PILOT
revenues, the fact that the number of people and public sclebdtiren expected to reside in

each unit is less than the number typically associated with each housing type results in lower
than typical additional expenditures for the municipality and school district. The multipliers for
number of people was reduced 0% and the multipliers for the number of public school
children by 20%.

The application of a PILOT set at 75% of assessed improvement value results in a net fiscal
impact of $2.6 million. However, in this case the net fiscal benefit for the schoadttistd% of
the net fiscal benefit for the municipality, since the school district now only receives property
taxes on the assessed land value, while the municipality receives this tax plus the PILOT
payment. In a normal property tax scenario, the schaistrict enjoys a net fiscal benefit only
slightly less than the municipality.

A similar pattern is observed when a fiscal impact analysis is applied to the Scholars Village
project:

Fiscal Impact with Normal Property Tax Applied

Revenues Costs Net Fiscalmpact
Municipal $541,905 $230,388 $311,517
School District $328,760 $1,938 $326,823

Total Fiscal Impact $638,339
Fiscal Impact with PILCapplied
Revenue Costs Net Fiscal Impact

% The value to which the tax rate was applied was generated by applying a cap rate of 7% to annual gross
rent. For Creative Cooperative, this produces an amount of $252 million and $44 million for the Scholars
Village. This differs from the value that thB BT was applied to which was the sales value in year ten,
amounting to $180 million for Creative Cooperative and $29,000,000 for the Scholars Village. This
discrepancy causes the impact of a PILOT being understated relative to a normal property tai sgenar

this analysis.



Municipal $566,722 $230,388 $336,333
SchoolDistrict  $24,331.00 $1,938 $22,393
Total Fiscal Impact $358,726

The rehabilitation of both properties will result in a positive net fiscal impact for the city. This
supports the case for the city supporting the project by expediting necepsanyitting

processes, allowing a PILOT as an alternative to property taxes, and taking other steps to help
ensure completion of the project.



Fiscal Scenarios: The Property TaxGmeative Cooperativieroject Feasibility

Property taxes constitute a significant cost for real estate developers; the structure of property
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hypothetical taxation scearios were applied to the Creative Cooperative project financial

proforma to determine how the developments would perform under tax structures that differ

from the current local property taxhe results show that several alternative tax scenarios

would cantribute significantly to feasibility of the proposed project, while others would have an
insignificanteffect.

A pro forma of the Creative Cooperative with the actual Newark 2013 tax rate applied is used as
the base case. The financing for the mixestproject includes a below market interest rate of

2.5% and Historic Tax Credits amounting to $67 million in equity. For the purpose of this study,
the cap rate is assumed at an unrealistically low 6.5% in order to produce a levered Internal Rate
of Return [RR) that can be compared with the altered tax structure scenarios. An estimated
annual tax cost was calculated by applying the cap rate to the Gross Rent and multiplying the
result by the equalized tax rate. The proforma for the project generates thmwfiolf results:

FIGURE 7.6: Base Case of Creative Confluence

Creative Cooperative Base Case

Sales Price in Year 10 $206,282,042
Tax Cost in Year of Sale $7,682,093
Leveraged IRR -51%
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reduction in the amount of Municipal and School State Aid received by the municipality. For

example, if a county tax sharing agreement was established and resulted in a reduced fiscal

burden on Newark, New Jersey State might i@the amount of aid provided to the city. These

potential changes are not taken into account in the scenarios presented here. These scenarios

also assume the 2013 property tax base remains constant across the 10 year study period, while

a 2% annual growthate is applied to the project tax cost. This may distort results, but still

produces useful figures for the purpose of comparing scenarios.

Scenario lincrease Municipal State Aid
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funded through Municipal State Aid. In 2013, Newark recefEai7.37 million in municipal

state aid. Increasing the state aid received by the municipality would have the effect of reducing

the necessary local property tax levy amduld therefore lower the tax rate applied to the

property base value. State aid would have to be greatly increased to significantly impact the

feasibility of the proposed rehab projects.

For every 10% increase in state aid from the 2013 aid amount, thenaly a 7% decrease in the
equalized tax rate. Even at a 50% increase in state aid, the property tax rate would still be 86%
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negative to a positivd% If the state aid was doubled, the tax rate would drop from the actual

2013 tax rate of 2.482% to 1.79%, or 71.98% of the 2013 rate. This would produce $2.15 million

of savings in expenses in Year 10, the year of sale, and would increase the sale price to $240

million and the IRR to 22%. Based on the criteria of IRR alone, applying this new tax rate would

make the development an attractive investment. It is evident that a dramatic increase in state

aid would spur development in Newark; however, such a large aserén state aid would likely

prove politically infeasible, particularly amid the current state budgetary crisis.

FIGURE 7.7: Scenario 1, Increased Municipal State Aid

Municipal State Aid Increased by 10' $118,110,332
New Total Equalized Tax Ra 2.41%
2013 Total Equalized Tax Re 2.482%
New as % of 2013 Ral 97.20%
Sales Price in Year ] $209,657,435
Tax Cost in Year of Sa $7,466,994
Leveraged IRF -25%
Municipal State Aid Increased by 5C $161,059,544
New Total Equalized Tax Re 2.13%
New?2013 Equalized Tax Ra 2.482%
New as % of 2013 Ral 85.99%
Sales Price in Year 1 $223,171,064
Tax Cost in Year of Sa $6,605,832
Leveraged IRF 4%

Municipal State Aid Increased by 10C $214,746,058.0C
New Equalized Total Tax Re 1.79%
2013Equalized Total Tax Ra 2.482%

New as % of 2013 Ral 71.98%
Sales Price in Year 1 $240,060,085
Tax Cost in Year of Sa $5,529,570
Leveraged IRF 22%

Scenario 2County Tax Base Sharing

County Tax Base Sharing is an approach to relieving fiscal pressure oimlcomee
municipalities by implementing a countyide municipaltax rate based on the courtyide
property tax base.

In New Jersey, tax base sharing is employed in the planneddwdaudds region. According to

0KS bSgs WSNBESE aSl R2 g fThelReEmuhi@pHl Yax Shiaing BfogB 6 a A 1 S ¢
was established to create a fair and equitable method of distributing the benefits and costs of

economic development and land use decisiarede by the NJMC amongst the 14

Meadowlands District municipalitiets?

"hSs WSNESE aSIR26flyRa /2YYA&&A2YST O6HAMNOD a¢l E { KEN
http://www.njmeadowlands.gov/njmc/about/taxsharing.html
|
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Taxbase sharing could also potentially have the effect of reducing the municipal property tax
rate for the lowerincome municipalities, although raising the rate for better off mypatties.

An Essex county tax base sharing structure would relieve fiscal pressure on Newark and would
facilitate the proposed rehab projects. In the case of the Creative Cooperative, the IRR improves
substantially, but remains negative.

FIGURE 7.8: Scanio 2, Countywide Tax Base Sharing

CountyWide Tax Base Sharing for Municipal Lt
New Equalized Total Tax Ra 2.218%
2013 Equalized Total Tax Re 2.482%
New as % of 2013 Rail 89.34%
Sales Price in Year 1 $219,132,648
Tax Cost in Year of Sa $6,863,182
Levered IRF -2%

Scenario 3Multi-County Tax Base Sharing

Countytax base sharing can be expanded to include several counties. In this case, two wealthy

counties, Morris County and Bergen County, were selected along with Essex County @& form

shared tax base. Morris County and Bergen County are relatively wealthy counties based on

median income and are locate adjacent to Essex County. Incorporating these wealthier counties

into a tax base sharing structure significantly would significaftliRrdzOS b Sg | NJ Qa LINE LIS N.
rate, by about 21%. Applying this rate to the subject development would result in an IRR of 15%.

FIGURE 7.9: Scenario 3, Mudtunty Tax Base Sharing

Multi-County Tax Base Sharing for Municipal L
New Equalized Total T®ate 1.94%
2013 Equalized Total Tax Re 2.482%
New as % of 2013 Ral 78.09%
Sales Price in Year 1 $232,694,494.99
Tax Cost in Year of Sa $5,998,946.18
Levered IRF 15%

Scenario 4PILOT Payments by Exempt Properties

The presence of numero&SE SY LJG LINP LISNIAS& AYLISRS bSsl Ny Qa |6
the property tax. In total, the foregone revenues from all exempt properties amount to $10.96

billion dollars, or 84% of the amount of the assessed property tax base. Properties such as

universities, hospitals, museums, cultural centers, and others such properties, categorized as
GhiKSNI 9ESYLII t NPLISNIASAaéY NBLINBaSyid bn YAftAZYy
Payment in Lieu of Taxes (PILOT), this would reduce the propriigmarequired to fund the

municipal budget by the amount of the PILOT. Despite the many such exempt properties in

Newark, application of a PILOT would not result in a significantly lower tax rate, nor significant

savings for real estate development proje. This calculation assumes that no exempt

LINE LISNIGASE Ay G(KS ahiKSNI 9ESYLII t NPLISNIAS&E OF ¢
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If the properties paid a PILOT of 75%, this would reduce the equalized property tax rate from the
normal rate of 2.482% to 2.462%. Fkiould not a significant improvement in the
RSOSt2LIYSyiQa FAYLFYOAlIf LISNF2NXIYyOSeo BWw AYyONBI 2
FIGURE 7.10: PILOT Payments by Exempt Properties
PILOT on Other Exempt Properties
Equalized Value of Other Exeniproperties $336,362,591.5E

Potential Property Tax Revenue from Exempt Proper $4,113,675.17
PILOT at 75% of Municipal Property Tax

PILOT Revenue from Exempt $3,085,256.38
New Total Equalized Tax Rate 2.462%

New as % of 2013 Rate 99.19%
Sale<Price in Year 10 $207,487,540
Tax Cost in Year of Sale $7,605,271
Levered IRR -37%

Scenario 5Graded Tax Rate

A graded property tax rate refers to the application of a different rate to different classes of

property, whether vacant land, residenti&rm, commercial, industrial, or apartments. This

YIed 0S R2yS Ay 2NRSNJI (2 SyO2dzN» 3S OSNIFAY dzaSa :
redevelopment efforts, the city is attempting to encourage new rdfalthily residential and

retail use, especially the downtown area. Therefore, the composition of the 2013 equalized

tax rate of 2.482% was altered so the tax burden is redistributed, reducing the burden on

Apartment and Commercial as follows:

Property Class % Share of Levy with Uniform Rat % Shardevy with Graded Rate

Vacant Land 3.96% 5%
Residential 39.41% 30%

Farm 0% 0%
Commercial 36.21% 30%
Industrial 10.68% 30%

Apartment 9.75% 5%
Total 100% 106

In order to insert the graded tax into the proforma, the following formula was used:
2013Equalized Tax Rate (Net Retail Rent x 82.86%) + (Net Residential Rate x 51 /29965
FIGURE 7.11: Graded Property Tax

Graded Property Tax
Apartment Graded Rate as % of 2013 R 51.29%
Commercial Graded Rate as % of 2013 F 82.86%
Sales Pricen Year 10 $273,295,103.02
Tax Cost in Year of Sa $3,411,652.53
Levered IRF 50%

C___________________________________________________________________________________________|]
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A graded property tax appears to be an effective means of spurring development of targeted
property types. Applying a graded rate, with the Apartment share of the levy reduced 9.75% to
5%, and the Commercial share reduced from 36.21% to 30%, dramatigaitwed the financial
performance of the subject development project. The property tax cost was reduced from $7.7
million dollars to just $3.4 million dollars. The IRR increased to 50%. While the graded tax
system has a powerful impact, it may prove pottly inviable, as owners of certain property
classes would bare a disproportionate share of the tax burden.

Scenario 6Henry George Tax System

Historically, the Henry George tax was proposed as a way to achieve a more equitable society. In

a 19" century American society of wealthy landlords and impoverished tenants, taxing land

rather than land and improvements was proposed as a method of taxation that could potentially
create a more equitable and efficient distribution of resources. In theory, sitee @ land

g2dzf R y23 NBRdAzOS GKS FY2dzyd 2F fFyR &adzLlX ASRZ
usually associated with a tax on goods or services. The cost of the tax would fall squarely on the
landowner (due to the perfect inelasticity of landgly), and the tenant would not see any rise

in rents®

Q¢
Ny

lf K2dAK | SYNE DS2NHSQ& ARSI ¢l & ySOSNI I LILX ASRX
furthered by a land only tax. Such a tax could potentially serve as a means of incentivizing real

estate developmat. If a tax were only applied to the land, a property owner would not incur

any additional tax burden by building on the land. In fact, the property owner would be

incentivized to increase the value of the property since the cost of owning an undeveloped

property would be much greater than under a normal tax. The Henry George tax policy could

potentially reduce the large amount of vacant lots located throughout Newark, help meet low

and moderateincome housing needs, and allow for increased economicigctiv

For example, a typical single family home in Newark might be assessed at $120,000, with the
land assessed at $30,000 and the improvements assessed at $90,000. If the owner of a vacant
lot were considering whether to build a home on the lot, the agadion of a lanebnly tax

would be a major incentive. Under tm®rmal 2013property taxon land and improvements

2.95%, the owner would pay only about $855 in property taxes if the lot remained undeveloped.
If a home was developed on the lot, the taxrten would rise to about $3,540.

If the land only taxrate was applied, which would have to be increased to 8.92% in order to
raise the 2013 levy of $383 million, the owner would pay $2,776 on the undeveloped property.
This amount is much greater than thermal $855 levy. The owner would therefore be
incentivized to make use of the land in order to in increase its value to the owner and offset this
larger tax burden. If a singfamily home were to be built on the lot, no further tax burden

would be added

When applied to the proposed Creative Cooperative, the Henry George tax would produce a
major incentive for development. This is due to the fact that the land and improvements value
(pre-rehab) of both properties are equal. As seen below, thegweelgpment tax levy with a

%8 Mankiw, N.G., (2008Rrinciples of Microeconomidslason, OH: Cengage Learning.
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land-only tax is $2.16 million more than the levy if the normal tax rate is apfii€dis would be

an incentive to make use of the land by developing. If the normal 2013 tax rate were applied,

the tax cost of the projectwould incréaS 6& PpddpTt YA f A2y Ay (GKS FANREI
operation from the predevelopment tax cost of $1.43 million. The lamaly tax would not

change, remaining at $2.16 milliaf¥.

FIGURE 7.12: Henry George Tax System

Henry George Tax System
Newark2013 Total Property Tax Lev $383,160,331
Newark Total Assessed Land Va $4,296,381,700
Required Nominal Property Tax Rate if Only Land T: 8.92%
Pre-Development
Current Assessed Land Val $24,207,500
Current Assessed Building Val $24,207,500
Total Assessed Valu $48,415,000
2013 Newark Nominal Property Tax Re¢ 2.95%
Expected 2013 Nominal Property Tax Amot $1,428,243
Expected Property Tax Amount if Only Land Ta $2,158,876
Difference -$730,633
PostDevelopment: After Rehabilitation
Assessed Land Value in Year 3 (First Year of Opera $24,207,500
Estimated Assessed Building Value in Ye $226,541,918
Total Assessed Value in Yea $250,749,418
2013 Newark Nominal Property Tax Re 2.95%
Expected 2013 Nominal Property Tax Amot $7,397,108
Expected Property Tax Amount if Only Land Ta $2,158,876
Difference $5,238,232
Increase in Pre/Post Development Normal 1 $5,968,865
Difference in Pre/Post Development Land Only © $0

Recommendations

As a rising prominent city Newark is at a crossroad in regards to its development. With the initial
progress of previous projects, both Creative Confluence and Scholars Villagataisell with

the future of Newark. By optimizing upon the rising rent prices in the metropolitan area, Newark
is becoming an option for residents that previously would have chosen locations like New York
or Hoboken. The City of Newark must continueneest in development to remain competitive

Fa + RSaGAYylFrGAZ2Yy® Ly GKS OAalGeQa a[AQGAY3 526y 02«
individuals to interact with the streets of the city versus the avoidance that characterized the
LINE OA 2dzd RpodntRSQa RSOST

While investment in the future of Newark is a necessity for stable economic growth, Newark
faces serious impediments regarding funding. Newark has historically been an economically

9 Assuming same levy, total base, land basel project property land valutaroughfirst year of
operation
00The Year 3 sales value was calculated by applying the cap rate to Gross Rent.
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depressed city with a minimal tax base due to both low incomelegts and tax exempt
properties. To remedy this we suggest several government programs dedicated to incentivizing
development in economically depressed areas:

9 1A8402NRAO ¢FE / NBRAGA fSOSNI IS bSsFN] Qa
providing aid tadevelopers. The Historic Tax Credit would provide a 20% income
tax reeducation that would generate over $77 million dollars.

1 Low Income Housing Tax Credits provide support Newark by not only increasing
the percentage of affordable housing stock but alsovinling revenue of to the
developer in excess of $60 million dollars through the use of a 9% credit.

1 Using a Payment in Lieu of Tax program the municipality of Newark gains over
$3.5 million of which the municipality gains a great portion of in compatrigon
taxes. This report recommends instating a PILOT at 75% of the conventional tax
rate for 15 years.

1 This study proposes implementing a 15 year Tax Increment Financing District
(TIF) covering the area in downtown Newark bounded by Mulberry Strekt a
University Avenue and William Street and Raymond Boulevard.

1 The use of a Below Market Interest Rate (BMIR) is also suggested to increase the
feasibility of the developments. We suggest the use of a BMIR of 2.5% for these
developments.

We anticipateour Creative Confluence development will have a total cost of $357.1 million.
This number was derived this number by approximating that it would cost around $249 per
square foot which resulted in a construction budget of $248.6 million. Through thef lseal

rental prices of comparable projects we estimated the total acquisition cost being $21.4 million.
Our revenue of approximated $10.7 million fell short of our debt service amount of $19.6
million; therefore we had to secure other funding optiomsfinance this project. For the

Scholars Village a similar methodology was used to create a total development budget of $57
million. Using the aforementioned incentives both developments would be fiscally successful.

These two developments would be loedtat the cross section of Washton Street and

Market Street; o major roadways in Newark that connects it to neighboring towns. Creative
Confluence and Scholars Village will serve as a unifier of the progressive development currently
downtown but further west, closer to Penn Station. These developments draw potential
residents further into Newark to get a real sense of the community. In Newark there are
currently several galleries along Market Street that promote the artist culture. The idea behind
the Creative Confluence is aligned with Creative Place Making which leverages local community
talent to increase the value of this city. This development would attract and be able to support
a diverse socioeconomic group of individuals. Through the dpueat of a variety of living

spaces including: Live/Work spaces, studios, 1 to 3 bedroom apartments, Creative Confluence
seeks to develop an atmosphere that is conducive for artist. One main feature of the
development is its dedication to communal amerstid he idea behind this is by living here

artists will have all they need to hone their craft; however to keep it affordable it will be a

shared space. These amenities can also be leveraged for the use of the local community through

LIVE.WORK. LOVE. MEBAK. URBAN REDEVELOPMERNALL 2014
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nominal fees. This wodlintroduce a new host of resources that makes Newark attractive to

many young professionals. In the building we also propose a Gallery/ Performance space on the

second floor. The idea would be to have a space for local artist to display their worlréhis

would also be used as a small theater to support the dramatic arts as well. The ground floor of

the development would be used for commercial uses such as retail and restaurants. Through

GKSaS dzaSa (GKAAa RSOSt2LIVYSYyl( b&SsdzNRElI QKA FOI20KS 26|
attractions that are open after typical work hours. This would be an energetic area that bridges

the downtown, business area with the University Heights section of Newark.

Scholars Village is another facet of the development thatdes the various uses of the city. In

AGAd LINRPLR&ASR t20FGA2y {OK2ftI NB Attt 3S g2dAZ R 02l
institutions. With the goal of housing Graduate level students, Scholars Village aims to provide

the amenities that these indiguals desire. The building would offer studio and 1 bedroom

apartments and have a library which would give students access to the resources they need as

well as an additional place to study. This building would be developed with their needs in mind

aiming to create a space that is intellectually stimulating and supportive. The ground floor of this

building will be used for retail and/or restaurant use as well.

In addition to utilizing incentives to fundékedevelopmentsthe City of Newark should airo t
partner with exsting Community Development Corporation§hese organizations have
longstanding history with Newark and are already invested in the growth of the city. In the past
they have been fundamental in influencing change while engaging the coityntihe
successfuimplementation ofthis development would leverage the skills already existing in
Newark through this suggested partnership.

Both of these developments highlight existing qualities in Newark that have been overlooked in
the past. Throgh the creative and thoughtful development of these spaces, the future of
Newark as a sought after destination is achievable. In conjunction with other current proposed
plans Newark is transformed into a better environment not only for the enjoyment of
newcomers, but longstanding residents who have a great deal of pride in their city.

C___________________________________________________________________________________________|]
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AppendixTables
Table 1: Population of Newarlkifn 1950 to 2010

City of Newark County of Essex State of New Jersey
Year Count % Change  Count % Change Count % Change
1950 438,776 T T 905,949 T T 4,835,329 T T

1960 405,220 -7.65% -33,556 923,545 1.94% 17,596 6,066,782 25.5% 1,231,453

1970 381,930 -5.75% -23,290 929,986 0.70% 6,441 7,171,112 18.2% 1,104,330

1980 329,248 -13.79% -52,682 851,116 -8.48% -78,870 7,365,011 2.7% 193,899

1990 275,221 -16.41% -54,027 778,206 -8.57% -72,910 7,730,188 5.0% 365,177

2000 273,546 -0.61% -1,675 793,633 1.98% 15,427 8,414,350 8.9% 684,162

2010 277,140 1.31% 3,594 783,969 -1.22%  -9,664 8,791,894 4.5% 377,544
Source: US Census Bureau, 22800 Decennial Census Counts

Table 2 Racial Composition of Newark, Essex County, and New Jersey, 2012
Newark City EssexCounty New Jersey

Count Percentage Count Percentage Count Percentage
White = 76,275 28% 339,640 43% 6,121,023 70%
AfricanAmerican 143,713 52% 317,719 41% 1,187,307 14%

Asian 4,508 2% 36,585 5% 736,015 8%
Other 35,474 12% 62,989 8% 541,323 6%
Two orMore Races 16,508 6% 26,907 3% 208,220 2%

Total 276,478 100% 783,840 100% 8,793,888 100%
Source: US Census Bureau, 22082 American Community Survey

Table 3 Ethnic Composition of Newark, Essex County, and New Jersey, 2012
Newark City Essex County New Jersey
Count Percentage Count Percentage Count Percentage
Not Hispanic 184,547 67% 624,294 80% 7,236,208 82%
Hispanic 91,931 33% 159,546 20% 1,557,680 18%

Mexican 4,948 2% 9,030 1% 214,288 2%
Puerto Rican 37,840 14% 57,329 7% 445,728 5%
Cuban 2,334 1% 4,967 1% 86,407 1%
Other 46,809 17% 88,220 11% 811,257 9%

Total 276,478 100% 783,840 100% 8,793,888 100%

Source: US Census Bureau, 20082 American Community Survey

Table 4 Nativity of Residents: Newark, Essex County, and New Jersey, 2012
Newark City Essex County New Jersey
Count Percentage Count Percentage Count Percentage
Native Born 202,173 73% 592,107 76% 6,960,812 79%
Foreign Born 74,305 27% 191,733 25% 1,833,076 21%
Total 276,478 100% 783,840 100% 8,793,888 100%
|
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Source: US CensBsireau, 20082012 American Community Survey
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Table 5 Citizenship of Residents: Newark, Essex County, and New Jersey, 2012
Newark City Essex County New Jersey
Count Percentage Count Percentage Count Percentage
Naturalized Citizen 24,916 34% 90,371 47% 928,035 51%
Not a U.S. Citizer 49,389 67% 101,362 53% 905,041 49%
Total (Foreign Born) 74,305 100% 191,733 100% 1,833,076 100%
Source: US Census Bureau, 22082 American Community Survey
Table 6 Language Spoken at Home: Newark, Essex County, arkidew, 2012
Newark City Essex County New Jersey
Count Percentage Count Percentage Count Percentage
English only 140,717 55% 485,200 66% 5,811,132 70%
Language other than Englis 115,075 45% 245,031 34% 2,444,767 30%

Spanish 77,390 30% 130,731 18% 1,250,143 15%

Indo-European languages 29,573 12% 78,099 11% 701,260 9%

Asian & Pacific Islande ) 46, 1% 20,559 3% 379,316 5%
languages

Other 6,150 2% 15,642 2% 114,048 1%

Total (population 5 years anc
over)
Source: US Census Bureau, 22082 American Community Survey
Table 7 Median Age of Newark, Essex County, and New Jersey from 1990 to 2010
Year Newark City Essex County New Jersey

255,792 100% 730,231 100% 8,255,899 100%

1990 33.9 38.2 36.1
2000 30.8 34.7 36.7
2010 32.3 36.4 39

Source: UEensus Bureau, 1982010 Decennial Census Counts

Table 8 Population of Newark by Sex and Age in 2012
Age Grouping Male Female
Under 5 years 10,925 9,761

5to9years 9,641 9,905
10 to 14 years 10,096 8,893
15to 19 years 11,504 9,772
20 to 24 years 12,070 11,152
25to 29 years 11,965 11,620
30to 34 years 11,345 11,689
35to 39 years 11,529 10,237
40 to 44 years 9,650 9,681
45 to 49 years 10,190 9,608
50 to 54 years 8,277 9,056
55to 59 years 6,452 7,381
60 to 64 years 4,869 5,992
65 to 69years 3,202 4,329
70to 74 years 2,519 3,392
75to 79 years 1,557 2,658
80to 84 years 1,102 1,889

85 years and over 775 1,795
Source: US Census Bureau, 22082 American Community Survey
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Table 9: Composition of Households in Newark, Essex Canditfew Jersey, 2010
Newark City Essex County New Jersey

Husband and wife 28% 40% 51%

Female householder, no husband presel 29% 21% 13%
Male householder, no wife presen 8% 6% 5%

Total family households 65% 67% 69%

Total nonfamily households 35% 33% 31%

Total 100% 100% 100%

Source: US Census Bureau, 2010 Decennial Census

Table 10: Average Household Size: Newark, Essex County, and New Jersey, 2012
NewarkCity Essex County New Jersey
Household Size 2.85 2.75 2.7
Source: US Census Buread082012 American Community Survey

Table 11 Educational Attainment of Residents: Newark, Essex C&uN2012

Newark City Essex County New Jersey
Count Percentage Count Percentage Count Percentage

Less than 9th grade 25,907 15% 40,629 8% 326,107 6%

dthtol2thgrade, no oo ooy 1505 47288 9% 396,922 7%
diploma

High school graduate (01 o) 615 3506 148148  20% 1741272 29%
equivalent)

Some college, no degrei 31,268 18% 88,219 17% 1,023,647 17%

Associate's degree 7,717 5% 27,088 5% 369,470 6%

Bachelor's degree 15,390 9% 99,307 19% 1,314,380 22%

Graduate or p“’fzzssfé‘:‘ 6,170 4% 64,559  13% 797,718  13%

Total (population aged 25+ 172,759 100% 515,238 100% 5,969,516 100%
Source: US Census Bureau, 22082 American Community Survey

Tablel2: Employment Status of Newark, Essex County, and New Jersey Residents aged
16+, 2012
Newark City Essex County New Jersey
Count Percentage Count Percentage Count Percentage
Employed 108,958 51% 352,627 58% 4,219,677 60%
Unemployed 23,656 11% 51,252 8% 443,328 6%
In labor force 132,614 62% 403,879 66% 4,663,005 67%
Not in labor force 80,695 38% 207,904 34% 2,312,991 33%
Population over age 1t 213,309 100% 611,783 100% 6,975,996 100%
Source: US Census Bureau, 22082 American Community Survey
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Tablel3: Industry of Newark, Essex County and New Jersey, 2012
Newark City Essex County New Jersey
Count Percentage Count Percentage Count Percentage
Agriculture, forestry,

fishing and hunting, and 97 0% 370 0% 14,927 0%
mining
Construction 9,783 9% 20,379 6% 241,514 6%
Manufacturing 8,728 8% 24,951 7% 382,554 9%
Wholesale trade 2,670 3% 9,347 3% 152,068 4%
Retail trade 11,426 11% 36,640 10% 471,686 11%
Transportationand 4, 5, 1000 24,949 7% 237,214 6%
warehousing, and utilities
Information 1,974 2% 10,968 3% 126,468 3%
Finance and insurance, ani
real estate and rental and 5,438 5% 29,751 8% 374,873 9%
leasing
Professional, scientific, anc
_ management, and ;- 9% 43,227 12% 526,798 13%
administrative and waste
management services
Educational services, anc
health care and social 25,385 23% 91,583 26% 973,233 23%
assistance
Arts, entertainment, and
recreation, and ¢ g, 9% 26,118 7% 339,135 8%
accommodation and food
services
Other services, excepl 6% 17,881 5% 187,763 4%

public administration
Public administration 5,223 5% 16,463 5% 191,444 5%
Civilian employed
population 16 years and 108,958 100% 352,627 100% 4,219,677 100%
over
Source: US Census Bureau, 22082 American Community Survey

Table 14 Employment bDccupational Sector: Newark, Essex County & New Jersey, 2012
Newark City Essex County New Jersey

Management, business, science, and arts occupatic 19.8% 37.0% 40.1%

Service occupations 26.2% 19.3% 16.4%

Sales and office occupation 23.9% 24.7% 25.7%

Natural resources, construction, and mamte_nanc 11.5% 7 4% 7 5%
occupations

Production, transportation, and material moving 18.6% 11.6% 10.4%
occupations

Source: US Census Bureau, 20082 American Community Survey
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Table 15 Commuting toNork: NewarkEssex County, and New Jersey, 2012

Method of Transportation Newark City Essex County New Jersey
Car, truck, or vandrove along 48.5% 61.5% 71.8%
Car, truck, or varfcarpooled 12.5% 8.8% 8.7%
Public transportation (excluding taxicab 26.9% 20.3% 10.7%
Walked 8.0% 4.4% 3.2%
Other means 2.6% 2.0% 1.9%
Worked at home 1.6% 3.0% 3.7%

Source: US Census Bureau, 22082 American Community Survey

Table 16 Per CapitandHousehold Incomef Residents: Newark, Essex County, & New

Jersey, 2012
Newark City Essex County New Jersey
Per capita income  $17,161 $32,171 $35,928
Median Household Incom¢  $34,387 $55,027 $71,637

Percentage of Individuals in Poverty: Newark, Essex County, and New Jersey,

Under 18 years 39% 22% 14%

18 years and over 24% 14% 9%

People in families 26% 14% 8%

Unrelated individuals 15 years and ove 37% 27% 20%
All people 28% 16% 10%

Source: US Census Bureau, 22082 American Community Survey

Table 17 Percentage of Families in Poverty, Nevizagex County, and New Jersey, 2012
Newark City Essex County New Jersey

With related children under 18 year< 34% 19% 11%
Married couple families 11% 5% 3%

Families with female householder, no husband prese 39% 29% 22%
All families 25% 13% 7%

SourcelUS Census Bureau, 202812 American Community Survey

Table 18: Housing Vacancy Rates in Newark, Essex County, and New Jer26122008
Newark City Essex County New Jersey

Count Percentage Count Percentage Count Percentage
Total Housing Units 110,058 312,940 3,555,864
Total Occupied Units 92,303 83.9% 277,453 88.7% 3,186,878  89.6%
Vacant Units 17,755 16.1% 35,487 11.3% 368,986 10.4%
Source: US Census Bureau, 22082 American Community Survey
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Table 19: Year Housing StrucgiBRuilt in Newarkgssex County, and,NeD082012

Newark City Essex County New Jersey
Year Count Percentage Count Percentage Count Percentage

2010 or later 222 0.2% 500 0.2% 6515 0.2%
20002009 13,808 12.5% 23,476 7.5% 330,415 9.3%
19901999 7,165 6.5% 14,530 4.6% 315,099 8.9%
19801989 6,271 5.7% 17,218 5.5% 411,195 11.6%
19701979 10,475 9.5% 27,385 8.8% 461,365 13.0%
19601969 13,622 12.4% 40,731 13.0% 502,883 14.1%
19501959 14,995 13.6% 53,468 17.1% 568,181 16.0%
19401949 15,559 14.1% 44,464 14.2% 308,961 8.7%
1939 or earlier 27,941 25.4% 91,168 29.1% 651,250 18.3%

Source: US Census Bureau, 22082 American Community Survey

Table 20: Selected Housing Characteristics, NewarkZ0B
Count Percentage
Lacking complete plumbing facilitie: 1,008 1.1%
Lacking complete kitchen facilitie: 1,458 1.6%
No telephone service 3,198 3.5%

Occupied housing units (totall 92,303 92,303
Source: US Census Bureau, 22082 American Community Survey

Table 21: Renter OccupiaddOwner Occupied Housing in Newark, Essex Camdy,
New Jersey2012

Newark City Essex County New Jersey
Count Percentage Count Percentage Count Percentage
Owner Occupied 21,652 19.7% 128,117 40.9% 2,108,166 59.3%
Renter Occupied 70,651 64.2% 149,336 47.7% 1,078,712 30.3%

Source: US Census Bureau, 22082 American Community Survey

Table 22: Value of Owner Occupied Units in Newark, Essex, and New Jersg§12008

Newark City EssexCounty New Jersey
Value of Owner Occupied Unit Count Percentage Count Percentage Count Percentage
Less than $50,00( 557 2.6% 1,601 1.25% 42,258 2.0%
$50,000 to $99,99¢ 687 3.2% 1,894 1.48% 56,982 2.7%
$100,000 to $149,99¢ 1,834 8% 4567 3.56% 100,199 4.8%

$150,000 to $199,99¢ 3,515 16.23% 8683 6.78% 182,162 8.6%
$200,000 to $299,99¢ 6,994 32.30% 24460 19.09% 490,718 23.3%
$300,000 to $499,99¢ 6,943 32.07% 49532 38.66% 772834 36.7%
$500,000 to $999,99¢ 1,055 4.87% 31,144 24.31% 395,779 18.8%
$1,000,000 or more 67 0.31% 6,236 4.87% 67,234 3.19%
Number ofOwner-occupied units 21,652 128,117 2,108,166
Source: US Census Bureau, 22082 American Community Survey
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Table 23: Selected Monthly Owners Costs as a Percentage of Household Income (units

with mortgage) in Newark, Essex County, and New Jers&3/2000

Newark City EssexCounty New Jersey
Count Percentage Count Percentage Count Percentage
Less than 20.0 percen 2,636 16.6% 21,244 22.6% 375915 25.3%
20.0 to 24.9 percent 1,503 9.4% 12,575 13.4% 228,208 15.3%
25.0t0 29.9 percent 1,343 8.4% 11,109 11.8% 198967 13.4%
30.0 to 34.9 percent 1,558 9.8% 9,538 10.1% 155633 10.5%
35.0 percent or more 8,878 55.8% 39,507 42.0% 528672 35.5%
Total Units 15,918 93,973 1,487,395

Source: US Census Bureau, 22082 American Community Survey

Table 24 Selected Monthly Owners Costs as a Percentage of Household Income (units

without mortgage) in Newark, Essex County, and New Jersey2Q0P8

Newark City EssexCounty New Jersey
Cct>un Perceentag Count Perceentag Count  Percentage
12526
Less than 10.@percent 856 15.7% 6,722 20.2% 9 20.5%
10.0 to 14.9 percent 944 17.3% 5,945 17.9% 11]1"57 18.3%

15.0to 19.9 percent 573 10.5% 3,998 12.0% 86,808 14.2%
20.0 to 24.9 percent 603 11.1% 3,253 9.8% 62,928 10.3%
25.0to 29.9 percent 475 8.7% 2,377 7.1% 44,727 7.3%
30.0 to 34.9 percent 315 5.8% 1,615 4.9% 33,602 5.5%

35.0 percent or more 1,683 30.9% 9,372 28.2% 14?’23 23.8%
Housing unis without a 33,28 610,13
5,449
mortgage 2 6

Source: US Census Bureau, 22082 American Community Survey

Table 25: Gross Rent as a Percentage of Household Income in City, County, and State

20082012
Newark City Essex County New Jersey
Count Percentage Count Percentage Count Percentage
Less than 15.0 percen 7,565 11.2% 15,608 10.9% 115253 11.3%
15.0to 19.9 percent 6,698 9.9% 15457 10.8% 121,634 11.9%
20.0 to 24.9 percent 6,788 10.0% 16,130 11.3% 127,123 12.4%
25.0 to 29.9 percent 7,737 11.4% 16,771 11.8% 113010 11.1%
30.0 to 34.9 percent 6,910 10.2% 13,323 9.3% 93,167 9.1%
35.0 percent omore 31,905 47.2% 65,314 45.8% 451516 44.2%
Occupied units paying rent 67,603 142,603 1,021,703

Source: US Census Bureau, 20082 American Community Survey

Table 26 and Graphs: City Wide Assessed Property Value, Newa#01999
Year Assessed/alue

1999 $ 5,500,037,888
2000 $ 5,911,197,894
2001 $ 6,483,722,744
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2002 $7,211,700,237

2003 $ 8,556,860,403

2004 $ 10,645,890,709
2005 $ 12,290,626,140
2006 $ 14,262,583,505
2007 $ 16,479,325,288
2008 $17,919,971,676
2009 $19,450,553,518
2010 $ 19,166,383,151
2011 $ 17,120,880,697
2012 $ 16,805,296,955
2013 $ 15,437,845,761

Newark Assessment Values, 1998-2013

$25,000,000,000
y =1,026,256,111.88x - 2,045,786,901,983.82

$20,000,000,000 T
$15,000,000,000 °
$10,000,000,000 e ®
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$5,000,000,000 ¢’ ®
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Newark Assessment Values, 1998-2008
$25,000,000,000
y = 1,505,545,574.39 - 3,005,775,833,806.49

$20,000,000,000 °
$15,000,000,000 ™
e
$10,000,000,000 L@
e
$5,000,000,000 ® .
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First graph is a graph based from Table 28 and used to determine the assessment value growth
rate assumption used in Scenario 1 of TIF section. Secondigmpmmilar graph showing

historic assessment value trends but this time over a shorter time spbrshowing the years

when assessment values were increasing. This trendline was used to create the assumption for
assessment value growth rate used in scenario 2.

To calculate assumptions for assessment value growth rate in each scenario the charaje rat
both was taken and divided by each yearly to get an estimated percent of change for each year.
An average of these numbers was then taken and used for the assumption value.

Table 27 Municipal CountVide Tax Base Sharing
Scenario 2: Countyide TaxBase Sharing, Municipal
Newark Municipal Property Tax Levy 201 $188,803,048.84
Newark Total Property Tax Levy 201 $383,160,331.32
Newark Equalized Property Tax Base Value 2( $15,437,845,761.0(
Newark Equalized Property Tax Ra 1.223%
Essex CountiProperty Tax Levy 201: $811,825,910.48
Essex County Equalized Property Tax Base Value - $84,691,466,370.0(
Essex County Equalized Property Tax R 0.959%
County Rate/Newark Rate Chang -21.621%
Percent of Municipal 2013 Lev 78.38%
Municipal Levyas % of Total Lewt 49.28%
Reduction in Total Levy when Shared Rate Appli -$40,820,687.36
New Levy $342,339,643.96
New Equalized Total Tax Ral 2.218%
2013 Equalized Total Tax Ra 2.482%
New as % of 201 89.34%

Table 28 Multi-county Tax Basgharing
Scenario 3: Essex, Mu@ounty Tax Base Sharing Agreement, Municipal
Essex Countiunicipal Property Tax Levy 201: $811,825,910.48
Essex County Equalized Property Tax Base Value : $84,691,466,370.00
Essex County Equalizédunicipal Property Tax Rate 0.96%
Morris CountyMunicipal Property Tax Levy 201: $435,709,543.58
Morris County Equalized Property Tax Base Va $90,780,233,689.00
Morris County Equalizetunicipal Property Tax Rate 0.48%
Bergen Countyunicipal Property Tax Levy $1,065,348,586.31
Bergen County Equalized Property Tax Base Ve $165,008,934,260.0(
Bergen County Equalizedunicipal Property Tax Rate 0.65%
Tri-CountyMunicipal Tax Levy $2,312,884,040.37
Tri-County Equalized Property Tax Basdi&a $340,480,634,319.0(
Tri-County Equalized/Aunicipal Property Tax Rate 0.68%
NewarkMunicipal Property Tax Levy 201: $188,803,048.84
Newark Total Property Tax Levy 201 $383,160,331.32
Newark Equalized Property Tax Base Value 2( $15,437,845,761.00
Newark Equalizedunicipal Property Tax Rate 1.223%
Tri-County Mun Rate as % of Newark Ra 55.54%
Adjusted NewarkMunicpalLevy $104,869,245.06
DifferenceAdjustedand 2013MunicipalLevy $83,933,803.78
|
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Total Tax Levy Minus Differenct $299,226,527.54
AdjustedTotal Tax Rate 1.94%
2013 Equalizedotal Tax Rate 2.482%
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Proformas

Base Case: Creative Confluence
Creative Confluence Newark, NJ Building Pro Forma

Retail/Restau

rant

Gallery/Performance

Amenity
Live/Work
Parking
Apartments
unit

Gross Area
rentable

59650
59650
59650
59650
310500
795050
1093
1344150
1209735

Units
Units

Units

Spaces

Units

1,106

90%

13
9

49

1050
1022

monthly rent
$ 8,000.00
$5,000.00

$ 1,500.00

$ 100.00
$ 1,200.00

[ | Operation
Growth [ | Year1 Year2 Year3 Yeard Years Year vear7 vearg yeard year10 year 11 year12
Growth Rate | %) B3 %) 25 %) E 25 %) %) E E 25
Expanse Growth Rate £ 2% £ = 25 £ £ % B 25
Purchase of Existi (use Madison bldg*22) 5 [21,460,000.00)
Construcion 248|jDEvCO coston H )| 5(156,674,600.00)
[ 5 &880
| 6666320
Gross Potential Retail Rent | 5 13317750 5 135534105 5 14063628 | 5 124265537 § 148559503 |5 15051308 |5 L5642847 5 12572133 |5 167243157 |5 17228565 177428410
Vacaney (36 of Gross Rant) £ $ (3710 5 (543864 S (60545 §  (5770621) §  [59437.%0) & [61,22052)| 5 (63,0514 5 (s49emm5) S (6973 5 (83424 S (mg7isr)
[Net Rentat Income | | S 127985020 5 130544741 |5 134451083 |5 13845916 5 142649763 |5  188,9056 5 1513,37134|5 155377248 |5 160553565 5 165370172 S 170331277
Gross Potential Apartment Rent [ 12 $1471978286 | § 14715722.35 | $15161,37634 | S15616217.63 | § 1608470436 |5 1656724529 | 5 I7,06426065 | § 1757615052 |5 1310347624 | S 1864658053 | S 15,005,577.9¢
y (36 of Gross Rant) B S (s8379131) §  (58879131)| S (60645505 5 (624643.71) & (643338.17) S (662,69981)| 5 [6R5M05Y[ S (703047e2) 5 (72413905 5 (14588322 S (78,2812
|NetRentsl income | | $14130,99154 | § 14,130,915 |  14,556,92129 | $14,991,56893 | § 15441316500 | § 15904,55548 | 5 16,381,69214 | $ 16,873,14290 | § 17,379,337.19 | § 17,900717.31 | $ 18,437,738.83
(Gross Potential Live/Work Rent| [ 12 S e7848182 5 89605145|5 91397248|5 93225193 | 5 9508997 |5 96,91491|5  969,31321(5 1,00909947 |5 102928146 5 104986709 |5  1,070,864.43
Vs 56 of Gross Rent) -1 S (3513927)| 5 (35842.06) S (36,558.50)| 5 (37,290.08)| S (38035.33) 5 (3\79660) S (39,57253) S (4036398)| S (4LI7126)|S (4138468 S (42,8453
[Net Rental income. S 843,34255|5  860,20.40|S 8741358 |5 B89496186| S 91286109 |$  931,11831|$  945,7%068|S 96573549 |S 98311020 |5 1,007,67241|S 10282985
(Gross Potential Parking Rent 1] S 126000000 5 1285200005 13100<00|§ 133712208 5 136386452 |5  1391,14181 5 141896565 |5 1,447,34354 |5 147629082 5 1505816645 153509
[Net Rental Income S 126000000 5 128520000 S 131090400|5 133712008 § 126386452 |5 1391,04181 |5 141396465 |5 1,44734354 |5 147629082 § 15058664 S 153592097
Gross Rent-All Source: 51751418445 5 17,581848.35 | § 15087,34870 5 5 1510453524 5 1969610816 5 20,6376880 | S IOSA5945 5 L4 AE 5 2206510807 |5 22,705,014.42
o
=x ©:07125/50% of 2.5% FILOT S 53E601 5 542314013 3 SSILE4ST | S 564223707 § ETENOBISL 5 5008344 |5 GSESERIL 3 60733836 |5 62055563 | S E30407E35 | S 648118635
other expenses om S 1754184 5 URG463 S 121758|5 18586153 5 18957907 5 1933075 |5 19723816|5 0118253 |5 2050659 5 20330725 213,4%53
rant|(ona 3 S 1.451,96289
lag |(50%in & months] S 4378,58%.12
i A 5 12200078 o o o o o 0 0 0 o o
Tota (12,554,527.61) §_(5,601,786.81)| § (5713,82254) § 99 5 (5594650.97)| 5 (6063,55415) 5 (5,184525.28)| S (6,308,52178)| 5 (643469222)[ S (6563,386.06) S _(5,694,653.78)
Inome (NOI} S 499,65689 | § 1199006154 | § 12,374,07.16 | S 1278050302 | 5 13,185, S 13632,55397 |5 14,078943.53 | § 1453947303 | 5 1501458165 |5 1550472201(S 16000,30.6%
Capital Expense Reserve 100] S (19,33804) 5 (105338.09| S (109338045 (10933B0%) & (10933804 S (109,33804)| 5 (10533304) 5 (10933804) 5 (105,3380%) 5 (109,38.0% S (109,338.04)
Cash Flow 5(120,712,752.00]| 5(166,674,600.00] § 4350,31883 | § 11870.723.50 | $ 12,264,689.12 [ S 1267116498 | § 13,080540.22 5 135321592 |5 13,960,606.43 | § 1443013459 |5 1450504360 |5 153953339 |5 15501,000.5%
R
CapRat= EY
Sales Price 5 260,243,007.45
Closi of Sals Price. = 5 [5.00436055)
Totml sale Praceeds S 245,235,160
Total Cash Flaw Proceads 51120,712752.00] 5(166,674,600.00 § 401883 5 11870.723.50 1226462912 | S1267116498 5 13,0805%0.0 S 135321597 5 12,963,606.48 | 5 2596633018
Unleversd IRR =
L 5200)

as

/' 1asy

{ OK2f I NBEQ

Scholars Village Newark, NJ Building Pro Forma
Retail/Restaurant

Library
Apartments
unit

Gross Area
rentable

5000
5000
198000
284
208000
187200

Units

Units
732

90%

1

255

+Aff3S

monthly rent

$ 8,000.00

$

$ 1,200.00

LIVE.WORK. LOVE. NERK.

URBAN REDEVELOPMERALL 2014




[ Construction Operation I T T
Grawth i | Year1 Yesrz Year3 [veara Years Years |year7 yearg |yeara yearin
Growth Rate | 2% 2% 25 256 2% 254] 2%
Expense Growth Rat % % 2% 2% e 2% =
P urchase of Existing Bldg (us= Madisan 5 (4,875,000.00)
c i 248|(DEVCO cost on int $ (25,792,000.00)] 5 (25,792,000.00)
HistaricTax Cradits $ 11,291,800.00
| 5 641680000 | S (13,375,20000)
(Gross Potential Retail Rent | 1.2| $ 12000000 | S 12240000 |  124,848.00 | § 127,349 | § 12989186 | § 132,489.70 | § 13513949 | § 137,842.28 | § 140,599.13 | § 140599.13 | § 140,599.13
[Vagncy/Credit Loss (3% of Grass Rent) % S (480000)| § (429600)( 5 (4,993.92) S (509380 S (5,195.67)| § (5,299.59) 5 (5.405.58)| § (5,513.69)| $ (562397)| 5 (5.623.97)| 5 (5,523.97)
\Ne:ﬁemlmmme ﬂ § 11520000 | § 117,50400 | §  119,850.08 | § 122,251.16 | $ 12463618 | § 127,190.11 | § 12973391 | § 132,32859 | § 134357516 | § 13497516 | § 134375.16
Gross Potential Apartment Rent | [ 2| | S 366582857 |5 3,66582857 |$ 3,775,803.43 | 5 3,899.077.53 | S 400574936 |§ 4,12592235 | 5 424370002 |5 4377,191.02 |5 450850676 |5 464376196 |5  4,783,074.82
Vacancy/Credit Loss (% of Gross Rent) a5 S (146633.34)( S (14663314)| S (151,03214) S (155,563.20)| S (160,229.99) $  (165,036.89) 5  (169,98800) S  (175,087.6%)| 5  (18034027)[ 5  (18575048)|5  (191,32299)
Net Rantal Income 5 351919543 |5 351919543 |5 363477123 S 373350443 S INAS5ISNE S 306088545 5 407971203 5 430200332 |5 439816545 |5 445801148 |5 459175182
Grass Potentisl Rent S 363439543 |5 363569943 |$ 3,744,625.37 | 5 3,855,76559 | S 397021605 |6 4,088,075.57 | 5 420944593 |5 43343197 [ S 4463,14165|5 459298664 |5  4,72672698
o
tax 0.020|PILOT @ 80% $ (1211,465124)| § (1,235694.45) $ (1,260,40833)| $ (1,285,616 50)| § (1311,32883) $ (1,337,555.41) $ (136430652} § (1391,59265)| S (141942450)| 5 (1447,81299)| $ (1,476763.25),
ather expenses 0.01 0 S (3534385)[ S (37,070.83)|$  (37,81225) 5 (35,568.50) S (39,339.36) S (40,126.66) S (409220)| 5  (41,747.7%|5  (4258273)[5  (43430.3%)[5  (44,303.08
freerent  |(one maonth forfirst year) 5 (293,266.29]
lag (505 in & manths) S (90859586
leasing cost 458 5 (64,500.00) a 0 0 0 0 0 0 0 0 0
Total S 251447424 |5 127275528 |$ 1,296,220.58 |5 1,324,18500 | S 135066870 |6 1,377,682.07 | 5 140523571 |5 1433,30043 |5 146200723 (5 149124738 (S5 152107233
Net Operating Income (NOI) S 111952119 |5 236393415 | § 2,445,404.79 | 5 2,531,58060 | 6  2619547.35 |6 2,710,393.50 | 5 280421022 |5 250L,09155 |5 3000,13441[5 310173826 |5  3,20565466
[
Capital Expense Reserve 100 S (2840000} S (2540000)| S (25,400.00) 5 (25,400.00)| S (28400.00)| S  (25,400.00) $  (25400.00)| S (25,400.00)| 5 (2840000)| 5 (2840000} 5 (25400.00)
Cash Flow S (30,667,000.00) 5 (2579200000)| $ 109152119 |$ 233553415 |$ 2,418,004.79 | $ 2,503,180.60 | S 2,591,147.35 |§ 2,681,993.50 | § 277581022 | 2872,691.55 |$ 297273441 |5 307333926 [ S 3,177,25466
CapRatz &%)
Sales Price $ 50,018,906.85
Clasing Costs as % of Sale Price 6| $ (1,000,378 14)
Total Sale Pracesds | § 43,018,528.72
\
Totzl Cash Flow Including Sale Proce=ds 5 (30,667,000.00) 5 (25792,00000) § 105152119 |5 233553415 [§ 241800479 |5 2,503,18060 |5 2591,147.35 |§ 2,681,993.50 | 5 2,77581022 | § 51591,220.2%6
[
Unlevered IRR | | E
I [

Twenty Percent Affordable: Creative Confluence

Creative Confluence Newark, NJ Building Pro For monthly rent
Retail/Restaurant 59650 Units 13 $ 40,000.00
Gallary/Performance 59650 Units 9 $ 6,000.00
Amenity 59650

Live/Work 59650 Units 39 $ 1,500.00
Live/Work Affordable 10 $ 900.00
Parking 310500 Spaces 1050 $100.00

1 Bedroom Apts 198762.5 Units 119  $1,300.00
1 Bedroom Affordable 30 $ 780.00

2 BedroomApts 198762.5 Units 95 $ 1,600.00
2 Bedroom Affordable 24 $ 960.00

3 Bedroom Apts 79505 Units 38 $ 1,900.00
3 Bed Affordable 10 $1,140.00
Studio Apts 318020 Units 327  $1,000.00
Studio Affordable 82 $ 600.00
unit 389 3114

Gross Area 1344150

rentable 1209735 90%

C___________________________________________________________________________________________|]
LIVE.WORK. LOVE. NERK. URBAN REDEVELOPMERALL 2014



[ \Construction Operation

Growth A i [ Yeari Wear2 Year3 Yeard Year5 Yearb year7? year 8 yeard year 10 yearil yeari12
Growth Rate % = i) 25| i) % 25| p-3 . = = 25|
_w_um:mm._mﬁiu_ ?Jm % 25| % % 25| % 2%, 6 ) 2%|
Purchase of Existing Bldg [use Madison bldg*22) ENE o)
Construction Loan 248|[DEVCO coston i 3 {121,454,780.00)| 5 [156,674,600.00)
Equity ?_manz S [65,569,840.00)
Gross Potentis Rstsil Rent | 121 S 649583500 |5 662580070 S 6E2457678|5 700931408 | 5 724019351 |5 7457,39931(5 7,681,12129 |5 7,91155493 |5 514890158
[vacancy/Credit Loss (5 of Gross Rent) 5% § (259,83540)| §  (265032.11) §  (272,983.07) S  (298,29597)( §  (307,24485)| §  [315462.20) §  [325356.06)
_zmﬂam;ﬁ::nnam 7 _ S 6236,04960|5 6£360770.59 | S 55159371 S 7,153,10334 |5 737387648 |5 759509273 |5 7, 94552
Gross Potential Studio Apartment Rent | 12| & 451491017 & 4650,357.48 5 5§ 5733401831 | 3 5
[Vacancy/Cradit Loss (5% of Gross Rent) 5 S (180,596.41) | s s
| Net Rental Income | I 5 433831376 4458,34318 | § 4598273.47 | § s H
Gross Potential Live/Wark Rent, | 1/ s 843,00087 |5 85991189 5 s s
|Vacancy/Cradit Loss (5 of Gross Rent) s s s s 5
|Net Rental Income | [ s s $ 9114357
Gross Potentisl 1 Bed Rent | | 12 H i S 250535305
[Vacaney/Credit Loss (5% af Gross Rent) 4% s §  [10023813)
|Net Rental Income | [ H S 240571433
Gross Potential 2 Bed Rent | [ 1| B s
|Vacaney/Cradit Loss (5 of Grass Rent) a3 H B
| Met Rental Income | [ s : 22564057 | §  2,27423338 |$ 231971805 |5  2,36611241
Gross Potentisl 3 Bed Rent _ 7 E_ S 100468109 |5 mEadauim 1,045,27020 [ S w@uwmmim Haﬂﬁmm_m HLENGE_M umuuaw..i_m 1,15406277 | S 1,177,14402
[vacancy/Credit Loss (5 of Gross Rent) 4% S (#0,157.24|5  (40390.99) 5 (41,81081)| 5 (42,847.02) 5 (43,499.96)| 5 (44,389.38) S (45,257.38) §  (4g16251) § (4708576
_zmﬂam;ﬁ::nnam S 954493845 983783.72 | 5 1003,45940 |5 102352858 | 5 1043999.16|5 106487914 |5 108617672 |5 1,10790026 | S 113005826
Gross Potentisl Parking Rent | 121 § 1260,00000|$ 1,285200.00 | § 1,310,90400 |5 1,33712008 | § 136385452 |5 139114181 |5 1,41896465 |5 1,447,34354 | § 147529082
[ et Rental Income. S 1,260,00000 |5 1,285200.00 S 1,310,90400|5 133712208 | § 136386452 |5 139114181 |5 151596465 |5 1,447,34394 |5 147529082
Gross Rent-All Sources §17,695,467.51 | § 17,911,650.58 | §18376,875.24 | 51885457211 | § 19345157.70 |5 15348.85833 | § 30,366250.42 | $ 30,897,560.76 | § 21,44331688
Operating Expenses
tax 000953 S 7,443,86651 |5 7,592743.84 | S 7744598715 7,899,490.69 | § §057480.50 |5 821863011 |5 838300071 [S 855066277 |S 872167602 |5 889610954 S 9,074,03174
other expenses 0.01 S 17645468 |5 17998377 | S 183,58344 (5 18725511 |5 19100022 |5 19483022 |5 19871662 (S 20265096 |5 20674478 |5 21087967 | S 21509726
free rent|(one month for fir yean $  976,20674
[ |(50% in & months) S 441135638
leasing st 4.5% § 4783,33350 o o
Total 5(17,791,228 30) 985 22)| 5 (9,289,129
Net Dperating ,:Ba_m_z.u_. S (14576079)| § 1013896298 | $ 10,448,653.08 | 510,767,82631 | § 1109664699 | 5 1143544800 |5 11,78453108 | § 1214420704 | $ 1251479608 | S 1289662805 | 5 13,290,042 74
Capital Expense Reserve 100 S (38,85187)| S (38851.87) S (38,851.87)| S (38851.87) S (38,851.87)| S (38,851.87)| S (38,85187)| 5 (38,851.87)| § (38,851.87)| 5 (38,851.87) S (38,851.87)
Cash Flow 5(188,124,600.00)| 5(166,674,600.00)| S [184,612.66)| 5 10,100,111.11 | § 10,409,841.21 | 510726597444 | 5 11,057,795.12 | 5 11,396,59613 | S 11,745679.21 | § 12,10535517 | 5 12,47534421 |5 12,857,776.18 | S 13,251,190.67
R
CapRate 2]
Sales Price 5 15643495101
Closing Costsas’ of Sale Price, o] 5 (3,125,699.00
Totl Sale Proceeds _ 5 153,306,25153
Total Cash Flow Including Sale Proceeds 5(188,124600.00)| 5(166,674,600.00)| 5 (184,61266)| § 10,100,111.11 | 510,409,841 21 | 51072857444 | § 11,057,795.12 | 5 11,396,59613 | S 11,74567921 | § 16521160715
Unleverad IRR 5.5%
Total Project Cost 5(354,799,200.00})

URBAN REDEVELOPMERALL 2014

LIVE.WORK. LOVE. NERK.



¢tgSyide tSNOSyid ! FF2NRI

Scholars Village Newark, NJ Building Pro Forma

Retail/Restaurant 5000 Units 1
Library 5000

Studio Apartments 138600 Units 143
Studio Affordable 35
1 Bed Apts 59400  Units 43
1 Bed Affordable 10
unit 284 523

Gross Area 148600

rentable 133740 90%

0ft SY {OK2f I NERQ +Aff

N>

monthly rent

$ 50,000.00

$ -
$900.00

$ 540.00

$ 1,200.00

$ 780.00

LIVE.WORK. LOVE. NERK.

URBAN REDEVELOPMERALL 2014



Construction Operation
Growth A i Yeari Year2 Year3 Year4 Year5 Vear 6 year 7 years yeard year 10 year 11 year 12
Growth Rate 2% S 2% 2% 25 2% 2% 25, 2%
Expense Growth Rate 2% =6 2% 2% 2 2% 2% 25 2%
|
Purchase of Existing Bldg (use Madison bldg(3750009 § (4, 875,000.00)
Construction | 245/ (DEVCO coston 15Washing §  19,375,20000 | §  25,792,000.00
Equity Position S (11,291,200.00)
[
Gross Potential Retail Rent | n 5 75000000 |5 76500000 § 720,300.00| S 73530600 § 81183412 | S 838060.50 5  B4462181 |5 85151435 |5 87574454 |5 87574454 |5 E7BT4454
[Vacancy/Credit Loss (5 of GrassRent) 5 S (3000000)| S (2060000) S (31,21200) S [31,83624) S (32,472%) S 33,122.492) 5 3378487)| 5 (34,460.57)| 5 (3514878 S 35,145.78) | 5 35,149.78)
|Net Rental Income | | s S 73440000 |5 745,08800|5 754063765 77935116 |5 73453818 | 5 81083694 | 5 8705368 (5 B4359475 |5 84359475 |5 84359475
Gross Potential Studio Apartment Rent | 1 5 176925920 |5 176329930 | § 1,820,788 | § 1,877,04852 § 193336101 |5 1,991,351.84 5 205L10268 |5 211263577 |5 217601485|5 2,24139539 | §  2,30853415
|vacancy/credit Loss (5 of GrozsReny 2% 5 (7o77ism)|s (7077157 S (72,88513) S (75,08L88) 5 (77.33444)(5  (79E54.47)| 5 (8204811)( 5 (24505.43)( 5 (87040555 (235l 5 (82,34137)
|Net Rental Income [ | 5 1§98527.22 |5 1698527.23 | § 1,749,483.05| S 1,801,967.54 | S 185600657 |5 1,911,707.36 5 196905858 |5  2,008,130.34 | 208897425|5 215164348 |5 2,21519278
Gross Potentisl 1B2d Apartment Rent | 12| S 71163072 |5 72585333 | S 740380605 75518821 S 77025198 [S 78565782 5 BOL41177 [S  817,49001 |5 83378881|5 85046459 |5 85046459
\acancy/ Credit Loss (% of GrossRent e 3 .23)| 5 s s s s (31,427.81) § 32,056.47)| § (32,697.60) | § (33,35155)| 5 (34,018.58) | § (34,018.58)|
Net Rental Income S 68316523 |5 69682880 S 71076538 | S 72499068 S 73948030 |5 75426990 S 76335530 |5 78474241 | S 800437.26|5 81644600 |5 81644500
Gross Potentisl Rent S 310165272 |5 312375603 | S 3,20939643 |5 3,291,01799 | S 337485802 |5 3,460,915.45 S 3549,25083 [ S 3,639,926.43 | S 373300626|5 381163424 |5 387523354
Oparating Expensas
tax 0.020 H S [L557,02076) § (1,588,222.39)| § (1,615,986.83)( 5 (1652,386:56)| 5 (1685,434.29)( 5 (1713,142398)| 5 (1753,525.84) 5 (1788596.36) 5 (1324368.28)| S (1,860,355.55)
other a0l 0 s s [3L637.27)[ 5 (32,27001)[ 5 (32,9154%)( 5 (BE7372)[ S (34245.19)[ 5 (3493010)( 5 (3E870)( 5 (35341275 (37,068.40)| 5 (37,309.45)
free rent (one month for first year) s
lag [505¢ in & months) 3
leasing cost 45% 5 0 9 o o o o 0 o 0 o
Total 5 270874244 |5 158371803 S 1,62045039 | S 1,652,30224 S 163596038 |5 171567343 5 175407308 |5 178315454 | S 1824393763 |5 185143633 |5 133866511
Net Cperating Income [NOI) S 29295028 |5 154103800 S 1,588,894.04 | S 1,633,11575 S 168889774 |5 1,741,33596 5 179517775 |5 1850,771.83 | 190806863 |5 1950247.85 |5 1,577,568.43
[
Capital Expense Reserve 100 S (2340000)| 5 (2340000) S (33,40000) S (3340000) 5 (2840000)( S (3840000 5 (2840000} S (32400005 (2840000)| 5 (2840000 5 (2840000
[
Cash Flow Before Debt Service: S (35.542,000.00) 5 (25792,000.00)| 5 364550.28 |5 151263800 |5 1560444045 160971575 S 1660,497.74 |5 171283596 | 5 176677775 |5 182237189 |5 187966863 |5 192184785 |5 194916843
Cap Rate )
Sales Price 5 23,850,857.51
Closing Costs as % of Sale Price 26 S [477,007.15
Totsl Sale Proceeds | S 23373,8%075
|
Total Cash Flow Including Sale Proceeds S (35542,00000) 5 (2579200000 § 36455028 | 5 151263800 S 1,560,894.04 | S 1,609,71575 S  1660,497.74 |5 1,712,835.96 5 176577775 | 5 25196,212.64
Unleversd IRR 63
Total Project Cost S (61,334,000.00)

URBAN REDEVELOPMERALL 2014

LIVE.WORK. LOVE. NERK.



Historic Tax Credit with Twenty Percent Affordable: Creative Confluence
Creative Confluence Newark, NJ Building Pro Forma  monthly rent

Retail/Restaurant 59650 Units 13 $ 40,000.00
Gallary/Performance 59650 Units 9 $ 6,000.00
Amenity 59650

Live/Work 59650 Units 39 $1,500.00
Live/Work Affordable 10 $900.00
Parking 310500  Spaces 1050 $100.00

1 Bedroom Apts 198762.5 Units 119  $1,300.00
1 Bedroom Affordable 30 $ 780.00

2 Bedroom Apts 198762.5 Units 95 $ 1,600.00
2 Bedroom Affordable 24 $ 960.00

3 Bedroom Apts 79505 Units 38 $ 1,900.00
3 Bed Affordable 10 $1,140.00
Studio Apts 318020 Units 327  $1,000.00
Studio Affordable 82 $ 600.00
unit 389 3114

Gross Area 1344150

rentable 1209735 90%

C___________________________________________________________________________________________|]
LIVE.WORK. LOVE. NERK. URBAN REDEVELOPMERALL 2014



¥, Bldg "22)
248 {DEVOD cnst an 15 Weashinton 3 {121,454,760.00) ${166,674,600.00)

Gross Potential Retail Rent
lI!Bﬂn.Eu.a...nEusna

TAS7,399.31 § 768L12139 § 791155493 $ S 4590158 § 539336863 §  8,645169.68
(293,205.97) §  (307.204.85) §  (31646220) §  (35956.06) § (3BT §  (345306.79)

B8
|
58
i
1
4
B3
i

$
s

| S 66960 | $ 6360759 § 65559371 $ 6MBMLS? §  6ISOSERTT $ 715910334 § 73BEMM § ISN0020 § 73DMSS2 § 805763338 § 829936290
Gross Potential Studio Apartment Rent $ 451491017  $ ASA9IN17 $ 465035748 S A7E9.86320 S 493356425 $ SOELS7LL7 $ 5234mME] S 53903886 $ 5552 7MO2 $ 571935313 § 539093372
Vacancy/Credit Lass (% ..E._Hs!; $ (180,59641) $ (18059641) $ (186,014.30) $ (19L594.73) § (19734257) § (MO.628) §  (MO36A70) §  (A56N55) §  (221080) $ (287M13) § (235,637.35)
I S 4331376 | § A3MINTE S A46AMIIE | S 4SNITAT S AT S ATEIEIT § SMMG57TSS § 517539730 § 533065922 § 549057900 § 565529637
Gross Potential Live/Work Rent S HI0341E $  EMSMA7 $ BMAL05087 $ S991LE9 $ 77103 $  IMEAZIZ § 2SS $ 0 SLTIE $ 0 MIAIZFL $ 96840046 $ 97 T6R4T
Vacancy/Credit Loss (% of Gross Rent) $  {3241257)| $  (3306032) § (33722.03) 3 (3439648) §  (3508441) §  (37609) §  (36(5003) §  (37B1I5) §  (3790649) §  (WBEO) § (351074
I 4 TIALEL §  THRANE $ N384 § &551547 § M0 §  ISEE6AM § IMEMMIS6 S5 39356444 § AT §  9M66MM $  MBSIT
Gross Potential 1 Bed Rent 4 213880680 § 218158294 $ 222571459 $ 226971889 § 231511336 § 236141553 § 240864384 § ZAS68GT2 § 250595305 $ 255607211 §  2,607,19355
‘Vacancy/Credit Loss (% ...n._u.ia $ (8555227 §  (87,2633) §  (89,00858) $  (90,78876) §  (9260453) §  (MASGED) §  (6MSTS) §  (33,272.67) $  (100,23%12) §  (102,24288) §  (104,287.74)
| $ 2m3,5053 | § 20931962 § 213620601 $ 217893013 § 2ID5B § 226695891 § 31279809 § 23585405 § 240571493 § 245380923 §  2,502,905.81
Gross Potential 2 Bed Rent $ 210359808 § 21456704 $ 218858344 S 223235501 5 227700271 § 232254226 5 236899310 § 24163729 5 246470042 $ 251399443 § 256477432
Vacanoy/Credit Loss {% ..E._H.E.._ S (BAM392) §  (:I6E0) S (81,54334) §  (89.294.20) $  (IL0B0OY) § (L6 § (7072 S (I66AI) S (WMD) $ (1005978 §  (10257m97)
I S 2m945016 | $ 205934324 $ 210104010 | $ 214306091 § 21E59212 $ 222964057 § 220423333 § 231971805 $ 236611241 § 241343466 $ 246170335
Gross Potential 3 Bed Rent $ 100468109 $ LOMTAMTL $ LM5ZM S 106617561 S 1057499127 $ 11092900 $ 113143408 $ LISA06ZF7 § 11714402 S 120063690 $ 1,224, 70064
Vacancy/Credit Loss (% ...n.ﬂ_,!._ S (40187.4) 5 (40990.99) § (4L,81081) § [42647.02) S (43499.96) § (8436996 §  (45257.36) §  (4616251) 5 (4708576 §  (4802748) §  (48,988.09)
' S 96449384 5 SWTRT $ 100345540 | § LOBS5ASE § 1LM4399906 § 10643704 $ 108617672 § L10790026 § 11300826 § 115265943 $ 117571261
Gross Putential Parking Rent $ 1,260,00000 $ 178520000 $ 1,310,904.00 $ 133717208 § 136386450 § 13914181 § 141896465 § 1MTUIM § 14767908 $ 150581664 § 153598297
$ 1,260,00000 | § 1,78520000 $ 1,310,904.00 | $ 133712208 $ 136336452 § 139114181 § 141896465 § 1M733% § 149629082 § 150581664 $ 153593297
$17,645467.51 $ 17,911,690.58 $18376,875.34 S158457211 § 19345127.70 § 19848385833 § 20,366,704 § 0I97560.76 § N MITGEE § 200361777 § BSHITLHM
$ 73026511 § TASGATOAL $ 7605599.82 § TTSLTILER § 791286605 § 80712337 § 23254584 $ 839719676 $ 856514069 § 873644351 § 891117238
$ 176468 S 1M $ 15355 $ 13250 § 1900022 §  19IMR §  1W7G6E $  26MI6 5 GMATE 5 210367 5 21509026

free rent | (one month for first year) $ 9mmen

S 4,411,366.88

$ 4,783,33150

H17,657,626.90) $ _..3.5»5 S0 ._8..33 mﬁgﬁm.ﬁgm Aﬂﬁfﬁam ﬂu.&rsv.a« 3323!__.« Sdrtmh_«. ﬁlq.wﬂ.pe«_guﬂs

$  (1215939) $ 10,275,23640 | $ 1058769197 S10,909605.18 § 11, M126144 § 1158295474 § 1193498795 $ 1229767305 § 1267133141 $§ 13056,754.09 $ 1345290210

$ (mmLEn § (WELE) § (38ESLE7) § (WELE) § (BELE7) § (BWELeN) § (mELEN) § (8ELE7) § 0 (WL $ 0 (w1 § 0 (8L

S (54,784,920.00) $(166,674,60000) $ (SLOLL2Z6) § 1023638453 $10,545840.11 $10870,75331 $ LL20240957 $ 1150410287 $ 1139613608 5 1225882118 § 126324795¢ $ 1301744222 $ 1341405023

$ 158,391,042.63

5 paesos)
$ 155,223,809.78

$ 1073638453 $10,545,84011 $10,870,753.31 § 1170240957 § 11,564,10287 $ 11,39,13608 $ 167482,630.96

URBAN REDEVELOPMERALL 2014

LIVE.WORK. LOVE. NERK.



| AAaG2NRAO ¢ E

Scholars Village Newark, NJ Building Pro Forma

Retail/Restaurant
Library

Studio Apartments
Studio Affordable
1 Bed Apts

1 Bed Affordable
unit

Gross Area
rentable

5000
5000
138600

59400
284

148600
133740

/| NBRA
Units 1
Units 143

35
Units 43
10

523

90%

gAOK ¢gSyite t SNOSyl
monthly rent
$50,000.00
$ -
$900.00
$540.00
$1,200.00
$780.00

LIVE.WORK. LOVE. NERK.

URBAN REDEVELOPMERALL 2014



E
248 (DEVOO enston 15 Washint $ 1937520000 $ 25,792,000.00

FES00000 $ 7030000 $  TI590600 $
(o600.00) $ (37212000 §  (3L336.24) 3
$ THADDD S FAI0ER00 5 THA069.76 S
$ LI6929920 § LE03TRIS § LETI0NS2 $ L
(DI §  (Rawa3) § (70090) §

B0GLED $  BMEILEL §
(B31242) $ (BTSN
! w 734,938.18 m F10,836.94 5
‘Gruss Potential Studio Apartment Rent 199136184 2,051,102.69 $
(79,65047) w (s 0011) $
LOSE527.23 $ 1,M9AS3IE5 $ LBULIGLH $ L
$ 7586333 $ 038060 5 751N §

(2903453) §  (2961522) §  (30,200.53) $ {
69687880 $ 71076538 S 7MISNGE §

SELSIATS §  STEASA $ BTRMASA §  ETRMASE
(386057) § (D7) (314978 3 (D1e978)
M6 5 MILIMTS 5 !ﬂ!.dw 3359475
21263577 $ 21760435 3 2MLIED 2,308,534.15
(sasmaz) 5 (somss) §
LI1L70736 § 196905858 $ 202813034 5 208895 §
$ TE5,697.82 5 WALLTT 5 74000 5 |7
(31a2791) §  (3206647) $ (:2697.60) $  (33.35055) $
MWI530 § 7RI $  SNOAH S

{m9,651.81) w (92.341.37)

215164348 S 2.216,192.78

SS046459 §  ESDAGLS
{3,m358) §  (3401858)
81644600 $ 81644600

$ AL § 31175608 $ 3933643 $ 390799 S

L o
$ 27724 1LSEETIBNG § 162049239 $ L6292 § 1

33ME5802 $ 3AGDIISAS $ 3595083 $ 363992643 § 373100626 $  3BILEBAM

$ {1,526,549.77) $ ES!wFE».EEW qu.ut.usw Fﬁ.&pﬁm?ﬁu:ﬂ!m.g (1788,506.36) § ({1,
(3.%20.10) $ (as.628.70) $ (36.340.27) $

L o o
5 L7TM0E0E $ L7955 5 LEM937.63 §

$ 33721354

[1,824,368.78) $ (1,860,855.65)
(37.068.10) §  (37.809.46)

186143638 § 189866511

$ 3095078 § 15003800 $ 15883M.04 S LEBUSS $ L
$  (za0000) $  (240000) $  (2840000) $  (28400.00) $ {

$ (12.958400.00) 5 (X5, 792.00000) $ 36455078 $ 151263800 $ LSG0AMA04 5 LOGM7ISTS 5 L

_$ (12,95840000) $ (25,792,00000) § 36455078 $ 151263800 $ 1,560444.00 $ LemAsEm 5 1

LTI $ 1LE0,7LE § 1908,06863 $
(28400.00) $  (z3a0000) $ (2840000 $

S LMWETILTS S5 1LB237LE 5 LEM66RGE §

$ ;35085791

3 (477,07.16)

S BIRMLT

S LW6TTLTS S 25,19,712.60

LI50M785 §  1,977,568.43

{zma0000) § (23.400.00)

LIZLBALES | S 19916843

URBAN REDEVELOPMERALL 2014
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Low Income Housing Tax Credit: Creative Confluence
Creative Confluence Newark, NJ Building Pro Forma  monthly rent

Retail/Restaurant 59650 Units 13 $ 40,000.00
Gallary/Performance 59650 Units 9 $ 6,000.00
Amenity 59650

Live/Work 59650 Units 39 $ 1,500.00
Live/Work Affordable 10 $ 900.00
Parking 310500  Spaces 1050 $100.00

1 Bedroom Apts 198762.5 Units 119  $1,300.00
1 Bedroom Affordable 30 $ 780.00

2 Bedroom Apts 198762.5 Units 95 $1,600.00
2 BedroomAffordable 24 $ 960.00
3 Bedroom Apts 79505 Units 38 $ 1,900.00
3 Bed Affordable 10 $1,140.00
Studio Apts 318020 Units 327 $ 1,000.00
Studio Affordable 82 $600.00
unit 389 3114

Gross Area 1344150

rentable 1209735 90%

C___________________________________________________________________________________________|]
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Construction ‘Operation

Growth Assumgtions Year1 Year3 Year: Year! Year year year 8 year year 10 year 11 year 12

Growth Rate F-3 % o3 % o3 » % % F-3 » -3

Expense Growth Rate o3 = % E=3 =% %% 2% % 2% %

arch i 22) $ (21450,000.00)

Construction Loan 248 {DEVCO cost on 15 Washinton § (131,121,896.60) ${166,674,600.00)

Equity Position

LHTE 9% anmually of 20% of the project cost $ 5700271330

syndicated at 95%

Gross Potential Retail Rent 12 4 6ATEN00 $ 6658270 5 GEMSHETE 5 70M3408 § 7019351 § 745739931 $ IGELINS 5 TILL5M93 5 BI4890L58 §  §,393,36863 $  8,645169.68

Vacancy/Credit Lass {% of Gross Rent) $ (B98BA0) §  (6500201) § (I2A07) § (17256) $  (OGIIH) S (9829597) §  (WIMAE) $  (J6AGM) S (359606 § (BV57UT) $  (35806.79)

Net Rerttal income $ 6236,M960 $ 6360759 S 655159371 S 6MEMLS? $ 695058577 § 71591033 $ TATREMGM $ TSN00.73 § TANWMAS? § 505763338 $ 32993090
Gruss Potential Studio Apartment Rent 12 $ 451491017 | $ 45491017 § 465035748 S ATHSEETD § 493356475 § SOELSTLI7 S 5740187 $ 539,886 § 55527M02 § 571935313 $ 5899170

Vacancy/Credit Lass {% uf Gross Rent) $ (1805941) §  (130,59641) § (1B501430) § (9L5M.73) $ (197,34257) §  (MB262E5) § (93607 $  (ASGLSS) § (221080 §  (2BI7MI3) $ (23563735

Net Rental income $ 433430376 | 5 43IMINIT6 S 446434318 S 459837347 5 AT6ITIEE $ AITRI0NIT S SOMESSE S5 517539730 5 53306502 5 54%5P00 § 5655,79%.37
Gruss Potential Live/Work Rent 12 $ mW03418 | $  ENHSMAT S SA305087 S E99ILEY $ 0 s7uI0a3 § FME5233 S TSI S WO S MIALZZL 5 FBADNAG S 97, 76847

Vacancy/Credit Loss {% of Gruss Rent) $  (3A1257) § (3603 §  (B7I203) §  (MINA8) $ (0841 $  (373609) §  (65008) $  (373) §  (3IMAY § (873602 $  (95107)

Net Rerttal income S FIOLEL $  TISASIES § S9378B4 $ 8MS51542 $ 0 sms? S SIB66M S /0456 S BIIS6A44 S 91143572 5 97966444 S 948, 75773
Gross Potential 1 Bed Rent 12 4 213880680 5 218158294 § 222521459 5 226971839 $ 231511326 $ 236141553 $ 240864334 5 245681672 5 250595306 § 255607211 %  2,607,19355

Vacancy/Credit Loss {% of Gross Rent) ~ $  (#555277) $  (8726333) $  (B9,00858) §  (90,7BRT6) $  (9260A53) §  (MA5662) § (6355 $  (WIM6N) §  (10079817) §  (10224288) § {104,287

Net Rental income $ 206325453 $ 20M31962 § 213620600 5 217893013 $ 222250873 $ 226695891 $ 23N2XB09 5 2ISESM05 | 5 240671493 § 245380923 3 2,502,95.81
Gross Potential 2 Bed Rent 12 $ 2,103,59808 | $ 204567004 § 21858344 S 27235611 § 2770027 § 230354276 5 236399310 | $ ZAI63ITI6 § 246470042 § 2513943 § 2,564,773

Vacancy/Credit Loss (% of Gross Rent) ~ S (B4M2%) $  (HW6I) §  (8754334) $  (W29420) $ (I05009) § (290169 S (M) S (9665497) §  (RWSEZ) $ (10055978 §  (102,5M.97)

Net Rental income $ 201945416 § 205934324 § 210,400 | § 214306091 § 213592212 | § 220964057 | § 27M,2338 | § 2397B6 § 236611241 § 2AI3AM66 $ 246,735
Gross Potential 3 Bed Rent 12 S 100463109 S 10MTAMTI S 1085220 S 106617561 S 1087499127 S LI10924910 $ 113143408 S LISS06277 S 117714402 $ 170068690 S 1,704, 700.64

Vacancy/Credit Loss (% of Gross Rent) ~ S (0,187.M) $  (40,99%0.99) § (ALSINEL) § (A2647.02) $  (43499.96) §  (84,369.96) §  {45,25736) $  (AG16251) §  (4708576) §  (48.00748) §  (48,358.03)

Net Rental income S smTmT S 1,0BASA0 S 107357858 S 104399906 $ LOGAIMIMA S 1E8617672 S 110790076 $ LI1005826 $ 115265943 $  1L175,71261
Gruss Potential Parking Rent 12 178520000 | $ 131090400 $ 133712208 $ 136386452 $ LIOLMLEL $ 1AIS6LE5 | $ 14734394 §  1AT6I9082 §  LSOS81664 $  1,535932.97

it

1, 0000 $ 131090400 § 133717208 $ 136386452 § 1394181 $ 1AIS0065 $ LMZMIM S 1ATEM0E $ LSGSIG64 $  1,585,93297

E
$ 1785,
51 S 1791169058 $18376375M4 SISEMS5211 5 1934512770 $ 1984839833 $ 2M,366,25042 $ MBIIS60F6 S Z1LM3ZI688 $ 2200361727 3 2257171
H
$

ST A RS
=

tax oo 7,310,265.11 TASGATOAL § 7606559982 § JISITILE $ 791286605 § BO7LIIZ3F $ 823254584 § 839719676 § 856514069 § 873644351 $ 891117238
other expenses om 17645468 17998377 § 18358344 $  1mIES1L S 19,0022 $ 1945077 S 198,71662 S 02,6909 | 5 06,7478 5 FINEFGT $ 215,097.76
free rent | {one month for first year) 976,206 74
lag {50% in 6 months) 4,411,366.88
leasing cost 4.5% $ 478333350 o o o o L] o o o o o
Total $17,657,626.90) § (7,636454.18) § (7,789,182.27) §(7,944,966.93) $ (8,100,366.27) § (8,265,159 § (343L,26247) § (8599,837.72) § (8,771,88547) § (8,7,32318) $ (9,126,269.64)
et Operating Income (NO() $  (1215939) § 1027573640 $10,587,691.97 $10909605.18 5 1LM126144 § 1158295474 $ 1193496795 $ 1229767305 § 1267133041 $ 13,056,294.09 § 13452,902.10
Capital Expense Reserve: 100 $ (385187 §  (3885L87) §  (3885087) § (BESLEN S (3885087 $ (3885187 $ (3885187 $ {38,85L.87) $ (38,850.87) § (38.850.87) $ (33,850.87)
Cash Flow $ (95,569,173.60) $(166,6/4,600.00) $ (SLOLL26) $ 1023638453 $ 1054884011 S1087M,75331 $ 1L,20240957 $ 11,544,10287 $ 1L896,13608 $ 1225882118 § 1260247954 5 1301744222 $ 1341405023
R
Cap Rate %
Sales Price $ 158,391,642.63
Closing Costs as % of Sale Price % $ (3.067,832.85)
Total Sale Proceeds $ 155,273,809.78
Total Cash Flow Including Sale Proceeds $ 1023638453 $10,568,800.11 S10,87,753.31 § 1120240957 S 1158410287 $ 11,396,136.08 S 1674826309
Unlevered IRR 15%

URBAN REDEVELOPMERALL 2014
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Scholars Village Newark, NJ Building Pro Forma monthly rent
Retail/Restaurant 5000 Units 1 $ 50,000.00
Library 5000 $ -
Studio Apartments 138600 Units 143 $900.00
Studio Affordable 35 $540.00

1 Bed Apts 59400  Units 43 $1,200.00

1 Bed Affordable 10 $780.00

unit 284 732

Gross Area 208000

rentable 187200 90%

LIVE.WORK. LOVE. NERK. URBAN REDEVELOPMERALL 2014



|Construction | |Operation

Growth Assumgtions Year1 Year? Year3 Yeara Years Year6 year7 years year9 year 10 year11 year12
Growth Rate 2% 2% % % % % % % %
Expense Growth Rate % % % % % % % % %
Total Project Cost % 46,709,000.00
Bidg $  (4,875,000.00)
Construction Costs 243 {DEVCO cost on 15 Washint $ (19,375,200.00) $ {25,732,000.06)
| Exquity Position LIHTC. 10yrs of 9% anmually of 0% of the project cost | 8,557,216.70
syndicated at 95%
Private Equity $ 27458380
Gruss Potential Retail Rent 12| $ 7000000 $  7EH00000 $  TE030000 $  VISI0600 5 BILEMIZ §  SZB06060 5 BM62L81 $  86LSIATS 3 BAAMAS §  S@AMASE 3 3mEIASM
¥ Loss (% ) % $  (o0000) $  (30600.00) $ (3L71200) $ (3LE36.24) 5 (3247296) 5 (3312247) 3 (BTSN §  (MAGST) 5 (3504978 §  (35M49.78) $  (35149.78)
| Net Rental Income: $ 7000000 $  TRADLOD $  M908800 § TGA069.76 5 7/ISLI6 § 9493813 5 BIDE36S4 §  MT05368 3 BASMTS §  MISMTS § BASMT
|Gross Potential Studio Apartment Rent 1z $ L76929920 § 176929920 § LE22,37R13 § LATAMO52 $ 193336101 § 1,99L36L34 $ 205L10269 § 211263577 3 ZIT600435 § 2ML29629 § 230853415
noy/Credit Loss (% % $ (M9 $ (ML) §  (72393) § (B0EL9E) § (773344) § (/E5A40) $ (S20M11) § (3450543) § (370059) § (S95LE1) § (92,340.37)
Net Rental Income: $ L6573 § LESESITIE § LAMSAERNS § LBUL9GZS54 S LESGOXGST $§ 1L9ILAA36 S 196905858 § 202813034 S 20889475 $ 215164348 S5 2761027
Gross Potential 1 Bed Apartment Rent. 12 $ MLE0T §  FHS6333 §  MO3B060 S T5IEEN S TS S TES69782 5 smanLT § fl7a00 $  s37ERE S 046459 | $  BS0A6459
Credit Loss (% % 3 (mae33) 3 (mAoAs3) $ (Pe1sID) $ (30,0753) § (3081L68) $ (3147791) $ (30.05647) §  (3269760) 3 (3335055) §  (M01858) $  (34,00858)
Net Rental Income: $ 68316549 § 69,82830 $ 71076538 § 74,980.68 $ 73948030 § 75426990 $ /6935530 §  TBAMIA1 $ 80043726 $ 81644600 5 BI6446.00
|Gruss Potential Rent $ 31m692.72 $ 31975603 | § 320933643 $ 3MLMZIY 5 IIMESK $ IAG0IISAS $ 3592083 § 363992643 3 373300626 S IFLEMM $ 337623354
Operating Expenses
tax s $ (L526549.77) § (1557080.76) $ (1,588,272.38) $(1,619,98683) $ (L652,38656) $ (1L685434.79) § (L719,14298) § (1L 75357584) § (L78859636) § (1,834,36878) § (1,860,355.65)
other expenses L L] $  (meess) § (3637.37) § (322700 § (3291541) § (B57R7) § (AM519) § (%e010) § ([BEARMW) § (36,3027 § (3706810) §  (37,30946)
free rent {one month for first year) $  (141,542.94)
lag (50% in 6 months) S (604.63181)
lesarsing cost 45% S {A05,000.00) [ [ L] [] L) o [} [ [ ]
Total $ 2B 244 3 1SETIRE | § LEMAIZIY $ LEZN2M 5 LEES960IE § 171967949 $ L7008 § 178915454 3 1EM9763 § 186143633 §  LIWEGIL
|Net Operating Income (NOI) $ 39295028 § LSALO3Z00 $ LSERBMA04 § LG3RIISTS $ LGIEELM § LML $ L7SIIATS § LSSOITLEY S LI0S06R63 §  L9S0M785 $  1L97756343
Capital Expense Reserve: e $  (zs400.00) $ (#8400.00) $ (78400.00) $ (23400.00) 5 (z8400.00) $ (z840000) 5 {z8.40000) $ {z8400.00) 5 {z8.40000) $ (75.400.00) 5 {78,400.00)
Cash Flow Before Debt Service $ {18427,567.60) $ (25,792,000.00) $ 36455078 § 151263300 $ 156044404 $ 160971575 $ 166049774 § 1L7IZEIS6 3 L766,77775 $ 187237189 § LIM66863 § 197184785 $  1,94916843
|CapRate %
Sales Price $ BBOHLN
Closing Costs as % of Sale Price % 5 (erm7.16)
Total Sale Proceeds $ BITINTS
Total Cash Flow inchuding Sale Proceeds § (18427,567.60) $ (25, $ 36455028 $ 151263800 § L5GD4404 $ LGM97ISTS $  LGGOAITIA § 1LTIZBIS06 $ LIETILTS § 7519671264
|Unievesed IRR -2.9%

URBAN REDEVELOPMERALL 2014
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PILOT: Creative Confluence

Creative Confluencé&lewark, NJ Building Pro Forma monthly rent
Retail/Restaurant 59650 Units 13 $ 40,000.00
Gallary/Performance 59650 Units 9 $ 6,000.00
Amenity 59650

Live/Work 59650 Units 39 $ 1,500.00
Live/Work Affordable 10 $ 900.00
Parking 310500  Spaces 1050 $100.00

1 Bedroom Apts 198762.5 Units 119  $1,300.00
1 Bedroom Affordable 30 $ 780.00

2 Bedroom Apts 198762.5 Units 95 $ 1,600.00
2 Bedroom Affordable 24 $ 960.00

3 Bedroom Apts 79505 Units 38 $ 1,900.00
3 Bed Affordable 10 $1,140.00
Studio Apts 318020 Units 327  $1,000.00
Studio Affordable 82 $ 600.00
unit 389 3,114

Gross Area 1344150

rentable 1209735 90%

C___________________________________________________________________________________________|]
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Growth Assumgtions Ve 1 Ve Year Year Year year yeur & year year 10 year 11 year 12
‘Growth Rate: % % % % * F-1 % % % » %
Expense Growth Rate % 7% % % E % % % % %
archy i $ {21,450,000.00)
Construction Loan 248 (DEVCO cost on 15 Washinton 3 (121,454,760.00) $(166,674,600.00)
Equity Position % {66,669,340.00)
Gross Potential Retail Rent 12 $ GATEISO00 § AT $ GEMSIETE $ T093408 § 7 M019E51 $ TASZINIL § Z6L12129 § ZIN55493 § SME0L58 § 839336863 $  8,645169.68
Vacancy/Credit Loss (% of Gross Rent) $ (momsan) §  (aS021) $ (272,90300) § (WA7256) § (29600.) $ (PWINIT) § (07,24485) § (NGARM) § (INI606) § (15,7475) $ (345306.79)
Net Rental Income $ 6BEMIG0 § 636050 $ 655159371 § 6MBMLS $ 635058577 $ FIS9MBM § TIBIMM § ISS00B § TEOOMIS? § 80563388 $ 829936290
(Grusss Potential Studio Apartment Rent 12 $ 451491017 | § AS5M91017 $ 465035748 S 47E986870 S 49135647 $ SO0SL57L17 $ 5730831 $ 539,886 $ 555,702 $ 571935313 § 589,937
Vacancy/Credit Loss (% of Gross Rent) $ (18059641) § (180,59641) $ (186,014.30) $ (190594.73) § (1973e257) §  (203,26285) §  (209,360.73) §  (2564055) §  (22.01080) §  (28,77413) 3 (235,637.35)
Net Rental Income S ATUIITIE § 4IUIRTE S AAGLUIIR S 459BITBAT $ 4TIV S AS/EINII S SOMEISE § 517539730 5 51D § SAMSM0 S 565529637
Gruss Potential Live/Work Rent $ BI0D3MIB § 82650047 85991089 §  S771I013 §  SMES233 § 912538 § 93079629 5 M9AIZZL $  9GBADDAG $  987,76347
$ $

2
Vacancy/Credit Loss {% of Gross Rent)
Net Rental Income

Gross Potential 1 Bed Rent 12

Vacancy/Credit Loss {% of Gross Renit)
Net Rental Income

Gross Patential 2 Bed Rent 2

Vacancy/Credit Loss {% of Gross Rent)
Net Renital Income

Gross Potential 3 Bed Rent 12

‘Vacancy/Credit Loss {% of Gross Rent)

Net Rental Income

(34,39648) §  (3508441) $  (B7609) § (65083 §  (:ES) § {W9648) § (BT $ (95107)
82551542 §  SM572 §  SS586624 $  A/GOM3S6 S BII56A44 S FUIAIT $ 92966444 $  MBSLTE

B2
L

$ (S22 $  (7233) § (900858) § (W7WT6) $ (WG0ASH) §  (MASE2) §  (WMET) §  (WIR7) §  (0023812) §  (10224238) § (14,2877
S 2MB75453 | § AMMIE $ 2UEWEN S LIBII3 § 2IMSATE S LMW6IAI | § 2M2WA9 S 23WSAM0 | S 26,7143 § IABERB § 250968
$ 21B9E08 | § LUSEM § 21SmSEWA S 2ZRIGI $ 2700 § LIRS § 2MEIID S 24163729 S 246470042 S 2513943 § 2564232
S (sMas) s (SE680) S (S750M) §  (8974) 3 (9,080.09) §  (92,0169) §  (MT97) §  (%66549) §  (9SR02) § (1005597 $ (1025797
S 20945416 | § MO § 2WOLMOI0 S LUI0ENIL $ 2IMINI2 § 22ZMHST § 2247238 $ 239,7IAM | § 2GU2EL S 2AI3AMGE §  246L7EIS
S LOGLGSLOS S LOMTMTL § LMSITN § LOGGITSGL $ L0STAI2 § LIMOI0 § LISIASAGE $  LISG0GTT § LITLMAD § 120063690 $  12M,70064
S @017) S (09) S (LENE) §  (2647.02) S (3A99.96) S (M43996) S (525736 S (616251) § (L0676 §  (4802748) S (s3eam)
$ AN §  SLTRT § LOBASIAD § LOBSIESS $ 104399916 § LOGASTM § LOSSATET? §  LIOZ%0026 § LIS0MS826 § LIEN43 § L1756

Gruss Potential Parking Rent =) $ 126000000 § 178520000 $ 1300400 $ 13371208 S 1L3EIA52 $ LML § LASIGAE § LMLMIM § 1AM $ LNSHIG6 S 153593297
Net Rental Income $ 126000000 § 128520000 $ 131090400 $ 1,337,10208 $ 136386452 § 1LI9LMLE1 § LAISIAES § LMILMIM § 14762908 § 150581664 § 153593297
Gruss Rent-All Sources $17,64546751 | § 179116958 $18376,87520 SI8EA57211 $ 1934517770 $ 19,48,89833 § 70,366,75042 | § 2039056076 5 7LMIZI688 § TLNGE1777 $ BSPHITLM
Operating Expenses
tax 0022148 PILOT $ 555289988 | § 569455733 $ 580844900 $ 5I9M61802 3 G0ALLNN $ 616397258 § 6287,252.04 |$ 6AIZ97.08 | § 6SLISLIZ § 66208216 $ 681552380
other expenses om S 17645068 | §  1PIBYT S 135044 § 177811 S 1607 § 154607 §  1MTIGE? § X696 S WG $  Z0EMET S 75097
free rent {one month for first year) $ 97620674
lag {505 in6months) § aa11,36688
leasing cost 4.5% $ 4,783,33250 [ 0 [ 0 0 0 0 0 [ 0
Total ${15,930,261.67) $ {587,541.65) § (5,992,03248) ${6,111,873.13) $ (6,734,11059) § (6358,792380) $ (6455,96866) $ (6,61565808) $ (6,M8,00L79) $ (6,882,96133) $ (7,020,671.07)

$ L7I5M684 | § 12,037,14894 $12384,34276 $12,742,63898 $ 15110711 § 1349010553 $ 1358025176 | § M4WLERTE § 1469571509 § 151M6544 § 1555855067

$ (mmiE) § (@l § (L) § (WL § 0 (8L § (sElEr) § 0 (sasisd) § (sEEn) § 0 (aELEd) § 0 (8ESLE7) $ 0 (3646187)

$(185,124,600.00) $(166,674,600.00) $ 1,676,35397 § 11,996,297.07 $12,345990.39 $12,713,847.12 § 1307216525 $ 1345175366 § 1384142989 § 1 MI00086 § 14,656,363.22 § 150880357 § 1551965881

$ 183,690,188.58

$ (3.673,800.77)
$ 180,016,384.81

$ 167635397 | § 1,99,757.07 $12,34599089 $12,703,84712 $ 1307216575 $ 1345175366 $ 1384147989 $ 194,759406.68

URBAN REDEVELOPMERALL 2014
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Scholars Village Newark, NJ Building Pro Forma

Retail/Restaurant 5000 Units
Library 5000

Studio Apartments 138600 Units
Studio Affordable

1 Bed Apts 59400  Units
1 Bed Affordable

unit 284 523
Gross Area 148600
rentable 133740 90%

1

143
35
43
10

I 3S
monthly rent
$50,000.00
$ -
$900.00
$540.00
$1,200.00
$780.00

LIVE.WORK. LOVE. NERK.

URBAN REDEVELOPMERALL 2014
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