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Executive Summary

As municipalities struggle to balance local budgets, understanding the fiscal impacts of
development and redevelopment is Increasingly important. This Fiscal Impact
Assessment has been prepared on behalf of Bancroft NeuroHealth, operators of the
Bancroft School at Block 13, Lot 25 consisting of 6.072 acres and Block 14, Lot 2
consisting of 13.151 acres for a total of 19.223 acres in the Borough of Haddonfield.
Rancroft NeuroHealth is considering a relocation to more modern facilities outside the
Borough and since the site of the Bancroft School has been designated an area in need of
redevelopment by Haddonfield Borough, conceptual redevelopment plans for the site
have been presented to the Borough by Bancroft. -

The Bancroft School has had a long and valued relatlonshlp with Haddonfield Borough,
where it has been a leader in the specialized care provided at the sc ool However, a

need to modernize its facilities necessitates the’

This relocation proposal now affords Haddonfiels
negative fiscal impact on the Borough and replace it'w
amenities that will generate substaiitial positive fiscali:and economic benefits for
Haddonfield and also afford the Borough' With_the opportunity.to acquire 3.15 acres of
land that would otherwise never be avallab} 5 Bancroft r ocates off the site,

As shown on Table %, tgg, taxable status of Bancroft currently results in a cost
(net deficit) to the; erou approx:mately ($50,750) per year, based on the
roughly 250 empio’jre s at th school and ut;llzmg a cost per employee of $203 per
year (see Appenénx At 1Tab %

{i"‘i’%’f'
ag \f“ﬁ’{ v
cH ‘ize t A l\;ﬁual ¥ Apnual Annual Annual Net
Develof)ment Regé,m“ilue Municipal Costs | School Costs (Deficit)
Bancroft SChook 0 ($50,750) $0 ($50,750)
~§_-§‘§'$§‘\. égf

:

Redevelopment will: dramatically reverse the fiscal deficit accruing from this
property, provxdmg»éﬁ} potential for nearly $1 million in new tax revenues annually
to the Borough. This revenue would come in the form of a payment in lieu of taxes
(PILOT), where the vast majority of all PILOT revenue is available to the Borough.
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Redevelopment Proposal
The redevelopment scenario examined herein involves the following components:

TABLE 2
Potential Bancroft CCRC Redevelopment :
Use Healthcare | Independent | Family ! Office (S.F.}
Beds Living Units Units
CCRC 75 190
Lullworth Hall 9,380
Affordable Units 419

ON THE 13-ACRE NORTHERN PARCEL:

CCRC v
A Continuing Care Retirement Community (CCRC). of 190 mdependen 'vmg units (ILU),

and 75 healthcare beds, as shown in Table 2 atta'-'hed

ON THE 6-ACRE SOUTHERN PARCEL:

Lullworth Halk
Lullworth Hall, on approximately 1. 3 ac '
as offices,

Carriage House :
The Carriage House w:]i ,E,%;dmded oh 1 3'acres behind Lullworth Hall. A total of 19

affordable housing uji ifts cai De accommadated on this parcel, including 3 affordable

units in the renovat*é‘“d-* 'arriage -i

<0fy
The present 35&&)& wide ligpklns Lane will be widened to a standard 50-foot wide right-
of-way by the de\? nger 7

Pl OT BENEFITS TO HADDONFIELD

It is assumed for this analysis that the total taxes paid under the Redevelopment plan will
be 90% of the standard taxes paid in keeping with typical savings afforded a redeveloper
or user, We have then assumed that the Borough will retain the maximum amount of
95% of the PILOT fees paid for the maximum 30 years allowed by law. The remaining 5%
would be paid to Camden County. This provides the Borough with approximately 85% of
the new taxes generated, far in excess of the 16.9% normally received by the Borough.
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FISCAL IMPACT OF PROPOSED REDEVELOPMENT

june 16, 2010

Table 3 provides a capsule summary of the revenues and expenditures projected from

redevelopment, including the current fiscal impact of Bancroft:

TABLE 3
Net Fiscal Impact of CCRC (including COAH Units & Lullworth Hall)

Development Components Annual Revenue Annual Annual School Net Revenue
With 90%/95% | Municipal Costs - Costs or {Peficit)
PILOT

CCRC $936,787 ($50,750); 0 $886,037
COAH Units $58,400 ($67:500) -($195,072) ($204,172)
Lullworth Hall $24,987 ($5.278) | i $19,709
Totals $1,020,174 $701,574
Elimination of municipal $50,750
service costs of Bancroft

Net revenue Increase to $752,324
Borough per year

Thus over the course of a 30-year P LO’I‘"""
total of $29,569,720 ($752,324 x 30 years) moreininet revenue under a CCRC, office
and COAH developm tﬁ,g&hen would, result " the present tax exempt

arrangement with thes tﬁ‘ &@?am oft use even affer accounting for related costs

eement, the_;:-:B'(l)rough will receive a

to the School dlstr i and attgibuting no benefit or cost to the possible use of the
3.15 acres of land’ a i]g le fo &gubhc purchase

Several o&ggg\fgﬂ% sca

deve!opment sceﬁqrx%%
2
1. At:p tesent, the curf‘eh S §

fd:j’$24 987 per year or $749,610 over 30 years;

3. The CCRC, starf‘d,z ifig alone, produces a net annual surplus of $886,037or
$26,581,110 01;%1 30 years;

4. The 19 COAH units will generate an annual (schoo! and municipal) deficit of $204,232,
and
5. The proposed redevelopment will provide opportunities for substantial

improvements of a substandard public road.
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APPENDIX A

Municipal Valuation Data, Assumed Market Values and Projected Revenues

Table A-1 provides the existing valuation for Haddonfield of residential, non-residential
and vacant land. It also provides the tax rate structure for the Borough in 2009 and

equalization information.

TABLE A-1
Municipal 2009 Valuation Data

Category Tax | Valuation Number % of
Rate L of Total
5 “i- Parcels
Residential PRSP e 4,096 95
1°2,020,185,100
Non-residential including vacant land 226,834,400 337 | 5
2,247,020,500 SED 1000

2009 Tax Structure
County
Local Purpose
School :
Municipal Open Space 10D 113 240
County Open Space B 200 452 842
Total Rate per $00 DA

For the 1 I gg%t is assumed that a 10% discount on the normal taxes to
be pai %}H be part oﬁf @Redeﬁ ent and PILOT agreement. It is then assumed that
95% o PILOT paym%?fﬁwnli b pald to the Borough with the remaining 5% paid to
Camden C@ durmg thailife of the 30 year PILOT agreement. This two tier calculation

results in apﬁr imately 8 ﬁ of the new revenue to accrue to the benefit of the Borough.
&
& TABLE A-2

5 )N

Assumed Marketg" alues and Projected Revenues for Building and Land

Use Total Assessment | Full Taxes @ 2.338/$100 | 90%/95% of Full Taxes

ILU $46,863,000 1,095,657 $936,787
Healthcare beds

Lullworth Hall (Of) $,250,000 $29,225 1 $24,987

Affordable Units $2,921,500 $68,304 $ 58,400

Total $51,034,500 $1,193,186 $1,020,174
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APPENDIX B

Projected Municipal and School Costs

A proportional valuation relationship between residential and non-residential
assessments forms the basis for the estimates herein attributing costs based on numbers
of residents or jobs. Of Haddonfield’s 2008 expenditures {totaling $13,995,675), roughly
92% was attributable to residential uses, while only 5% was attributable to non-

residential uses.
Table B-1
Average Cost ~ Proportional Valuatj

| Average

Parcg]s

2,020,185,100
| 217,053,900
12,237.539,000

Residential
Non-Residential
Total Excluding Vacant Land
% Residential
% Non-Residential

Table B-2 calculates the per capita
within the Borough.

Haddonfield :
Use Total Expenditures Per Capita Cost
Residential % $12,876,021 $1,125
Non-residential + $1,119,654 $203

‘"*f-*’ hogs®  $13,995,675

Ppendix A was used to calculate a municipal cost per

¥ Idis 11,442;Fesidents (2008) are divided into the portion of the
mumcnpal»b get attr 1bu%§dble to résidential assessments, based on both the number and
value of es; ential pasﬁé‘ls (92%]), the cost to the Borough per resident is
$1,162 ($12,87¢ 021/11 4 Z) When Haddonfield’s 5,506 employees {2008) are divided
into the portion 9 ut;be myinicipal budget attributable to nonresidential assessments, the
cost to the Boroug'hiz yét employed person is $203 ($1,119,654/5,506). As such, the
current estimated atinual cost to the Borough for Bancroft is $50,750 per year with
no offsetting revenue {250 employees @ $203 /employee),

Table B-3 outlines projected costs to the Borough from CCRC development, including the
Lullworth Hall office use and the affordable units.

! Haddonfield population from New Jersey Department of Labor 2008 estimate of 11,442 persons
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TABLE B-3
Municipal and School Costs

Municipal Costs Public School District Costs
Projected | Costper | Municipal Public Cost Per School
Population or | Capita Costs School Pupil Costs
Employees Pupils
CCRC | 322 vesidents NA 0 $12,192 $0
CCRC 250 $203 $50,750 0 $12,192 $0
employees
Affordable | 60 residents $1,125 $67,500 16 19°$12,192 $195,072
rentals &
Lullworth Hall | 26 employees $203 $5278 0.vix)  $12,192 0
Totals $$123,528 $195,072

Per capita costs were applied to the projected popu}ataon or emp yees to generate a
total cost for each development scenario. Locaj public school costs for:each proposed
development were estimated using public schiopl pupil costs as reported:by the New
Jersey Department of Education for the School Rep Cald in 2007-2008. The figure has
been adjusted to reflect the portion raised by local tax) ‘evenue.

The CCRC, Lullworth Hall office space:and the low and moderate income housing has an
estimated municipal cost of $102,652p 1 school district cost of
$195,072 from the COAH portion of t L

APPENDIX C ggg ecting Populatlon, P pils and Employment
RS %_@%
Demographic multlplé Is use yo project future population, the number of school-age
children and the numbey f@f pulg%c school chlldren for the development scenarios and the

affordable units are from%{/l/h,g, f?“eggj 1:New Jersey Housing?? by the Rutgers Center for
Urban Poli¢ "‘?ﬁ?s ‘ggch wiigh inCOrpor Ates more recent survey data than would
; @2000 census.

otherwi é@ be avallabl& J\t
CCRC Redegelopment 0
Table C-1 refi"’ ;g the advicgif
needs and chard ﬁé};lSthSi f~contmumg care retirement communities. The population
multiplier utilized' 0) l_, dependent Living Units (ILUs) in the CCRC proposal is 1.3
persons per unit3 (Srﬁwn/rental units with 2 bedrooms above median of $177,123),
This figure is reinforced by the 65 and older household size in Haddonfield (1.4 persons

per unitt).

2A Quick Guide to New Jersey Residential Demographic Multipliers (Listokin et al. Rutgers Center for Urban

Policy Research, November 2006)
* Telephone discussions with research staff at National Investment Center for the Seniors and Care Industry

4 Rased on 2000 Census number of individuals 65+ by households with individuals 65+



Bancroft School

Fiscal Impact Analysis

June 16,2010
Including révisions per HGAPA comments through 6-09-10

TABLE C-1 - CCRC Population Forecast

Facility Number Multiplier Population Public School Pupils
Healthcare beds 75 1.0 75 0
LY 190 1.3 247 0
Totals 322 0

COAH Multiple-Family Residential Redevelopment

The demographic multipliers for COAH low and moderate income rental units were
applied based on COAH requirements that at least 30% of all low..and moderate income
units must be two bedroom units, and at least 20% must be three bedroom units5. Table

C-2 identifies projected population and pupils from the CO{\H?Qni_ts.
TABLE C-2 : +

Low and Moderate Income Rental Unit Population and School age Children

The residential def! }gn of the.
somewhat meff’ it g;tfor offic
to the location and higt

the office

Q

ofLunwoxsthg;ﬁ

bmidmg@ﬁ ?*‘ﬁ*qigp of the

GrOUps7 to determine

Groups mc]udesvdg’porate‘ia d’professional offices, banks, outpatient clinics,

_ n%s, and,offices in higher education institutions. The figure for
y is 2.8 }obs:@,pr 1,000 square feet, yielding 26 jobs from the 9,380-square

Us‘é

moto -;{iz ehicle showro6m
this categﬁfj{y

foot Lullwér}e Hall f%j;f

ric ¢

"_u:]dmg, a nﬁ’agmﬂcent architectural specimen, is
: use, but will be attractive for professional offices due

Unit Type | Number | Persons | Total Public
of Units | per Population School
Units Children Children
per Unit
2 bedroom 12 2.76 33 0.62 7
3 bedroom 7 3.82 1.27 9
Total 19 16
Office

ter The number of employees to be generated by
§ cige( tenriined based upon the square footage of the
C. 5:97provides Uniform Construction Code Use

il the mﬁﬁb&% of employees. The business category of these UCC

* If some of the units are age-restricted, those units can be 1 bedroom or a combination of one or two bedroom.

¢ Table 1-9 Ibid

7 Use groups are as defined by the International Building Code (1BC) which has been incorporated by reference
into the Uniform Construction Code (UCC),
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Appendix D

Current Fiscal Impact to Haddonfield of Bancroft School

According to tax records, Block 13, Lot 25 carries an assessment of $4,380,500 (land -
$960,500, $3,420,000 - improvements). Block 14, Lot 2 is assessed at $7,809,300 {land -
$1,620,000, improvements - $6,188,400).
TABLE D-1
Tax Revenue Impact - Bancroft S -hool

STaxs

Block/Lot Size Assessment | Property Tax j . )| . Revenue Impact
Classification | “Rate® "|":
13/25 | 6.072acres | _$4,380,500 158 | $0.2338
14/2 13.151acres |  $7,809,300 158 $0.2338

Totals 19.223 acres | $12,189,800

Both parcels are assessed within property tax class 15B, a tax-exempt category that
includes other school puhhc property Usmg the Borough’s 2009 tax rate ($2.338 per

$ 2009 tax rate






