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MORRISTOWN PARKING AUTHORITY TO OPEN 
MORRISTOWN, NJ’S FIRST LEED-CERTIFIED 

“GREEN” BUILDING IN FALL OF 2008 
 

Sustainable office building and public parking garage to house not-for-profit 
organizations including The Geraldine R. Dodge Foundation 

 
Construction of 14 Maple Avenue to address reduced energy  

consumption; clean, renewable energy; air quality; water conservation 
 

 
 

 
Morristown, NJ – One of New Jersey ’s “greenest” buildings , and Morristown, 

New Jersey ’s first building to become certified under the U.S. Green Building Council 
LEED scale (Leadership in Energy and Environmental Design), is currently under 
construction and scheduled for occupancy in October of 2008.  The combination four-
story office building and public parking garage at 14 Maple Avenue  is being built by the 
Morristown Parking Authority  (MPA) and it will house several not-for-profit 
organizations in addition to serving as the MPA’s new headquarters.  The project also 
provides an 791-space, multi-level parking deck just steps from the Morristown Green. 

 
According to George Fiore, Executive Director of the MPA, the impetus for 

constructing a green building came from the environmental interests of the tenant that 
will occupy the top two floors, The Geraldine R. Dodge Foundation .  “Seeking not-for-
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profit organizations as tenants for our new headquarters, we first approached the Dodge 
Foundation,” says Mr. Fiore.  “Dodge urged us to consider constructing a building that 
would achieve LEED certification, a goal that dovetailed with our interest in green 
development in downtown Morristown.” 

 
According to the Dodge Foundation’s President and CEO David Grant, “Among 

the core values of the Dodge Foundation has been a commitment to the environment, 
including the creation of sustainable communities.  Thus the idea of moving to a green 
office space in a downtown area grew out of a desire to live our values as carefully as 
we fund them.  The Morristown Parking Authority embraced this ideal.  It has been a 
great pleasure to work with them over the past several years to create a building which 
is not only practical but also educational.  We hope it will instruct and inspire everyone 
who enters it to learn more about green design.” 
 

In addition to the Morristown Parking Authority and The Geraldine R. Dodge 
Foundation, 14 Maple Avenue’s 35,000 square feet of office space – on the block that 
was once the site of Epstein’s department store, will provide offices for the not-for-profit 
organizations The Seeing Eye , the Fannie E. Rippel Foundation , the Morristown 
Partnership , and the Arts Council of the Morris Area . 
 

LEED Certification 
 

LEED is the Leadership in Energy and Environmental Design Green Building 
Rating System developed by the U.S. Green Building Council with input from 
professionals throughout the building industry.  The guidelines were introduced in 2000 
and continue to be expanded and revised.  LEED is a nationally recognized standard for 
the design, construction, and operation of high performance green buildings.  Its rating 
system is based on achieving a certain number of points within five major categories:  
sustainable site development, water savings, energy efficiency, materials selection, and 
indoor environmental quality.  Depending on the number of points achieved, a building 
can attain basic certification or be designated as Silver Certified, Gold Certified, or the 
highest level, Platinum Certified. 
 

As of Spring 2008, there were 31 buildings in New Jersey that have LEED 
certification, including nine that have been awarded Gold Certification and one that has 
achieved Platinum Certification.  The stakeholders in 14 Maple Avenue are planning for 
the structure to achieve a minimum rating of Gold and possibly Platinum certification.  In 
order to achieve the greatest level of sustainability and the highest certification, the 
project architects for 14 Maple Avenue, Minno & Wasko Architects and Planners of 
Lambertville, New Jersey, are incorporating in the construction: 
 
High-performance envelope:  14 Maple Avenue is being built within a “high-performance 
envelope,” meaning it will successfully integrate a number of energy efficient designs 
and features into the shell of the building (outer walls, ceiling, roof, windows, doors and 
insulation) to block the outside temperature, increase access to more natural light, and 
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regulate the amount of moisture, dust, allergens, noise, insects and pollutants that get 
in.   
 
High-performance windows:  specially designed and glazed glass windows that allow a 
high level of visible light transmission while eliminating heat gain, assisting in the 
reduction of cooling load and electricity usage. 
 
Sunshades:  aluminum screens on the building exterior designed to block summertime 
solar heat gain and allow solar warmth in winter, reducing cooling demand in summer 
and heating demand in winter.  Contractors have already experienced the effectiveness 
of the sunshades, noting that they have never worked at a cooler construction site 
during 90 degree summer days. 
 
Photovoltaic panels:  solar panels on the garage roof designed to supplement the 
electricity for the garage and offices. 
 
Geothermal wells and ground source heat pump:  wells were drilled to a depth of over 
500 feet beneath the parking garage enabling geothermal heat pumps to take 
advantage of the near constant temperature of 56 degrees at that depth to heat or cool 
the building.  Pipes are buried in the ground and inside these pipes a fluid is circulated 
(much like antifreeze in a car’s radiator); it is a closed loop system so that the fluid flows 
down one side of the tube (cooled or heated, depending on the season) and flows back 
up the other side of the loop. 
 
The largest Biowall (Living Wall) in the United States:  a three-story Biowall, the largest 
in the United States, will be located between the two floors occupied by The Geraldine 
R. Dodge Foundation and the roof entrance to the building.  This living wall, a vertical 
garden in layers of porous material attached to a concrete wall, will be connected to the 
building’s HVAC system and fans will pull air through the wall into the office spaces 
throughout the building depending upon the humidity and temperature in the rooms.  
The plants’ roots act as a natural air filter which remove VOCs (volatile organic 
compounds) and CO2 (carbon dioxide) from the air as it passes through the wall into the 
building’s office spaces, providing clean air and a healthier indoor work environment. 
 
Vegetative roof:  a green roof system, covered with vegetation and including a special 
soil medium, waterproofing membrane and drainage system, will help reduce air 
pollution, conserve energy, absorb and reflect ultraviolet radiation from the sun (which 
contributes to roof degradation), and protect against extreme temperature fluctuations 
that cause roofs to expand and contract, and eventually fail.  While the green roof will 
mitigate if not eliminate storm water run-off, it will also provide aesthetic and wildlife 
habitat benefits. 
 
High-efficiency HVAC:  by utilizing the benefits of geothermal wells and high-
performance equipment, the HVAC system will be over 45% more efficient than 
minimum energy code requirements. 
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Lightshelves:  interior “shelves” at window locations used to reflect daylight deep into 
interior spaces, allowing more daylight and limiting need for electric lighting during 
daytime hours. 
 
Lighting controls:  sensors will detect occupancy of spaces and light levels in order to 
limit the use of electrical lighting. 
 
Interior design and decoration:  as many recycled, locally/regionally manufactured 
materials, rapidly renewable, and low- or non-toxic materials as possible will be 
incorporated.  Some examples of green materials include bamboo and cork, rapidly 
renewable materials that are used for floors and desks, and recycled paper and cloth 
used for fabrics, counter tops and, in some cases, insulation.  Additionally, only green 
(non-toxic) cleaning products will be used in the interior of the building which will 
maintain the integrity of the green workspace. 
 
Building materials reuse:  CitiLog, a New Jersey-based firm specializing in salvaging 
and recycling wood, identified and reclaimed all salvageable beams and building 
materials from the former Epstein’s department store, a 90-year institution in downtown 
Morristown.  These will be included in the décor of the offices. 
 
   
 According to the Morristown Parking Authority’s George Fiore, the base cost of 
the core and shell of the building is approximately $8.3 million.  “The cost will yield long-
term value, not only in monetary savings but also as a healthier work environment 
leading to greater human productivity,” says Mr. Fiore.  “We believe that this will be a 
good home for the MPA and our neighbors and that it will also serve as a model for 
other public agencies.”  
 

The Dodge Foundation’s David Grant notes, “While the green features of 14 
Maple Avenue are not yet common in buildings in the Northeast – certainly not 
altogether – there is nothing particularly experimental about them; they have all been 
tested and proven effective elsewhere.  The Biowall, however, marks a relatively new 
frontier in green building design that will be immediately thought-provoking for people 
entering the Dodge offices and something that will symbolize what green buildings have 
to teach us.  Here, in a living wall, is a connection between human health and the 
natural world, an illustration of the beauty and efficiency of natural design, and a core 
principle of sustainability:  we will tend to the plants, and they will tend to us.” 
 
 

Tenants of 14 Maple Avenue 
 

The Morristown Parking Authority  (MPA), established by the Town of 
Morristown in 1956, is a body corporate and politic of the State of New Jersey.  The 
fundamental purpose of the Parking Authority is to build, maintain, and operate a 
responsive and dependable public parking system to meet the needs of the Town of 
Morristown and its constituents. 
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The mission of the Geraldine R. Dodge Foundation  is to support and 

encourage those educational, cultural, social and environmental values that contribute 
to making our society more humane and our world more livable.  Through the foresight 
and generosity of Geraldine Rockefeller Dodge (daughter of William and Almira 
Rockefeller), the foundation bearing her name was created in 1974.  Her will provided 
for the Trustees to set the policies and direction of the Foundation’s work.  For more 
than 30 years, the Geraldine R. Dodge Foundation has nurtured people, ideas, and 
institutions which transcend self-interest and contribute to a sustainable human society 
and the environment which shelters it.  
 

The Seeing Eye, Inc . pioneer and innovator of dog guide services, is the oldest 
school of its kind in North America.  Twelve times a year, as many as 24 students – 
people who are blind or visually impaired – come from all over the United States and 
Canada to spend up to a month training with a new Seeing Eye® dog.  Students range 
in age from 16 to senior citizens, their home environments may be rural or urban, and 
they may be homemakers, volunteers, or judges.  But they all have this in common:  
They are motivated by a sense of independence and armed with the knowledge that 
Seeing Eye® dogs will provide an extra edge to attain success, however they may 
choose to define it. 
 

Julius S. Rippel was a visionary who prospered as an investment dealer until his 
death in 1950.  His Last Will and Testament generously provided for the incorporation of 
the Fannie E. Rippel Foundation , named in memory of his wife.  Mr. Rippel 
empowered future Trustees to assess the ever-changing healthcare environment and 
make grants promoting the public good.  Today, while the U.S. spends twice per capita 
on healthcare when compared to other industrial countries, it ranks last on mortality 
metrics. Even worse, the National Scorecard on U.S. Health System Performance, 2008 
finds that the U.S. is losing ground in providing access to care.  The Fannie E. Rippel 
Foundation believes that major advances will require substantially new ways of thinking 
about how we define and maintain our health, as well as how we structure and deliver 
healthcare that promotes individual resilience and vitality.  As such, the Foundation’s 
mission is to strategically invest its limited resources to seed innovation, catalyze 
change, and create model processes that will lead to improvements in health. 
 

As the Special Improvement District (SID) of Morristown, The Morristown 
Partnership  is responsible for the revitalization and general upkeep of the town's 
central business district.  Along with the responsibility of recruiting businesses to 
Morristown and keeping them there, the Partnership also keeps statistical information 
and contributes to the beautification, ease of use, and community relations of the town.   
 
 The Arts Council of the Morris Area  is a private, not-for-profit organization 
founded in 1973 and committed to enriching and transforming the life of every individual 
through the arts.  Throughout its 35 year history, the Arts Council of the Morris Area has 
advanced its mission of fostering the artistic and cultural vitality of the Morris Area 
through programs and services designed to encourage participation in and support of 
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the arts, provide services to arts organizations and individual artists, and foster lifelong 
participation through arts education, community arts initiatives and outreach programs. 
 
 

Design, Construction, and Consulting 
 

Minno & Wasko Architects and Planners  is a sixty person design firm located 
in Lambertville, New Jersey.  The firm’s staff includes architects, planners, interior 
designers and structural engineers.  The firm specializes in private sector, large, mixed 
use redevelopment and downtown projects, many of which have a residential 
component. Minno & Wasko’s focus on downtown and redevelopment work is another 
aspect of their commitment to sustainable design and making smart choices about 
where people choose to live and work. 

 
Desman Associates , with offices in New York, Washington DC, and other cities 

throughout the country is a leading national specialist in transportation improvements 
and the planning, design and construction administration of functionally efficient, 
attractive and cost effective parking facilities. Since the firm's inception in 1973, Desman 
has served public, private and institutional clients and owners throughout the U.S. and 
abroad and has provided planning, design, and restoration services for over 1,500 
parking projects. 
 

Wm. Blanchard Co.  is a leader in building construction.  The firm is the oldest 
builder in New Jersey, and an on-going family enterprise since 1860.  Its ability to 
compete and grow for six generations is an achievement in itself.  It reflects Blanchard's 
continuing place in the forefront of its industry.  Today, Wm. Blanchard Co. approaches 
construction management with increased technical strengths, greater resources, and a 
solid commitment to fine work. 
 

Rocky Mountain Institute ® (RMI) is an independent, entrepreneurial, nonprofit 
organization fostering the efficient and restorative use of resources to make the world 
secure, just, prosperous, and life-sustaining.  RMI staff shows businesses, communities, 
individuals, and governments how to create more wealth and employment, protect and 
enhance natural and human capital, increase profit and competitive advantage, and 
enjoy many other benefits — largely by doing what they do far more efficiently.  

 
JSA is an architecture and engineering firm located in Pittsburgh, Pennsylvania.  

Its staff includes architects, planners, interior designers and engineers.  The firm 
specializes in private sector, retail, higher education and office projects.  Tim Lawler , a 
former Principal of JSA and independent engineering consultant, has over 35 years 
experience in green and energy saving design, including heat collection by means of 
solar collection and heat pumps, integration with thermal storage using water, ice, rock 
storage and building mass; evaporative cooling eliminating the need for mechanical 
refrigeration; use of nearby ponds and hybrid systems where winter conditions permit 
use of heat rejection for cooling without refrigeration compressor operation and heat 
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recovery and re-use systems ranging from power generation exhaust and engine jacket 
water. 
 

Wallace Roberts & Todd  (WRT) is a planning and design practice acclaimed for 
its interdisciplinary approach, environmental ethic and innovative ideas.  WRT's clients 
benefit from the specialized skills, experience and knowledge of their team of 
professional planners, urban designers, landscape architects and architects who 
develop comprehensive master plans, detailed area plans, and the design of buildings 
and landscapes that enhance institution while improving its functionality.   
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