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SUMMARY AND OVtiRVIEW

l'he redevelopment proposcd by BNE Real lrstate Gror,rp conternplates thc rcdeveloprlerrt
of a 18.30 acre tracl of lancl located within the West Orangc l..xecLrtive Crllice Park tbr a

residential conrn.turtitl'conlaining a total of 425 multi-farlil1,'housing r.rnrts including 64
''allbrdable'' housin g units.

'l-hc cttrrent redevelopnrent plans anticipate the demolition ol-thc cxisting ol'ljce builclings
on the redcvelopntent propetly ( 100 Exccuti'n'c Drive and 200 lrxecutil'e Drivc) in urdcr to
cotrstruct a mLrlti-firmily residcntial developrnent containirrg 361 "markct' ancl 64
"affbrdable" housing units. 'l'he 

361 "rrarket" Lurits r,vill be comprisccl ol'167 one-bcdroorl
r-rnits witl-r an average monthl,r'rcnt o1'$2.240 and 194 tn,o-bcdroorn ur-rits vvith an a\,crage
monthll' rent ol'$2.820. 'l-he 64 '"a1'lbrdablc"housing units 'nr,ill inclr-rclc l -i one-bcclroonr
Lrnits.38 trl'o-bcclroonr units ancl 13 three-bcdroom ur"rits ancl r,r,ill ltavc ntor-rthlv lents
al'lbrclablc to falttilies r.rith "r'ery lou". "lou"'ancl'^ r-noclerate" ir-rcomcs. r,rith an a\eralrc
monthll,rent ol'$880.

The proposcd residcr-rtial redevelopnrent rvith 876 anticipatcd rc:sidents. noulcl have arr
allocated share of thc 'fownship's's tax-sr-rpported. rtrunicipal sen ice cosr.s alnounting to
$611.450 had it bcen cotnplcted and occupiecl during 2020. tJtilizing the updatccl
demographic ntultiplicrs published by'the Center fbr tJrban l)olic1' Rescarch (CitJPR). thc
36I"rrarkct" housing utrits u,ould be cstinratcd to gcncratc I.{ public school children. uhilc
thc 64 "af lbrdable" housing ut.tits arc cstimatecl to gencratc 3l pLrblic school childrcn. lor.iL
total o1'45 public school studcnts.

1-hc proposed rcsidential rcdevclopment is locatec'l on pfopefties that have becn clcsignatccl
b1 thc'founship of'wcst orangc as being rvithin an "Arca in Neecl of R,:devclopn.rcnt".
Pltrsttatlt to the'ternts ol'the approl'ed l"inancial Agreemcltt. thc reclc'n'cloper is rcrlLrcstiug
IOt-lg-lertrl tax exelltptior-r u ith in-licu pavurents pursuant to tltc prgr,isigls ol'tlte L91c'l'c11
Tax F.xenlptiolt Lau. as sct firrth in,\.,/.,S..,1. 10.1.20-l et .\'aq.. anc'l the Rccle.,'eloprncnt,\rcu
Bond [iinancins [-an. as sct lorth in,\'.,/,S.1. 10t;12.1-61 ct .stq.

Ulrcler tlle tcfllls o1'thc approvcd Iritrancial Agreerncnt. the conrpletccl redcr clep1tcll q oulcl
pa)'allillitial Attnual Scn'iccCihargcec}ralto10.5perccntol',\nnual GrossRevcnLrcs'l'hc
total antlual par nrctlts to thc 

-fori'nship 
ol'West Oriinge anoull to $ 1 .071 .1 :i9. exclrrsi'c .1'

RAB dcbt senice pi_ult.rcl.lts of $111.580.

'l'hc 
At-ttlt"tlll Senicc Chargc altcl Aciurinistrativc Irccs gcnclatccl ftrr the'l-or,rlsltip.l'\\'cst

C)rangc. crcluc'lin-q ItAII pii)rncnts. an-ritLrr.rt 1o $1.071.1_59 ancl arc 5.29 tintcs the rnLrnicipal
ti.lx revclltlcs ol'$2t)2.65(r that the 'l'orinship cLrrrcntlr"reccivcs lior1 thc rccieycl.p'crrt
;rroperties ancl arc !.39 tinrcs thc rcvenucs lhat the 1-o*nshi1-r q.ould recciye g'i1h grclipa^
taxes' 'l'hc atltrttal pa1'tleltts to thc Tou.nship ($1.071.159) arc 1.75 tintc$ tltc n.[rnicipal
scrvice costs ol'$611.2150 allocatccl to llie conrpletccl rcclevclopntcnt. rieldiltg .n a'.ual
rcvclllle sttrpllts o1'$4,59.709 1br nttu-ricipal opcrations. plus the seneraliop o1'alrtr-r1l RAI]
dcbt servicc paYnlellts o1'$ll4.5fl0 rvhich arc sLrlllcienl fbr thc pat'nrcnt of $2.000.000 lirr
roadu,av and othcr irnprorrenrents.

)



PIIO.I ECT DE,SCRI PTION

'l'hc dcveloptnettt thirt is thc subjcct o1'this llscal asscssnrcnt irrr,,olves a proposal lirr thc

reder"elopurent of a 18.30 + Ltcre tract o1'lanc'l locatccl rvithin the West Orangc [xecLrtil'c Ol'flcc l,ark

in the 1'ownship o1'West Orangc. -l-he 
currcnt concept plan that has bcen prepared 1br thc sub.jcct

property'anticipates the redevelopment o1'the subject properl.v in orclcr to construct a multi-lallill

rcsidential dcvelopmetrt cotrtaiuing a total of 425 residential units locatcd in elevator-servicccl.

tlrulti-story buildings. alons r.r'ith on-sitc parking. a clubhousc and snin-rnting pool.

The 425 residential units includc 361 ''nrarket" priced rcntal Lrnils r54 "aflbrclablc" Itor-rsing

Lrnits. 'l'hc 361 "rrtarket uuits u,ill be comprised ol'1 67 onc-bedroom units n ith an avcragc ntonthll

retrt ot'$2,240 ancl 194 tr,l'o-bedroom units with an average nronthlv rcnt ol- $2.820. l-he 64

"allordable"hottsit-tg r-rnits rvill inclLrcle 13 onc-bcclroonr units.38 tno-bcc'lroorl ur-ri1s and l.l thrcc-

bec'lroonl units and r,vill have tnonthll'rents calculatecl to be al'tbrdablc to fiLnrilics,ul'ith "r'en. lon""
"lorr"'attcl" tloclerale" iucc'rnies in an cstintated avcrage monthlv rcnt ol'$880.

Based ttpon the cttrrettt plans, unit rnix and anticipaled rents. tltc cornpletion and occLlplurc\

o1- the market and aflordable con-rpouents of thc proposed rcsiclential recJcvclopment u,oulc'l bc

expccted to geuerate atotal rcntal ir.rcome (gross potcntial rcnt) of !t11.729.760. 'lhis inlbr.malion

is lirrther detailcd in the lbllorvins tabr-rlation:

Proposed ltesidential li.edevelopmcnt
in West C)r:rngc Ton'nship

Annual
l{cntal lncorne

$26.8 8i)

$33.8.+0
s30,620

$ 8,s80
s 1 0.560

$ 1 2.540
s 10,560

s27,59e

Agercgate
Rental Incornc

$i 4.488.e60
$ 6.56,1.e60

$I1.0si.e20

s 1 1 1.540

$ 401 .280
$ 1 61.020
$ 67.5.8,10

$11.729.760

[-rnit l'] pe

Market
AP-f-1BR
AP't-2ilR

SLrbtotal

Allbrclable
APT-I BR
,,\P'I'-2BR
r\P'f -3BR

SLrbtotal

(.1rc'ruga )

(Avarugc')

No.
[,rnits

167

19,+

361

1a
IJ

38

t3
64

42s

Monthlr
Rcnt.

$2.240
s1 R?0
v:

s2,5 5 2

$ 715

s 880
q I oJS

5 ,Y8/]

s2,3 00

J

Total (,,1r,crrrgc)



Population Dcterminants

The population estimates 1br the proposcd re siclcntial developrlcnt irr Wcst Orzrnge 
-lbn'nship

havc been prepared utilizing the dernographic multipliers fbr resiclents o1'recentll'occupied housing

units in Ner'r'.Tersev that is providecl in a recent (updated) Noventber 201 tt study entitlcd. Who Livcs

in New Jersey lloLrsing. which was prepared by tltc Center lirr LJrbarr Policy Research (CIJPI{).

lldward .T. Bloustein School o1'Planning & I'}ublic Policl, at I{r-rtge rs. 'l'he Statc Universitr'.

Market Housing Units - LJtilizing the "updated" (IUPR data. this ar.rall'sis r-rtilizes the Nor

Jersey multipliers 1br the housirrg types that are rlost similar to thc proposccl housing unils.

Accordingly. the stalen'ide clenrographic multipliers have bee n applicd to thc "nrarkel" rental housins

Lttlits are the rental n-rultipliers lbr onc- ancl trvo-bcclroorn rtrulti-lirntily rcntal r-rnits situatecl in

buildings contaitriug 50 or nrore units. l-his inlbrmation indicatcs that thc "nrarkct" hoLrsing r-rnits

*'ould be expectcd to bc occr,tpied by' 1.551 to 2.355 residcnts per ltor,rsir.rg r.rnit. ir.rclr-rding (.r.00.1to

0.06,5 public school children pcr l-rousing unit.

Affordablc Housing Demographics - In acldition 1o thc "markct" pricecl hor.rsing units. tlic

developlllent proposal also cotrlains 64'"allbrdablc" (Mt. t.aLrrcl) hoLrsing units to be reserved ancl

pricecl to be allordable 1br lorvcr-inconre households in accordancc u'ith aflb,rdablc hoLrsing

regttlatiotts. To thc exteltl that the 6rl "altbrdable'' (Mt. l-aurcl) hoLrsing lrnits have :;pecilic

occllpallc\'. iucoure. and pricing rcstrictions. the "CLJPR" survcy plor,ides scparate dentographic

nrLrltiplicrs fbr lo$'- and utodcrate-incotnc hor:seholc'ls in Neu'.lcrser,. I'lte clertrggrapltic ltgltiplicrs

1or thc 64 onc-. tuo- atld three-bedrttont. rentcr-occLrpiccl. "al'lbrclablc" hur-rsing glits (Aprpelclir

3)arlticipatc 1.392 to 3.,59lpcrsons pcr r,rnit inclLrcling 0.088 to l.Ofi7 public schosl chilclrcn pcr

"a1lbrdable" hor-rsing Lrnit.

Iistimated Population

1-he applicatiorl of the upclatecl CLJPR demographic nrLrltiplie rs to the 36l"ntarket" l.rousipg

utlitsu.ottldf ieldanestit.llateol-71(rpersonsand l4pLrblicschoolchilc'lrer.rlltilctlteapplicatiolol'

llle "lou'- aucl trloderate it-lcot-t-tc" dcntographic nrultipliers to thc 6;l "al'lirrdable'' 5ousilg r-1-tits ri.oLrld

restrlt in atl eslinlate of 160 pcrsons. inclucling 31 pLrblic school chilclrcn. Corr-rbilecl. thc "nrarkct"



ancl "altordable" units ri'ithiu the completcd resiclentizrl clevcloplncllt u,ould be estimated to bc

occr.rpied by a total of 87(r persons inclr"rding 45 public school childrcn:

Proposed Residential Redevelopmcnt in Wcst Orange Torvnship
Estimated Population - Updatcd 2018 CUPR Dcmographic Multipliers

Market
Apt-1BR
Apt-2BR

SLrbtotal

Aflbrclable
Apt-1BR
Apt-2BR
Apt-3BR

Subtotal

'l'o1al

No.
Uuts
167

194
361

1.551

2.3 55

1.983

0.004
0.065
0.039

PopLrlation Per LJnit
Total Public

Palr School

I : s1 i r.nated Pop_U]_a!1o4'l'otal Public
I'op. School
259 I

I

i6
l4
a1JI

45

ilJ
9,5

47
r60

13

38

l-t
a

1.392 0.088
2.5 r 1 0.408
3.s91 1 .087
2.484 0.469

451

716

876

_13

l.t

425 2.059 0.1 04



MT]NICIPAL SERVICB COSTS

'fhe flscal cllbcts allticipatcd to rcsult liorn the proposcd rcsiclential dcveloprncnt in thc
-fownship 

of West Orange and the acldition oi'876 ne."r rcsiclents havc bcen analyzcrl in tcrnts ol'thc

cost of the various municipal services that the 1-ou,nship currcntlv provides to the residential ancl

non-residet'rtial properties located rvithin the Torinship. Bef orc thc datzr and relatior-rships

indicated in Table 1 niay be utilizecl. certain ad.justments must be nradc to scparate itrs rcsiclcntial ancl

tton-residcntial contpouents. As nray be secn in'l'ablc 1. the'l'o*nship's residcntial propcrtics.

u,hich include Class 2 Rcsiclential and Class zlc Apartn-rent propertics. rcprc:scnt 94.:il percent of thc
-for,vrtship's 

total propertics. 83.89 percent of the'l'onnship's total valLratiorr. and nould be assignccl

89.20 percent of thc -fon'nship's total tax-supportcd costs. In this rcgard. $55.1i9.740 of \\'csl

Orange -fowrtship's total 2020 tax-sr.rpportcd local Llse appropriatior.rs o1 $61,81:i.549 noLrlcl bc

attributed to Wcst Orangc's residential pl'opr.l'tics.

Residential Costs - Whcn the rcsiclent-based. tax-supportccl municipal approprialions ol'

$55.139,470 are allocated anroug Wcst Orange Township's estirnatcd 2020 resiciential popLrlation

o1'47.406 residents. an avel'age per capita. tax-supported cost appropriation amourrling to $ I .1(r3 is

dcrived. Concctttratcd. highcr clensitl' residential developn-rcnts. and particr-rlarly irtr,estor-ou necl ancl

prol'cssionalll'-ttranagcd. incotne-prodtrcing Class 4c (apartntent) propcrtics. rlhcre nrau\ scr\ lccs

(streets aud roacl nrait-ttct-tiurcc. suo\\' rcnrol'al. garbage collcctirln. ctc. ) afc providccl b1' thc propcrt\

o\\ller. uill t1'pically'har,e "t-narginal" costs tltat are approxintatelr'(r0 pcrccntr o1"'avcra:.r.c" pcr

capita costs. or approximatell' $698 per capita. Applf ing the "rnarginal" per capitir. local usc cosr

allocatiotl o1'$698 per capita to the 876 estimated nerv resiclcnts liclcls eur allocatccl tax suppgrtccl

Iocal Lrse appropriation of $611.-+,50 (876 x $698 - $6tt.+,sOt.

' In Wcst Orangc T-ou,nship.

i'rccount 1br ,56.03 perce ltt of total

the nruniciltal appropriatrons

budgete d cxpenditLrres. Sce

likch' 1o be allccted b1 thc proposerJ rcdcvclopntcrrt

Appendix l.



]'ABLE I
MUNICIPAL DATA - 2O2O

WEST ORANGE TOWNST{IP. ESSEX CJOLINTY

4. Current Assessments:
Property Class
1 Vacant Land
2 Residential
3a Farrn-R
3b Irarnr-Q

4a Commercial
1b Indr.rstrial
4c Apartments
Surnmary
Residential(Class 2. 3 and 4c)
Commerc ial/lndustrial
Vacant Land
'l'otal

Current Tox Structure:
Rate Per $ 100 (2019-20)
Municipal Purposc*
Scirool District
C-out-tt1'

Total

Assessment
$ 32,1s7.1 00

$4.5 13.034.930

$0
$0
$ 844.881.40r)
$ 20.359.400
$ 159,341 .600

$,+.672.3 76.53 0

$ 86s.240.800
$ 32.1 57. r 00

$5.s69.774.430

E.

Percent
0.5 8

ut.03
0.00
000

l-5.17

0.3 7

2.86

83.89
15._53

0.-5 8

100.00

Purcels
301

13.348

l)

t)

446
aa
-)L

5t

13.399

178
301

l4.l 7rl

T!!r 3!!!e
$1.113
$2.601

$0.570
s4.284

Atttoutl
$69.609.5U2
$ n.9 r 1.761

$ 1.3si.s85
$ 720.000

$ 7.1=16.370

s8 7.802.922

$ 2.8f1=568
$90.677..+90

4ntourtt
$61 .8 r 5.51e
$23.83 8.70r1
{ ? J()i 7\J
$ 2.871J2
$90.677.49n

e. Local Use Appropriutions:
N4unicipal Purposcs u,ithin CAPS
-fotal 

Operations - ExclLrdecl lionr CAPS
Capital Intproveurents
Deltrreci Chirlges
N'Iunicipal Debt Seru'ice

Sub-Total
I{escrvc fbr Uncollectcc'l Taxcs
'l'otal General Appropriations

D. General Revenues - I-ocul LIse:
Revcnuc fi'onr Propertv Taxcs
lvli scel laneous Revcr-r ucs

SLrrplus ltevenues
Receipt of Delincluenr 'l'axes
'l-otal General Rcvenues

*includcs open space and librarl' taxcs

Percent
25.98
60.71
1a a1
l -).-) I

100J)0

Percent
7 6.71

9.83
111t.-T

0.79
8.20

96. tt3

3.17
100.00

Percent
69.t7
26.28

2.6-s

2.90
100.00

Note: Assessnrcnt Ratio is 85.84 Dcrccltt.



SCHOOL DIS'I'RICT SEITVICE C]OSTS

'fhe nr.rrnber of public school students cxpected to be generatcd b1,thc residcntial componcnts

o1'the proposed rcsidential redevelopnrent lirrnishes the statistical basis fbr this clcntent ol' thc

anticipated liscal impact. As previoLrsll discussed. and utilizing the ('tJPR standard (Statervicle ) and

'"aflbrdable" dentographic multipliers. the 361 ''market" housing Lrnils uoulcl be estinratecl to

gelterate 14 pLrblic schoolchildren ri,hile the 64 "afltrrclable" housing units are estillateclto generatc

31 public school childrer-r. lbr a total of 45 public school children.

West Orangc Torvnship School District Costs

'l'he flscal irnpact resr"rlting litm thc addition of tlte 45 rre*,stLrclu.rts to lhc local school district

has been statisticalll' strltclurcd undcl the trssurn ption that all rrerv studcnts * e rc ert ro lled in thc c Llrreltl.

2020-21 scltoolyear. 'fhe additiorr of-the nov stLrdcnts into the currutt crrrollntcnt is prefbrablc to thc

cxtent that it perrnits a InorLr ob.jective appraisal of 1he dircct irnpacl ol'the cr-rr.ollntenl spccilic to tltc

trerr dcvclopmelltaltd also pernrits an analvsis predicated upon krrorr'rr llscal dataarrcl cLlrrent (2020-

2l) dollars. Tlte costs anticipated fbr the cnrollmcnt o1'45 studcnts in thc local school district have

been estirnated on the basis of the actual pcr pLrpil appropriations fbr the 2020-21 school vear.

DLrrirlg thc 21120-2 I school I e-ar. tlte West Orange Tou'nship School District anticipate s a lotal

operalirrgbudgctol-$162.0811.76(r.o1'rvhich.$141..+9l.l79.or87.29pcrccrr1.istobefirnclecjbr local

propeftv tilx ret'cltLlcs. Relalivc 1o llie schooldistrict's enrollrnent.lhc. [rLrclgcted appropriation:; cclLratc

to $2'1.'l'10 pcr stttdcrtt rr'itlt tax-sLrpported cosls iurourrtinq to $21.3i5 per studutl. Appliing tltis

"averase" tax-sLlpported school district cost of-$21.335 to tlte 45 ncn stuclents to be eltrollccl. riclcls

allocated tax-supported local school districl cosls of $960.0S0 (.15 .r $21.335--- $t.i60.080)r. lhe

allordable housitlg ttttits itccount 1br 3l ol'thc;15 cstirratccl local school district stuclents altcl 6ti.9

pe fcent ol'the allocated local school dislrict costs.

- Bct$ccrt the 20 I2-13 and 2021-21 scltool vear. enrollrrent in thc Wcst Orangc School District cleclipcd fi.rn
6.92-i to (r.632 students. tbr a decreasc ot'293 studcnts. With rliis dcclinc. it is liliclY thar thc.l.1 es;lintateci studcnts
could be accolrttllodated rvith an irtcrentental (rlaruinal) cost substantially lcss than thc 1\,erage per student cost.



TABLE 2

WEST ORANGE TOWNSI{IP, ESSEX C]OUNTY
PUBLIC SCHOOL ENROI,LMENT

Year
1 999-00
2000-0 l
200 1 -02
2002-03
2003-04
2004-0s
2005-06
2006-07
2007-08
2008-09
2009- 1 0

2010-1 1

201t-12
2012-13
2013-14
2014-15
2015-16
2016-17
2017-18
2018-19
20t9-20
2020-21

Ilnrollmcnt
5.703
5,901

6.01q
6,3 13

6.394
o-+-1 /

6.409
6.396
6.430
6,541

6.71 5

6.717
6.801

6^925

6^816
6.118
6,697
6.632
6"651

6.609
6.627
o.o-r '

('ost/Stuclent-$,

I 0.441

10.733

12.399
12.754
12t..763

1-i.8t9
Li.t01
16.36.1

1l'.465
18.096
li,.7gg
1-t'.549

I i'.529
1u.204
18.297
1c,t.g7 6

20.033
21.479
21 .390
22..547

23.644
24^410

Source: Rutgcfs Univcrsitr'. Bttrcau o1-Govcrnrnent Research. Neri'Jersey Lcgislative I)istrict Dala Scrvicc,s ( 1975-
2016): NJ Departrnent of Ilcltrcation. (2017-20). 'l'hc net cost per pupil is the g.cnen,rl lirnd bLrdget pcr pupil. as
irllplctllcllted undcr CE,lFA. arrd is equal 1o llte surl of gcneral lirnd tar l5'r. budllcted gcn:ral tirncl balapcc.
ttliscellancous re!etltle attd Ittttst lbrrrs ol'state lirlrnula aid. l-he pel pupil cost calcrrlatccl lor tltc 20 l8- 19. l0l9-20 a'd
1020-l l school years rellcct total operating erpcnditurcs.



REDEVELOPMIINT AREA BOND FINANCING

-fhe 
proposed residential redevcloprrent is to be locatcd on a properll'that the'l'orvnship ol'

West Orar-rge has designated as an ''Area in Need o1-Redevelopntcnt". With this clesignation. ancl

pursllant to the terms of the approved Financial Agrecnrent bct*,cen thc redeveloper and tlrc
'folvnsirip. the redevelopcr uill fbrtl an urban renc*'al entitl'that is cpralif rcci to dc, business unclcr

the provisions of thc Long-[-crnr'l'ax Ilxemption Ler*'. as sct lbrth in,\1,/.,5'..1. 10,4;:).0-lcl ^rdq.. ancl

tl-re Redevcloprnent Area Bond liinancing Lalv, as set fbrth in ,L,/.,\'.,,1. 10t1. ,t 2A-61 c't .seq. Pursuarrl

to the provisions of the Long 1-cnn 'l'ax Exemption Larv and thc Rcdevelopntcnt Area Bontl

Firtancittg Lan'. 1[re redcvcloper ltas preparccl a Irinancial Agrccnrcnt thiit n'ould proviclc thc

'fou'nship r.r'ith art incrcased share o1' the lotal annual revcuLlcs gencratccl b.y' thc proposccl

redevclopuent along with the firncls 1br the rcpavntent ot'a $2.000.000 ltcdcvelopntent Area Boncl

that ri'ill be used 1br roadr,val'and othcr public improver.nenls.

Current lLevenues

l-he rec'lcveloptletrt propertics that are thc sLrb.jcct o1'this llscal asscssntent inclLrdc tu,o (l)
scpi.lrate tax lots ri ithilt thc West Orange Exccutir,e Otfice Park ancl are locale d at 100 ancl 20()

ErecLttire Drivc. -l'hc 
rcclevclopr-ncnt propertics. ri.hich inclLrdc a lancl ilrca ol'18.30 acres. arc

currentlv classilrccl as 4A (cornnrercial)fbr assessnrent pllrposcs.

Asscsscd Valuation - Thc redcvelopnrent site consists o1'a tuo separate tax lots iclcntillcci

as lllock 155 . Lot'l(i.02 ancl Block l5-5. lot 12.02 on thc olllcial tax lnaps c,1'thc'l'onnship o1.\\'csr

orange ancl havc i"l clrrrcnt (201 tt- 1 9) asse ssccl r,aluc ol'$ I 8.208.1 00:

Proposed Redevelopment Propcrties
Current Asscssments - Existing [Jsc

Asscssed Value
Block
155

155

l-otal

Lot
40.02
42.02

Acres
10.08

_!2?_
18.30

Land

$ 7.499.900
$ 7..+99.900

s r.+.999.800

Irtrprovcrncnts
$ 968.s00
$2.239.u00
$3.208.100

-l'otal

$ 8.,16[t.400

$ 9.739.700
$ 1 8.208.100

l0



Currcnt PropertJr Tax Revcnues - The properties to bc rcclcvcloped, as ildicatccl in tltc

precedingtabulation.havcatotal assessmentof $18.208.100. Atthe 'l'orvnship'scurrentgencral

tax rates. the assessed value o1'the subject pfoperties r,voulcl gcncratc anr-mill propertv tax rervenLrcs

1br the Tou,nship of West Orange amounting to $202.65(r. along u'ith propertv tax ro'enucs ol-

$473.593 fbr the West Orartge School District. and propertl'1ax revenLrcs ol'$10.i.78(r lor hsscx

C-'oultty. The total property'tax revenues amoLrnt to $780.0i5. 'fhc annual propert)'tax rcvenlres

applicable to the propert)'assessment of $18.208.100 are suntntalized belorv:

West Orange Rcdcvelopment Propcrtl'
P ro pert-v-'l'ax Rel'en ues

Eristiug Asscssrncnt
Propert), 'l'axes/$ 

1 00
Municipal
Local School
Cotrr-rtv

Total

Land

$ 14,999,800

S 166.9,+8

$ 390.r45
$ 85.,199

$ 642.591

Impror,'cr-r'tcnt:;

s3.20fi.300

$ 3 -5.708
$ 83,448

$ 18.287

$ i i 7.444

Iptal
s r 8.208.100

$ 202.656
$ 473.s93
s 103.786

$ 780.03s

$1.113
$2.60 r

$0.s70
s4.284

-l-he antrual rcventtcs that coLrld be expectcd to bc gcncnrtecl lront thc rcsiclcurial

reclerclopuent proposed lbr thc subjcct propert) have bccn calcllatcd to illLrstrate thc r\nlual

Service Chargcs atrd othcr pavlttents to be paic'l to the Tou.'nship unclcr thc alticipratccl terlts ol'r
I"irlancial Agrecureut betn'ce tt thc ttrbau re nerval entitl'ancl the 'l-ou nsltilt o1'\\/est Oralge. PLrrsuatil

1o thc provisiotls o1'.\1./.S"1 10i|.20-1 ct .\cq.. and the I{ecievclopr-r-rcnt,,\rca Bopcl I;iplpcilg I-aq"

as set 1ofih in A../.S,'1. 10A. I 2A-61 cl .s'ct1.. the annual pa),lren1s mer1, bc calcLrlatcci usilg the .Ar.rr.nral

Gross I{cveuue lllethod or or rvltett the annual gross reveuuc canuot bc rcasonablt, ascertailec{) lsipg

the Pro.iecl Cost rnelhod' 'I'o the cxtent that atrnual gross revcnues ol'thc rental apartnrents in thc

rcclevcloptllctlt platl catl bc readill' calculated. the Annual (iross RcvcltLle ntcthocl has becn utilizccl.

11



Annual Gross Rcvenues and Annual Servicc Chargc
'l'he proposed residential recler,clopment. consisting o1'425 nrLrlti-lirnrilv rental housing unirs.

u'ottld be expected to generate Annual Gross Revcnues (;\GR) antuunting to $11.642.022 rvhcn

cornplcted and occtrpiecl. With an initial Annual Service Chargc antolrntitrg to tcn and one-hall'

( i 0.5) perccntr, would generate Annual Service Charges (ASC) antounting to $ 1 ,222.41 2 ciuring thc

first year of full occLlpanc\r:

Proposcd ILcsidcntial llcder clopmcnt
Estimated Annual Gross ltcvenues

I{cntal Income
Market
Apt-l BR
Apt-2BR

'l-otal

Allbrdable
Apt IBR
Apt-2BR
Apt-3BR

Sr-rbtotal Rent
Other h.rcorner

I-ess Vacancy' (,5.0%)

.,\r-tnual Gross Revcnues

Units
Monthll'

Rent/Uriit

$2.240
$2.820
$2.ss2

$ 715

$ 880

$ 1 .045
$ 880

$2.300

Ar-rr-nral

Ret,clttrcs

$ 4.48rJ.960

$ 6.5(r.1.960

$ r 1.0s3.920

$ 1 1 1.540

$ 401.280
$ r63.020
$ 67-s.tt.10

$ I 1.72e.760

$ 52,5.000
($ 6r2.738)

$ I I .6.+2.022

Arlrual Scrn'icc

-elrqse O.LQ:]

$ 471.i41
$ 689.121

$ i .l 60.6(12

$ 11.712

$ 43.1 34

$ 17.1 17

$ 70.963

$1.231.(r25
$ 5s.r2s
($ 64.338)

$ 1.222..+ l2

167

194
361

1aII

38
tfIJ

64

a,-)

Annual In-Lieu Pa)'ments --l-hc complctecl residcntial rcclcrclopn-rcnt. pursuant. to thc

proYisious of the lrirtancial r\grceurent. coulcl be expectecl to nrakc annr-ral in-lieLr l--.,.lvrjrcnts to the

To* nship o1'West Orartgc ancl lrssex Countl, amounting to $ 1 .222..1 I 2. -f 
hcse paytl]eltts n,.1rlcl 6c

distribLrted betu'een the'l-on'nship of West Orange ($1.161^29i) ancl rhc Countr'($61.121)

't 'fltc Itirlattcial Agrecllrent prot'icles lbr an ASC o1' 10.5 pelcerrt in lcars I tlrroLrglt 10. l l.5 per-cc'r i'
rears ll througli 20 and 12.5 pcrcent in y,ears 2l through 30.

a 
InclLrcles parking irrconte o1'$100.000, arnenity f-ees arril other.irrcortrc ol'$41]5.000

t2



Annual Administrativc Fce - In addition to

Lrnits rvithin the redevelopment plalt may also pay thc

up to tn'o (2.0) percent o1'the Annual Service Chargc.

thc r\nnr.ral Scrvicc Charge. the rcsidcntial

'l'o*'nship an AnnuiLl Adr-ninistrativc l;ec ol

or 5i24.448 (4i1.222.412 x 0 tj2 : $24.448).

Annual In-Lieu Payments - -fhe 
complcted residential rcclcvcloprrlent. pllrsllant to thc

provisions of thc lrirtancial Agreetnent, could bc cxpcctcc'l to rrakc total annlral in-lieu pavnrcnts

amoutrting to $ 1 ,246.8(r0. 'fl-rese pat'tnents are contprisecl o1' thc Artnual Service Cihargc

($1.222^112) and thc Adnrinistrativc Iree ($24.4118):

Allocation of P:rr-ments - Pursuant 1o thc provisions ol'thc liinancial Agrecmcnt. tlic

con.rplcted redevclopmetrt, could be expccted to pay an Annual Scrvicc Char,se (ASC) ol-$ I .222.41 2.

This ASC pavmerlt u'ould be distribLrtccl betu'een thc County,(5.0 pe rccnt). RAII I)cbt Scrvicc (9.37

percent) u'ith the retnaiudct'(85.63 perccr.rt) retained b1'the Township o1-\\'cst Orange. In addition

1o thesc ASC pat'nrents. thc: pro.jcct rvoulcl also pay an Adr.ninistratirc Iree o1' $24.44U. resulting in

1o1al annttal pavments ol$1.246.860 as delailed in the fbllou'ing tabulation:

Proposcd ltcsidenti:rl ltedevelopmcnt
Annu:rl Rcvenucs

Sourcc
Annuerl Sl'c. Chg.

RAB Dcbt Sen'ice5
ASC + RAB

r\dnrinistrativc Ircc
Total Pavments

'l'w'p ol'
West Orange

$ 1.0.+6.7 r 1

$ 11.1.580

$ r .161 .291

$ 2.+.448

$ 1.1 8s.739

Essex

Clount]'

$(r1.12I
$rt
$6 r.12 r

$0
$6r.r2r

'l'otal

$ I .1 Cr7.83l

$ I 11.580

$1.2212.1r2

s 2"+..++u

$ 1.246.860

Annual Rcr cnue Comparisons

The annual revcnues currcntll

$202.656 r,vitl-r the existing usc of the

rcveurres gencratcd fbr the -fou'nship

gcneratcd fbr thc fovnnship ol'Wcst Oreutge allollnt t()

property. With thc corlplctccl rcder e lopnlctlt. tlte annual

o1'Wcst Orangc vu'ith the I{AB lrlt_O'l' .uvrtuld ar-nour-rt to

5Constant pavntcltt during terrtr of'cxcntptiou; $2.000.000 at .1.0

t3

perccnt lirr 301'cars == $ll4.5fi0i1car



$1,071.159. excltlsive o1-thc clcbt serl'ice pavnrcnts of $114.-5ti0. 
-l'he 

nct revenues generatecl lirr

the Tou'nship o1'West Orange ($1.071.159) are 5.29 timc5 thc propcrtl,tax rer,cnLrcs ($202.656)

curretltlvpaidtothel'orrnshipby'thcrcclevclopnrentpropert),arrdarc L39tirlesthe r,rr-rr-rualrervenLrcs

o1 $770.0c)6 that West Oriingc u'oulcl receive liorr the completeci rcclcvelopr.ncnt u'ith orcliniiri

applicablc taxes. 'l'hc estinrated annual net pa,vments to the 'l'ou,nship o1-Wcst Orange rvith RAR

PILO-f pavments ($1.071.159) arc 1.75 times the allocated rnr-rnicipal senicc costs o1'($611.450).

ancl ri,'oulcl also provicle aclci itional ann Lral firnding of $ I 1 4.5 80 1or the l.ravmcr.rt of Rr\ll c'lcbt scrr icc.

Thesc comparisons arc sulnutarizecl in the lbllori'ing tabulation:

Proposed lLcsidcntial ltcdevelopmcnt
Annual Revcnuc Summar), zrnd Comp:rrison

Irxisting [Jse

ProposecJ Redcr.'elopntent
I)ll-Ol' pa\ lncltts

.,\nnual Sen,ice Clltarge
Adntini s1 ratir,'c Iree

Subtota[ (ri/o I{AB)
RAB Debt Sen,icc

'lotal Annual Pavrnents

Ordinarl, r\ppl icablc'l'axcs6

Mr-rnicipal Scrvicc C'osts

'l'on nship ot'
Wcst Orange

$ 202.656

During thc 30-1,ear ternt

propo secl reder.'e I opn-rcnt r,i,'i th tl-rc

o1'Wcst Orange (afier the pa)'ntcnl

$31 .2 ntillion ri ith ordinarv titxcs.

of the reclue sted cxer.nption. ancl as detailed irr -l-ablc 
I 0. tlic

RAB/PILo'l'n'ould make nct ar-rnual pavnrents to the 'l'orrnshil-r

ol.bond dcbt scrvice) that anrour.rt to $52.8 nrillion. cor-nparccllo

"The proposed reclevelopll.lcltl. rvilh an estirnatecl assessed l'aluation of'$69. 1.12.03 l. $oulci generatc
nrunicipal pfopeft\' ta\ revenues ol'$770.096 at thc current rnrrnicipal propertv tax ratc of'$ l.l l3 prer.
$ | 00 trl- asscssed r irltrulion

rii1.046.71 1

$_24=4i_g
$,1 .071 .1 59

$__114=5_90

$ r. r85,"739

s 770.096

$ 61 1 ..150

1.1
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APPENDIX I

WEST OITANGE I'OWNSHIP MUNICIPAI, I}TJDGET
AND PROJECT ALLOCATION

Gcneral Governurent
Lancl Use Admin
[Jnifbrm Const Code
]nsurancc
Public Saf-ety

Public Works
Health & Fluman Srrcs

Parks & Recreation
Edr-rcatior-r/L i brary
LJnclassifled
Utilities & Bulk Pulchases
Ciontingencl'
Statutor,'-' Expcncl
.ludgenrcuts
Shared Scn'iccs
Courts
Cap ital lmprovcrtrents
Dcbt Sen'icc
Delelrcd Chargcs
Reservc lbr Uncoll 'l'iixes
'l'otal

Mr-rnicipal
Appropriations

$ 4.070.00s
s 119 J55

$ 1.036.932

$ 15.6s3.322

$24.003.427
$ 9.489.869
$ 1 .288.091
$ 1.373.331

$ 2.124.589
$ 405.600
$ 6.1 92.866

s 1.000

$ 7.(163,327

$ 81.6s4
$ I 5.492
$ 43 r.493
$ 1.353.5ri5

$ 6.844.124
$ 651.693
$ 2.873.s68
$8_5.793.125

Pcrccnt

l1l

0.28
1.21

18.24

27.98
I 1.06

1.5i)

1.60

2.48
0.47
7.22
0.00
8.93

0.10
0.02
0.50
1.58

7.98
0.76
3.3 5

I00.0t)

I)ro.ject

1\llocaticyq

0.2rJ

1.21

27.98
I 1.06

1.50

1.60

2.48
0.17

8.93

0.02
0.50

56.03

l6


