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SunlnlnRy op FINolNcs
PRopospn AcB-RosrRrcrED Drvrlopu pNr

The development proposed by US Home DBA Lennar contemplates the construction of an age-
restricted residential development on a tract of land located along the Center Street in the southern
portion of Little Egg Harbor Township. The concept plans for the residential development
anticipate the construction and occupancy of an age restricted (55+1 community containing a total
of 41 5 age-restricted housing units comprised of 1 99 single-family detached housing units and 21 6
single-family attached (triplex) housing units.

The current development plan anticipates that the age-restricted development will include a total
of 41 5 age-restricted housing units comprised of 199 single-family detached and 2 1 6 single family-
attached (triplex) housing units along with a clubhouse with amenities (pool, pickelball, dog run).
open space, storm water management and buffer areas. The 199 single-family attached housing
units include four different models with anticipated sales prices ranging from $480,000 to $610,000
and averaging $546,382. The single-family attached housing units include two different models
with anticipated sales prices ranging from $400,000 to $410,000 and averaging $406,667, Overall.
the 415 new active adult homes have an average sales price of $473.663.

Based upon the unit distributions in the developer's plans and the current pricing schedule, the
proposed residential development would be expected to represent an aggregate (completed) value
of $196,570,000. At Little Egg Harbor Township's current assessment ratio of 64.35 percent, the
completed residential development would have an estimated assessed value of $126,492,800.

The completed age-restricted residential development. with 612 adult residents, would have
allocated tax-supported municipal costs of $543,460 had it been occupied and assessed during 2024.
Annual municipal tax revenues from the proposed development would have amounted to
$1,148,550 at the current municipal tax rate of $0.908 per $100 and would have resulted in a
municipal revenue surplus amounting to $605,090.

Due to the age-restricted nature of the homes in the adult community, the new homes would not
result in any additional public school children or school district costs for the Little Egg Harbor
School District or the Pinelands Regional School District. Additional school district tax revenues
amounting to $833,590 would, however, be generated for the Little Egg Harbor Township School
District along with additional school tax revenues of $ 1,008,150 for the Pinelands Regional School
District . Absent any added school children or school district costs, these revenues would repre sent
a surplus of $833,590 for the Little Egg Harbor School District and a surplus of $ 1,008,150 for the
Pinelands Regional School District.

Overall, the proposed age-restricted residential development would generate annual tax revenues
totaling $3,656,910 that would fully offset the allocated tax-supported costs of $904,540 to yield
an annual revenue surplus of $2,7 52,370. This revenue surplus is a combination of a revenue surplus
of $605,090 for municipal operations, a revenue surplus of $833,590 for the local school district.
a surplus of $1,008,150 for regional school district and a surplus of $305,540 for Ocean County
operations.

-l-



INTRODUCTION

The ensuing Community Impact Statement has been undertaken at the request of US Home.

LLC DBA Lennar in order to provide an assessment of the economic, demographic and fiscal

implications of a proposed active adult residential development located in Little Egg Harbor

Township in Ocean County. The initial section of this evaluation presents an historical profile of

the Township's residential and non-residential groMh trends and documents the manner in which

the Township generates and distributes municipal revenues and school district revenues. The

findings of the fiscal profile are reviewed from an historical as well as a present perspective in the

context of the economic base, market trends and the fiscal infrastructure which exists in Little Egg

Harbor Township.

The second phase of the research undertaken involves a statistical analysis of the anticipated

fiscal and economic effects that would be expected to result from the construction and occupancy

of a proposed residential development containing 4l 5 single-family detached and attached active -

adult (age-restricted) housing units. The data and evaluations contained on the fbllowing pages

describe the nature and magnitude of the development plan. considers the available infrastructure

of the community and calculates the need for services by the development.

The research and analysis undeftaken herein is intended to provide information whereby

changes in services and facilities necessitated by the proposed development can be accomplished

smoothly, with foresight, and without interruption of existing operations. Of particular concern in

the following evaluation is detailed information pertaining to:

the economic and demographic composition of Little Egg Harbor
Township, including historic and current levels of housing.
population, employment and school enrollments;

the residential and non-residential ratable bases of Little Egg Harbor
Township, the changes occurring in each during recent years and the
effective tax rate of the Township;

the nature, scope and magnitude of the proposed development; and

the fiscal impact ofthe development upon municipal, school districts
and county operations, to include changes in tax revenues and
budgetary appropriations, as well as the impact upon the existing tax
structure.

a)

b)

c)

d)
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BCONOMIC BASII AND FISCAI, PITOFILII

An examination of the current and historic charactcristics of Little Egg Harbor Township ar.rd

the matrner by rvhich the Township derives its revenues and rnanages its appropriations is a precursor

to a fiscal impact analysis of the proposed residential developrrent project. This initial exantination

rvill firrnish a useful insight into the nature of local fiscal operations and a benchmark by which

chitnges nray be measured and anticipatecl.

Gcnernl Characteristics

Little trgg Ilarbor Township is an establishecl conrnrr"rnity located in the southern portion of

Ocean County along the County's boundary u,ith Burlington County. The Township. as illustratecl

otr Figure I . is boLurded by Staf fbrd Tou,nship. llaglesli,oocl'l'on nshilt ancl the Borough of Tr-rckerton

in Ocean Cout-tty, ancl b1, Bass Rivcr Torvnship in Burlington Cour-rtv. 'f he l-owrrship of Little Egg

Ilarbor, itselt'. includes a lar-rd area of 47.37 square miles, or approxirrately 7.53 percent of Ocean

Connty's total land area of 628.78 sqLlare niiles.

I'opu lation - Little Egg I Iarbor 'f orvnship containecl a total popLrlation of 2.912 persons at

the time ot'the 1970 Census. DLrring thc 1970's. Little Egg I lalbor's poltLrlation increasecl by 5.51 1

persons (185.4 percent) and resulted in a popLrlation o1-8.2183 pct'sons at tlte tirre oftlie 1980 Census.

A population increase rvas recordecl dr"rring the 1980's with a uain of4.850 persons (57.2 percent) to

yicld a total population of 13.333 persorls as of the I 990 Census.

Betr,r,een 1990 and 2000, the population of Little Irgg I'larbor increased by 2.612 persons

(19.6percent).toyielclatotal popr.tlzrtionof 15.945personsin2000. In 2000.thepopulationof

Little Ilgg Ilarbor'l'orvnship representccl 3.12 percent of Ocean Countr,'s total population of 5 1 0,91 6

persons a1 tl-rat tirre. Betu''ecu the 2000 ancl 2010 Census o1'Population. Little Egg Harbor

experiencccl a population iucrease of4.120 persous. resr.rlting in the 
-forvnship's 

reported population

of 20"06,5 persons at thc time of'the 2010 CensLrs olPopLrlation. According to 1he most recent

Census ol'l)opulatiotr. thc "lor,r,nship's population base has increased by 3.6 percent (719 persons)

-J-
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during the ten-year period intervening the 2010 and 2020 Census, resulting in a total population of

20.784 persons in Little Egg Harbor Township at the time of the 2020 Census of Population (April

1 , 2020. The mid-ye ar 2022 population estimates prepared by the Bureau of the Census indicates

a population increase of 566 persons since the 2020 Census, with 21,350 residents in Little Egg

Harbor Township of mid-year 2022. These population trends are summarized below:

Population Trends
Little Eee Harbor Township

1970

Population 2,972

Change

Percent Change

1970
Little Egg Harbor 2,972

Ocean Co. 208.470

Township/ Co. - o/o 1.43

I 980

8,483

5,51 1

18s.4

I 990

I J,JJJ

4,850

57.2

1 990
I J,JJJ

433.203

3.08

75,945

2.612

19.6

2000
15,945

5 I 0,916

3.12

201 0

20,065

4,120

25.8

2010
20,065

576,567

3.48

2000 2020 2022

20,784 21,350

719 566

3.6 2.7

Between 1970 and 2010, Little Egg Harbor Township accounted for an increasing share of

the County's total population. According to the decennial Census information, the Township's share

of the County's total population had increased to 3.48 percent in 2010 but declinedto3.26 percent

in2020. This information is tabulated below, and the 2000,2010 and 2020 Census population

base of Little Egg Harbor Township is profiled in Table l.

Population Trends
Little Egg Harbor Township as a Share of Ocean Countv

I 980
8,493

346,038

2.45

2020
20,784

637,229

3.26

2022
27,350

655 715

3.26

The Township's population growth since 2000 has revealed smaller-sized households with

a decrease in the average household size from 2.54 persons per household in 2000 to 2.46 persons

per household in 2010 and to 2.35 persons per household at the tirne of the 2020 Census of

Population,



TABLE I

LITTLE EGG HARBOR TOWNSHIP, OCEAN COUNTY

SUMMARY OF CENSUS POPULATION
AND HOUSING CHARACTERISTICS

2000,2010 and 2020 Census

Total Population

In Households

In Group Quarters

Total Housing Units

Occupied households

Percent Occupied

Persons Per Household

Vacant Housing Units

Census
2000

15,945

15,77 5

170

7,931

6,179

77.9

2.54

1,752

Census
2010

20,065

19,814

251

10,324

8,060

78.1

2.46

2,264

Census
2020

20,784

20,481

297

10,812

8,715

80.6

2.35

2.097

-6-



Housing Trends - Consistent with population growth declines reporled since 1980, Little

Egg Harbor Township has experienced an ongoing expansion of its housing inventory. During the

1980's, the Township issued building permits authorizing the construction of 2,479 new housing

units within the Township. An additional1,027 residential dwellings were authorized during the

1990's. Between 2000 and 2009, housing construction in Little Egg Harbor increased from the rates

observed during the 1990's ( 103 units/year). As indicated in Table 2, during the period from January

2000 through December 2009, Little Egg Harbor Township issued building permits authorizing the

construction of 2,570 residential units, or an average of 257 units/year. Continued residential

development was observed between 2010 and 2019 when the Township authorized the 865 new

housing units. During the past 3 years (2020 through 2022), Little Egg Harbor Township issued

building permits authorizing the construction of 105 new housing units. The Township's building

permit trends are further detailed in Table 2.

By the time ofthe 2000 Census, the Township's housing base contained 7,93 t housing units,

of which 6,179 housing units (77.9 percent) were occupied. Between 2000 and 2010, a

substantially increased level of residential construction is reflected in the Township's housing base,

with an increase in the total number of housing units from 7,931 in 2000 to 10,324 housing units in

2020, representing an increase of 30.4 percent. The number ofoccupied households increase by 16.7

percent, from 6,719 households in 2000 to 8,060 households in 2010.

The reports of the 2020 Census of Population disclose that Little Egg Harbor's total

population had increased to 20,784 residents with 20.487 persons occupying 8,715 of the

Township's 10,812 total housing units at the time of the 2020 Census. Between the 2010 and2020

Census, the number of housing units in the Township increased by 4.79 percent (488 housing units)

while the number of occupied households increased by 8.13 percent (655 households). The 2000,

2010 and 2020 housing base of Little Egg Harbor Township is further detailed in Table l.

-1-



a
U)

4
o

o

(.)
1J.,1

15

L
bo

C)

(H
o
OJ

s"i*

C)ti
oao

H (..1

EN
c3N
50Ari oo

csu)
=a)trr ..
LA(,E

.2a
u=

€{
\6

L
E(J
()H
troo

o-<(J'=

^;)'-
dJ(g?.8

aao()ze

ai
C)lr

a

ra)

N
(.1

--L-! dc,.!ea{

=,oocn F (-.t

fo*c.r(J c'l c\ cl\^^/-t c-.1 (-.t t-.l

t .=l ri o,r ooE| trl a.l .. $
aJl()

tral
3'El r-- o - o F- o.a \o.. r.).Y -=l c..l oo tr) t-- - rr $ O r/) ra)
Q :lc.) + $ ra .a a\ - -OJ

:l O - 
(.'l .a \i' tn \O l-- OO O

:-I999U9UUUUU
\rvv999999U9
-l c! a-t N .{ r..l .! (.] c\ c..1 c.t

LAt
C2.=l L .a \O I-- - oo - r) rn \O(J cl r--$$tr)oooo.t-Nro
o--l -a\tF-d) -t

!61

E'El o,\oFt!o,oo$o$ n
!,=l r- F- tr) (-) -i- N F-. sj- * ca \O'A)l ---. co
0)

a:
Hl O - c\.. t (r) \O t-- oo O. I E OrJr--!-:--

\ rv v I v 9 9 v I I9 v 9
-l ...l ..l N N ..1 ...l .! r.l (...t N c, F oi

Fz
Xa\J3

Zz=
r-l l/ 0l
;.'- -ilJ ri El
11 i, FrYV

! rl

^- iJ \J

=ez!rl
ili F a

rN Aa\Er ?v=d xud< E;>F 
^z{lQ:l-

\JF-6zH
Cr-rN<epEa5
rrr [=] F
UC(ErI]D 4
|J,I

-]3

=J

I

oo
I

tr-
ta)
C{

-l
=x:i7]Fo'r

t---
N

-i
o\

--|_oI^
=-o6.V;t*

U'El -.. \o.... c,.. a c, o, o\e .:l O 6t .a - \O c.\l .a = rf) C.l t-r'6 )l- r * '- + N \O n cn -- $
., c!

;6
r-.1 o - 1..l ca !i'16 \o t-- 96 o ' = d
Floooo€_cE 6 oooooooooo ! iioo.?l o o o o o o o. o. o o = -c o.-t- - 

-,t 
- -

t-l C) - C'l ca $ tn \O t-- oO O:ito o o o o o o o o o
^vl o o o'. o o o o. o o o)>t- 

-



School System - Little Egg Harbor maintains its own public schools which provide

educational services for the Township's students in grades K through 6 and is a member, along with

Bass River Township, Eagleswood Township and Tuckerton Borough, in the Pinelands Regional

School District which provides educational services for students from the member communities in

grades 7 through 12. The number of Little Egg Harbor Township students "on roll" in the local

school district decreased from 1,624 students in the 2019-20 school year to 1,581 students in the

2022-23 school year. Enrollment of Little Egg Harbor students in the local (K-6) school district

has continued to decrease, with 1,561 students enrolled inthe2024-25 school year. The enrollment

declines, despite continued growth in the number of occupied households, is consistent with the

decreases in the average household size observed in the Township, with a current (2020 Census)

average household size of 2.35 persons.

Similar enrollment trends are observed in the Pinelands Regional School District which had

1,549 students "on roll: during the 2019-20 school year with an increase to 1,607 students enrolled

in the 2021-23 school year. The number of students enrolled in the Lakeland Regional School

District has decreased sine the2021-22 school year, with 1,578 students reported to be enrolled in

the 20234-24 school year and 1,537 students in the 2024-25 school year. These enrollment trends

are summarized in Table 3.

Commercial Development - According to repofts of the New Jersey Department of Labor,

during 2004 there were 1,657 persons covered by New Jersey Unemployment Compensation

(covered jobs) employed within Little Egg Harbor Township, equal to 1.35 percent of Ocean

County's total employment base of 121,584 jobs at that time. Between 2004 and 2009, the

Township'semploymentbasedecreasedby8 iobstoatotalof l,649jobsin2009. Duringthisfive-

year period (2004-09), employment in Little Egg Harbor Township increased by an average of 1.25

jobs each year. The Township experienced increases in its employment base through 2016 when

2,1l8jobs were reported in Little Egg Harbor Township.

Between 20 17 and 2022, employment in Little Egg I'larbor Township has ranged from 1,986

employees (2020) to2,l64 employees ( 2019), with 2,096 private sectorjobs reporled during 2022,

the most recent year for which municipal employment data is available. This information is further

detailed in Table 4.

-9-



TABLE 3

LITTLE HARBOR TOWNSHIP SCHOOL DISTRICT
PUBLIC SCHOOL ENROLLMENT (K-6)

Year

2019-20

2020-21

2021-22

2022-23

2023-24

2024-25

Year

2019-20

2020-21

2021-22

2022-23

2023-24

2024-25

Students
On Roll

1,624

1,617

1,648

1,705

1,581

I .561

Total
Operating
Budqet

$21,895,936

$25,317,719

925,423,494

$25,320,490

$28,972,997

$27,580,900

Cost/
Student

$ 13,842

$16,276

sl5,427

$ 14,850

$18,326

$ 1 7,668

Tax
Supported
Cost

$12,815,892

$ 1 3,844,047

$ I 4,1 39,428

$ 14,907,855

$ 14.995,284

$ 1 6.034.283

'fax

Supported
Cost

$20,198,929

$20,920,550

$21,338,961

s21.765,740

s22,201,055

$22,905.622

Cost/
Student

$ 7,892

$ 8,562

$ 8,580

$ 8,744

$ e.485

$10,272

Cost/
Student

$ 13,040

$ 13,376

$ 13,288

$13,715

s14,069

$ 14,903

PINELANDS REGIONAL SCHOOL DISTRICT
PUBLTC SCHOOL ENROLLMENT (7-12)

Students
On Roll

1,549

1,564

1,607

1,587

1,578

1,537

Total
Operating
Budget

$30,77 5,77 5

933,171,329

$34,169,706

$34,386,950

$37,964,982

$37,03 1,436

Costi
Student

$ 19,868

921,209

$21,263

$21,668

$24,059

s24.093

Source: New Jersey Department of Education. The net cost per pupil is the general fund budget per pupil,
as implemented under the CEIFA, and is equal to the sum of general fund tax levy, budgeted general fund
balance, rniscellaneous revenue and most fonns of state fonnula aid. The per pupil cost calculated for the
reflect total operating expenditures and tax supported school district costs.

-l 0-



TABLE 4

PRIVATE SECTOR EMPLOYMENT
LITTLE EGG HARBOR TOWNSHIP, OCEAN

(Employment Covered by New Jersey Unemployment
COUNTY
Compensation)

Year

2004

Little Egg Harbor
Township

1,657

1,699
1,767
1,750
1,734
1,649

1,568
1,624
1,61 5

1,775

1,826

1,857
2,178
) 1\)
2,079
2.164

1.986
2,134
2,096

Ocean

Count),

121,584

124,745
125,580
126,187
125,671
122,640

122,782
124.027
125,892
130,829
132,882

137,815
139,129
143,298
145,693
148.644

138,323
146,514
155,478

Township/
County (%)

1 .35

1.36

1.41

1.39

1.38

1.34

1.28

1.31

1.28

1.36

1.37

1.35

1.57

1.50

1.43

1.46

1.44

1.46

1.35

2005
2006
2007
2008
2009

2010
20t1
2012
2013
2014

2015
2016
2017
201 8

2019

2020
2021
2022

Source: New Jersey Department of Labor. Division of Planning and Research, New Jersey Covered
Emplolzment Trends. Employment is as of September 30'h.

-t 1-



ITA]'AI}T,E BASTi AND TAX ITATtr

'l'he ecor.touric and clen-rographic charactelistics o1'Littlc Egg Flarbor Towr-rship are ref'lected in

the'lownship's ratable base, and changes in the Township's housel-rold base and commercial developrnent

since 2021 may be examined in terms of the per parcel and total valuatior-rs (assessments) of the taxable

properties in the Torvr-rsl.rip.

R:rtable B:rse

Little Egg Ilarbor Torvnship has not unclertaken a rece'nt property revaluation in an effort to

uraintain assessments that approximate current marliet values. fhe ratio olassessed value to market value

is expressed in the asscssment ratio r.vhich amounted Lo 93 .72 percent in202l ar-rd is reported to be 64.3 5

percentfor2024. Theassessmenttrendsofpropertiesinl-ittleEggFlarborTownshipare furll-rerdetailed

in Table 5.

During 2021. the tolal eqLralizecl property valuation in Littlc' IJgg Harbor Township amounted to

$2.491.2 mi[[ion. The total eclr-ralized assessn]enls inclcased by 49.1 percent between 2021 and2024.

with an equalized assessed valuatior.r of $3,713.7 nrillion reported for2024. During the period frorn

2021 to2024, u,hen the Torvnship's eqr.ralizcd r.,aluatior-r increased by 49.1 percent, the cost of rnr.rnicipal

opcratiorrs reflectcd in the localuse buclget increased liom $24.451.462 to $28,673,918--- an increase of

$4,222.456, or 17.3 percent. Between 2021 and2024. the grorvth of rrunicipal costs (17.3 percent) was

well belorv the increase in the equalizec'l taxable base (49.1 percent).

Between 2021 and 2024. non-residential (conrmercial ancl industrial) properlies decreased as a

slrale of the Torvnship's total ratables fiom 7.3 9 percen I lo 7 .23 pcrcent. a relative decrease of 2.2 percent.

Residential (Class 2) properties on the othcr hancl, represented 90.11 percent of the Township's 2024

ratable base. Apartments (Class 4c) currently represent 0.12 percent of the Township's ratable base.

Class 2 residential prroperties cor-rtir-rue [o represent the ovenvhelming portion of the Township's total

ratables ancl nc'rw account lbr 90.1i percent o1'the'l'orvnship's total assessed valr-ration.

Sincc 2021. the average equalized assessecl r,alue o1'the '['ou,nship's resiclential (Class 2)

properties has increased significantly. During 2021, the average equalized resiclential (Class 2)

assessment r,vas $2 I 5.3 1 5 per parcel and this per parccl a\/erage had increased to S321 .307 dLrrin 92024.

-12-



-i
C\

C\

EI
ol
ol
6)l

1l
EI
dtq
<t
,;()
o
L
0)a

o
E
li
a)

()

-l(H

U)

t-l
,;
L

E
>\$# o.l

=cl
FU

\-/ x
U_

=q<
OJ

X.n
(J

a-Y
b(J

ooZC

r-
t---

4

(a)
a
c.t

4

-(J.:
b0tssbxldr,"1z'; -l

@

aa
t--\o
oo
c.le

N\o
=j:

$
+c\
@

(.)
C/'t et

'-r dJl
o4

5clJ

c\\
ca

o
aPla cdlU ^/lA*l
U)

!leCl
C):tC)El!;l()trt
o. -qll-/l

n
aa
$\o

aa
c.!
F-

aa
t--

o
O
L

oa

oo
\o
ta)
t--
oo
t--
ca

r-_
ca
@

ca
N
a.l
co

oo
aa
ol
@

$N
a'l

$
N
c\
o\
$
Ne

oo
<f,

t--
$
ca
aa
N4

6l
c'l

tl
aJl
NI

CdI

d+
fr.tl

EI
drl
al
6l
6Jl

3l
<l

LI

#l

3z
D

Ua
e4xrr]lr<:-r
\JIiL
Airav a=
^'A Z
=E<rA HEA

t.l 7->J 9vzC0 ^ f-l Ii
r- '.<f-l' il (fr'rv

A-\J ti r-.rat-ad3
-.- -'J*- I
'rdjlv^r\JrIEA\, \Jf-l I
t.l
-]
F
F..

J



Ln2021, the average residential (Class 2) tax bill in Little Egg Harbor Township was $5,285 and

between 2021 and2024, this average annual tax increased at an average annual rate 0f 4.19 percent.

resulting ina2024 average residential (Class 2)tax of $5,977. This assessment and tax information is

further detailed in Table 6.

Effective Tax Rates

The general tax rates levied in Little Egg Harbor Township reflect the ratio of assessed to true

(market) value of the assessments in the Township. In 2021, the local (general) tax rate in Little Egg

Harbor Township was $2.619 per $100 of assessed value. By 2024, this general tax rate had increased

to $2.891 per $ 100 of assessed value. On an "equalized valuation" basis, the tax rate actually decreased

fiom $2.454 in2021 to $ 1 .860 in 2024. During 2024,the general tax rate in Little Egg Harbor Township

is 2.891 per $100 of valuation, with an equalized tax rate of $1.860.

Year
2021
2024

Local
Rate

$2.619
$2.891

Little Egg Harbor Township
Local and Equalized Tax Rates

Assessment
Ratio
93.73
64.3s

Equalized
Rate

$2.4s4
$ l .860

Overview

The preceding review of the economic, demographic, fiscal and financial characteristics of Little

Egg Harbor Township has disclosed the Township to be an established community that has experienced

residential and commercial growth over the past 20 years. As previously noted, Little Egg Harbor

Township contains approximately 7 .53 percent of the County's land area, accounted for 3.26 percent of

the County's 2020 population and I .44 percent of the County's 2020 employment base.

Between 2021 and2024, the equalized valuation (assessments) in Little Egg Harbor Township

increased from $2,491.2 million to $3,713.7 million . In202l, the average residential property in Little

Egg Harbor Township had an equalized assessment of $215,3 1 5 and paid total taxes of $5,285 per year.

By 2024, the average residential (Class 2) assessment had increased to $321,307 while the taxes paid by

the average residential property had increased to $5,977 per year. From 2021 to 2024, the average

residential (Class 2) tax paid in Little Egg Harbor Township increased at an average annual rate of 4.19

percent.
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PROJECT DESCRIPTION AND FISCAL IMPACTS

On the preceding pages, the economic base and fiscal infrastructure of Little Egg Harbor

Township have been examined and quantified. With the information and insight gained in the

foregoing examination, it is now possible to estimate the costs, revenues, and overall fiscal effbcts

that would be expected to accompany the construction and occupancy of the proposed active adult

residential development.

Project Description

The development that is the subject of the ensuing fiscal assessment involves a proposal for

the construction and occupancy of a proposed age-restricted (55+; residential development to be

located on a tract of land situated along Center Street (451 Center Street) in the southern portion of

Little Egg Harbor Township. The current development plan anticipates that the age-restricted

development will include a total of 415 age-restricted housing units comprised of 199 single-f-amily

detached and2l6 single family-attached (triplex) housing units along with aclubhouse with amenities

(pool, pickelball, dog run), open space, stom water management and buffer areas.

The 199 single-family attached housing units include four different models with anticipated

sales prices ranging from $480,000 to $610,000 and averaging $546,382. The single-family attached

housing units include two different models with anticipated sales prices ranging fiom $400,000 to

$410,000 and averaging$406,667, Overall, the 415 new active adult homes have an average sales

price of $473,663.

Based upon the unit distributions in the developer's plans and the current pricing schedule.

the proposed age-restricted residential development would be expected to represent an aggregate

(completed) value of $196,570.000. At the Township's assessment ratio of 64.35 percent, the

completed age-restricted development would represent an estimated assessment of $126,492,800.

This information is further detailed in the following tabulation:

- l6-



Age-Restricted
S in gle-Familv Detached

Montauk SFD-3BR
Saratoga SFD-3BR

Merion SFD-3BR
Belmont SFD-3BR

Subtotal

S ingle-Fami l), Attached

Oakville SFA-3BR (interior)
Providence SFA-3BR (end)

Subtotal

Total

Proposed Age Restricted Residential Development

Venue at Summers Corners, Little Egg Harbor Township

Sale Price/

Est Value

$480,000

$510.000

$570.000

$610.000

$546,382

No Units

$400,000

$410"000

$406,667

s473,663

s301,802

Aggregate

Value

$ 15,360,000

$ 33,150.000

$ 28,500,000

$ 31.720.000

$ 1 08,730,000

$ 28,800.000

$ s9.040.000

$ 87,840,000

$ 196,570,000

s t 26,192,800

32

65

50

52

199

72

144

216

415

Estimated Assessment (61.3 5 percent)

Population Determinants

There are a number of techniques and methods available in demographic analysis which may

be utilized to estimate the anticipated population levels that would be generated by a proposed

development. No single technique or methodology is universally applicable. Rather, all methods

available for the pro forma calculation of anticipated population are subject to certain limitations.

Among the various techniques available for developing estimates of population, the

"comparable"approach, or "case study" method, appears to offer the benefits of actual experiences,

timely data, geographic proximity and known similarities in market sectors and product design. In the

"case study" method, population determinants are generated on the basis of the actual occupancy

experiences of comparable housing units in similar, recently constructed housing complexes. The

reliability of the "case study" model is a function of the comparability of the "case study" housing

units to the units proposed for construction.
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Municipal Multipliers - Information is also available from the U.S. Department of

Commerce, Bureau of the Census, which provides population and housing characteristics that can be

examined to estimate municipal population and school children multiplier ratios on a per household

basis. In this regard, at the time of the 2020 Census of Population (April I,2020), Little Egg Harbor

Township contained a total population of 20,784 persons! of which 20,487 persons occupied 8,71 5

of the Township's 10,812 total housing units. At this time (2009 -2010 school year), there were 2.71 l

children from Little Egg Harbor Township enrolled in the local and regional public schools. l'hese

statistics indicate that the average household in Little Egg Harbor Tow,nship contained 2.35 persons.

including 0.31 1 public school children.

The proposed development differs from the Township's housing base to the extent that all

(100.0 percent) of the proposed new homes are "new" and "age-restricted". In view of the

differences in the type of housing units that are proposed vis-a-vis Little Egg Harbor Township's

existing housing base, the use of municipal demographic cohorts as a "comparable" would not be

appropriate.

Updated Demographic Multipliers

Given the design and age-restricted nature of the nature of the proposed new housing units.

demographic information for recently occupied detached and attached housing units in New.lersey

could provide a more realistic basis for estimating the population and public school children likely

to be generated by the proposed detached and attached housing units in Little Egg Harbor Township.

In this regard, a survey of the demographics of residents of housing units in New Jersey was provided

in an updated (November 201 8) study of newly occupied housing units entitled, Who Lives in New

Jerse)z Housing, which was prepared by the Center for Llrban Policy Research (CUPR). Edward J.

Bloustein School of Planning & Public Policy at Rutgers, The State University.

The CUPR study provides demographic multipliers for single-family detached honres, single-

family attached homes, and multi-family (5 to 49 units), which includes condominiums and

apartments. Demographic multipliers are provided for the State of New'.lersey with adjustments for

pricing (all values, below median or above median). Unlike the prior (2006) survey, information is

not provided for three regions ofthe State (north, central. and south) and the updated data does not

disaggregate owner- and renter-occupied units for all type of housing , nor does it provide the

- l8-



demographic multipliers for specialized housing products such as "age-restricted" or "transit-

oriented" developments.

The prior (2006) CUPR survey did provide demographic multipliers for age-restricted housing

units, however, these multipliers were based upon a sample for the "Northeast" region of the United

States derived from the American Housing Survey and are not specific to New Jersey. Additionally,

the age-restricted data contained in the 2006 CUPR survey, and presented in Appendix 1. was based

upon housing units constructed between 1990 and 2003. The 2006 CUPR survey reports average

household sizes for age-restricted housing in the Northeast region of the United States as fbllows:

1.57 persons per unit for single-family detached homes, 1.39 persons per unit for single-family

attached homes (townhomes) and 1.20 persons per unit for multifamily (condominium ad aparlment)

units.

Age-Restricted Housing - Occupancy statistics for age-restricted housing in New Jersey are

available from the Bureau of the Census for certain larger adult communities in New Jersey that have

been identified as Census Designated Places (CDP's). The Census provides population and

household data for five Census Designated Places (CDP's)'?within Manchester Township in Ocean

County that are age-restricted communities. At the time of the 2000 Census, the five adult

communities in Manchester Township reported average household sizes ranging fiom 1.44 persons

to 1.60 persons and averaging 1.49 persons per household. By 2010 the five adult communities

averaged from 1.41 to 1.57 persons per household, with an overall average of 1.46 persons per

household. The demographic characteristics observed in the Manchester Township adult

communities are not unique to this municipality, but are similar to the demographic characteristics

of residents in other senior housing communities.

Berkeley Township in Ocean County is another community with a substantial concentration of

adult community residents. The Bureau of the Census provides population and household data for

three Census Designated Places (CDP's)r within Berkeley Township that have been developed as

adult (age-restricted) communities. At the time of the 2000 Census the three adult communities in

t Cedar Glen Lakes; Cedar Glen West; Crestwood Village; Leisure Knoll and Pine Ridge at

Crestwood.

' Holiday City; Holiday City South; and Leisure Village East..

- l9-



Berkeley Township reported average household sizes ranging from 1.62 persons to 1.70 persons and

averaging 1.63 persons per household. By 2010 these average household sizes ranged from 1.54

persons to 1.63 persons and averaging 1.56 persons per household

Similar information is reported for two adult (age-restricted) communities that are located in

Dover Township in Ocean County. The two adult community CDP's in Dover Township contained

1.58 persons per occupied household in 2000 and 1.60 persons per household in 2010.

Additional demographic data is also reported for adult CDP's located within Monroe Township.

and includes three age-restricted communities that are separately profiled as "CDP's" by the Bureau

of the Census. Within Monroe Township, at the time of the 2010 Census the Clearbrook adult

community contained an average of 1.48 persons per household, while the Concordia and Rossmoor

adult communities contained 1 .52 and I .36 persons per household, respectively. A review of Census

data for adult community CDP's also discloses a single adult community in Southampton Township

in Burlington County (Leisuretowne) that contained 1.56 residents per occupied household in 2000

and 1.63 residents per occupied household in 2010.

The population and housing data for the aforenoted adult community CDP's in Manchester,

Berkeley, Dover, Monroe and Southampton Townships. which indicates an overall average of 1.52

persons per household at the time of the 2000 and 2010 Census, is provided in Appendix 2 and 3,

respectively.

Added Population

The CUPR data indicates that age-restricted, single-family detached homes would be occupied

by an average of 1 .57 persons per housing unit while single-family attached (townhouse) units would

be occupied by an average of 1.39 persons per unit. The New Jersey "comparables" would suggest

an occupancy of 1.52 persons per housing unit . Notwithstanding the lower rnultipliers indicated by

the New Jersey data, but in view of the "new" nature of the proposed age-restricted homes and the

expectation that the initial occupancy of these types of homes may be somewhat higher than their

continued occupancy, the higher CUPR multiplier of I .57 persons per single family detached housing

units have been utilized, with 1 .39 persons per household used to estimate the population per housing

unit in single-family attached housing units.

-20-



Proposed Age-Restricted Residential Development in Little Egg Harbor Township
CUPR Age-Restricted Demographic Multipliers

Population Per Unit Estimated Population
Total PublicAge-Restricted

Housing
SFD.3BR
SFA.3BR

Total

No. of
Units
199
216

415

Total

Psp
l.570
1.390

1.475

Public
School

0.000
0.000

0.000

Pep.
312
300

612

School
0

a

As indicated in the preceding calculations, the applicable CUPR age-restricted multipliers.

when applied to the 4l 5 age-restricted housing units, would yield 612 residents, with no public school

children .
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IMPACT ANALYSIS

Fiscal Impact

The f-rscal impact resulting fiom the construction and occupancy ofthe proposed age-restricted

residential development containing 415 housing units with 612 adult residents and no (0) public

school aged children, may now be examined in terms of the various services provided by the

Township to its residents and businesses. The determination of the f-iscal impact of the proposed

development involves the use of an econometric model which is a composite of two techniques

generally referred to as the "proportional valuation method" and the "per capita n'rultiplier method".

The "proportional valuation method" is utilized first to assign a portion of total rnunicipal

expenditures to the non-residential (as opposed to the residential) valuation in the Township .

Municipal expenditure levels proportionately allocated to residential valuation are then expressed in

terms of per capita expenditures for the existing population base. School appropriations are expressed

on a per pupil basis. Once these per capita and per pupil expense ratios are determined, the "per

capita multiplier method" anticipates added costs from the proposed developrnent by applying

increased population and student enrollment to the current expense ratios.

Assumptions" Conditions and Oualifications

The preparation of a cost/revenue analysis, which measures the overall and specific impacts

resulting from the development and occupancy of the proposed development, necessarily requires that

certain empirical assumptions be made:

1) All dollars are 2024 dollars--the fiscal impact shown reflects the
forecasted impact as if the development were completed in2024;

Other growth or changes (demographic/economic) occurring in l,ittle
Egg Harbor Township during the development phases of the project
may well have their own impact on fiscal matters, but are not included
within the scope of this study in order to empirically assess the direct
impact of the planned development;

2)

_)') _



The "proportional valuation method" assumes that, over the long run,
current average operating costs furnish a reasonable estimate of future
operating costs occasioned by growth, and that current levels of
service, relative to current population, are reasonably accurate
indicators of future service levels continued at the same relative scale.
and:

The current distribution of expenditures among the various sectors of
municipal service will remain constant in the short term and will serve
as the primary indicator of the way in which additional expenditures
will be subsequently allocated.

Utilizing the aforedescribed methodology and assumptions, the ultimate impact of the

completion and occupancy of the proposed age-restricted residential development can be determined

through a cost/revenue analysis of the major sources of the services and taxing bodies affected by the

new development. The primary sources of the services to be aff-ected are: a) the municipality; b) the

local and regional school districts, and ; c) the County.

3)

4)
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MUNICIPAL SERVICE COSTS

The fiscal effects anticipated to result from the proposed age-restricted residential

development in Little Egg Harbor Township and the addition of 612 adult residents shall be analyzed

in this section in terms of the cost of the various municipal services that the Township provides to the

residential and non-residential properties located within the Township.

Municipal Costs

Insofar as the costs of the services now being provided by the community serve as the

statistical foundation for the costs to be generated by the proposed development, an analysis of

existing service/cost relationships has been undertaken. A summary of Little Egg Harbor Township's

curent (2019) revenues and expenditures, as presented in TableT, provides a useful profile forthe

determination of the fiscal impact attributable to the proposed development.

Before the data and relationships indicated in Table 7 may be utilized, certain adjustments

must be made to separate its residential and non-residential components. As may be seen in Table

7, non-residential properlies in the Little Egg Harbor Township , which include Class 4a Commercial

and Class 4b Industrial properties, represent 1 .62 percent of all properlies and 7 .23 percent of Little

Egg Harbor Township's total assessed valuation. Given these distributions, 4.43 percent of the total

current municipal expenditures would be assigned. in terms of cost/benefit (or cost generation), to the

non-residential properties in Little Egg Flarbor Township. Of the Township's current tax-supporled

appropriations of $21,462,280, approximately 4.43 percent, or $950,779, would be assigned to the

Township's 1 90 non-residential (commercial/industrial) properties.

The Township's residential properties, which are represented by 10,41 5 Class 2 Residential,

2 Class 3a Farm and 2 Class 4c Apartment properties, represent 88.60 percent of the Township's total

properties and 90.28 percent of the Township's total assessed valuation, and would be assigned 89.44

percent of the Township's total tax-supported costs. In this regard, $19,195,863 of the Township's

total, tax-supported local use appropriations of $21,462,280 would be attributed to residential

properties located within Little Egg Harbor Township.
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TABLE 7

MUNICIPAL DATA - 2024
LITTLE EGG HARBOR TOWNSHIP. OCEAN COUNTY

4. Current Assessments:
Category
1. Vacant Land
2. Residential
3a Farm-Regular
3b Farm- Qualified
4a Commercial
4b Industrial
4c Apartments
Summary

Revenue from Property Taxes
Miscellaneous Revenues
Surplus Revenues
Receipts lrom Delinquent Taxes
Total General Revenues

Note: Assessment Ratio is 64.35 percent

Assessment

$ 59,429,500
$2, 1 53,413,600
$ 1,1 59,300

$ 91,700

$ 172,301 ,600
$ s42.900
$ 2,883,700

Percent
26.13
35.94
19.41

18.52

100.00

Percent

Parcels
1 .133

10.415
2

17

188

2

2

10,41 9

190

1.150

11,7 59

Rate
s0.908
$0.659
$0.7e7
$0.s27
$2.8e 1

Amount $

s23,370.762
$ 1.255,10s

s 145,000

$0
$ 3.s62.012
$28,332.879
$ 341"039

$28,673,918

Amount
$21,462,280
$ 5,361,638
$ 1,800,000

$ s0.000
s28,673.918

Percent
2.49

90.1 1

0.05
0.00

7.21

0.02
0.12

90.28
7.23

2.49
100.0

e.

Residential (Class 2,3a, 4c) $2)57,456.600
Commercial/lndustrial $ 172,844,500
Other (Class 1,3b) $ 59.521.200
Total $2,389,822,300

Current Tax Structure:
Rate Per $100 (2022-23)

Municipal Purpose
Local School
Regional School
County Taxes
Total

Local Use Appropriations :
Municipal Purposes within CAPS
Operations Excludes from CAPS
Capital Improvements
Deferred Charges
Debt Service

Subtotal
Reserve for Uncollected Taxes

Total General Appropriations

Genernl Revenues - Local Use:

81.50
4.38
0.51

0.00
12.42

98.81

1.l9
100.00

Percenl
74.85
18.70
6.28
0.17

100.00
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Non-Residential Costs - The 190 existing non-residential (commercial and industrial)

parcels in Little Egg Harbor Township have a total estimated year-end 2024 employment base of
2,1 84 jobs and were previously calculated to generate 5950,779 in allocated, tax-suppofted, Iocal use

costs, or $435 per employee. The proposed development is entirely residential in nature and will not

directly generate any on-site employment or employee-based municipal service costs.

Residential Costs - When the resident-based, tax-supporled municipal appropriations of

$19,195,863 are allocated among the Township's estimated year-en d2024 residential population of

21,612 residents, an average per capita, tax-supported cost appropriation of $888 is derived.

Concentrated, higher-density residential developments with internal management structures.

homeowners or condominium associations, where many services (streets and road maintenance.

snow removal, garbage collection. etc) are provided by the homeowners or condominium

association, will typically have'omarginal" costs that are approximately 60 percent of the "average"

per capita costs. Notwithstanding the foregoing and applying the higher "average" per capita cost

allocation of $888 to the 612 adult residents estimated to reside within the proposed age-restricted

residential development, yields an allocated local use appropriation of $543,460 (612 x $888:

$s43,460).

Cost Allocations - The actual experience and distribution ofthe municipality's expenditures

among its various budgetary components provides abasis forthe allocation of costs estimated for

the proposed new development. The allocated costs would reflect an annual allotment of estimated

appropriations predicated upon Little Egg Harbor Township's existing levels of service and

appropriations. The estimated tax-supported costs of $543,460 amounts to 2.53 percent of the tax-

supported municipal appropriations that would be allocated to maintain the same level and quality

of municipal services to the Township's existing residential and non-residential properties. The

forecasted allocation does not take into account factors associated with the lower costs attributable

to the compact and self-contained nature of the age-restricted residential development and the

economies of scale and efficiencies inherent in the addition of 612 persons to an estimated existing

population base of approximately 21,612 persons.
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Municipal Revenues

The existing and added costs of municipal services are paid by the various sources of revenues

received by the community. Little Egg Harbor Township's revenue sources may be grouped into

four maior categories as shown on Table 7. As was the case in estimating tax-supporled added costs,

the added tax revenues generated by the planned development may be calculated on the basis of the

Township's actual experience in generating municipal revenues.

Local Use Tax Revenues - Local use tax revenues may be determined from the current

portion of the general tax rate allocatedto local municipal uses. [n Little Egg HarborTownship's

general tax rate of $2.891 per $100 of assessed valuation, $0.908 per $100 is appropriated for local

municipal uses. The local use (municipal) tax rate may be utilized to determine the added local use

tax revenues to be derived from the completion and occupancy of the proposed development.

Added
Valuation

$ 100

$ 126.492.800

$ 100

x

X

Local Use

Tax Rate

$0.908

Added
Local Use

Tax Revenues

$ 1,148,550

As indicated in the foregoing calculation, it is estimated that the valuation of the proposed

residential development will yield annual local use property tax revenues of $ I . 148,550 at the current

local use tax rate. The local use tax revenues which Little Egg Flarbor Townsliip would have

received had the proposed development been completed and occupied during 2024 are estimated to

amount to $1,148,550 and represent a 5.35 percent incrcasc in thc Township's total municipaltax

revenues of $21 ,462,280. The anticipated tax revenues resulting from the proposed developrnent

exceedtheallocatedtax-supportedcostsof $543,460 andresultinasurplusof $605.090:

Tax-Supported Local Use Costs and Revenues
Proposed Age-Restricted Residential Development

Annual Tax Revenues
Allocated Tax-Supported Costs
Revenue Surplus (Defi cit)

$ 1 ,148,550
$ 543.460
$ 60s.090
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SCHOOL SYSTEM IMPACT

The number of public school students expected to be generated by a new residential

development typically furnishes the statistical basis for this element of the anticipated fiscal impact

of a proposed development. Little Egg Harbor Township provides educational services for students

in grades K-6 and is a member of the Pinelands Regional School District which provides educational

services for students from the four member communities in grades 7 through 12. The proposecl

development is an age-restricted community with a specific prohibition against residency by any

persons under 1 9 years ofage. Therefore, no school children or school costs are expected as a result

of the proposed adult community. Additional tax revenues. however, will be realized by the Little

Egg Harbor School District Township and Pinelands Regional School District .

Little Egg Harbor Township School District Costs

During Ihe 2024-25 school year, the Little Egg Harbor School District has a total operating

budget of $27,580,900, of which $16,034,283 (58.14 percent), is funded by local property taxes.

Relative to the school district's enrollment, the current (2024-25) school district budget equates to

$17,668 per student, of which $10,272 per student, is funded by local property taxes. The proposed

age-restricted housing units. as previously discussed, will not generate any pr-rblic school students.

or costs, for the Little Egg Harbor Township School District.

Local School District Revenues - Although school district revenues are received from

several sources, the revenues derived as a result of school district taxes remain a major source of all

school revenues. Within the school district budget, revenues received from school district taxes

accounted for 58.14 percent of the total school district revenues, while the remaining sources of

school revenues can be generally grouped into three categories--balance, governmental aid, and

other.

Local School District Tax Revenues - The proposed residential development is expected

to represent 5126,492,800 of assessed valuation for the ratable base of the Little Egg Ilarbor

Township School District. The application of the local school district tax rate of $0.659 per $100
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of valuation results in $833,590 in added school district tax revenues from the local school district

tax ($126,492,800 + $100 x $0.659: $833,590).

Local School District Summary - The property tax revenues that the Little Egg Harbor

Township School District would be expected to receive as a result of the completion and occupancy

of the proposed age-restricted residential development amount to $833,590. In the absence of any

added local school district students or school district costs, the added school district revenues of

$833,590 would yield a net revenue surplus of $833,590 for the Little Egg Harbor Township School

District:

Allocated Costs and Added Revenues
Little Egg Harbor Township School District

Annual Tax Revenues $833,590
Allocated Tax-Supporled Costs $ O

Surplus (Deficit) $833,590

Pinelands Regional School District

The proposed development is an age-restricted community with a specific prohibition against

residency by any persons under 19 years ofage. Therefore, no school children or school costs are

expected lbr the Pinelands Regional School District as a result of the proposed age-restricted

development.

Reeional School District Costs - During the 2024-25 school year, the Pinelands Regional

School District has budgeted total operating expenditures of $37,031,436, of which $22,905,622

(61 .85 percent) is funded by properly tax revenues Relative to the number of students "on roll" in

the Pinelands Regional School District, these expenditures amount to $24,093 per student. of which

$ 14,903 per student is funded by property tax revenues. The proposed age-restricted housing units,

as previously discussed will not generate any public school students, or costs, for the Pinelands

Regional School District
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Regional School District Revenues - Although school district revenues are received from

several sources, the revenues derived as a result of school district taxes remain the maior source of

all school revenues. Within the school district budget, revenues received from school district taxes

accounted for 61.85 percent of the total school district revenues, while the remaining sources of

school revenues can be generally grouped into three categories--balance. goverrlmental aid, and

other sources.

Regional School District Tax Revenues - The proposed residential development is expected

to represent$126,492,800 of assessed valuation for the Pinelands Regional School District. The

application of the local school district tax rate of $0.797 per $ 100 of valuation results in $ 1 .008,1 50

in added regional school district tax revenues fiom the regional school district tax ($ 126.492,800 -
$100 x $0.792: $1,008,150).

Regional School District Summary - The property tax revenues that the Pinelands Regional

School District would be expected to receive as a result of the completion and occupancy of the

proposed age-restricted residential development amount to $1,008,150 and. absent any added

regional school district students or regional school district costs, the added regional school district

revenues of $1,008,150 represent a net annual revenue surplus of $1.008,150 for the Pinelands

Regional School District:

Allocated Costs and Added Revenues
Pinelands Regional School District

Annual Tax Revenues
Allocated (Average) Tax-Supported Costs
Surplus (Deficit)

$ 1 ,008,1 50

$0
$ 1,008,150
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COUNTY SERVICE COSTS

A broad range of services are furnished by the County government, its agencies, offices and

depafiments. These services. which are provided and available to all County residents without

respect to municipality of residence, include the services of County Courts; Sheriff-s office: various

health, safety and welfare programs; maintenance of County roads; County education services;

County parks, recreational facilities; etc. The nature of the services provided by thc County are sucl.r

that its services, facilities and operations are generally of countywide use and benefit, and the costs

thereof are not allotted and cannot be segregated on a municipality-by-municipality basis. lt is"

therefore, difflcult, to specifically separate and determine the actual measure ofbeneflt, and the costs

attendant thereto, received by Little Egg Harbor Township residents from Ocean County operations.

The absence of a direct cost/benefit relationship in the services supplied by the County does

not preclude its analysis, but rather, focuses the correlations upon the actual manner in which County

services are furnished and flnanced. Although County services are provided to the general public

and, therefore, generate costs as a function ofpopulation (per capita), these services are not financed

by the population, but through the assessment of a County Tax upon property valuations. A

calculation ofthe estimated County costs and estimated County revenues resulting fiom the proposed

development in Little Egg Harbor Township may also be derived from this bifurcated relationship

between allocated costs and direct revenues.

Counlv Costs

County services are provided primarily, and in some instances exclusively. for the beneflt of

County residents with only a limited amount of services rendered to non-residential properties and

non-resident employees. Because the vast majority of Ocean County's services and associated costs

are furnished to and for the benefit of County residents, only a nominal and indirect relationship

exists relative to non-residential properties and the employees thereof. Of the total County

appropriations, only those activities involved with general govemment. public safety. public r.lorks

and judiciary could reasonably be perceived as providing a service/beneflt 1o non-residential

properties and their employees. These types of County services, lr,'hich are provided for the joint

benefit of residents and non-residents. account for approximately 20 percent of the total County
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expenditures while the remaining 80 percent of Ocean County's expenditures are furnished

exclusively for the County's residential population.

Non-Residential Costs - Although the majority of the County's tax-suppor-ted costs are

provided for the benefit of the County's residents, some portion of the total tax-supported

appropriations are attributable to non-residential properties. During 2024. approximately $43.3

million of the County's total tax-supported appropriations of $455.9 million woul<lbe allocated to

the County's commercial and industrial properlies. The County's existing commercial and industrial

properties, with 1 60,927 estimated employees, yield a non-residential (commercial/industrial) cost

factor of $269 per commercial and industrial employee. The proposed redevelopment is entirely

residential in nature and would not be expected to directly generate any on-site employment of

employee-based County costs.

Residential Costs - During 2024. $396.6 million of Ocean County's total tax-supported

expenditures of $455.9 million would be allocated to the County's resident population. With an

estimated year-end 2024 resident population of 671,890 persons, the tax-supported residerrtial

expenditures amount to $590 for each of the County's residents at this tinte. The proposed age-

restricted development is estimated to have a resident population of 612 persons. which. at the

current allocated cost of $590 per capita, would be assigned $361,080 in Ocean County costs.

Countv Revenues

The costs of the services and facilities provided by the County are financed by a variety of

revenue sources. One important revenue source that accounts for 80.6 percent of the total County

revenues, and which is directly derived from the County's constituent municipalities, is generated

through the imposition of the County tax rate upon the real property valuations in each municipalitl,'

within the County. The proposed new housing units, in representing $126,492,800 of valuation for

both the municipal and County tax rolls, would directly generate additional County tax revenues ol

$666.620 at the current County tax rate of $0.527 per $100 of valuation. The proposed residential

developrnent would, therefore, be expected to generate County tax revenues that fully oflset the

allocated County costs:
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County Services Impact
Proposed Age-Restricted Residential Development

Ocean County Tax Revenues

Allocated Tax-Supported Costs

Surplus (Deficit)

s 666.620

$ 361 .080

$ 305.540
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COMMUNITY IMPACT OVERVIEW

In the preceding sections, the nature and magnitude of the proposed residential development

in Little Egg Harbor Township relative to the existing community have been defined and quantified.

and the prospective impact thereof upon the various services furnished by the municipality and

school system have been determined. The additional need for a variety of services. and the costs

thereof, as a result of the proposed development were subsequently refined to illustrate the ultirnate

impact through cost/revenue analysis.

The results of these analyses. as set forth in Table 8. indicate that the proposed residential

development would, in the present fiscal structure, generate added municipal, school district and

County tax revenues totaling $3,656,910 while the tax-supporled costs allocated to the proposed

residential development amount to $904,540, and result in an annual revenue surplus of $2,7 52,370.

This revenue surplus is a combination of a revenue surplus of $605,090 for municipal operations.

a revenue surplus of $833,590 for the Little Egg Harbor Township School District, a surplus of

$1.008,150 forthe Pinelands Regional School District and a surplus of $305,540lbr Ocean County

operations.

Impact Summarv

The estimated fiscal effects of the proposed development. w'hich yield tax revenues that

exceed the allocated tax-supported costs for local use, the regional schools and for County

operations, results from differences in the level of cost and revenue increases. An examination of

the relationships which exist between population. valuation, and fiscal operations relative to the

Township on the one hand, and the nature of the proposed development on the other, will disclose

the underlying reason for the existence of the tax revenue surplus vis-a-vis tax-supported costs.

When a given budget is in balance (local, school, etc.), the measures of per capita valuation

and per pupil valuation express the amount of properly tax base supportive of each service user

(resident / student) in the local municipality. These measures can be used as a general indicator of

whether a new development will nomally be expected to generate surplus revenues (or deficits).
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TABLE 8

Summary of Municipal and School District
Tax Revenues and Allocated Tax-Supported Costs

Proposed Age-Restricted Residential Development
tn

Little Egg Harbor Township

Local Regional
Municipal School School County Total

Annual
Revenues $ 1,146,550 $833,590 $ I ,008,1 50 5666.620 $3,656,91 0

Allocated
Costs $543.460 $ 0 $ O $361.080 $904.540

Surplus /
(Deficit) $ 605,090 $833,590 S1,008,150 $305,540 $2]52.370
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Generally speaking, if the per capita valuation of a new development is greater than that which

exists throughout the municipality, then a surplus situation would be anticipated by such

development. This indicator holds true in fiscal situations where property tax revenues contribute

the major porlion of total revenues. As the importance of property tax revenues diminishes, the

reliability of this indicator also declines. Conversely, when a new development is found to contain

per capita valuations below those existing in the municipality prior to the introduction of such new

development, then a deficit situation will usually result.

In Little Egg Harbor Township, where property taxes repres ent79.5 percent ofthe non-surplus

revenues for municipal operations, per capita valuations provide comparisons which would

anticipate the forecasted results. During 2024, the Township's total residential assessed valuation

of $2,1 57 ,456,600 amounts to $98,827 per capita. The proposed age-restricted development with

a valuation ( assessed value) of $ 126,492,800 yields a per capita valuation of $206,688. The tax

base derived from the new age-restricted development is being added at a level that is 2.09 times

the Township's existing per capita residential valuation.

Ratable Base and Per Capita Comparisons

Residential Assessed Valuation
Total Population
Public School Children (K-6)

Per Capita Valuation

Little Egg Harbor
Township

$2,157,456.600
21,612

I,561

$ 98.827

Proposed
Development

$ 126,492,800
612

0

$ 206,688

The proposed residential development, as indicated above, generates a higher level of per

capita ratables than the existing residential development in l.ittle Egg Harbor Township. The

indicated surplus for municipal operations and for school district operations can be attributed to these

per capita and per pupil ratables relative to the existing ratios in the Township, and w'hich are the

foundation of the current tax rates.
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The methodology utilized to calculate new municipal and school costs attributable to the

completion and occupancy of the planned development is designed to provide cost estimates based

upon existing levels of expenditures relative to population and public school enrollments. After

adjustments are made for municipal expenditures allocated to non-residential services. total

expenditures are expressed in terms of the average cost benefit derived on a per capita basis from

municipal operations. The same is true for school allocations. The expression of current operating

expenses in this manner stems from the assumption that current operations and service levels are

adequate, appropriate, and reflective ofmunicipal priorities. Ifnewpopulation is to be provided rvith

the same level of service, then the cost of providing these services u,ill increase in direct proportion

to the increase in population.

The foregoing analysis has demonstrated that, if the proposed development had been in

existence during 2024, the total tax revenues generated by the proposed development would fully

offset the allocated tax supported cost to yield an overall, annual revenue surplus of $2,752,370. The

existing costs allocations for municipal operations, as summarized in Section C of Table 7, provide

one possible distribution of the estimated overall costs; but it is the overall cost estimate. and not the

specific distribution of this cost, that is the most reliable product of this analysis. The actual and

final deterrnination of specific services, equipment and manpower needs most appropriately rests

with the various municipal and school authorities responsible fbr the provision of these services.

Similarly, the allocation and/or reallocation of newly realized revenue sources should necessarily be

reserved for those charged with the responsibility of managing these fiscal resources.
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