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Introduction 
 
Tricone (Applicant), which is the owner and land development applicant of Block 
3101.01, Lot 33.03, proposes to develop its property as an inclusionary housing 
project consisting of 100 new dwelling units consisting of 30 townhouse units and 
70 apartment units.  The subject property (Property), a 6.88-acre vacant parcel of 
land, fronts along the northern side of Grovers Mill Road and the eastern and 
northeastern sides of Mall Access Road, which provides access to the southern 
portion of Quaker Bridge Mall. 
 
Specifically, Tricone proposes the following improvements to the Property: 
 

• Thirty (30) for-sale three-bedroom townhouse units, all of which would be 
market-rate units, in four (4) buildings. 

• Seventy (70) for-sale apartment units of which fifty (50) would be market-
rate units and twenty (20) would be affordable units, all of which would be 
in two (2) buildings. 

• Market-rate apartment units composition: 
- Fourteen (14) one-bedroom units 
- Thirty-four (34) two-bedroom units 
- Two (2) three-bedroom units 

 
•  Affordable apartment unit composition: 

- Four (4) one-bedroom units 
- Twelve (12) two-bedroom units 
- Four (4) three-bedroom units 

 
• Garaged and surface parking, two (2) access drives that intersect Mall 

Access Road, and a recreational facility consisting of an outdoor in-ground 
pool with pool house and a dog run. 

 
Section 813.A. of the Lawrence Township Land Use Ordinance requires the 
submission of a community impact statement (CIS) for preliminary major site plan 
applications involving the excess of 50,000 square feet of floor area.  Since the 
total floor area proposed for the Property is estimated to be in excess of 140,000 
square feet, the Applicant must submit a CIS for its proposed townhouse and 
apartment development.  Section 813.B. requires a CIS to analyze the following 
potential impacts that may result from an application the meets the floor area 
threshold: 
 

• Population impact 
• School impact 
• Community facilities impact 
• Services impact 
• Fiscal impact 
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Organization 
 
This CIS is organized in the following manner: 
 

• Application description 
• Analyses of impacts 

- Population impact 
- School impact 
- Community facilities impact 
- Services impact 
- Fiscal impact 

 
• Conclusions 

 
Application Description 
 
The Applicant proposes a total of 100 new for-sale dwelling units of which 70 
would be apartment units and 30 would be townhouse units.  Of the 70 
apartment units 50 would be market-rate units and 20 would be deed restricted 
as affordable units.  All of the townhouse units would be market-rate units.  The 
bedroom distribution for the apartments would consist of: 18 one-bedroom units 
(14 would be market-rate and four [4] would be affordable); 46 two-bedroom units 
(34 would be market-rate and 12 would be affordable); and six (6) three-bedroom 
units (two [2] would be market-rate and four [4] would be affordable).  All of the 
townhouse units would have three bedrooms.  Table No. 1 summarizes the 
proposed unit types by distribution of bedrooms, and market-rate and affordable 
units. 
 
 

Table No. 1 – Proposed Apartment and Townhouse Units by 
Number of Bedrooms, and Market-Rate and Affordable Units 

 
Apartment Units 

No. Bedrooms Market-Rate Affordable Total 
1 14 4 18 
2 34 12 46 
3 2 4 6 

Total 50 20 70 
Townhouse Units 

No. Bedrooms Market-Rate Affordable Total 
3 30 0 30 

Total 30 0 30 
Apartment and Townhouse Units 

Grand Total 80 20 100 
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Analyses of Impacts 
 
 Population Impact 
 
Section 813.B.1. of the Lawrence Township Land Use Ordinance requires the 
following analysis be prepared for population impact anticipated from the Project: 
 

An analysis of the number of people expected to be added to the 
municipal population including age cohorts 0-4 years, 5-17 years, 
17-24 years, 25-44 years, 45-64 years and 65 years and older. 

 
According to the U.S. Census Bureau, the estimated 2022 population, number of 
households and household size for Lawrence Township were 31,808 persons, 
11,902 and 2.54 persons per household, respectively.  The 2010 U.S. Census 
indicated the Township’s corresponding population, number of households and 
household size in 2010 were 33,472, 12,524 and 2.67.  Lawrence’s 2010 to 2022 
population change was -1,664 persons or -4.97%, and its respective changes in 
number of households and household size were -622 or -4.97% and -0.13 
persons per household or -4.96% (due to rounding).  In order to ascertain 
whether the Covid-19 Pandemic influenced the the reductions in population, 
households and household size from 2010 to 2022, the Township’s 2016 
population (the midpoint for the 12-year period) was examined.  In 2016 the 
Township had 33,223 persons.  A comparison of the 2016 to 2023 populations 
revealed Lawrence experienced respective absolute and percentage changes of 
-1,415 and -4.26%.  The data indicate the growth trends for Lawrence 
Township’s population, households and household sizes have been negative as 
reflected in declines over the past 12 years. 
 
To estimate future populations from the Project this CIS utilizes the per capita 
multiplier method pioneered by Rutgers University Professors Robert W. Burchell 
and David Listokin at The Center for Urban Policy Research (The Fiscal Impact 
Handbook, Rutgers – The State University of New Jersey, 1978).  The 
demographic multipliers from Who Lives in New Jersey Housing? (Rutgers 
Study) prepared by Alexandru Voicu and David Listokin and published in 
November 2018 by the Center for Urban Policy Research, Edward J. Bloustein 
School of Planning and Public Policy, Rutgers, The State University of New 
Jersey, New Brunswick, New Jersey were utilized to estimate the number of 
persons, including the six required cohorts, expected from the proposed project 
(Project). 
 
The Rutgers Study provided demographic multipliers for newer housing units 
broken down by rental and owner housing types with bedrooms ranging from one 
to four-to-five, and having values below and above the median.  The Project 
would consist of owner-occupied apartments and townhouses.  Apartment types 
would include those with one, two and three bedrooms, and townhouse types 
would have only three bedrooms.  Since some of the apartment units would be 
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restricted as affordable pursuant to the requirements of the New Jersey Fair 
Housing Act, P.L. 1985, c.222 (C.52:27D-301 et seq.), the multipliers for below 
median values for such apartment units would be applied to the population 
projection calculations.  For market-rate apartment and townhouse units the 
above median value multipliers would be utilized.  The persons by age multipliers 
for affordable owner-occupied apartment units, market-rate owner-occupied 
apartment units, and market-rate owner townhouse units are provided in 
corresponding Table Nos. 2, 3 and 4. 
 

Table No. 2 – Demographic Multipliers for Persons by Age for 
 Affordable Owner-Occupied Apartment Units1 

 
Number 

of 
Bedrooms 

0-4 
Years 

5-17 
Years 

18-34 
Years 

35-44 
Years 

45-54 
Years 

55-64 
Years 

65-74 
Years 

75+ 
Years 

1 0.000 0.021 0.063 0.340 0.216 0.099 0.280 0.234 
2 0.101 0.096 0.367 0.275 0.173 0.188 0.291 0.219 
3 0.190 0.207 0.639 0.336 0.305 0.279 0.098 0.153 

 
 

Table No. 3 – Demographic Multipliers for Persons by Age for 
Market-Rate Owner-Occupied Apartment Units2 

 
Number  

of 
Bedrooms 

0-4 
Years 

5-17 
Years 

18-34 
Years 

35-44 
Years 

45-54 
Years 

55-64 
Years 

65-74 
Years 

75+ 
Years 

1 0.070 0.000 0.631 0.423 0.154 0.059 0.084 0.055 
2 0.107 0.074 0.344 0.285 0.154 0.197 0.424 0.303 
3 0.176 0.471 0.377 0.465 0.454 0.307 0.232 0.072 

 
 

Table No. 4 – Demographic Multipliers for Persons by Age for 
Market-Rate Owner Townhouse Units3 

 
Number  

of 
Bedrooms 

0-4 
Years 

5-17 
Years 

18-34 
Years 

35-44 
Years 

45-54 
Years 

55-64 
Years 

65-74 
Years 

75+ 
Years 

3 0.258 0.403 0.504 0.566 0.348 0.379 0.219 0.078 
 
																																																								
1	The	Rutgers	Study	describes	affordable	rental	apartment	units	as	“5-49	Units	
Structure	Type	(Owner),	Below	Median.”	
2	The	Rutgers	Study	describes	market-rate	rental	apartment	units	as	“5-49	Units	
Structure	Type	(Owner),	Above	Median.”	
3	The	Rutgers	Study	describes	market-rate	owner	units	as	“Single-Family	Attached	
Structure	Type	(Own/Rent),	Above	Median.”	
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The Land Development Ordinance requires age cohorts 17-24 years and 25-44 
years be projected for a development application.  However, demographic 
multipliers for these cohorts are unavailable in the Rutgers Study.  
Notwithstanding, age cohorts for 18-34 years and 45-64 years can be calculated 
from the Rutgers Study.  In addition, the age cohort 65 years and older can be 
determined.  The results of calculating the number of persons by age cohort from 
the three types of housing units proposed for the Project are provided in Table 
Nos. 5, 6 and 7. 
 
 

Table No. 5 – Persons by Age for Affordable Owner Apartment Units 
 
Number 

of 
Bedrooms 

 
No. 

Units 

 
0-4 

Years 

 
5-17 

Years 

 
18-34 
Years 

 
35-44 
Years 

 
45-54 
Years 

 
55-64 
Years 

 
65-74 
Years 

 
75+ 

Years 

 
 

Total 
1 4 0.00 0.08 0.25 1.36 0.86 0.40 1.12 0.94 5.01 
2 12 1.21 1.15 4.40 3.30 2.08 2.26 3.49 2.63 20.52 
3 4 0.76 0.83 2.56 1.34 1.22 1.12 0.39 0.61 8.83 

Total -- 1.97 2.06 7.21 6.00 4.16 3.77 5.00 4.18 34.36 
Total 

Rounded 
 

-- 
 

2 
 

2 
 

7 
 

6 
 

4 
 

4 
 

5 
 

4 
 

34 
 
 
Table No. 5 indicates the affordable owner-occupied apartment units are 
expected to yield a total of 29 persons consisting of the following age cohorts: 
 
   Cohort   Persons 
   0-4 years         2 
   5-17 years         2 
   18-34 years         7 
   35-44 years         6 
   45-64 years         8 
   65 years & older        9 
   Total        34 
 

Table No. 6 – Persons by Age for Market-Rate Owner Apartment Units 
 
Number 

of 
Bedrooms 

 
No. 

Units 

 
0-4 

Years 

 
5-17 

Years 

 
18-34 
Years 

 
35-44 
Years 

 
45-54 
Years 

 
55-64 
Years 

 
65-74 
Years 

 
75+ 

Years 

 
 

Total 
1 14 0.98 0.00 8.83 5.92 2.16 0.83 1.18 0.77 20.66 
2 34 3.64 2.52 11.70 9.69 5.24 6.70 14.42 10.30 64.19 
3 2 0.35 0.94 0.75 0.93 0.91 0.61 0.46 0.14 5.11 

Total -- 4.97 3.46 21.28 16.54 8.30 8.14 16.06 11.27 89.96 
Total 

Rounded 
 

-- 
 

5 
 

44 
 

21 
 

17 
 

8 
 

8 
 

16 
 

11 
 

90 

																																																								
4	The	number	3.46	was	rounded	up	to	4.	
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As shown in Table No. 6 the market-rate owner-occupied apartment units are 
expected to yield a total of 66 persons consisting of the following age cohorts: 
 
   Cohort   Persons 
   0-4 years         5 
   5-17 years         4 
   18-34 years       21 
   35-44 years       17 
   45-64 years       16 
   65 years & older      27 
   Total        90 
 
 
Table No. 7 – Persons by Age for Market-Rate Owner/Rental Townhouse Units 

 
Number 

of 
Bedrooms 

 
No. 

Units 

 
0-4 

Years 

 
5-17 

Years 

 
18-34 
Years 

 
35-44 
Years 

 
45-54 
Years 

 
55-64 
Years 

 
65-74 
Years 

 
75+ 

Years 

 
 

Total 
3 30 7.74 12.09 15.12 16.98 10.44 11.37 6.57 2.34 82.65 

Total -- 7.74 12.09 15.12 16.98 10.44 11.37 6.57 2.34 82.65 
Total 

Rounded 
 

-- 
 

8 
 

12 
 

15 
 

17 
 

115 
 

11 
 

7 
 

2 
 

83 
 
 
Table No. 7 shows the market-rate owner/rental townhouse units6 are expected 
to yield a total of 86 persons consisting of the following age cohorts: 
 
   Cohort   Persons 
   0-4 years         8 
   5-17 years       12 
   18-34 years       15 
   35-44 years       17 
   45-64 years       22 
   65 years & older        9 
   Total        83 
 
 
The Project is expected to yield a total of 207 persons as shown in Table No. 8. 
 
 
 
 
 
 
																																																								
5	The	number	10.44	was	rounded	up	to	11.	
6	The	Rutgers	Study	provides	demographic	multipliers	for	townhouses	that	do	not	
distinguish	between	owned	or	rented	units.	
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Table No. 8 – Persons by Age from the Project 

 
Residential 
Unit Type 

0-4 
Years 

5-17 
Years 

18-34 
Years 

35-44 
Years 

45-54 
Years 

55-64 
Years 

65-74 
Years 

75+ 
Years 

Total 

Affordable 
Owner 
Apartments 

 
2 

 
2 

 
7 

 
6 

 
4 

 
4 

 
5 

 
4 

 
34 

M-R. 
Owner 
Apartments 

 
5 

 
4 

 
21 

 
17 

 
8 

 
8 

 
16 

 
11 

 
90 

M-R  
Owner/ 
Rental THs 

 
8 

 
12 

 
15 

 
17 

 
11 

 
11 

 
7 

 
2 

 
83 

Total 15 18 43 40 23 23 28 17 207 
 
 
The six cohorts totaled among the three residential units types are expected to 
consist of: 
 
  Cohort   Persons Share of Total 
  0-4 years       15          7.2% 
  5-17 years       18          8.7% 
  18-34 years       43        20.8% 
  35-44 years       40        19.3% 
  45-64 years       46        22.2% 
  65 years & older      45        21.7% 
  Total      207        99.9%7 
 
Almost two-thirds of the persons (62.3%) expected to reside in the Project would 
be of workforce age (18 years to 64 years).  Persons of general retirement age 
(65 years and older) are expected to make up 21.7% of the residents in the 
Project.  Persons of approximate school age (5 to 17 years) would be 8.7% of the 
total number of residents, and the youngest persons (0 to 4 years) would be 
7.2%.   
 
 
 School Impact 
 
Section 813.B.2 requires school impact from the proposal be analyzed in the 
following manner: 
 

Analysis of the anticipated number of public school students 
projected to be added and the ability of the existing public school 
facilities to absorb the additional populations projected ten years 
into the future.  The overall anticipated cost of facilities necessitated 

																																																								
7	Total	share	is	slightly	less	than	100%	due	to	rounding.	
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and the development’s share of the cost on a pro rata basis by the 
increase in student population shall be provided. 

 
 
The Rutgers Study provided demographic multipliers for school-age children 
residing in newer attached single-family and multifamily housing units consisting 
of rental and owner housing types with bedrooms ranging from one to four-to-
five, and having values below and above the median.  School-age children are 
divided into three categories: elementary school – grades Kindergarten to fifth; 
junior high school – grades sixth to eighth; and high school – grades ninth to 
twelfth.     Table Nos. 9 and 10 provide demographic multipliers for school-age 
children in affordable and market-rate housing units proposed for the Project.  
 
 

Table No. 9 – Demographic Multipliers for School-Age Children in 
Affordable and Market-Rate Owner Apartment Units 

 
Number 

of  
Bedrooms 

Affordable Apts. Market-Rate Apts. 
 

Elementary 
 

Jr. HS 
 

HS 
 

Elementary 
 

Jr. HS 
 

HS 
1 0.021 0.000 0.000 0.000 0.000 0.000 
2 0.063 0.017 0.016 0.062 0.013 0.000 
3 0.026 0.026 0.155 0.398 0.015 0.058 

 
 

Table No. 10 – Demographic Multipliers for School-Age Children in 
Market-Rate Townhouse Units 

 
Number of 
Bedrooms 

 
Elementary 

 
Jr. High School 

 
High School 

3 0.238 0.099 0.066 
 
 
School-age children expected to reside in the Project are provided in Table Nos. 
11 and 12. 
 

Table No. 11 –School-Age Children in 
Affordable and Market-Rate Owner Apartment Units 

 
Number 

of  
Bedrooms 

Number 
of Units 
Affd/MR 

Affordable Apts. Market-Rate Apts. 
 

Elementary 
 

Jr. HS 
 

HS 
 

Elementary 
 

Jr. HS 
 

HS 
1 4/14 0.08 0.00 0.00 0.00 0.00 0.00 
2 12/34 0.76 0.20 0.18 2.11 0.44 0.00 
3 4/2 0.10 0.10 0.62 0.80 0.03 0.12 
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Subtotal 0.94 0.318 0.81 2.90 0.47 0.12 
Subtotal Rounded 1 0 1 3 19 0 

Total 2.06 3.499 

Total Rounded 2 4 
 
As shown in Table No. 11 the affordable and market-rate apartment units are 
expected to yield 4 students consisting of: 
 
  Grade    No. of Students 
  Elementary      4 
  Junior High School     1 
  High School      1 
  Total       6 
 

Table No. 12 – School-Age Children in 
Market-Rate Three-Bedroom Townhouse Units 

 
Number of Units Elementary Jr. High School High School 

30 7.14 2.97 1.98 
Subtotal Rounded 7 3 2 

Total 12.09 
Total Rounded 12 

 
 
Table No. 12 indicates 12 school-age children are expected to reside in the 
market-rate townhouses broken down in the following manner: 
 
  Grade    No. of Students 
  Elementary      7 
  Junior High School     3 
  High School      2 
  Total     12 
 

Table No. 13 – Total School-Age Children in Project 
 
 
Grade 

No. of Students in 
Apartments 

No. of Students in 
Townhouses 

 
Total 

Elementary 4 7 11 
Jr. High School 1 3 4 
High School 1 2 3 
Total 6 12 18 
 
																																																								
8	The	subtotal	is	0.31	due	to	rounding.	
9	The	subtotal	0.47	and	the	total	3.49	were	rounded	up	to	1	and	4,	respectively,	to	
provide	a	conservative	projection.	
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Eighteen (18) school-age children are expected to reside in the Project broken 
down in the following manner (Table No. 13): 
 
  Grade    No. of Students 
  Elementary    11 
  Junior High School     4 
  High School      3 
  Total     18 
 
The Lawrence Township School District educates its students in the following 
schools and corresponding grades: elementary school – grades Kindergarten to 
fourth; intermediate school – grades fifth and sixth; middle school – grades 
seventh and eighth; and high school – grades ninth to twelfth.  The grades in the 
Lawrence Township elementary, intermediate and middle schools do not exactly 
match the grades corresponding with the Rutgers Study elementary school and 
junior high school.  The fifth grade in Lawrence Township is included in the 
intermediate school whereas it is included in the elementary school in the 
Rutgers Study.  For the most part, the Lawrence Township intermediate and 
middle school grades (sixth to eighth) correspond with the Rutgers Study junior 
high school.  In order to distribute the anticipated student between the Lawrence 
Township elementary and intermediate schools, the 11 anticipated elementary 
students from the Rutgers Study calculations are divided by seven (the seven 
grades in the Rutgers Study elementary school  [Kindergarten to sixth grade]) 
resulting in approximately one-and-one-half students per grade. To apportion the 
four (4) anticipated junior high school students from the Rutgers Study results to 
the Lawrence Township intermediate and middle schools, they were divided by 
two (2).  The following adjustments were made to fit the Project results into the 
Township’s school types. 
 
  Grade    No. of Students 
  Elementary      8 
  Intermediate School     5 
  Middle School     2 
  High School      3 
  Total     18 
 
The ability of the Lawrence Township public school facilities to absorb the 
additional students from the Project is based on the foregoing estimation of 
school-age children that would reside in the Project and the capacities of the 
school facilities provided in the School District of Lawrence Annual 
Comprehensive Report for the Fiscal Year Ended June 30, 2022.  The New 
Jersey Department of Education’s 2022 to 2023 school enrollment worksheet for 
the state, school districts and schools provided 2023 enrollments for the 
Lawrence Township School District. 
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Table No. 14 provides the capacities, enrollments and used capacities for each 
school in the Lawrence Township District, and the enrollments plus the students 
from the Project and the resultant used capacities for each school.  All 
elementary schools were examined assuming each one would receive all of the 
Project elementary school-age students.  The results of the analysis indicate all 
elementary schools, the middle school and the high school would have sufficient 
capacity to absorb the Project’s school-age children.  With the addition of the 
Project’s three students to the Lawrence Intermediate School its used capacity 
would increase from 111.6% to 112.0%.  Apparently, this School has 
experienced over-capacity usage since 2013 (Table No. 15), and quite possibly 
earlier given its very high used capacity recorded in 2013.  Its peak enrollment of 
920 students occurred in 2017, resulting in 128.9% used capacity.  Its lowest 
enrollment during the latest 10-year period occurred in 2023 (797 students and 
111.6% used capacity).  Since its peak in 2017, the Intermediate School’s 
enrollment decreased to 808 students in 2020, increased to 825 in 2021, and 
then continued to decrease to its lowest enrollment in 2023. 
 
 

Table No. 14 – School Capacities, Used Capacities, 
Enrollment plus Project Students, and Resultant Used Capacities 

 
 
 
School 

 
 

Capacity 

 
 

Enrollment 

 
Used 

Capacity 

Enrollment + 
Project 

Students 

 
Used 

Capacity 
Ben Franklin 
Elementary 

 
438 

 
335 

 
76.5% 

 
343 

 
78.3% 

Lawrence 
Elementary 

 
345 

 
291 

 
84.3% 

 
299 

 
86.7% 

Slackwood 
Elementary 

 
318 

 
238 

 
74.8% 

 
246 

 
77.4% 

Eldridge Park 
Elementary 

 
267 

 
222 

 
83.1% 

 
230 

 
86.1% 

Lawrence 
Intermediate 

 
714 

 
797 

 
111.6% 

 
802 

 
112.3% 

Lawrence 
Middle 

 
604 

 
549 

 
90.9% 

 
551 

 
91.2% 

Lawrence 
High School 

 
1,456 

 
1,188 

 
81.6% 

 
1,191 

 
81.8% 

 
 

Table No. 15 – Lawrence Intermediate School Enrollment 
and Used Capacity, 2013 – 2023 

 
Year Enrollment Used Capacity 
2013 894 125.2% 
2014 896 125.5% 
2015 892 124.9% 
2016 911 127.6% 
2017 920 128.9% 
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2018 897 125.6% 
2019 870 121.8% 
2020 808 113.2% 
2021 825 115.5% 
2022 823 115.3% 
2023 797 111.6% 

 
 
The Land Development Ordinance requires the school impact analysis to include 
“the ability of the existing public school facilities to absorb the additional 
populations projected ten years into the future.”  Table No. 16 provides the actual 
enrollment of students in the Lawrence Township School District from 2013 to 
2023 and the projected enrollment to 2033 shown in red.  The projected 
enrollment figures were calculated utilizing the exponential growth model.10 
 
 

Table No. 16 – Enrollment of the District,  
Actual 2013 – 2023, Projected 2024 - 2033 

 
Year Enrollment 
2013 4,027	
2014 4,012	
2015 3,992 
2016 3,918 
2017 3,892 
2018 3,835 
2019 3,762 
2020 3,646 
2021 3,613 
2022 3,657 
2023 3,620 
2024 3,581 
2025 3,549 
2026 3,518 
2027 3,488 
2028 3,458 
2029 3,429 
2030 3,400 
2031 3,371 
2032 3,343 
2033 3,315 

 

																																																								
10	Exponential	growth	model:	P(t)=PO(1+r)t,	where	PO	is	the	initial	population,	r	is	
the	relative	growth	rate,	and	t	is	the	time	unit.	
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Table No. 16 indicates the District’s actual enrollments were 4,027 students in 
2013 and 3,620 in 2023.  The District’s projected enrollments are 3,581 students 
in 2024 and 3,315 in 2033.  Chart No. 1 graphically shows the actual and 
projected decreases in enrollment during the 2013 to 2033 period. 
 
 
 

Chart No. 1 – Enrollment of the District,  
Actual 2013 – 2023, Projected 2024 - 2033 

 
 
   Actual    Projected 
 

 
  2013     2023   2033 

  Year 
 
 
The 2024 projected enrollment plus the 18 students expected from the Project 
would be 3,601 students.  For 2033 the projected enrollment and the students 
expected from the Project would be 3,333 students.  Given the enrollment plus 
the students expected from the Project is projected to continually decrease over 
the years to 2033, the fact that all but the Intermediate School have excess 
capacities that would continually improve over time, and the Intermediate School 
has been operating over capacity for the past 10 years and the 10-year 
projections indicate the School’s operations would likely approach capacity, no 
new facilities would be necessitated from the development of the Project.  
Therefore, it would be unnecessary to determine the “overall anticipated cost of 
facilities necessitated and the development’s share of the cost on a pro rata 
basis by the increase in student population” resulting from the Project. 
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 Community Facilities Impact 
 
According to § 813.B.3., the following analysis of the proposal must be prepared 
regarding facilities impact: 
 

An analysis of the existing community facilities and infrastructure 
available to serve the proposed development and its impact on the 
adequacy of existing public water facilities, public sewerage 
facilities, recreational facilities, library facilities, and senior services.  
Should such facilities be determined inadequate to serve the 
proposed development, the remedies, either expected or proposed 
by the applicant, shall be indicated along with estimated costs for 
such additional facilities. 

 
PUBLIC WATER FACILITIES 
 
New Jersey American, which is the public purveyor of water to the area in which 
the Project is located, indicated it would provide water service to the Project.  ON 
February 29, 2024, Joseph N. Davignon, Developer Services Project Manager, 
sent the following email message confirming New Jersey American’ would 
provide water service to the project: 
 

Thank you for your inquiry with New Jersey American Water 
(NJAW) regarding water services for your project.   This letter is to 
inform you that your project is within the NJAW franchise service 
area and we look forward to providing water service for your 
project. I am your Developer Services Project Manager, and will 
guide you as you move your project through the main extension 
process. 

 
A copy of the full email message is contained in Appendix A. 
 
PUBLIC SEWERAGE FACILITIES 
 
S. Robert Filler, executive director of the Ewing-Lawrence Sewerage Authority 
(ELSA), issued a letter dated April 3, 2024 indicating treatment capacity was 
available for the subject project.  A copy of his letter is provided in Appendix B.  
In his letter, Mr. Filler indicated the ELSA adopted a “sewer ban effective January 
16, 2024” and that an application process and guidelines must be must be 
followed to obtain approvals for sanitary sewer service. 
 
RECREATIONAL FACILITIES 
 
Lawrence Township has extensive recreational facilities.  According to its 
website, township recreational facilities include: 28 parks consisting of various 
passive recreational and conservation facilities; 13 active recreational fields; a 
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nature center; a dog park; and the swimming pool at Lawrence Township High 
School.  Figure No. 1 indicates these recreational facilities are located within the 
central portion of the Township, south of Interstate 295, west of U.S. Route 1 and 
along and east of U.S Route 206. 
 
The residents of the Project would be required to visit the Township recreational 
facilities by automobile because of the central location of the facilities.  This 
requirement for visiting the recreational facilities is not unique to the project.  
Residents of neighborhoods situated west of U.S. Route 206 and north of 
Interstate 2095 must drive to the facilities.  Driving to access recreational facilities 
is common within suburban communities such as Lawrence Township. 
 
 

Figure No. 1 – Lawrence Township Recreational Facilities 

 
       Property 
 Recreational Facilities  

(Typical)  Not to Scale 
Source: Township of Lawrence website, Parks and Facilities. 
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The Project would provide onsite an in-ground pool with patio, pool house and 
BBQ area, and a dog run. 
 
Furthermore, since the population of Lawrence Township has experienced 
significant population declines from 2010 to 2022, the additional residents from 
the Project would not impose additional strain on the capacities of the various 
Township recreational facilities. 
 
 
LIBRARY FACILITIES 
 
Of the 12 municipalities that make up Mercer County seven participate in the 
Mercer County Library system. The participating municipalities include: East 
Windsor Township, Ewing Township, Hightstown Borough, Hopewell Township, 
Lawrence Township, Robbinsville Township and West Windsor Township.  The 
2022 total population for the seven participating municipalities is 164,516 
persons according the U.S. Census Bureau.  In 2020 the total population of the 
seven municipalities was 168,758.  From 2020 to 2022, collectively, the 
municipalities lost 4,242 persons, which represent a decline of 2.5% (Table No. 
17).  The addition of 207 patrons to the County Library system would bring the 
total to 164,723, which is less than the amount of potential patrons just a couple 
of years ago.  Given the decline of the total population for the seven participating 
municipalities, the Project is expected to have no significant impact on the 
Mercer County Library system and therefore require no additional facilities. 
 
 

Table No. 17 – Mercer County Library Municipalities, 
Population Change 2020 – 2022 

 
Municipality 2020 Pop. 2022 Pop. Absolute ∆ Percent ∆ 

East Windsor 30,045 29,813 (232) -0.8 
Ewing 37,264 34,589 (2,675) -7.2 

Hightstown 5,887 5,855 (32) -0.5 
Hopewell Tp. 17,491 17,498 7 0.0 

Lawrence 33,077 31,808 (1,269) -3.8 
Robbinsville 15,476 15,341 (135) -0.9 

West Windsor 29,518 29,612 94 0.3 
Total 168,758 164,516 (4,242) -2.5 

Source: U.S. Census Bureau. 
 
 
SENIOR FACILITIES 
 
The Project is expected to have 45 persons aged 65 years and over.  To 
determine the number of seniors from the Project who might utilize Township 
senior facilities a multiplier for seniors from the Township utilizing the 
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municipality’s Office on Aging facilities was developed.  The U.S. Census Bureau 
estimated there were 5,057 persons having 65 years of more in 2022.  Lillian 
LaSalle, the director of the Lawrence Township Office on Aging, was consulted to 
learn how many seniors typically used the Office’s facilities on a daily basis.  A 
January 26, 2024 telephone conversation with Ms. LaSalle revealed 75 to 100 
seniors are served on a typical day.  The higher figure (100) was used in 
developing the 0.02 multiplier for each senior citizen from the Project utilizing 
Office on Aging services (100 seniors served daily/5,057 seniors residing in the 
Township = 2.0%).  With 38 seniors expected from the project a total of one 
senior (45 expected seniors X 0.02 multiplier = 0.9 seniors using services, say 1 
senior) would be anticipated to utilize Lawrence Township Office on Aging 
Services.  During the telephone conversation with Ms. LaSalle, it was learned 
even if the Project had 20 seniors using the Office’s facilities, the Office on Aging 
would be able to accommodate them.  In essence, the Project would have no 
substantive impact on the Lawrence Township Office on Aging’s ability serve 
seniors within the community. 
 
 Services Impact 
 
Section 813.B.4. requires the proposal be analyzed for services impact in the 
following manner: 
 

Analysis of the existing services provided by the municipality to 
serve the proposed development and the impact of the 
development upon police protection, fire protection, solid waste 
disposal, and street maintenance services. 

 
POLICE PROTECTION 
 
The Project would be located along existing streets in an area of Lawrence 
Township that are already served by the Township Police Department.  
Specifically, the Quaker Bridge Mall abuts the Property to the north, and 
southwest of Property along Grovers Mill Road are several large apartment 
complexes.  The Mall Access Road connects Quaker Bridge Mall with Grovers 
Mill Road.  Figure No. 2 shows the Property and surrounding area.  
 
Since the Project would develop an area already served by the Police 
Department (an area along Mall Access Road between the Mall and the 
apartment complexes), the Project would be relatively small in size compared to 
the nearby apartment complexes, access into the Project from Mall Access Road 
would be limited to two intersections and a looped road would serve the 
residential buildings within the Property rendering it relatively straightforward to 
police, it is expected the Police Department would not be required to provide 
additional protection services to the Project.   
 
FIRE PROTECTION 
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The types of housing (townhouses and apartments) are similar to types existing 
in Lawrence Township.  The number of stories for the new residential buildings 
does not exceed three stories, which is common within the Township.  The 
Property is surrounded by development that is served by the Fire Department. 
 
Because of its location within the Township that is currently served by the Fire 
Department (see Figure No. 2), the proposed types of housing construction are 
common within the Township, and the internal looped road that accesses Mall 
Access Road at two locations is designed to eliminate obstacles for firefighting 
within the Project, it is expected the Fire Department would not be required to 
increase its facilities to serve the Project. 
 
 

Figure No. 2 – Location of Project Property 
 

 
 
  Property     Apartment Complexes 
 
       Quaker Bridge Mall 
 

No Scale 
Source: Google Maps. 
 
 
SOLID WASTE DISPOSAL 
 
Because private waste disposal would be provided to the new dwellings in the 
Project, there would be no impact to the municipal solid waste disposal services. 
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STREET MAINTENANCE SERVICES 
 
The Project will have private roads, parking lots and drives for which their 
maintenance and snow plowing would be provided by Project owners.  
Therefore, the Project would have no impact on municipal street maintenance 
services. 
 
 Fiscal Impact 
 
Section 813.B.5. requires financial impact from the proposal must be analyzed in 
the following manner: 
 

An analysis of the revenues expected to be generated from the 
development compared to the anticipated costs, which the 
proposed development is expected to generate.  Revenues and 
costs shall be shown for the municipality, the municipal school 
system and the county library system. 

 
PROJECT DESCRIPTION 
 
The Project would consist of a total of 100 for-sale new dwelling units of which 70 
would be apartment units and 30 would be townhouse units.  Of the apartment 
units 50 would be market-rate units and 20 would be deed restricted as 
affordable units.  All of the townhouse units would be market-rate units.  The 
bedroom distribution for the apartments would consist of: 18 one-bedroom units 
(14 would be market-rate and four [4] would be affordable); 46 two-bedroom units 
(34 would be market-rate and 12 would be affordable); and six (6) three-bedroom 
units (two [2] would be market-rate and four [4] would be affordable).  All of the 
townhouse units would have three bedrooms.  In the Application Description 
section of the CIS Table No. 1 summarizes the proposed unit types by 
distribution of bedrooms, and market-rate and affordable units. 
 
REVENUES 
 
To estimate the revenues generated from property taxes levied against the 
Project, the following steps are undertaken: 
 

• Determine the valuation of the Project based on 2023 dollars 
• Adjust the valuation of the Project to account for the affordable dwelling 

units that, by law, have valuations below those of market-rate units 
• Equalize the adjusted valuation of the Project according to the county’s 

2023 assigned equalization ratio 
• Apply the 2023 property tax rates for the taxing districts to equalized 

adjusted valuation of the Project to calculate the revenues corresponding 
with the taxing districts. 
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 Valuation of Proposal 
The value of the Project is based on soft costs, hard costs and contingency costs 
for constructing the dwelling units, and land costs, closing costs and site 
improvement costs (Appendix C for breakdown of costs).  The former costs 
($54,948,490.12) are distributed among the residential unit types to determine 
the value of each unit type.  The total value the Project, which includes the 
dwelling unit costs plus the latter costs ($11,806,432.00), is $66,754,922.12.  The 
value of each unit type and the value of the land and site improvements are 
provided below. 
 
 
 Unit Type  Value/Unit  No. Units Total Value 
 Apartments  
 One-Bedroom $269,215.74        18  $  4,845,883.32 
 Two-Bedroom $383,316,34        46  $17,632,551.64 
 Three-Bedroom $552,616.96          6  $  3,315,701.76 
      Total       70  $25,794,136.72 
  
 Townhouses 
 Three-Bedroom $971,811.78         30 $29,154,353.40 
 
 Total Apartments & Townhouses    $54,948,490.12 
 
 Land & Site Improvements 
 Land Cost       $  5,300,000.00 
 Land Closing Cost      $     530,000.00 
 Site Development Costs     $  5,976,432.00 
 Total Land & Site Improvements    $11,806,432.00 
 
 Total Costs       $66,754,922.12 
 
The valuation of affordable units must be adjusted to reflect their affordability.  In 
other words, because the sale prices of the affordable units are restricted to be 
less than market-rate sale prices, their values of are less than the values of 
market-rate units and therefore must be reduced accordingly.  The Uniform 
Housing Affordability Controls (UHAC), N.J.A.C. 5:80-26.1 et seq., establishes 
restrictions on rents for affordable housing units.  Section 5:80-26.12(a) requires 
such rents to not exceed 30% of the eligible monthly income of the appropriate 
household size and to be subject to the average rent for low- and moderate-
income units to be affordable to households earning no more than 52% of 
median income.  Therefore, as a proxy, the values of the affordable units are 
adjusted to reduce their values to 52% of their market-rate values to provide an 
overall picture of how the affordable units contribute toward the reduction in tax 
revenues collected from the proposal.  The total adjusted value for the 20 
affordable apartments is $4,101,305.98, a reduction of $3,785,820.90. 
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Affordable Market-Rate    Affordable       No.  Total Affordable 
Unit Type  Value/Unit Adjust   Value/Unit    Units     Unit Value 
1-Bedroom $269,215.74   52%   $139,993.18        4  $   559,968.74 
2-Bedroom $383,316,34   52%   $199,324.50      12  $2,391,893.96 
3-Bedroom $552,616.96   52%   $287,360.82        4  $1,149,443.28 
     Total          20  $4,101,305.98 
 
The reductions in the number of market-rate units and their overall value are 
shown below. 
 
 Market-Rate  Market-Rate    
 Unit Type  Value/Unit  No. Units Total Value 
 One-Bedroom $269,215.74        14  $  3,769,020.36 
 Two-Bedroom $383,316,34        34  $13,032,755.56 
 Three-Bedroom $552,616.96          2  $  1,105,233.92 
      Total       50  $17,907,009.84 
 
The total valuation of the Project adjusted for affordable units is $62,969,101.22 
as provided below. 
  Description     Total Value 
  Affordable. Apt. Units   $  4,101,305.98 
  Market-Rate Apt. Units   $17,907,009.84 
  Market-Rate TH Units   $29,154,353.40 
  Total DUs Adjusted  for Affd. Units $51,162,669.22 
 
  Total Land & Site Improvements  $11,806,432.00 
 
  Total Costs     $62,969,101.22 
 
 Municipal, School District and County Library Property Tax Rates 
The Mercer County Board of Taxation’s webpage provides the 2023 Ratable 
Breakdown for the 12 municipalities within the county.  The Land Development 
Ordinance requires analyses of the revenues and costs for the municipality, the 
school district and the county library system.  The following property tax rates 
apply to Lawrence Township: 
 
 Taxing District   Tax Rate 
 Municipal Purpose     0.652 
 School District     1.630 
 County Library     0.065 
 
 Equalization Ratio and Equalized Valuation 
According to the Final Equalization Table, County of Mercer for the Year 2023 
published by the Division of Taxation of the New Jersey Treasury, the 2023 
equalization ratio for Lawrence Township is 85.45%.  The equalized value of the 
proposal is $53,807,096.99, which was calculated in the following manner: 
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Equalized Valuation = Total Valuation X Equalization Ratio 

$53,807,096.99   =   $62,969,101.22   X   0.8545 
 
 Tax Revenues 
To calculate tax revenue for each local tax purpose, the equalized valuation is 
divided by 100 (the tax rate is the rate per $100 equalized assess value) and the 
resultant quotient is multiplied by the tax rate for the corresponding tax rate.  The 
proposal is estimated to generate the following tax revenues by local tax 
purpose:  
     
Taxing District Equal. Value  Tax Rate/100 Tax Revenue 
Municipal Purpose $53,807,096.99      0.00652  $   350,822.27 
School District $53,807,096.99      0.01630  $   877,055.68 
County Library $53,807,096.99      0.00065  $     16,142.13 
        Total $1,244,020.08 
 
EXPENSES 
 
 Municipal Per Capita Expenses 
 
The adopted 2023 Municipal Budget for the Lawrence Township indicates the 
amount to be raised by taxation for municipal purposes is $30,686,650.90.  
QuickFacts published by the United States Census Bureau indicates Lawrence 
Township’s 2022 population was 31,808 and the persons per household were 
2.54 for 2022.  The Population Impact section of the CIS indicated Lawrence 
Township has experienced steady declines in population and persons per 
household from 2010 to 2022.  The School District Impact section indicated the 
Township’s school enrollment has been progressively declining from 2013 to 
2023.  Rather than project another population decline from 2022 to 2023, the 
Fiscal Impact section maintains the 2022 population and household sizes to 
conservatively calculate per capita costs. 
 
The 2023 municipal per capita expenses related to the tax levy for municipal 
purposes is estimated to be $864.75, which is calculated by: 
 

Per Capita Expense = Municipal Tax Levy / Estimated Population 
$964.75/person = $30,686,650.90 / 31,808 persons 

 
The Population Impact section estimates the number of persons who will occupy 
the Project is 210.  The total municipal expenses generated by the Project is 
estimated to be $199,702.49, which is calculated in the following manner: 
 
 

Municipal Expenses = Persons X Per Capita Expense 
$199,702.49 = 207 Persons X $964.75/Person 
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 School District Per Student Expenses 
 
The Lawrence Township Public School District published the final budget 
adopted for 2023 and 2024.  The General Fund Local Tax Levy was 
$74,554,478.00.  This study analyzes the per student expenses related to the 
local tax levy.  The School Impact section, which utilized the New Jersey 
Department of Education’s 2022 to 2023 school enrollment worksheet for the 
state, school districts and schools, indicates the 2023 student enrollment for the 
District was 3,620.  Based on these data, the per student expense related to the 
tax levy is $20,595.16. 
 
The School Impact section indicated 28 school-age children are expected from 
the Project.  The CIS takes a conservative approach by assuming all of the 
children from the Project would attend the Lawrence Township school system.  
The total school cost from the Project would be $370,712.87 as calculated below. 
 
 

School District Expenses = Students x Per Student Expense 
$370,712.87 = 18 Students x $20,595.16/Expense 

 
 County Library Expenses 
 
The municipalities that participate in the Mercer County Library include: East 
Windsor Township, Ewing Township, Hightstown Borough, Hopewell Township, 
Lawrence Township, Robbinsville Township and West Windsor Township.  The 
2022 total population for seven participating municipalities is 164,516 persons 
according the U.S. Census Bureau. 
 
According to the Mercer County Board of Taxation, 2023 Tax Levy 
Apportionment Analysis, the 2023 County Library tax levy would be 
$16,142,685.00. 
 
The per capita expense for the Mercer County Library is $98.12, which is 
calculated in the following manner: 
 

Per Capita Expense = Library Tax Levy / Population 
$98.12 = $16,142.685.00 / 164,516 Persons 

 
The Project is expected to have a County Library expense totaling $20,311.31 as 
calculated below. 
 

County Library Expenses = Persons x Per Capita Expense 
$20,311.31 = 207 Persons x $98.12/Person 
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FISCAL IMPACT 
 
The fiscal impacts for the Municipality, School District and County Library are 
summarized in Table No. 18.  The Project expected to have a combined surplus 
of $657,462.59 for the Municipality and School District.  A deficit of $4,169.18 is 
expected for the County Library.  The net fiscal impact for the three taxiing 
districts combined is a surplus $653,293.41. 
 
 

Table 18 – Fiscal Impacts of Project 
 
Taxing District Revenues Expenses Surplus/(Deficit) 
Municipal $350,822.27 ($199,702.49) $151,119.78 
School $877,055.68 ($370,712.87) $506,342.81 
County Library $16,142.13 ($20,311.31) ($4,169.18) 
Total $1,152,898.40 ($590,726.67) $653,293.41 
 
 
 
Conclusion 
 
The proposed project would consist of 100 new for-sale dwelling units of which 
30 would be townhouses and 70 apartments.  Twenty of the apartments would 
be deed restricted as affordable units according to New Jersey State law.  The 
new dwelling units are expected to have 207 new residents of which 18 would be 
school-age children and 45 persons 65 years and over. 
 
With regard to impacts to the community and school system, the project is 
expected to have no significant negative impacts on the municipality and its 
services (senior facilities, police protection, fire protection, solid waste, and street 
maintenance).  Will serve letters for sanitary sewer and water services were 
issued indicating the respective systems could accommodate the project.  The 
project is expected to have no significant negative impacts on the school system 
because the elementary, middle and high schools have sufficient capacity, and 
the intermediate school, which has been operating over capacity for decades, 
has seen steady declines in enrollment and projections indicate enrollment will 
continue to decline even with the few students generated by the project. 
 
The net fiscal impact of the project on the municipal and school taxing districts 
are expected to generate respective surpluses of $151,119.78 and $506,342.81.  
The County Library taxing district is expected to experience a slight deficit of 
$4,169.18.  Overall, the net fiscal impact from the project would be a surplus of 
$653,293.41. 
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APPENDIX A 
 

From: Joseph N Davignon <Joe.Davignon@amwater.com>  
Sent: Thursday, February 29, 2024 11:51 AM 
To: Mustafa Hassonjee (Tricone) <MH@TriconeUSA.com>; Vincent Luongo 
<vluongo@bertinengineering.com>; Calisto Bertin <cbertin@bertinengineering.com> 
Cc: Akbar Hassonjee (Tricone) <AMH@TriconeUSA.com> 
Subject: RE: Grover Mills Rd NJ NSI 329470121 - Main Ext. 

  

  

Thank you for your inquiry with New Jersey American Water (NJAW) regarding water 
services for your project.   This letter is to inform you that your project is within the NJAW 
franchise service area and we look forward to providing water service for your project. I 
am your Developer Services Project Manager, and will guide you as you move your 
project through the main extension process.  Please find and use the NJAW Guide for 
Water and Sewer Main Extensions located at our website below: 

  

https://www.amwater.com/njaw/About-Us/Providing-Solutions/Developers/ 

  

The guide is provided to help you understand what is required to obtain new service for 
your project.   In addition, please find the following documents on the website for your 
information and use: 

•        Service and Metering Standards 

•        Draft Agreements 

•        Guide for Applying for NJDEP/BSDW Permits  

  

The Application for a Main Extension can be found at: 
https://www.amwater.com/njaw/About-Us/Providing-Solutions/Developers/ 
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Please note that this letter is not a will serve letter, approval or guarantee for water 
service, as hydraulic and capacity reviews have to be completed once an application is 
formally submitted and reviewed we will be able to determine what improvements are 
required to service the site.  

  

We at NJAW highly recommend that you contact us as early on in the design process to let 
us help guide you in any site-specific issues especially for large or complex projects or for 
developers who have not worked with the NJAW previously. A pre-application meeting with 
your NJAW Project Manager is always recommended prior to site plan submittal to the local 
municipality.  

  

I look forward to receiving your Application for Main Extension and working with you in 
the future. 

  

  

Sincerely, 

                                                                         

  

,   

  

  

 Joe Davignon 

908-431-3223 
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APPENDIX B 
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