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Inltoduction

The Greens is a proposed 117 unit, 38.98+ acre, age-restricted triplex townhouse (1 story w/Ioft,
2-3 bedroom) subdivision located along Glassboro-Cross Keys Road (County Route 689) and

Fries Mill Road (County Route 655) in Monroe Township, Gloucester County, New Jersey. The
property is identified as Block 14801, Lot 12 on the Official Tax Maps of Monroe Township,
and was formerly farmed, but is fallow. The project is in the RA (Age Restricted Residential)
district in Monroe Township.

The following Fiscal Impact Report describes the anticipated demand on municipal services to
be generated by the proposed development to be faced by Monroe Township as a result of the
completion of the development. It also includes a projection of property tax revenues which will
accrue to Monroe and the school district, upon project build-out. Being a proposed age-restricted
subdivision, the impacts to the school district will not be included.

Pumose

This report has been compiled using the 2019 Adopted Budget for Monroe Township and

estimated population figures provided by the United States Census July l, 2019. Both portions
were supplemented with current tax rate information provided by the Township Tax Collector's
Offrce and published sources providing items such as generation standards for estimating project
populations.

Po p ulalio n C alc u I ation s

In order to determine the impact of the proposed development, it is necessary to estimate the
anticipated population of the community. The below calculations were based on the "build-out"
of a total of one hundred seventeen (ll7) 3-Bedroom single family age-restricted attached
(triplex units) dwellings.

Population projections were calculated utilizing demographic multipliers contained in the
document provided by the New Jersey Department of Community Affairs, New Jersey
Demographic Multipliers: The Profile of the Occupants of Residential and Nonresidential
Development prepared by David Listokin, Ph.D., November 2006. Summaries of the Projected
Population are presented below.

Development Units Number of Units Total Persons
3-Bedroom SF-AR (a) 117 1.39 Per Unit

Total 163 Persons
SF-AR= Single Fauib, Age Rest c(ed Hone (Auached)
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Table 1- Population Characteristics
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Tax Reoenue Calculations

Municipal budgets are funded through various funding sources including real estate property
taxes, State aid, liquor and other licenses, fees and permits, grants, fines and other collected
income. The principal source of municipal revenue is real estate properly taxes.

Below are the calculations to determine the anticipated real estate property taxes. Estimated
market values are based upon similar properties in the general vicinity. The equalization ratio of
100% and tax rate of $0.865/ $100 is in accordance with values published in the adopted 2020
Municipal Budget, adopted April 27, 2020.

Unit Type Revenue

3-Bd SF $2s3 7t
SF-AR= Single Farnily Age Restricted Home (Attached)

G w ernm en t al lmp a ct Cal cal atio n s

2, Amount to be raised by Taxation fur support ofmunicipal

2020 dollars to be collected (local purpose

36,865' residents per U.S. Censw

$ 23,394,148.16

Per Capita Cost

$ 23,394,148.16

36,865

$ 634.59

/
4. Per Capila Cost of new residents

163 :Residents

634.s9 per capita cost

Costs to srppo.t o* resiCents

$ 253,071.00

Ta:<ation revenue from new residents

Net revenue (debt) from new residents

Proposed
Cost

Tax
Multiplier

Taxable
Value

Municipal
Tax

Rate/$l00

Local
Purpose

Tax
Units

$250,000.00 100.00% $250,000.00 $0.86s $2,160 rL7
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Municipal Expenses

' l. Township Popuhtiorr
po p ulation estry4lg ; Z0 19

$ 103:438.1-2 
:,

t 
5. LocalPurpose Taxrevenue fiom

only):

New iesi,Jentsl

$ 103,438.12

$ 253,071 .00

$ 149,632.88
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Comments

Comparison of the per capita costs to support new residents vs. the tax revenue that would be
realized indicates that the project can sustain itself without impact on Township services.

ln addition, the above analysis was based on the assumption that all Township expenses are due
to the residential population. Monroe Township has a very substantial density of industrial,
heavy manufacturing and commercial establishments that require additional Township services
that are not deducted from the overall Municipal Expenses.

Additional Revenue from Project Construction

The Greens subdivision will generate construction, inspection, and permit fees to the Township.
Calculations summarized in the Table below which show that approximately $262,160.00 will be
paid in fees during the construction of the project.

ZoningPermit: $50.00 x 117 Homes:
Lot Grading Plan = ($35.00 + $550.00) * I 17 Homes :
Certificate of Compliance : $50 x 117 Units :
New Construction Fee [(1,380+450)*(10)*l l7] * $0.038|c.f.:

([Area * Height * Units] x 0.038)
Plumbing: I I Fixtures x 117 Units x $I5/Fixture :

3 Devices x 117 Units x $9l/Device :
Electrical: 117 Units x $75 :
Fire Detectors: 117 Units x $75 :
Gas Appliances: 2Unit x 117 Units x $91 =
Kitchen Exhaust: l/Unit x I 17 Units x $75 :
Certificate of Occupancy: ll7 Units x $50:
TOTAL

NOTE: Calculations arc cstimates based on typical homes planned.

$
$
$
$

5,850.00
64,385.00

5,850.00
81,360.00

$ 19,305.00
$ : t,941.00
$ 8,775.00
$ 8,775.00
$ 21,294.00
$ 4,775.00
$ s.850.00
$ 262,160.00

Municip al Seruices Imp act

In addition to the direct fiscal impact the proposed development may have on the township, other
indirect impacts must be taken int0 consideration. The indirect impacts include additional trash
and recycling pick-up, police protection, and fire protection. A summary of the additional
equipment/personnel that may be required can be seen below:

Public Works Impact

The following information pertaining to equipment, personnel, and waste generation for the
public works department was provided by the Monroe Township Business Administrator's
office.

5 trashtrucks
36865'*td'"t"=0'00014trashtrucksperrestdent

= O. O23 addttional tr ash trucks r
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0.00014 trash trucks per restdent x 163 new residents
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5 recycling trucks

ffi: 0.00014 recycltng trucks per restdent

39 PW employees

ffi = 0.0011 PW employeesperresident

0.00014 recycling trucks per rest"dent x 763 new resi"dents
= 0.025 additionalrecycling trucks required

L5'397 tons of tra.sh collected per year : 0.4!T tons of trasrtper resi.d.ent per year
36,865 resi"dents

0.0011 PW employees per restdent x 163 new resi.dents
: 0.18 qddttional PW

0.42 tons of trashper residentper year x !63 new restdents
= 68. S additional tons o trashper year

3,733 tons of recyclables collectedper year
36,865 resi.dents

0.70L2 tons of recyclables per resi.dent per year

0.l0LZ tons of recyclables per residentper year x 163 new restdents

- 16.5 addttional tons of recyclables per year

Police Department Impact

The following information pertaining to equipment and personnel for the police department was
provided by the Monroe Township Business Administrator's offrce.

75 poltce vehtcles

3qB65 r*tdr"t, : 0.002 poltce uehtcles per resident

64 police of f tcers

36,g65 resid.ents- - 0.0017 poltce of f icers per resident

0.002 police vehicles per resident x L63 new restdents
= 0. 33 additionalpolice vehicles required.

0.0017 poltce of f tcers per restdent x 763 new restdents

- O.28 ad.d itional p o lic e o f f ic er s r e quir e d

PAGE 4FISCA L I M P ACT STATEAIENT
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22 ciutlian employeees

ffi - 0.00059 civiltan employees per re sident

0.00059 civllian employees x 163 new restdents
= 0. 1 ad.dttional ctvilian ernployees required.

The following information pertaining to equipment and personnel for the office of emergency
management was provided by the Monroe Township Business Administrator's office

20 f ire vehicles

36865r*td*rtt=0'00054ftrevehiclesperresident

Office of Emergency Management Impact

0.00054 f tre vehicles per restdent x 153 new residents
O.O9 addtti.onal Ii19*"u_e_h19!9_s-1e_9u11'9d

0.002 f ire dept.volunteers per resi"dent x 163 new residents

- 0.33 add.itional f ire dept.volunteers requtred.

75 f tre dept'volunteers 
= 0.002 f ire d"ept.vorunteers per resi.d"ent36,865restdents --- -- ' --

6 EMS vehicles
= 0.00016 EMS vehicles per resi.dent

36,865 residents

0.00016 EMS vehicles per resi.dent x 153 new residents
= O.027 additional EMS uehicles required

33 EMS patd employees
---W;MtiA;, - 0.00089 EMS patd ernplovees per resi.dent

0.00089 EMS patd employees per restdent x 163 new residents
: 0. 15 ad.dittonal EMS paid employees requtred

Municip al Utilities Impact

The Greens development will be serviced by connections at the intersection of Queensferry Road
and Fries Mill Road to the existing water and sewer utilities. This project is providing for a 16-
inch diameter cement-lined ductile iron pipe requested by the MMUA to connect to the existing
16-inch diameter water main on Fries Mill Road, extend across the site and extend down
Glassboro-Cross Keys Road. This will provide infrastructure for future developments. The
gravity sanitary sewer system from this site flows to a pump station located on the Stirling Glen
site. That pump station has previously been designed to handle the wastewater flow from The
Greens site. The wastewater flow from that pump station is conveyed via force main to the
Gloucester County Utilities Authority (GCUA) regional collection system.
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Conclusion

Monroe Tozonship

In consideration of municipal services provided, the calculations above indicate that the project
will be able to support itself.
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