CITY COUNCIL The City of Orange Township, New Jersey

DATE NUMBER _34-2021

TITLE:AN ORDINANCE OF THE MUNICIPAL COUNCIL OF THE CITY OF ORANGE
TOWNSHIP AMENDING THE CENTRAL VALLEY REDEVELOPMENT PLAN
TO INCLUDE BLOCK 4009, LOT 1, CURRENTLY OWNED BY NEW JERSEY
TRANSIT CORPORATION, IN DISTRICT 4

WHEREAS, in accordance with the Local Redevelopment and Housing Law (“LRHL”), N.J.S.4.
40A:12A-1 et seq., the Municipal Council (“Municipal Council”) of the City of Orange Township
(“City”) adopted the current Central Valley Redevelopment Plan (“Redevelopment Plan”) on July
8, 2020, through Ordinance No. 18-2020; and,

WHEREAS, the Redevelopment Plan relates divides the Central Valley Redevelopment Area
(“Redevelopment Area”) into 5 separate districts: District 1, District 2, District 3, District 4, and
Train Tracks; and,

WHEREAS, New Jersey Transit Corporation (“Owner”) is the legal owner of a parcel located
within the Redevelopment Area, designated on the City’s official tax maps as Block 4009, Lot 1,
which fronts Scotland Road between Freeman and Stetson Streets and includes the active rail lines
operated by the Owner (“Property™); and,

WHEREAS, the Property is currently designated as Train Tracks, with the only developable area
being the portion situated to the east of the railroad platform, an enclave within District 4 of the
Redevelopment Area; and,

WHEREAS, the Owner has expressed a desire to subdivide the Property to permit development
on portions thereof it deems excess property, and has requested that the City re-designate the
Property as part of District 4 rather than Train Tracks in order to permit such development; and,

WHEREAS, the Municipal Council has determined that amending the Redevelopment Plan to re-
designate the Property as being within District 4 of the Redevelopment Area is consistent with the
goals and objectives of the 2018 Land Use Plan Element of the Master Plan.

NOW, THEREFORE, BE IT ORDAINED BY THE MUNICIPAL COUNCIL OF THE
CITY OF ORANGE TOWNSHIP:

Section 1 Approval and Adoption of Amended Redevelopment Plan.
The Central Valley Redevelopment Plan adopted on July 8, 2020, through Ordinance No. 18-2020
pursuant to N.J.S.A. 40A:12A-7, is hereby amended to reflect that the parcel designated on the

City’s official tax maps as Block 4009, Lot 1, is situated within District 4 of the Central Valley
Redevelopment Area.

Section 2 Severability of Ordinance Provisions.

Each Section of this Ordinance is an independent Section and any part hereof found
unconstitutional, void or ineffective for any cause shall not affect the validity or constitutionality
of any other parts hereof.
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APPROVED AS TO FORM, SUFFICIENCY AND LEGALITY

Gracia Robert Montilus
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Section 3 Conflicts and Inconsistencies.
All other Ordinances and parts of Ordinances that conflict or are inconsistent with this Ordinance
are hereby repealed, but only to the extent of such conflict or inconsistency.

Section 4 Effective Date.

Following final passage, this Ordinance shall take effect upon the expiration of 20 days after
publication, unless otherwise provided by the Municipal Council.

PURPOSE: To amend the Central Valley Redevelopment Plan.
FISCAL IMPACT: None.

Adopted:

Joyce L. Lanier KerryJ. Coley
City Clerk Council President
Approved:

Dwayne D. Warren, Esq.
Mayor
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Sheifa Y. Ofiver, Lieutenant Governor

Phiftp B. Murphy, Governor MTRANSIT

Diane Gutierraz-Scaccetti, Commissioner One Penn Plaza East
Kevin §. Corbetl, Executive Direcior Newark. NJ 07105-2246
973-491-7000

June 14, 2021
VIA Electronic Mail: andrew(@handsinc.org

Housing and Neighborhood Development Services (HANDS), Inc.
15 South Essex Avenue

Orange, NJ 07050

Attn: Andrew Regenstreich

RE: Transit Oriented Development at Highland Ave. Station, Orange, NJ (Block 4009, Lot 1)

Dear Mr. Regenstreich.

New Jersey Transit Corporation ("NJ TRANSIT™) has conducted a review of the unsolicited proposal
and related addenda submitted (the “Proposal™) by HANDS, Inc. ("HANDS™) to develop NJ
TRANSIT property cwirently utilized as vacant land in the City of Orange (the “Property™). adjacent
to Highland Avenue Station (the “Station™). Additionally, N} TRANSIT is in receipt of your
concurrence to the terms set forth in its letter dated October 20, 2020 regarding the matter,

Regarding the proposed Redevelopment Plan amendment under consideration by the City to include
the subject NJ TRANSIT parcel in the District 4 zone of the locally designated Redevelopment Area,
NJ TRANSIT has no objection.

In furtherance ot a prospective conveyance of development rights at the Property, on or prior to July
9, 2021, please provide the below supplementary information, together with an administrative fee
payment in the amount of $7.500 to offset ongoing NJ TRANSIT costs incurred in support of the
Proposal’s review.

1. Please propose non-rcfundable eamest money payments to NJ TRANSIT during the pre-
development period, delivered at key milestone events. to secure HANDS™ exclusive
development rights for a defined period of time.

A financial pro forma to reflect the development program, including the below terms. NJ
TRANSIT s preferred deal structure is a long-term unsubordinated ground lease incorporating
a minimum annual guaranteed base rent and upside participation:

a. A minimum base rent;

b. Additional mechanisms for NJ TRANSIT to participate in operating performance and
market value appreciation over time (i.¢. capital event participation. including sale,
assignment and refinancing events; proposed percentage of effective gross income:
base rent resets);
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¢ Eduable excel files for adl cash Now projections
Please state whether any of the following evems have occured im the last ten (10) years with
respect to HANDS I any answer i yes, explain fully the cireumstances surrounding the
subject mattet of the aflirmalive answer

a Whether HANDS, or an affitiste currently o previously associsted with HANDS, has
ever filed o petition in bankruptoy, wken uny actions with respeel (o insolvency,
reorganization. receivership, mormtorium or assigement for the benefit of creditors, m
wtherwase soughl scdiel fram viedilons?

b Whether HANDS has been the subject of any civil or cniminal proceeding in which
there was o linal adjudication adverse w HANDS which directly arose from activitics
conducted by HANDS?

Piease provide proof of financial capacity to complete alt due diligence and pre-developiment
responsibilities (audited accounting statements, bank reference fetter o1 other)

Please provide letters of support Trom potential lenders whom you would consider patinering
with on this project

Please summarize the local jurisdiction’s involvement in the prorect. including applicable
letiers from the municipality or partner agencies indicating support andfor direet
involvement

Upon receipt of thes information, wnd completion of its initiad plan review to determing the project’s
aligament with NJ TRANSITs TOD program goals and the ageocy's broader transportation mission
fthe “lmtind Plan Review™), NI TRANSIT will determine whether to proceed with continted
negatishions o convey development nghits at the Property. and request more Tully developed project
Mans Alwrnatively, NJTRANSTT may elect 1o reject the Proposal fn a sole-source procusement
proceed with a public procurement process, or tuke no Turther action, at its sole diseretion

Plianh you for your sierest in parineong with N3-TRANSET, and we Took Tonwand 1o recemving U
requested additional information in support of the proposed project. Shoutd you have any questions,
pease conaet Bnan Snnth, Manager. Transit Onented Developmeny, at R62-220.3192

Smeerely.

AMjyrs? 2

Carmen Paveras
Uil of Real Estate, Heogome & Transit Onented Developmen

L

Sean Massey. Dransit Onaented Develapmeni

Brian Smith, Tt Oriented Development

Lia Stokes, Property Management

Barba Lazzaro. Government ond Cominunity Relatons
Jauhara Pressey. Government and Community Rebatrons
Megan Massey, Capital Plannig

Michael Swan . Capital Planning



