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COMMUNITY DESCRIPTION 
Lawrence Township is located in Mercer County in New Jersey and is 22.063 square miles. It is located 
between Philadelphia and New York City and near Interstate 95/295 and U.S. Route 1. The Township, 
founded in 1697, is known for its private school, Lawrenceville School. Other attractions include the Port 
Mercer Canal House, Terhune Orchards, Colonial Lake and Park, and the Lawrence Hopewell Trail. 
According to the 2010 Census, the population of Lawrence Township was 33,472. The latest 2018 
American Community Survey, 5-Year Estimates, estimated that the population of the Township 
decreased to 32,794. 

PURPOSE OF COMMUNITY IMPACT STATEMENT 

The purpose of this statement is to analyze the impact of the proposed development on the Township’s 
existing facilities and services.  

PROJECT SUMMARY DESCRIPTION 

The proposed development is located at 2495 Brunswick Pike, Lawrence, NJ consisting of Block 2001 and 
Lots 3, 60-66, and 68. The project by RPM Development seeks to construct seventy (70) multifamily 
housing units on a vacant lot behind the Lawrence Shopping Center. The housing units will be 100% 
affordable and compliant with Lawrence Township’s Fair Share Settlement. 

The development at Lawrence Shopping Center will be a series of newly constructed LEED-certified 
building(s). The development consists of 6 twin-style two-story ‘houses’ along Texas Avenue with 3 story 
multi-family buildings behind. Located in the vacant parcel behind the shopping center, this project will 
have a total of seventy (70) residential apartments. Designed to function as a true community, the 
project will transform an overgrown, underutilized lot into LEED-certified, modern buildings with 
attractive plantings and parking. Neighborhood services and shopping, employment opportunities, 
public transportation, medical facilities, public schools, and recreational facilities are all located within 
one-half mile of the project. This development will further the objectives of the Township of Lawrence 
and affordable housing obligations with a sustainably constructed building. 

Residential apartments will serve a mix of tenants within the affordable units – designed to meet and 
exceed the UHAC/Fair Share requirements. This development will be financed through the LIHTC 
program which requires that maximum rents not exceed 60% of area median income. 

The unit mix consists of (8) eight (1) one-bedroom units, (37) Thirty-seven (2) two-bedroom units and 
(25) twenty-five three (3) bedroom units – (69) sixty-nine of which are serving households making less 
than 60% of Area Median Income (“AMI”), of these, nine (9) units will be built to serve residents earning 
less than 30% of area median income. One of the 3-bedroom units will not be income-restricted and 
reserved for the on-site superintendent. This is designed to be UHAC/Fair Share compliant so that the 
Township can maximize the benefits of the development. Five of the units are required by the NJHMFA 
to be set aside for individuals or families who are homeless. It is anticipated that RPM will work with a 
service provider based in Mercer County to fill these units. 



 

 

 

Each apartment will have a spacious layout finished with sustainable building materials and ENERGY 
STAR appliances. Additional project amenities include the community space, a landscaped area, a large 
laundry room on each residential floor, and on-site parking. A range of social services will empower the 
residents. The services include but are not limited to, job training and financial literacy seminars, health 
screenings and vaccinations, personal finance management, and health and wellness activities. In 
addition to the social services available to all residents, the tenants will have full access to an on-site 
Resident Services Coordinator, who will provide intensive case management services and encourage 
independent living and self-sufficiency. Proceeds from the syndication of 9% Low-Income Housing Tax 
Credits, a permanent mortgage from the New Jersey Housing Mortgage & Finance Agency (HMFA), 
Lawrence affordable housing trust funds, a loan from the Federal Home Loan Bank of New York and 
deferred developer fee will be the sources used to finance this project. 

POPULATION IMPACT 

BUILT ENVIRONMENT IMPACT 

The project site is currently a vacant, underutilized lot located behind the Lawrence Shopping Center. It 
is conveniently located near Route 1, near public transit, parks, retail, and other amenities. As the lot is 
currently vacant, the addition of a thoughtfully designed, environmentally sustainable building will be a 
benefit to community residents by beautifying a vacant lot and providing affordable housing to area 
families.  

The site proposed for the Lawrence Shopping Center project is applying for a zoning variance to allow 
multifamily housing. That application is currently pending with the Township. 

As the proposed development will have a mix of one- to three-bedroom units, the residents may be a 
mix of singles, couples, and families. Currently, the population of Lawrence Township is 33,472 and 
there are 12,524 households. The 65 and older population makes up 13.8% of the total Lawrence 
population and children under the age of 18 accounts for 20.0% of the total population.  

An analysis to estimate the population generated from the new development was completed using 
demographic multipliers from Rutgers Edward J. Bloustein School of Planning and Public Policy, Who 
Lives in New Jersey Housing?, 2018. Based on the analysis, it is expected that the proposed development 
will bring 191 residents with school-age children accounting for 31 residents. The residents may account 
for a 0.57% increase in population in Lawrence Township and the number of new households may 
account for a 0.01% increase in total households. 

 

 



 

 

PROJECT COMPONENT 

  Total 1 BR 2 BR 3 BR 

Total Affordable Units 70 8 37 25 

Total Resident Parking Space 79    

     

TOTAL ESTIMATED RESIDENTS 

  Total 1 BR 2BR 3 BR 

Resident Multiplier  1.351 2.463 3.573 

Public School Age Children Multiplier  0.37 0.277 0.703 

Estimated Residents by Unit Type 191 11 91 89 

Estimated Public School Age Children by Unit Type 31 3 10 18 

 

SCHOOL IMPACT 

Lawrence High School, Lawrence Middle School, and Slackwood Elementary School are all within one 
mile of the proposed development. The estimated project number of school-age children growth is 31 
students, approximately a 0.01% increase in the under 18 population for Lawrence Township. It should 
be noted that according to the 2018 ACS 5-year estimates, the under 18 population in Lawrence 
Township decreased from the 2010 census from 6,692 persons to 5,952 persons. 

The impact of 31 new students into the public school system would be minimal based on a 0.01% 
increase in the under 18 population from the 2010 census. When considering that there has been an 
estimated 11% decrease in the under 18 population from the 2010 census, the schools should be able to 
absorb the new students without any effect on the school facilities or teaching staff. 

According to the Lawrence Township Public School system, total enrollments in the school system have 
decreased from 4,060 in 2012 to 3,826 in 2019. As the number of enrollments is expected to continue to 



 

 

decline in 2020, it can be expected that the public school facilities can absorb a 31 student increase in 
student population over the next 10 years and no additional facilities will be necessary. 

The proposed 2020-2021 budget broken down to a per-student cost is approximately $19,800. 
Considering the existing school infrastructure previously served a larger student population, the facilities 
should be adequate to absorb 31 additional students and the cost of new students would be minimal.  

COMMUNITY FACILITIES IMPACT 

The project is located in a smart growth area and is currently located within a sewer service area. There 
are numerous recreational facilities in the Township including five (5) baseball fields, a football field, 
three (3) soccer fields, and a lacrosse field. There are also eleven (11) township parks and one (1) library. 
As new residents may only account for a 0.57% increase in population, it is reasonable to assume that 
the new residents will have minimal to no impact on existing community facilities. 

FISCAL IMPACT 

The development at Lawrence will offer a range of affordable units to residents. The project has seventy 
(70) units to serve residents who earn less than 60% AMI. The 60% AMI1 rents will be approximately 
$1,047 for a one-bedroom unit, $1,245 for a two-bedroom unit, and $1,428 for a three-bedroom unit. 
Twenty-eight of the units will be reserved for families earning less than 50% AMI. Rents for these units 
will be $848, $1,006, and $1,152 for one, two, and three-bedroom units respectively. The development 
will have nine (9) apartments for very low-income residents; those making 30% or less of the AMI. Rents 
in these low-income units will range from $303 for a one-bedroom apartment to $671 for a three-
bedroom. The superintendent’s three-bedroom unit will be rent-free. The project’s total anticipated 
annual net rent is $901,188. Despite a portfolio vacancy rate of just 2-3%, RPM is required to underwrite 
this development with a vacancy factor of 7%. The rents are scheduled to grow at 2% per year. 

The new development at Lawrence is projected to incur approximately $504,965 in expenses per year. 
This includes administrative expenses, employee’s salaries, maintenance, repairs, common area utilities, 
management fee, taxes, and insurance. Total projected expenses of approximately $7,213 per unit are 
congruent with the RPM Portfolio of similar projects. The project expenses have been scheduled to grow 
at 3% per year. 

The difference between the expenses to operate the buildings and the income the buildings generate 
will be used to support the largest NJHMFA first mortgage it can. In this case that is anticipated to be 
about $4,200,000. 

Included in the expense calculation is the tax payment to the Township of Lawrence. The tax abatement 
rate proposed, 6.28% of the rental revenue for the development, is the standard rate awarded to 

                                                           

1 Rents listed in this section are net rents – meaning the NJHMFA mandated utility allowance has been removed 
from the Gross Rent amount. 



 

 

projects seeking funding under the state’s Qualified Allocation Plan for Low Income Housing Tax Credits. 
The development as designed is projected to produce $52,121 in PILOT revenue in the first year. Other 
than the portion of the PILOT that may be collected by the county, the PILOT revenue may be used as 
the Township sees fit. 
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