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• Built by world-famous architect Eero
Saarinen in 1962

• Comprised of four buildings, fully 
encased in glass, totaling 2 million 
square feet

• Located minutes from the Garden State 
Parkway in suburban Holmdel

• Served as research facility until 2007

BELL LABS FACILITY
IN HOMDELL
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Rental Rate N/A Property Sub-
type

Office Building

Min. Divisible 10,000 SF Building Size 1,900,000 SF

Max. 
Contiguous

316,670 SF Building Class A

Property Type Office Year Built 1958

Description
A 1.9 msf office facility owned by Lucent which consists of a single 6-story 
building with a full building height glass-enclosed atrium running through the 
middle of the entire building. This is one of the largest office buildings in New 
Jersey.

Former Lucent Technologies
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CHALLENGES

• Parkland

• Research & Development

• Educational

• Health Care

• Google 

• Residential

• Mixed Use

PRESERVING A LEGACY
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THE
TIMELINE

• 2008 Township Officials and Somerset Development
engage in discussions and review several

redevelopment proposals.

• May 2011 Designated as an area in need of Rehabilitation.

• May 2012 Designated as an area in need of Redevelopment
Adoption of Redevelopment Plan

• June 2014 Financial Agreement

• November 2015 First Tennant - Spirent Technologies

• July 2016 Toll Brother’s PILOT

• December 2017 Holmdel Library and Learning Center

• 2020 200 room Rooftop Hotel, with bar and infinity pool



THE
HOLMDEL LIBRARY &
LEARNING CENTER

• $1M contribution from Developer
• 30 year no cost lease
• 18,000 sq. feet
• 60 shelves worth of books
• Technology throughout
• Four huddle rooms
• A classroom that holds 60 people
• A presentation room that holds 200 

people
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RESIDENTIAL
DEVELOPMENT

• July 2016
PILOT Agreement with Toll Brothers

• 185 Age Restricted Carriage Houses

• 40 Executive Homes

• May 2017
First CO issued



ABOUT BELL WORKS
IN HOMDELLBell Works, formerly Bell Labs, is the two-

million-square-foot adaptive reuse initiative in
Holmdel, N.J., led by Somerset Development.
Once the home of some of the most
monumental technological innovations of the
20th century, Bell Works is the re-imagination of
a historical building, designed as a workplace of
the future. Bell Labs employees from 1962 to
2007. Today, it's being revived as a dynamic,
collaborative workplace, complete with a
blossoming ecosystem of technology, traditional
office, retail, dining and hospitality.



Office

Retail

Dining

Healthcare

Hospitality

Community Services

Recreation

ADAPTIVE REUSE
BELL WORKS



BELL WORKS TODAY:
RENOVATIONS

• Installed new flooring and lighting
• Installed nation’s largest Photovoltaic roof
• Created café and collaboration spaces
• Revitalized elevator lobbies and elevators
• Refurbished parking area
• Implemented  successful pre-built office program and coworking 

space
• Revamped infrastructure / HVAC
• Completed construction on 40,000 square foot conference and 

event space
• Recent openings include:  

• Holmdel Township’s Library and Learning Center
• Bell Market
• Salon Concrete
• City Barn Country Penthouse 
• ... & other retailers 

• Construction currently underway for a 200 –room rooftop hotel
• Plans include a bar, restaurant, deck lounge and infinity 

pool  



BELL WORKS TODAY:
GREEN FEATURES
• Somerset Development is making steps to drastically improve Bell

Works’ carbon footprint

• Replaced quarter-mile-long sky roof comprised of 3,200 skylights,
spearheaded by Onyx Solar

• Produce up to 175 kilowatts of clean energy & up to 150 tons of
annual CO2 emissions

• Completed major infrastructure upgrades including the replacement
of the HVAC system with a Variable Refrigerant Flow (VRF)

• Replaced existing lighting structures with efficient LED lighting



Office

Retail

Dining

Healthcare

Hospitality

Community Services

Recreation

OUR VISION



COMMUNITY
BENEFITS

• Brings 6,000-plus jobs to New Jersey

• Stabilizes community tax base

• Acts as a town center for Holmdel and 
Monmouth County alike

• Offers housing options including up to 40 
single family homes, and 185 age-restricted 
townhomes

• Serves as an example for the solution to 
repurposing suburban office assets
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BELL WORKS
EVENTS

A dynamic and 
collaborative 
space, brought 
to life



AT A GLANCE
BELL WORKS



IN HOMDELL



IN HOMDELL



IN HOMDELL



IN HOMDELL



IN HOMDELL



BELL WORKS TODAY:
IN THE NEWS

At Bell Works, a little city in the 
suburbs

Can We Create a New Kind of 
Downtown in Abandoned Suburban 

Offices? 

As Office Parks Empty, Towns Turn 
Vacancies Into Opportunities 

NYC Chef brings giant food hall to 
Eero Saarinen’s Bell Labs building 

in suburban NJ

10 Modernist Architectural 
Marvels on America’s East Coast 

The Most Iconic Building in Every 
State in America (New Jersey)

Experienced Team of NYC Chefs 
Open Shiny New Food Hall in 

Suburban NJ



IN HOMDELL

Donna M. Vieiro
Administrator
Holmdel Township
732-946-7058
dvieiro@holmdeltownship-nj.com
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THANK YOU
Special Thanks

Mr. Ralph Zucker, President, Somerset Development 
Beckerman Firm

https://bell.works/



Jillian Barrick
Administrator, Morristown 



MORRISTOWN

TREE WELL

REJUVENATION PROJECT
By Jillian Barrick, Business Administrator, Town of Morristown

NJ League of Municipalities 2018



Benefits of Street Trees in an Urban 
Environment

• In a 2006 report titled “22 Benefits of Urban 
Street Trees,” Burden cites data finding that 
street trees create slower and more 
appropriate urban traffic speeds, increase 
customer traffic to businesses, and obviate 
increments of costly drainage infrastructure 

• According to the USDA Forest Service:
• In tree-lined commercial districts, shoppers 

report more frequent shopping, longer shopping 
trips, willingness to pay more for parking, 
willingness to spend 12% more for goods

100 
Healthy 
Public 
Trees

Benefits $380,000

Costs $148,000

40-year net benefit $232,000
Trees Pay Us Back, US Department of Agriculture, Forest Service, August 
2005



Challenge: Downtown Trees

• Morristown has a vibrant, active 
downtown with lots of pedestrians 
throughout the day and night

• Morristown also has lots of street trees in 
tree wells in our downtown



Old Tree Well Methods 
Don’t Work for People

• Old tree well methods are clunky:

• Tree well grates are expensive, must be 
cut/resized regularly or will impede tree 
growth

• Mulch is less expensive, but messy, labor 
intensive, clogs storm drains, scatters across 
sidewalks, generally unsightly

• Both traditional methods create potential tripping 
hazards



Old Tree Well Methods Really 
Don’t Work for the Trees Either

• In heavily trafficked downtowns, like in 
award-winning Downtown Morristown, the 
trees were also distressed

• Foot traffic caused soil compaction

• Soil compaction results in run-off across 
sidewalks, and no water to the roots

• Mulch volcanoes from overzealous 
landscapers cause rot, smother roots, and 
prevents water from getting to the root ball



Solution: Flexi-Pave!

• The Town’s Arborist, Shade Tree 
Commission and DPW worked to identify 
a solution that would solve both issues

• Flexi-Pave and a biochar treatment was 
the solution for Morristown 



What is 
Flexi-
Pave?

Flexible – Flexi-Pave (or 
Flexible Porous Pavement) is 

a product often seen in 
parking lots, trails, 

playgrounds and amusement 
parks and does not crack or 

break under whether or 
pedestrian use

Porous – Flexi-Pave is 3/8 
rubber granule which 
enables water to move 

through quickly because if it’s 
open pore design which 

allows 4,000 inches of water 
per hour to move through it

Cleansing – Reduces 
dissolved nitrates and 

phosphates by as much as 
88%

Sustainable – Made of clean 
#57 stone used with woven 
and non-woven geotextile‘s, 
recycled tires and can last a 

lifetime

Safe & ADA Compliant –
Provides a surface strong 

enough to protect both trees 
and pedestrians while 

allowing water to filter into 
the tree root system



How is it installed?

• In Morristown, we used a three-step process towards tree well 
rejuvenation

• First, soil sampling was taken from the trees to determine nutrients 
needed to promote health and growth

• Second, aerated old, compacted soil and added biochar and other 
amendments

• Lastly, top the well with flexi-pave in a natural color

• Wells can be completed in one day



Step 2 - BioChar Step 3 – Flexi-Pave



How much does it cost?

• Approximately $1,100-$1,250 per tree well depending on size

• $800-$900 for Flexi-Pave

• $300-$350 for bio-char

• Maintenance from tree expansion is required approximately 
every 5 years; can be done in-house with common tools



How was it received?

• Honestly, at first people freaked out a little…

• But once explained, we got nothing but compliments

• “Love this idea and initiative!!  Great for environment and looks nice.  
Please do it up and down South Street.” 

• “Just wanted to drop a note and say that I saw the new tree wells and I like 
the idea and implementation of them a lot!  I think it will help with the 
health of the trees thus improving the health & look of our community….”



Lessons learned

• Prep work and coordination is 
important

• Avoid holidays!

• Public information is key



Roy Redmond
Principal Geologist, Mott MacDonald



Grant Opportunities for Municipalities

Hazardous Discharge 
Site Remediation Fund

Borough of Madison



HDSRF program

• Partnership between the Economic Development Authority and 
the Department of Environmental Protection

• Grants provided to municipalities to remediate sites for 
redevelopment 

• DEP evaluates the technical eligibility, technical merits, and 
estimated costs

• EDA assesses the applicants financial status, grant eligibility, 
and awards the funding

Focus on municipalities



HDSRF program

• Voluntarily undertake remediation

• Own or hold tax sale certificate on the property

• Adopt a comprehensive redevelopment plan specifically for 
contaminated sites, or demonstrate a commitment the site will 
be redeveloped within 3 years after the remediation is 
completed. 

• Priority of funding for immediate environmental concerns and 
Brownfield Development Areas

09 November 2018Mott MacDonald | Presentation 49

Eligibility requirements



HDSRF Program

• Brownfield Development Area Grant

• PA/SI/RI Grant

• 75% Recreation and Conservation Grant

• 75% Renewable Energy Grant

• 50% Affordable Housing Grant

• 25% RA Unrestricted Use Grant

09 November 2018Mott MacDonald | Presentation 50

Grant funds availability



Approval Steps

• Complete the HDSRF Grant Application

• DEP approves the Grant as technically eligible

• EDA provides a Grant approval letter

• Complete the remediation/redevelopment

• Complete Grant closing documentation

• Wait for the grant disbursement

09 November 2018Mott MacDonald | Presentation 51

(not so straightforward)



HDSRF Grant Application

Application and fee

Certification

Subrogation of Rights

Municipal Questionnaire

Remediation work plan

Cost estimate (follow format provided)

Resolution that municipality is authorized to apply for grant

Redevelopment plan

Deed restrictions based on end use

09 November 2018Mott MacDonald | Presentation 52

General requirements



HDSRF Grant approved

Two case studies from Madison:

1. Former Guerriero Paving – designated for affordable housing

2. Bayley Ellard Field – designated for recreation

09 November 2018Mott MacDonald | Presentation 53

Time to start work!



Operated as a paving and sealcoating 
operation from 1946 – mid-1990s

0.6 acre property located in residential area

Madison acquired in 2004 through tax 
foreclosure

Environmental issues (USTs, contaminated 
fill)
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Madison – Former Guerriero Paving
Case Study 1 – Affordable Housing
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Madison – Former Guerriero Paving
Before

Madison applied for a HDSRF grant in 
2009 for the remedial investigation

Remedial investigation completed in 
2010

Registered and removed three USTs

Madison Housing Authority purchased 
property in 2011 for affordable housing

Requested additional grant for 
remediation in 2012
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Madison – Former Guerriero Paving
Remediation

Madison Housing Authority excavated 
contaminated soil and filled with clean fill 
in 2012

RAO issued for unrestricted use in 2013

Construction of three single-family 
houses in 2013

HDSRF grant payment in 2016 – 50% 
Affordable Housing Grant
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Madison – Former Guerriero Paving
End product – unrestricted use residential



100% PA/SI/RI

 $85,000
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Madison – Former Guerriero Paving
HDSRF Grant Disbursement - $300,000

50% Affordable Housing –

 50% of $430,000 for remediation = 
$215,000



Property was formerly owned by Bayley 
Ellard High School, closed in 2005

Madison purchased fallow playing fields from 
Archdiocese of Paterson in 2009

Plans to redevelop site into enhanced 
recreational capabilities

Environmental issues consisted of 
construction debris and contaminated fill from 
early 1970s
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Madison – Bayley Ellard Field
Case Study 2 - Recreation
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Madison – Bayley Ellard Field
Contaminated Fill Area

Madison discovered contaminated fill 
after purchase in 2009

Remedial actions were proposed in 2013, 
and remediation implemented in two 
phases – parking lot, soil cap for 
additional field

HDSRF Grant application in 2013

HDSRF Grant approved 2016

Revised HDSRF Grant application in 
2017 for actual remedial action costs
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Madison – Bayley Ellard Field
Placement of Soil Cap
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Madison – Bayley Ellard Field
End product – enhanced recreational facility



• Approximately 1 acre was paved in 2013 
to provide parking for field users

• Remainder of contamination was capped 
with clean fill in 2016

• Contaminated material berm along rail 
lines to minimized offsite soil disposal in 
both phases

• Restricted use due to remaining 
contamination - Deed Notice

• HDSRF grant approved 2016
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Madison – Bayley Ellard Field
End product – enhanced recreational facility



100% PA/SI/RI

 $97,000
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Madison – Bayley Ellard Field
HDSRF Grant Disbursement - $516,000

75% Recreation and Conservation Grant 

 75% of $545,000 for remediation = 
$409,000



Grant documentation

Grant agreement

Grant award closing documents

Project description
Project completion certificate
Certification of awarded contracts
Resolution
Proof of site control
Tax Clearance Certificate

Declaration of Environmental Restriction – reviewed and approved 
by EDA before finalized and recorded

Patience
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Final steps after HDSRF approval
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HDSRF Team
Department of Environmental Protection

Borough of Madison Department of 
Environmental 
Protection, Office of 
Brownfield Reuse

Economic Development 
Authority

Mayor Robert Conley
Raymond Codey –
Borough Administrator
Robert Vogel –
Borough Engineer
Roy Redmond - LSRP

Rachel Orobono-
Stopper – HDSRF 
Coordinator

Renee Chavez-Caverly -
Senior Closing Officer
Alexis Krul – Closing 
Officer
Kathy Junghans -
Finance Officer



Roy Redmond, Mott MacDonald
roy.Redmond@mottmac.com

Please contact the above if you would like a 
copy of the presentation.



Thank you



Michael Rogers
Administrator, Summit 
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RIDE SOURCING
Technology Drives Innovation

Creativity Showcase Providing Municipal Services

N J L O M C O N F E R E N C E



NOVEMBER 14, 2018

Residential, suburban  
community, and transit  
hub 22 miles from NYC

SUMMIT, NJ
Population of 22,000

Creativity Showcase Providing Municipal Services



NOVEMBER 14, 2018

200 to 400 space deficit

Options?

COMMUTER  
PARKING  
SHORTAGE

Ongoing Week Day Challenge

Creativity Showcase Providing Municipal Services



PARKING LOT
Parking Option Analysis

100 parking spaces - one acre of land needed

$7 million land acquistion cost (estimated)
$9.5 million cost over 20 years

(set up costs, debt service, annual O&M costs)

$1.54 million in parking revenue (80% annual utilization)
$7.9 million total net cost (estimated)

Creativity Showcase Providing Municipal ServicesNOVEMBER 14, 2018



STRUCTURE
Parking Option Analysis

100 parking spaces
$2.75 million in construction costs (average $27,500/space)
$4 million total cost over 20 years

(set up costs, debt service, annual O&M costs)
$1.54 million in parking revenue (80% annual utilization)

Real need = 400 space parking structure
$11 million
Total cost of $16.5 million over 20 years
$6.1 million in parking revenue (80% annual utilization)
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Technology Offers a  
SolutionWHEN DEMAND  

CONSISTENTLY  
EXCEEDS CAPACITY

Challenge for Parking Infrastructure

Partnership Opportunity  
Program Design
Program Goals & Controls

Creativity Showcase Providing Municipal ServicesNOVEMBER 14, 2018



Initial Ridesharing Program Design

CONTROLS

Creativity Showcase Providing Municipal Services
NOVEMBER 14, 2018

Residents-only, long-term commuter  
and downtown employee

Same price as $4 daily parking

100 PARTICIPANTS
Two trips per day
$2.00 trip for ride sourcing

$5.00 average subsidy per trip

$192,000 annual subsidy cost
(160 participant trips per day @ $5.00/trip subsidy)
$76,800 per year added revenue

(80 open spaces @ $4/workday)



$115,200 average total net cost of program

$2.3 million total net program cost over 20 years

100 PARTICIPANTS

Initial Ridesharing Program Design
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PROGRAM EVOLUTION
Usage Patterns

Up to 100 participants
(October 2016 to March 2017 with Uber)

Up to 150 participants
(April 2017 to November 2017 with Uber)

Up to 250 participants
(December 2017 to November 2018 with Lyft)
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NOVEMBER 2018
Usage Patterns

Current number of participants: 249
(up from 135 in November 2017)

27,846 trips taken over 24 months

1,160 average monthly trips over 24 months

2018 TRENDS
1,550 trips per month
43 average daily morning trips
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Usage Patterns

$206,320 total gross cost

Average cost per ride: $7.13

$156,970 total net cost

Average subsidy cost per ride: $5.13

ACTUAL COSTS over 24 months

Creativity Showcase Providing Municipal ServicesNOVEMBER 14, 2018
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ACTIVE RIDER  
BEHAVIOR
Average trips per week: Four per rider  

40% take five trips per week

70% take three trips per week

Average trip cost: $7.13  

Average trip distance: 1.4 miles

Average trip ETA: Under five minutes

Usage Patterns
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USER SATISFACTION
Usage Patterns

Four surveys administered during  
24 months of program

50% of participants responded to survey

95% of users report very or somewhat satisifed

70% of users ride in both morning and evening

Over 70% of users will drive when not participating in ridesharing program

17% will not wait more than five minutes for a ride  

45% will not wait more than 10 minutes for a ride

60% of users report they will only continue to use  
program if subsidized by City of Summit
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FINAL THOUGHTS
Identify inefficiencies within current  system

Keep convenience and mobility at  forefront of problem 
solving mindset

Public-private partnership opportunity

Find incremental solutions to bigger  problem

Test ideas and survey feedback with key  stakeholders

Scalability and flexible user cost  Incentivize 

behavior change

Creativity Showcase Providing Municipal Services NOVEMBER 14, 2018



Joe Colangelo
CEO, Boxcar





























































Questions?



In an effort to eliminate paper 
waste, digital versions of 
today’s presentation, as well 
as additional resources, can be 
found online at:

www.bit.ly/madisonnjlm



Thank You! 
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