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I. Introduction: 
 
Reva Partners was engaged to review and recommend potential redevelopment 
concepts for the former Alcatel-Lucent property that is comprised of 473 acres 
within the Township of Holmdel know as Block: 11, Lots: 38, 
38.02,73.01,72.02,73.03,73.04.  
 
The Lucent property, currently Zoned OL-1 Office Laboratory, lends itself to a 
variety of land uses that can enhance the Holmdel Community as a whole and add 
to the Township’s tax base. The recommendations within this report provide 
Holmdel with the foundation to take the planning process for the redevelopment of 
the Lucent site to its next logical step, adoption of a Redevelopment Plan and 
disseminating it to the development community.   
 
The Holmdel Township Committee is interested in implementing a plan for the 
property that will benefit its residents and ensures that the property is developed in 
an environmentally friendly manner fitting the character of the community, while 
also striving to maximize the best tax ratable for the Township. The aim of our 
review and analysis is to assist the Township Committee in this regard.  
 

II. Description of the Property: 
 
The characteristics of the property are diverse; there is approximately a 2.1 Million 
square foot building that was built in stages starting in the 1960’s and expanded in 
the 1980’s. This building has only one heating and air conditioning unit and by 
current construction standards is considered inadequate. Due to the age of the 
building, there are potential environmental issues within the building structure such 
as lead paint and asbestos.  The site has roughly 4819 parking spaces situated on 
the portion of the property known as “Ring Road”.  Other buildings known as the 
Wave Guide Building, Ocean Simulation Facility, Service Building, Chemical 
Storage Building, Open Area Test Site (OATS), Roadway Sand Storage Building, 
Earth Station Building, Lab Clear Waste Treatment Plant, Emergency Generator 
Building, Cooling Towers, Lab Clear Waste Pretreatment Plant and Wastewater 
Pump Station are located near the main building on the property.  
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There are several charming characteristics to this property, one being the two 
ponds that are located on either side of the “Ring Road”.  One of the ponds is 
inhabited by bass fish, while the other one has a white bridge crossing it, providing 
a wonderful setting for weddings or to watch the sunset.  Both ponds complement 
the large tracks of wooded areas and acres of open land located on the remainder 
of the site, adding to the peaceful nature of the property and tying into the 
character of Holmdel.  While at the southern most portion of the property, there are 
several former baseball fields that provide a park-like and picturesque setting. 
 
The Lucent Property is served by the following utilities: its own sewer system that 
connects to Bayshore Sewage Authority. The potable water is supplied by NJ 
American Water Company and a well water system. The property's electric is 
supplied by Jersey Central Power and Light and natural gas is supplied by NJ 
Natural Gas Company.  
  
 

III. Environmental Concerns: 
 
A Phase I Environmental Assessment should be performed on the site and building 
structures to determine if there are any potential environmental issues. As part of 
the environmental process, test pits may be necessary at the rear end of the 
Lucent property where debris and concrete allegedly have been buried.  
 
Depending on the findings of the Phase I assessment, a Phase II Assessment 
Investigation and Remediation Plan may become necessary. A Phase II plan 
would include a remediation and work action plan. According to law, it is the 
property owner’s or polluting party's responsibility to pay for any and all remedial 
work necessary and to provide the property a No Further Action (NFA) letter from 
the NJDEP.  
 
As part of the due diligence, a wetland delineation would be required for review 
and approval by NJDEP to determine how much of the 473 acres is considered 
Wet Lands and not buildable.  
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IV. Redevelopment Activities: 
 
The Mayor and Township Committee appointed a Citizens Advisory Committee for 
the Lucent Property. This Committee was made up of a diverse group of Holmdel 
residents including some that had worked at Bell Labs/Lucent. The Committee held 
21 meetings and provided the Mayor, Township Committee and Township 
Administrator with recommendations on how the property could be re-utilized or 
redeveloped.  Their report which was presented to the Mayor and Township 
Committee on July 24, 2008 mentioned keeping the existing building and provided 
uses that would potentially fit within the existing structure i.e. conference center, 
office, residential and Open Space.   
 
There have also been several developers that have approached the community 
with ideas on how they would redevelop the Lucent Property.  The first one was 
Preferred Real Estate; their proposal was a mixed-use development comprised of 
office space, a data center and several hundred 
units of age restricted residential. It is our belief that 
the residents of Holmdel were not receptive to the 
large number of age restricted residential units 
Preferred Real Estate had proposed because of the 
location of where the development would have 
occurred and it would have ruined the landscape for 
those driving by.  They proposed the construction of 
residential units some of which were within 400 feet 
of Crawfords Corner Road.  The residents objected 
to homes being constructed in such close proximity 
to Crawfords Corner Road and would have 
preferred a more substantial buffer area along the 
significant road way. Preferred Real Estate chose 
not to pursue the project.  
 
Currently, Somerset Development is the contract 
purchaser for the Lucent Property and is also 
interested in developing a mixed-use project.  In 
September, Somerset held a meeting with the 
residents of Holmdel to introduce their ideas on how they would redevelop the 
property.  Their plans include keeping the existing 2.1 Million Square Foot Facility 
and utilizing it for retail, Hotel Conference Center with 300 rooms and an Ice 
Skating Rink among other proposed uses.  Additionally, 600 residential units were 
proposed to be constructed adjacent to the existing structure. 
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V. Recommendations: 
 
Reva Partners met with Mayor Serena DiMaso and members of the Township 
Committee; Deputy Mayor Alan Bateman, Committeewoman Janet Berk, 
Committeeman Larry Fink, Committeeman Rocco Pascucci, and Committeeman 
Elect Patrick Impreveduto along with Township Planner Paul Phillips and the Co-
Chairs of the Citizens Advisory Committee for the Lucent Property. The information 
they supplied us played a major part in the formation of our recommendations. 
 
Given the costs of retrofitting the existing building we recommend that the existing 
structure be demolished at the current property owner’s expense if the property is 
to be conveyed to the Township. We also recommend that any existing 
environmental concerns within the building and on the site be remediated by the 
existing property owner as well. 
 
Reva Partners is pleased to recommend and suggest the property be redeveloped 
and utilized as follows. No matter what the end uses, Holmdel should pursue a fully 
integrated design of the entire site that potentially includes:  
 

♦ Coordination of land uses proposed on site as well as on adjacent 
properties including but not limited to environmental features and road 
network.  

♦ Private 18 Hole Golf Course 
♦ Privately owned homes buffering the golf course on 4-5 acres of property 

approximately $2-3 Million in price.  
♦ 150 Age Restricted (50 & Older) detached homes 
♦ A State of the Art Equestrian Center  
♦ Two-Three Story municipally occupied buildings that encompass the 

Township offices, Library, Police Department and potentially the Fire 
Department and EMS. 

♦ A World Class Community Center with an indoor pool, Senior Center, 
basketball courts, tennis courts and a revolving stage that could be used 
indoor or outdoor. When the stage faces outdoors it turns into an 
Amphitheater for concerts or plays in the park.  

♦ 100,000-150,000 square feet of Professional/Medical Offices. 
♦ Ancillary retail within the area of the municipal complex and community 

center. 
♦ Movie Studio – this would create jobs for Holmdel residents, tie into 

Holmdel’s Theater program, providing a setting for movies to be filmed on 
and an educational opportunity for Holmdel residents/students.  

♦ The Ball Fields should be restored to a State of the Art show place for the 
youth of Holmdel. Two multi use synthetic fields could be used for soccer, 
baseball, football, softball, etc… 

♦ The two ponds located within the “Ring Road” area should be utilized for 
recreational purposes and be tied into the Community Center.  For example 
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in the summer months there can be fishing, row boating or kayaking and Ice 
Skating in the winter months.  

♦ With regard to the Ramanessin Brook, we recommend a walking 
trail/resalite running path for walking, jogging, and bicycling. Such a trail is 
envisioned to run the length of the property and potentially continue along 
the brook.   

 

 
 
It is Reva Partners opinion that most of the 473 acres remain accessible to the 
entire Holmdel community to enjoy as parks, ball fields and open space. This 
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would complement F&F Farms and Bayonet/Cross Farm that are adjacent to this 
property that Holmdel currently owns and will continue to operate as preserved 
open space. 
 

VI. Public/Private Partnerships: 
 
In order to achieve the aforementioned recommendations the Township may wish 
to consider a public/private partnership with Alcatel-Lucent.  This would consist of 
the Township adopting a redevelopment plan for the Lucent property.   The 
Township would work closely with Holmdel residents and Alcatel-Lucent in the 
creation of the redevelopment plan, the Environmental Phase I and Phase II 
assessment and re-zoning of the property.  If the Township takes the lead to 
undertake the redevelopment process there may be Federal, State and County 
resources available to assist them with the cost of the necessary studies and 
planning efforts. Obviously, Lucent would also participate in funding the effort.  For 
example: Holmdel might be able to apply for a Smart Future Planning Grant 
through the Department of Community Affairs Office of Smart Growth. NJDEP may 
provide funding for environmental assessments and remediation.  
 
Once the redevelopment plan is complete, a Request for Proposal (RFP) can be 
issued to solicit developer interest to redevelop the Lucent property within the 
planning framework presented in the Township's plan.  By issuing an RFP, 
Holmdel may end up with more than one developer redeveloping the property thus 
providing the Township with multiple options to choose from.  
 
Another option Holmdel may wish to consider is to purchase the property outright. 
Having site control will enable more flexibility in implementing some of the public 
amenities envisioned by the Township. The process would be similar to the 
redevelopment plan option except Alcatel-Lucent would not be involved. With 
financial resources being scarce, Holmdel may not be in a position to purchase all 
473 acres, but may consider purchasing a portion of the property.  The funding to 
purchase a portion of the property might be obtained through either New Jersey 
Open Space or Green Acres Programs. If Holmdel were interested in purchasing 
the whole property, The State Economic Development Authority (NJEDA) may be 
a resource to help obtain the capital necessary to assist with the purchase.  
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VII. Addressing COAH  
 
Reva Partners understands that Holmdel Township is concerned with its COAH 
obligation. The nature of how this site is developed will assuredly impact Holmdel’s 
COAH obligation if it is not used in its current configuration and use. Reuse does 
not appear likely. However, any redevelopment of the site should provide for and 
satisfy any new COAH obligations. i.e. set-a-side-housing and/or a contribution in 
lieu of construction to ensure that Holmdel's obligation can be met without an 
undue burden on its taxpayers. The best development practice is to mix the 
affordable units throughout the entire project and not to concentrate them in a 
particular portion of the site. All affordable housing issues should be designed to 
meet COAH's rules and regulations at the time.  
 

VIII. Conclusion 
 
Given the magnitude of a project of this size, we feel it is best to investigate all 
available resources and potential funding sources to the Township. Reva Partners 
is able to identify some of these resources and assist with the redevelopment plan 
for the Lucent Property.   
 
Reva Partners would like to thank the Mayor and the Township Committee for the 
opportunity to provide them with Economic Development Services for the 
Redevelopment of the Lucent property.  We look forward to working with you 
further on this project and others. 
 

 


