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This is the original Project Garnet 
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Edits and  slide page additions were made 
and represented on April 6 th , 2010. 



Project Garnet Team

ÅBorough Engineers
ÅBorough Tax Assessor
ÅBorough Planner
ÅBorough Special Council on Affordable Housing
ÅBorough Solicitor
ÅResident Developer
ÅPlanning Board Chairman
ÅBorough CFO
ÅCouncil President Rose Fitzgerald
ÅFormer Councilman Tad Fetter (Finance & Budget)
ÅMayor Scott Alexander
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Introduction

ÅSustainability is the key word for Haddon Heights. 
We need to sustain good business practices, we need 
to sustain our focus on resident needs, and most 
critically we need to sustain the growth of our cash 
surplus.
ÅWe are in the process of making great strides in our 

Borough operating model, but we have to remember 
that governing bodies change, employees move on, 
and laws change.
ÅWe need to do all we can now to plan for future 

change, and at the same time ensure our Borough 
will sustain its quality of life in uncertain times.
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The Great Depression What happened over the last 56 Years?

100 Years of Blended Tax Levy Rate Changes

Å17 Decreases/83 Increases (average: +5.1%)
ÅLast Decrease -10.6% in 1953 (56 years) ago

ÅCPI up .7%

ÅLargest Increase 21.6% in 1954
ÅCPI down .7%

ÅCPI average increase: 3.4%
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The Problem

Å20 year average increase:

ſMunicipality: 5.4%

ſCounty: 2.6%

ſSchool District: 7.0%

ſBlended: 5.0% (versus 5.1% over 100 years)

ÅAverage Home Example:

ſ$295,000 assessed value

ſ$7,678 in 2009 property taxes

¶5.1% increase in 2010: $8,062 (add $383)

¶5.1% increase in 2011: $8,465 (add another $403)

ſ5.1% increase in 2012: $8,889 (add another $423)

ſThree year total tax increase $1,209 (15.7%) as history shows
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At a 5% rate increase, property taxes would double every 14 years

Tax increases are certain!
Unless we do something!

Updated April, 2010



The Other Problem

Worse Case Average Best Case

2009 actual
$        (428,000)

-2.0% 

2010 -0.12% -0.01% -1.05%

2011 +5.1% +3.06% +2.48%

2012 +5.1% +3.06% +2.48%

Take 100 years history of tax levy changes and combine it with 
current sound fiscal management; the best case still says we will 
need an additional $325,000 in cash in 2011 and $650,000 in 2012 
to hold 2.5% tax levy increases.

6



Cash Surplus as a Percent of Appropriations*
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Our goal is to maintain a 
25% to 30% ratio ongoing

This will supply us with 
cash to apply to uncertain 
tax levy's and invest into 

our community

* After taking out for budget needs
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Project Garnet

1. Build a financial plan to create revenues, and then use 
resulting incremental cash surplus to offset future tax 
levy uncertainties, and reinvest into our community

2. Acquire and retrofit the NJ Water Buildings located on 
West Atlantic Avenue & Lippincott Lane (block 50, lots 
8&9) to house Public Works, Construction, and Zoning 
operations

3. Create a Recreational zone consisting of the 
Recreational Cabin, Hoffôs park and a new community 
center located at Lippincott Lane and 7th Avenue

4. Prepare the Municipal Public Works zone for 
development as identified in master plan
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Underway
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Top-Level 5 Year View

Å$3 million [$4.86 million] in cash and asset creation from the 
sale of MPW zone property and the acquisition of the two NJ 
Water properties. (land sale, new taxes, permits, interest, rec
program fees, rentals, and buildings)
Å$13 million [$12 million] in new ratables (new housing)
ÅUse cash to reinvest into other economic development 

projects like Station Avenue and affordable housing, and to 
target property tax increases being capped at  2.5% or less
ÅCost of project: $1.313 million (already in budget) in capital in 

2009 for building purchase and retrofitting. Borough expense 
for Project Garnet also includes $427,000 in 2009 
reappropriated capital, 2010 capital, and appropriations for 
design, build out and approval support.
ÅTarget 5 year ROI: 400% [238%, and the 30 Year ROI target 

is 485%]
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Borough Expense

Components Borough Expense

CoreςNJWaterBuildings $1.74 million

OtherςCabin $174,000

OtherςLippincottLane $56,000

Total $1.97 million
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The core of Project Garnet includes buying and retrofitting the NJ American
Water buildings, moving employees and operations to the new facility,
building out interiors, and removing 2 USTs from the former municipal
public works property . ñOthercomponentsòof Project Garnet include but
not limited to the Recreational Cabin Project and Widening Lippincott Lane.
The following data has been provided by the Borough CFO.

* Expenses funded by Grants not included



Development

Å Find a developer who would be willing to partner with the Borough and fund the cost
of the infrastructure build out. The Borough would hold the land, support approvals,
and create guidelines for development of the property . The developer would find and
coordinate the building of homes through various contractors based on our criteria .
As homes are sold the Borough would get paid for the lots based on current market
conditions .

Å This scenario splits the risk by having the Borough hold the property but the
developer funds the infrastructure . The Borough ensures that the property is
developed in accordanceof its desired outcome. The Borough and developer are both
incented to complete the project in a timely and efficient manner, while both sharing
in the upside of the economy.

Å Below are approximate numbers basedon the concept development layout:

ſ 27 Homes (moving 2 per month)

ſ Sizesranging between2,500 and 3,000 square feet

ſ Prices ranging from $399,000 to $459,000

ſ Improved Lot Value between$130,000 to $150,000

ſ Estimated Infrastructure Costsper lot $50,000

ſ Estimated Discounted Lot Value $61,000 [$1.65 million for 27 homes]
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Return On Investment (ROI) Scenarios

ÅROIôsbelow are basedon net cash after in/out cash flows using $1.97 million of cost.
Inflows include Discounted Land Value, permit fees, interest on cash,new Municipal
property taxes, operating and capital savings and rental/program fees; and outflows
include lost Municipal property taxes and PG debt service. The (3) 5-Year and 30-
Year ROI Scenariosvary between PG Team expectations for ñdiscountedland value.ò
Basedon net cashplus building value of $2.55 million .
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Scenarios Discounted Land Value 5 Year ROI 30 Year ROI

1 PG Team Expectation ($1.65m) 239% 486%

2 85% of PG Team Expectation ($1.40m) 226% 473%

3 75% of PG Team Expectation ($1.22m) 215% 461%



Benefits - Residents

ÅCash surplus to offset uncertain future tax levies

ÅAll age Recreational Zone that will offer resident 
focused programs within a safe and controlled 
environment

ÅMore accessible Public Works, Construction and 
Zoning offices

ÅControl of available commercial property

ÅBeautifying of Hoff Park

ÅCreation of Glover Mill Park
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Recreational Zone
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More Accessible Services
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