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Introduction
The purpose of this report is to determine whether a portion of Block 68, Lot 1 and a portion of
the Municipal Plaza right-of-way in the Township of West Orange, as shown on the
Redevelopment Study Area Map (Figure 1), (the “Study Area”), qualifies as an “area in need of
redevelopment” as defined in the Local Redevelopment and Housing Law N.J.S.A. 40A:12A-1 et
seq (LRHL). This report is written pursuant to Section 6 of the LRHL, which provides the following:


No area of a municipality shall be determined a redevelopment area unless the
governing body of the municipality shall, by resolution, authorize the planning board to
undertake a preliminary investigation to determine whether the proposed area is a
redevelopment area according to the criteria set forth in Section 5 of P.L 1992/c.79
(C.40A:12A-5)… The governing body of a municipality shall assign the conduct of the
investigation and hearing to the planning board of the municipality



After completing its hearing on this matter, the planning board shall recommend that the
delineated area, or any part thereof, be determined or not be determined, by the
municipal governing body to be a redevelopment area. After receiving the
recommendation of the planning board, the municipal governing body may adopt a
resolution determining that the delineated area or any part thereof, is a redevelopment
area.

The West Orange Township Council has directed the Planning Board, through resolution 266-18
adopted on November 27, 2018, and amended by resolution 12-19 adopted on January 8, 2019
to conduct an investigation to determine whether a portion of Block 68, Lot 1, commonly known
as 46 Mt. Pleasant Avenue is in need of redevelopment according to one or more of the
statutory criteria (see Appendix A – Council Resolutions). The Resolutions specified that the
investigation shall be to determine if the Area is a “non-condemnation” area, which means that
condemnation, or eminent domain, would not be an option if the property is designated as an
area in need of redevelopment.
The Redevelopment Study Area Map (see Figure 1) constitutes a “map showing the boundaries
of the proposed redevelopment area and the location of the various parcels of property
included therein”. This report serves as the “statement setting forth the basis for the investigation
which is required by Section 6(b) of the LRHL” (N.J.S.A. 40A:12A-6).
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Figure 1- Study Area Map
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Criteria for Redevelopment Area Determination
The criteria contained in Section 5 of the LRHL that were considered in evaluating the Study Area
are the following:
a. The generality of buildings are substandard, unsafe, unsanitary, dilapidated, or
obsolescent, or possess any of such characteristics, or are so lacking in light, air, or space,
as to be conducive to unwholesome living or working conditions.
b. The

discontinuance

of

the

use

of

buildings

previously

used

for

commercial,

manufacturing, or industrial purposes; the abandonment of such buildings; or the same
being allowed to fall into so great a state of disrepair as to be untenantable.
c. Land that is owned by the municipality, the county, a local housing authority,
redevelopment agency or redevelopment entity, or unimproved vacant land that has
remained so for a period of ten years prior to adoption of the resolution, and that by
reason of its location, remoteness, lack of means of access to developed sections or
portions of the municipality, or topography, or nature of the soil, is not likely to be
developed through the instrumentality of private capital.
d. Areas with buildings or improvements which, by reason of dilapidation, obsolescence,
overcrowding, faulty arrangement or design, lack of ventilation, light and sanitary
facilities, excessive land coverage, deleterious land use or obsolete layout, or any
combination of these or other factors, are detrimental to the safety, health, morals, or
welfare of the community.
e. A growing lack or total lack of proper utilization of areas caused by the condition of the
title, diverse ownership of the real properties therein or other similar conditions which
impede land assemblage or discourage the undertaking of improvements, resulting in a
stagnant and unproductive condition of land potentially useful and valuable for
contributing to and serving the public health, safety and welfare, which condition is
presumed to be having a negative social or economic impact or otherwise being
detrimental to the safety, health, morals, or welfare of the surrounding area or the
community in general.
f.

Areas, in excess of five contiguous acres, whereon buildings or improvements have been
destroyed, consumed by fire, demolished or altered by the action of storm, fire, cyclone,
tornado, earthquake or other casualty in such a way that the aggregate assessed value
of the area has been materially depreciated.
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g. In any municipality in which an enterprise zone has been designated pursuant to the
"New Jersey Urban Enterprise Zones Act," P.L.1983, c.303 (C.52:27H-60 et seq.) the
execution of the actions prescribed in that act for the adoption by the municipality and
approval by the New Jersey Urban Enterprise Zone Authority of the zone development
plan for the area of the enterprise zone shall be considered sufficient for the
determination that the area is in need of redevelopment pursuant to sections 5 and 6 of
P.L.1992, c.79 (C.40A:12A-5 and 40A:12A-6) for the purpose of granting tax exemptions
within the enterprise zone district pursuant to the provisions of P.L.1991, c.431 (C.40A:20-1
et seq.) or the adoption of a tax abatement and exemption ordinance pursuant to the
provisions of P.L.1991, c.441 (C.40A:21-1 et seq.). The municipality shall not utilize any
other redevelopment powers within the urban enterprise zone unless the municipal
governing body and planning board have also taken the actions and fulfilled the
requirements prescribed in P.L.1992, c.79 (C.40A:12A-1 et al.) for determining that the
area is in need of redevelopment or an area in need of rehabilitation and the municipal
governing body has adopted a redevelopment plan ordinance including the area of
the enterprise zone.
h. The designation of the delineated area is consistent with smart growth planning
principles adopted pursuant to law or regulation.
Furthermore, Section 3 of the LRHL permits the inclusion of parcels that do not meet the criteria if
they are necessary for the effective redevelopment of the area, stating:
“A redevelopment area may include lands, buildings, or improvements which of themselves are
not detrimental to the public health, safety or welfare, but the inclusion of which is found
necessary, with or without change in their condition, for the effective redevelopment of the
area in which they are a part.”
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Study Area and Location
West Orange Township is located in central Essex County in the Watchung Mountains. Interstate
280 bisects the Township and is the main regional arterial roadway. Mt. Pleasant Avenue, which
turns into Route 10, Northfield Avenue, and Eagle Rock Avenue are the major east-west
thoroughfares through the Township and Pleasant Valley Way and Prospect Avenue are the
major north-south thoroughfares.
The Study Area is located in the east-central portion of the Township near Interstate 280 and the
municipal border with the City of Orange. The Study Area is a portion of Block 68, Lot 1 that
contains the West Orange Free Public Library and its associated parking areas, along with a
portion of the Municipal Plaza right-of-way. The property fronts on Mount Pleasant Avenue near
the intersection with Main Street.
The immediately adjacent properties are developed with Town Hall, the Township Police Facility,
and the John P. Renna Jr. House senior apartments. Other uses in the area along Mt. Pleasant
Avenue and Main Street include a mix of offices, retail storefronts and other commercial uses,
and residential dwellings. The Llewellyn Park neighborhood, Thomas Edison National Historical
Park, and Main Street Redevelopment Area are located to the northeast of the property. The
City of Orange is located just to the east of the Study Area.
The Study Area and the surrounding properties are in the Township’s Central Business District in
the OB-2 Office Buildings zone. The OB-2 zone permits single-family residential dwellings,
government uses, golf courses, farms, nurseries, greenhouses, hospitals, and office buildings.
Libraries are identified as conditional uses in the OB-2 zone, but the Township Ordinance does
not contain conditions that are to be met.
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West Orange Township Master Plan
The Township’s most recent Master Plan Update was adopted in 2010, which included a
reexamination report, sustainability plan, and updated plan elements. The following goals,
objectives, and information from the planning documents are relevant for consideration in the
context of the Central Business District and this investigation report.
2004 Master Plan Reexamination Goals and Objectives (Carried forward in the 2010
Reexamination Report)


Encourage development, redevelopment, and rehabilitation of the Main Street Central
Business District and the Downtown Redevelopment Area.

Assumptions, Policies and Standards – Status in 2010


The Main Street – Valley Road Corridor should continue to be the focus of municipal
efforts. The downtown area remains a priority for the Township in its planning efforts.

2010 Sustainability Plan


The Sustainability Element Action Plan Principle C-2 states: “Assess and improve energy
efficiency of existing municipal buildings”.

2010 Land Use Element


The existing and future land use for the Study Area are identified as Public Property.

2010 Community Facilities, Utilities, and Recycling Plan Element


The Community Facilities Element discusses the library and the municipal parking lot on
pages 85-88. The plan indicates that there had been an intention to relocate the library
from its present location to a new facility in the Main Street Redevelopment Area. At the
time of the 2010 Plan, the redevelopment project had not moved forward.



On page 86, challenges associated with the library facility and operations are identified.



On pages 87 and 88 potential upgrades to the municipal parking lot, including the
portion associated with the library that is part of the Study Area, are discussed.
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Evaluation of the Study Area for Conformity with Redevelopment Area Criteria
An analysis of the Study Area’s existing land use, physical characteristics, history, operational
needs, and other considerations was conducted using:


West Orange Township Tax maps and GIS data



Tax and ownership records for the Study Area property



Aerial photos of the Study Area property



West Orange Township Master Plan Reexamination and Updates 2010



Field Inspections of the Study Area building interior and exterior, site, and surroundings



Interviews with Township Engineer Leonard Lepore, PE, and West Orange Free Public
Library Director David Cubie



West Orange Building and Zoning Department Files



West Orange Free Public Library Strategic Plan, 2016-2019



West Orange Library Improvement Study, prepared by Aracari + Iovino (2015)



Asbestos Survey and Sampling Report of the Library building, prepared by Garden State
Environmental

The factors, which will be discussed in detail below, demonstrate that the study area may be
designated as in need of redevelopment under criterion “d”, which states:
“Areas with buildings or improvements which, by reason of dilapidation, obsolescence,
overcrowding, faulty arrangement or design, lack of ventilation, light and sanitary
facilities, excessive land coverage, deleterious land use or obsolete layout, or any
combination of these or other factors, are detrimental to the safety, health, morals, or
welfare of the community.”
Property and Building Description
Tax Assessment Records - 2018
Block

Lot

Address

Owner

68

1

Municipal
Plaza

Township of West
Orange

Area
(acres)

Land

Improvement

Total

3.3177

$1,500,900

$2,902,500

$4,403,400

A portion of Block 68, Lot 1 and the Municipal Plaza right-of-way have been identified for study
by the Township Council. The Study Area is commonly known as 46 Mount Pleasant Avenue and
is developed with the Township Public Library and associated parking areas. The library is a twostory approximately 25,000 square foot building. The Area is characterized by topographical
8
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change; there are two distinct elevations with a difference of approximately nineteen feet
between the high point in the northwest corner of the Study Area and the low point in the
southeast corner of the Study Area. The “upper” portion of the Study Area, located to the west
is developed with 32 parking spaces and the older, original portion of the library, which dates to
1959. The lower portion of the Study Area is at grade with the remainder of the municipal
complex, which is partially on the same lot and partially on adjacent Block 67, Lot 1.

Gaston Street Parking Lot “upper” portion
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A public right-of-way, known as Municipal Plaza, cuts through the municipal complex, as shown
on the Township Tax Map. This right-of-way has not been vacated by the Township, but it does
not function as a public street. The Study Area is contiguous with the larger property that
contains the Town Hall building (mainly on Block 67, Lot 1), and the library, police facility and
court house (mainly on Block 68, Lot 1). The Study Area includes the portion of Municipal Plaza
that cuts through the library building and which is currently being used for parking near the
Edison Wing addition.
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Area roughly coincident with the Municipal Plaza Right-of-Way. Note the edge of the library
building, portion of the parking lot and Town Hall and Police building in the background.
The library building consists of two distinct sections. The original building was constructed in 1959.
That section includes the “upper” portion with access to the Gaston Street parking lot and the
main entrance oriented toward Mt. Pleasant Avenue, which is functionally the second level of
the building, and a portion of the ground level. The “Edison Wing” was constructed as an
addition in 1978-79. This includes an expansion of the second level main library stacks, reference,
and study area, along with a small addition to the ground floor. The 1978-79 addition is
supported by piers and extends over covered parking, book drop, and delivery areas that are
located at the lower grade adjacent to the Mt. Pleasant Avenue driveway.
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Mt. Pleasant Avenue entrance, 1959 building in foreground, Edison Wing 1978 addition to left

Building Entrance from Gaston Avenue Parking Lot, including ADA accessible parking spaces
12
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Original 1958 building (left) and Edison Wing addition (right)

Area below the Edison Wing

13

Response to OPRA Request 2019-180 - 14

46 Mt. Pleasant Ave. Redevelopment Study
February 6, 2019
A narrow alley bound by a retaining wall runs along the south side of the library building and
provides access to the employee parking area.

Employee parking area
The ground floor of the library contains the building’s mechanical systems (boiler room, electrical
panel, etc.), back-office functions including the technical services department, storage space,
and a room that was recently cleared of older material and is now used periodically for certain
meetings and programs. The ground floor meeting space is generally not open to the public
because it does not have regular staff supervision. Direct access to the ground floor is possible
from under the overhanging portion of the Edison Wing. These entrances are mainly service,
delivery, and employee entrances.
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Mechanical room, electrical panel in older portion of the ground floor

Ground level space available for meetings.
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The second floor of the library, which is located at grade relative to the Gaston Avenue parking
lot, contains the circulation desk, the reference desk, the children’s room, a small teen area, the
main library stacks, administrative offices, reading areas, computer stations, and the library’s
main meeting room. The following pictures show the main library space:

Circulation desk and main entrance in the background, library terminals and sitting areas.
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“Teen Zone” a fairly limited portion of the library
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Portion of the main stacks and sitting areas – note quiet study tables are not particularly private
and the area is fairly crowded. Signs of damage to the ceiling tiles are visible as well.
Redevelopment Analysis
Criterion “d” of the LRHL states:
“Areas with buildings or improvements which, by reason of dilapidation, obsolescence,
overcrowding, faulty arrangement or design, lack of ventilation, light and sanitary
facilities, excessive land coverage, deleterious land use or obsolete layout, or any
combination of these or other factors, are detrimental to the safety, health, morals, or
welfare of the community.”
Merriam Webster Dictionary defines obsolescence as: “The process of becoming obsolete or the
condition of being nearly obsolete”, and obsolete as: “No longer in use or no longer useful” or
“Of a kind or style no longer current”.
The West Orange Free Public Library is actively providing services to Township residents, but the
physical condition of the building, deficiency in its programmable space, and aging
18
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infrastructure demonstrate that the facility is not up to current accepted standards. The library
remains functional, but it requires substantial improvements in order to adequately serve its
patrons. Therefore, as will be detailed in this section, there is substantial evidence to
demonstrate that the library property exhibits faulty arrangement, obsolescence, and an
obsolete layout which has a detrimental effect on the overall welfare of the community.
Libraries function as community hubs that provide valuable services, education, and support. A
library that is deficient impacts the general welfare, social well-being, and equity of the
Township.
Physical Building Condition - West Orange Library Improvement Study
The original portion of the library building is sixty years old, and the addition is forty years old.
Over the past several years, the Township has been in the process of assessing the library
building and determining the extent to which improvements are needed. An architectural
assessment of the building was prepared by Arcari + Iovino Architects, PC in October 2015. That
assessment (attached as Appendix B) identified approximately $1.6 Million in improvements that
would be needed to address physical building deficiencies, ADA access, electrical upgrades,
fire detection, and other building systems and site issues.
Over the last several years, the Township has budgeted funds for capital improvements to the
library. A portion of the money was spent to repair the exterior façade of the Edison Wing, which
partially collapsed in early 2015, and for architectural and engineering services. The Township
issued a request for proposals (RFP) for architectural services to prepare plans for many of the
improvements outlined in the Arcari + Iovino building assessment. In June 2018, the firm of HerbstMusciano was selected to prepare the architectural design, engineering, and construction
contract administration tasks outlined in the RFP. The following significant items are included in
the scope of work: roof replacement, barrier free subcode improvements to make the building
ADA compliant, HVAC system upgrades, plumbing improvements, replacement of the main 600
AMP electrical panel and breakers, replacement of the fire alarm and detection system,
replacement of floor and ceiling tiles, and asbestos abatement work. The total cost for the
architectural services is approximately $74,000 (full RFP response included as Appendix C).
In addition to the building maintenance and repair work, asbestos containing materials (ACMs)
have been identified in the library building. Materials were tested at different locations
throughout the interior and exterior of the building. Floor tiles, roof materials, and ceiling tiles
were all identified as ACMs. The results of the testing show that there are both friable and nonfriable sources of asbestos containing materials in the building that will have to be remediated
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as part of any renovation work (see appendix D for the testing summary). Asbestos is common in
buildings of this vintage, but as long as the materials remain, there is a potential health risk
associated with their presence, particularly the friable materials.
At this time, the scope of work for the architectural services is mostly completed, but the
Township has not moved forward with seeking bids for construction in order to allow for
consideration of the redevelopment process. As part of the process of exploring other
alternatives, the Township adopted a resolution on January 8, 2019 authorizing the firm of Arcari
+ Iovino to prepare a conceptual plan for the relocation of the library to the building at 10
Rooney Circle.
In total, the library building requires a substantial amount of work to improve existing deficiencies
and address the asbestos abatement. These proposed improvements do not address the
functional obsolescence of the library space and do not expand the usable area of the building
in a meaningful way. The following sections discuss the function of modern libraries and the ways
in which the West Orange Library is deficient.
Function of Modern Libraries
The Information Policy and Access Center (IPAC) 2014 Digital Inclusion Survey, released October
1, 2015, provides an overview of the function of libraries and how they have transformed in an
increasingly digital modern world. As part of this change, libraries serve an essential role with
offering digital services to people that cannot access them elsewhere. “Digital inclusion ensures
that members of a community:


Understand the benefits of advanced information and communication technologies;



Have equitable and affordable access to high-speed internet-connected devices and
online content; and



Can take advantage of the educational, economic, and social opportunities that are
facilitated by these technologies.”

Per the report, modern libraries offer educational programs, access to technology including
tablets, e-readers, and 3-D printers or maker spaces, digital literacy training, health related
programing, and a myriad of other services in addition to its traditional functions. One of the
report’s conclusions about a library’s ability to offer a wide variety of programs to its patrons is:
“A library’s ability to provide these services is closely related to the quality of its infrastructure”.
Furthermore, “Survey analysis further suggests that libraries are significantly more likely to offer
certain types of services to patrons, including new and emerging technology activities, if their
buildings have been constructed or renovated within the last five years.” Finally, the report
20

Response to OPRA Request 2019-180 - 21

46 Mt. Pleasant Ave. Redevelopment Study
February 6, 2019
concludes that “the impact of the library building – size and age – is notable. Smaller and older
libraries tend to offer fewer services, resources, formal training, and programs that lead to more
digitally inclusive communities”.1
Modern library offerings promote equity through digital inclusion. As the Digital Inclusion Survey
states, the provision of these services depends on high quality infrastructure and an updated
modern space. In the case of the West Orange Library, the faulty arrangement, obsolete layout,
and functional obsolescence of building systems and equipment hinder the facility’s ability to
provide these services. Without substantial upgrades or reconfiguration, the physical constraints
of the building prevent the library from offering the full range of modern tools and programs that
promote digital inclusion and provide the services that modern libraries seek to offer the
communities they serve.
Library Benchmarks
The Institute of Museum and Library Services (IMLS) is a federal organization whose mission is “to
advance, support, and empower America’s museums, libraries, and related organizations
through grant-making, research, and policy development.” 2 One of the functions of IMLS is to
conduct an annual survey that examine the nation’s public libraries. The survey looks at
indicators of library use, financial health, staffing, and resources. The survey is a comprehensive
resource that libraries can use to compare themselves to their peers, set performance
benchmarks, and target improvements. One of the features of the Public Libraries Survey is that
it provides a comparison to other libraries that are a similar size or have similar characteristics
(see Appendix E). Based on the following metrics, the West Orange Free Public Library does not
rank well among libraries with similar characteristics:

West
Orange
Mean
Quartile
Rank

Hours

Visits

References

Users

Circulation

Interlibrary
Loans To

Programs

Computers

3,120

153,015

12,881

33,776

250,353

16,520

320

32

5,794
Lower
Mid

209,203
Lower
Mid

29,579

28,243
Upper
Mid

300,513

8,947

731

48

Lower Mid

Top

Bottom

Lower Mid

Lower Mid

The takeaway from these statistics is that relative to its peers, the West Orange Free Public Library
has a high number of users, but offers a low number of hours, programs, computers, and
materials. The library does not rank well on a number of the metrics that IMLS evaluates in its
survey. The particular areas of concern, relative to the discussion in the Digital Inclusion Survey, is
1

Bertot, J.C., Real, B., Lee, J., McDermott, A.J., & Jaeger, P.T. (2015). 2014 Digital Inclusion Survey:
Findings and Results. College Park, MD: Information Policy & Access Center, University of Maryland
College Park. Available at http://digitalinclusion.umd.edu/
2
https://www.imls.gov/about/mission
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that the library is poorly ranked in the number of programs that are offered and the number of
computers available. These low rankings speak to the issue of obsolescence and concerns
about their impact on the provision of essential community services.
The current library has physical constraints that speak to its faulty arrangement and obsolete
layout, and which limit the options to meaningfully expand the library’s programming. The main
library floor has one small meeting room and an undersized teen area. The ground floor meeting
room, which has recently been converted from storage space, is not well positioned to host
regular programs due to its distance from staff and physical separation from the main public
portion of the library. The age of the building and its infrastructure, as demonstrated by the
needed electrical improvements, limit the library’s ability to provide additional computers,
charging stations, and other multi-media offerings. As a result, the library is not well positioned to
provide service to the community that is up to the benchmark standard of modern libraries. This
represents a detriment to the Township and the library’s patrons.
The West Orange Public Library Strategic Plan 2016-2019
The library’s 2016-2019 Strategic Plan was the result of a planning process that took place in
2015. The planning process included focus groups, one-on-one interviews with community
leaders, input from a Strategic Planning Committee, a survey of residents that received 417
responses, and the assistance of an outside consultant team. The Plan includes the library’s
mission, vision, core values, and six “service responses” that are meant to guide improvements
and investments. These six goals are to “celebrate diversity”, “connect to the online world”,
“create young readers”, “stimulate imagination and satisfy curiosity”, “understand how to find,
evaluate, and use information”, and “visit a comfortable space”. For purposes of this report, the
goals dealing with physical improvements are most relevant.
Some of the improvements suggested by survey respondents include: better lighting, better first
impression when entering the building, more comfortable seating, more convenient parking,
larger more inviting space for teens, quiet study areas, and self-checkout stations. Some
residents indicated that they use other libraries because “other communities offer facilities that
are more inviting than West Orange”. Nearly a quarter of the survey respondents felt that the
“entire building needed to be modernized or significantly refreshed”.
The discussion of the facility in the Plan indicates that the library space is not sufficient to provide
for the new demands, which include additional programming space, meeting rooms, training
classes, upgrades to electric and technology needs including charging stations, adequate
seating, and an overall modernization of the main floor. The survey speaks directly to the needs
22
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of the community and the deficiencies of the library space that render it unable to address
those needs. As reiterated throughout this report, the physical deficiencies of the building, the
cost of the improvements, and the layout of the space all hinder the library’s ability to
adequately serve the community.
Conclusion
The West Orange library building is an outdated facility that is not able to provide for all of its
patrons’ needs and does not rank well among its peers. Industry benchmarks place the facility in
the lower portion of its cohort, and a review of modern library needs demonstrates that the
building is lacking. The physical shortcomings pointed out in the library’s Strategic Plan and
further defined in the Facility Assessment report and subsequent architectural work demonstrate
that substantial upgrades are needed to bring the building up to modern standards. Aside from
the proposed upgrades, the library is lacking in additional space to provide the suite of
programs, meeting rooms, quiet study areas, and other diverse offerings that its patrons require.
The Study Area can be designated as an area in need of redevelopment pursuant criterion “d”
of the LRHL. The library facility exhibits a faulty arrangement, obsolete layout, and obsolescence,
which are supported by substantial evidence outlined in this report. The Arcari + Iovino Library
Assessment and Garden State Environmental Asbestos Survey and Sampling Report demonstrate
that there are numerous physical deficiencies in the building: the mechanical and electrical
systems are outdated, there are structural and finish issues, ADA accessibility deficiencies, fire
suppression system issues, and asbestos abatement is necessary.
The Library’s Strategic Plan and an interview with Library Director David Cubie reinforced the
issues associated with the library’s layout and arrangement beyond the list of improvements
cited in the architectural and environmental reports. The main body of the library does not offer
enough seating, lacks quiet study rooms, has an undersized teen section, and does not have
enough outlets or charging stations to meet demand. The library also has limited space in which
to offer programs. The desire for more programing is well documented, and is reinforced by
broader industry trends. Programs provide education, training, exposure to arts, counseling, and
a general sense of community, which are a benefit to the public. The Township is unable to
adequately provide these services due to the physical limitations and condition of the library.
The obsolescence of the library building is detrimental to the welfare of the Township because it
inhibits the provision of essential services that promote equity, education, and a sense of
community. The previously cited studies relate the importance of libraries in the digital age and
how modern libraries provide essential services to the community, particularly lower-income
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residents. Libraries are places that are accessible to all members of the community and offer a
place to work, study, learn, pursue training, participate in programs and performances, apply for
jobs, access technology, and more. Older libraries that were built before the digital age when
the primary focus was on maintaining a large volume of printed materials are not well suited to
adapt to modern needs.
The age of the library and its physical deficiencies provide evidence of obsolescence, faulty
arrangement and design, and an obsolete layout. These conditions, as supported by the
evidence in this report satisfy the first prong of criterion “d”. The second prong of criterion “d”
requires that there be a detriment to the welfare of the community. As shown in this report,
libraries provide a critical public service that has evolved in the digital age. Successful modern
libraries are hubs of technology and learning that offer programs and services that go beyond
serving as a repository of media. The wishes of the community of library users in West Orange
reflect these broader trends and indicate a dissatisfaction with the state of the library as it exists.
The physical limitations of the library prevent it from offering the programs, technology, and
function that the community desires.
Therefore, there is a clear connection between the obsolescence, faulty arrangement and
design, and obsolete layout of the library with its inability to adequately serve the needs to the
community, which represents a detriment to the public welfare.

24

Response to OPRA Request 2019-180 - 25

APPENDICES
APPENDIX A: Township of West Orange Council Resolutions
APPENDIX B: Arcari + Iovino Library Assessment
APPENDIX C: West Orange Township RFP Architectural, Mechanical, Electrical,
Plumbing, Design Services West Orange Public Library and
Response from Herbst Musciano, LLC
APPENDIX D: Garden State Environmental Asbestos Survey and Sampling Report
APPENDIX E: IMLS Library Search & Compare – West Orange Free Public Library
APPENDIX F: West Orange Library Strategic Plan 2016-2019

25

Response to OPRA Request 2019-180 - 26

APPENDIX A: Township of West Orange Council Resolution
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266-18
November 27, 2018
RESOLUTION
A Resolution Authorizing the Planning Board to Undertake a Preliminary
Investigation to Determine Whether Block 68, Lot 1Qualifies for Designation as a
Non-Condemnation Area in Need of Redevelopment Pursuant to N.J.S.A. 40A:12A-1 et. seq.
WHEREAS, the Local Redevelopment and Housing Law, N.J.S.A. 40A:12A-1 et seq.,
provides a mechanism to empower and assist local governments in efforts to promote programs
of redevelopment; and
WHEREAS, the Township of West Orange (the “Township”) desires to explore whether
the real property located at 46 Mt. Pleasant Avenue, West Orange, New Jersey and more
commonly known as Block 68, Lot 1 on the Township of West Orange Tax Map, inclusive of any
and all streets, “paper” streets, private drives and right of ways (the “Study Area”) may be an
appropriate area for consideration for redevelopment; and
WHEREAS, the Local Redevelopment and Housing Law sets forth a specific procedure
for establishing an area in need of redevelopment; and
WHEREAS, pursuant to N.J.S.A. 40A:12A-6, prior to the Township making a
determination as to whether the Study Area qualifies as an area in need of redevelopment, the
Township Council must authorize the Planning Board, by resolution, to undertake a preliminary
investigation to determine whether the Study Area meets the criteria of an area in need of
redevelopment set forth in N.J.S.A. 40A:12A-5; and
WHEREAS, the Township Council wishes to direct the Township of West Orange
Planning Board to undertake such preliminary investigation to determine whether the Study
Area meets the criteria for designation as an area in need of redevelopment pursuant to
N.J.S.A. 40A:12A-5 and in accordance with the investigation and hearing process set forth at
N.J.S.A. 40A:12A-6; and
WHEREAS, the Township Council hereby states that any redevelopment area
determination shall authorize the municipality to use all those powers provided by the Local
1
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Redevelopment and Housing Law for use in a redevelopment area, except the use of eminent
domain (hereinafter referred to as a "Non-Condemnation Redevelopment Area"); and
WHEREAS, the notice of any hearing to be conducted by the Township of West Orange
Planning Board with regards to this Resolution shall specifically state that a Non-Condemnation
Redevelopment Area determination shall not authorize the municipality to exercise the power of
eminent domain to acquire any property in the Study Area.
NOW, THEREFORE, BE IT RESOLVED that the Township Council hereby directs the
West Orange Township Planning Board to conduct the necessary investigation and to hold a
public hearing to determine whether the Study Area defined hereinabove qualifies for
designation as an area in need of redevelopment under the criteria and pursuant to the public
hearing process set forth in N.J.S.A. 40A:12A-1, et seq.; and
BE IT FURTHER RESOLVED that the redevelopment area determination shall further
authorize the municipality to use all those powers provided by the New Jersey Legislature for
use in a redevelopment area.
BE IT FURTHER RESOLVED that the Township Council hereby states that any NonCondemnation Redevelopment Area determination shall authorize the municipality to use all
those powers provided by the Local Redevelopment and Housing Law for use in a
redevelopment area, except the use of eminent domain.
BE IT FURTHER RESOLVED that the notice of any hearing to be conducted by the
Township of West Orange Planning Board with regards to this Resolution shall specifically state
that a Non-Condemnation Redevelopment Area determination shall not authorize the
municipality to exercise the power of eminent domain to acquire any property in the Study Area.
BE IT FURTHER RESOLVED that the Planning Board shall submit its findings and
recommendations to the Township Council in the form of a Resolution with supportive
documentation.

2
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BE IT FURTHER RESOLVED that if the Township Council designates the Study Area
as an area in need of redevelopment it hereby authorizes the Planning Board to prepare a
redevelopment plan which shall be subject to the review and approval of the Township Council
BE IT FURTHER RESOLVED that a certified copy of this Resolution be forwarded to the
Township Clerk, Chief Financial Officer and Township Planning Board and Planning Board
Secretary.
RESOLVED, that a copy of this Resolution shall be made available in the Clerk’s office
in accordance with applicable law.

Karen J. Carnevale, R.M.C.
Municipal Clerk

Susan McCartney
Council President

Adopted: November 27, 2018

4833-6402-1068, v. 1
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12-19
January 8, 2019

RESOLUTION
An Amended Resolution Authorizing the Planning Board to Undertake a Preliminary
Investigation to Determine Whether a Portion of Block 68, Lot 1Qualifies for Designation as a
Non-Condemnation Area in Need of Redevelopment Pursuant to N.J.S.A. 40A:12A-1 et. seq.
WHEREAS, the Local Redevelopment and Housing Law, N.J.S.A. 40A:12A-1 et seq.,
provides a mechanism to empower and assist local governments in efforts to promote programs
of redevelopment; and
WHEREAS, on November 27, 2018, the Township Council adopted Resolution 266-18
which authorized the Township of West Orange Planning Board to undertaking a preliminary
investigation as to whether the entire property at Block 68, Lot 1 meets the criteria of an area in
need of redevelopment (the “Original Resolution”); and
WHEREAS, the Original Resolution included the entire property on Block 68, Lot 1
which includes the West Orange Police Department headquarters and other property that was
not intended to be included in the Study Area; and
WHEREAS, the section of Block 68, Lot 1 highlighted on the map annexed hereto as
Exhibit “A” is specifically designated for inclusion in the study area; and
WHEREAS, the Township of West Orange (the “Township”) desires to explore whether
the real property located at 46 Mt. Pleasant Avenue, West Orange, New Jersey depicted in
Exhibit “A,” which is part of the property more commonly known as Block 68, Lot 1 on the
Township of West Orange Tax Map, inclusive of any and all streets, “paper” streets, private
drives and right of ways (the “Amended Study Area”) may be an appropriate area for
consideration for redevelopment; and
WHEREAS, the Township seeks to amend and replace Resolution 266-18 to specify the
Study Area as depicted in the highlighted section of the map annexed hereto as Exhibit “A;”
WHEREAS, the Local Redevelopment and Housing Law sets forth a specific procedure
for establishing an area in need of redevelopment; and
1
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WHEREAS, pursuant to N.J.S.A. 40A:12A-6, prior to the Township making a
determination as to whether the Study Area qualifies as an area in need of redevelopment, the
Township Council must authorize the Planning Board, by resolution, to undertake a preliminary
investigation to determine whether the Study Area meets the criteria of an area in need of
redevelopment set forth in N.J.S.A. 40A:12A-5; and
WHEREAS, the Township Council wishes to direct the Township of West Orange
Planning Board to undertake such preliminary investigation to determine whether the Study
Area meets the criteria for designation as an area in need of redevelopment pursuant to
N.J.S.A. 40A:12A-5 and in accordance with the investigation and hearing process set forth at
N.J.S.A. 40A:12A-6; and
WHEREAS, the Township Council hereby states that any redevelopment area
determination shall authorize the municipality to use all those powers provided by the Local
Redevelopment and Housing Law for use in a redevelopment area, except the use of eminent
domain (hereinafter referred to as a "Non-Condemnation Redevelopment Area"); and
WHEREAS, the notice of any hearing to be conducted by the Township of West Orange
Planning Board with regards to this Resolution shall specifically state that a Non-Condemnation
Redevelopment Area determination shall not authorize the municipality to exercise the power of
eminent domain to acquire any property in the Study Area.
NOW, THEREFORE, BE IT RESOLVED that the Township Council hereby directs the
West Orange Township Planning Board to conduct the necessary investigation and to hold a
public hearing to determine whether the Study Area defined hereinabove qualifies for
designation as an area in need of redevelopment under the criteria and pursuant to the public
hearing process set forth in N.J.S.A. 40A:12A-1, et seq.; and
BE IT FURTHER RESOLVED that the redevelopment area determination shall further
authorize the municipality to use all those powers provided by the New Jersey Legislature for
use in a redevelopment area.
2

Response to OPRA Request 2019-180 - 32

BE IT FURTHER RESOLVED that the Township Council hereby states that any NonCondemnation Redevelopment Area determination shall authorize the municipality to use all
those powers provided by the Local Redevelopment and Housing Law for use in a
redevelopment area, except the use of eminent domain.
BE IT FURTHER RESOLVED that the notice of any hearing to be conducted by the
Township of West Orange Planning Board with regards to this Resolution shall specifically state
that a Non-Condemnation Redevelopment Area determination shall not authorize the
municipality to exercise the power of eminent domain to acquire any property in the Study Area.
BE IT FURTHER RESOLVED that the Planning Board shall submit its findings and
recommendations to the Township Council in the form of a Resolution with supportive
documentation.
BE IT FURTHER RESOLVED that if the Township Council designates the Study Area
as an area in need of redevelopment it hereby authorizes the Planning Board to prepare a
redevelopment plan which shall be subject to the review and approval of the Township Council
BE IT FURTHER RESOLVED that a certified copy of this Resolution be forwarded to the
Township Clerk, Chief Financial Officer and Township Planning Board and Planning Board
Secretary.
RESOLVED, that a copy of this Resolution shall be made available in the Clerk’s office
in accordance with applicable law.

Karen J. Carnevale, R.M.C.
Municipal Clerk

Jerry Guarino
Council President

Adopted: January 8, 2019

4830-4348-5314, v. 1
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Executive Summary
The Purpose of this study is to identify necessary library
building improvements over the next five years. Our
team, consisting of Arcari + Iovino Architects and Omdex
Engineering, was engaged to perform the study. The report
consists of this executive summary, a description, plan
graphics, photo documentation of the existing building,
a findings report including a matrix summarizing the
improvements, an architectural summary, an engineering
summary, and an Americans with Disabilities Act (ADA)
survey for existing buildings.
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The key items of the document are the Findings Report
and Improvement Matrix, which succinctly identify
the improvements along with their associated cost,
category and recommended year of implementation.
These improvements can range from carpet replacement
to mechanical equipment repairs. The costs listed are
preliminary in nature and can be used for budgetary
purposes based on today’s dollars. The improvement
categories are broken down into Safety, Security,
Accessibility, Energy and General.
Based on the conditions found and the importance of the
improvement, we then identify the year within the fiveyear window when the improvement might occur. The
findings represent our professional opinion but ultimately,
as the building Owner, the Library/ Municipality must
make the decision as to the improvements undertaken
and their priority.

Project Team
The project team consists of Arcari + Iovino Architects,
who were engaged to perform the study, as well as Omdex
Engineering, a consultant of the architects. Both firms
have worked together over the years on public library and
municipal projects. The team leaders for this project are
Anthony Iovino, AIA, PP and Brian W. Pasechnick , PE.
Arcari + Iovino Architects has completed hundreds of
public library projects throughout New Jersey including
design studies, needs assessments, renovations and new
buildings. They are well versed in current library trends,
applicable Building Codes, American with Disabilities Act
(ADA) guidelines, and good construction practice.

Project Approach
The team began the investigation of the existing building
by collecting existing blueprints of floor plans. With the
plans in hand we visited the building to observe the
conditions and to interview the director and support
staff. Their firsthand knowledge of the recent repairs and
current problems was a valuable resource for our findings.
After our discussion we then walked the building and the
exterior grounds.
We recorded our observations and took representative
photographs as needed to document the future work
areas. The architect also walked the building and site to
identify Americans with Disabilities Act (ADA) compliance
issues relative to ‘existing buildings guidelines’; A checklist
of the ADA observations is included in the report.

Purpose of Improvement Study
Library services are important to the community. A safe,
healthy and energy efficient environment is essential for
providing those library services. The purpose of this study
is to identify the Library’s needed improvements over the
next five years.
Quantifying these improvements and their values will
help the Library Board properly plan the financing and
scheduling of these projects.
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Date of Original Building:

1959

Date of Addition:

1978

Size of Building:

22,400

Number of Stories:

2

Construction Type/ General Materials:

NON-COMBUSTIBLE
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SECOND LEVEL PLAN

GROUND LEVEL PLAN
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Improvement Study

Building Plans
Response to OPRA Request 2019-180 - 42

2-2

Introduction
Within the Findings Report we have broken up our
assessment into five categories: Safety, Security, ADA,
Energy, and General. Safety recommendations consist
of eliminating existing hazards that may cause bodily
harm such as tripping hazards. In terms of security,
these items pertain to protecting the contents of the
building from theft and/ or damage. Safety and Security
recommendations usually are priorities, needing
immediate attention, unless they deal with upgrading of
systems. ADA recommendations are issues relevant to the
Americans with Disabilities Act of 1990 and are usually a
priority to address. Energy recommendations are based
on the age and condition of the building systems and
whether they are functioning efficiently or need upgrades.
These systems may include HVAC, plumbing, electrical/
lighting, and fire alarms. General recommendations
identify needed planned improvements dealing with
library services and building aesthetics; This category
may also include improvements that do not fall into the
other categories.
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A8/A9
A10

Trim trees overhanging the roof

Exterior hollow metal door painting

Gaston Street parking lot-mill and repave, restripe, proper ADA signs and layout

A21/A22
A23/A24
A5/A6

Test flooring tiles and replace/cover at lower level storage/stack area

Replace ceiling at lower level storage/stack area

Paint walls and replace wall base at lower level storage/stack area

E11/E12
E13/E14

Replace lighting with new LED fixtures

Replace fire alarm and detection system

throughout

throughout

lower level

2. Professional fees are estimated at 10% value of the job and may be subject to change due to job specifics and job groupings.

1. Projected values reflect 2015 dollars and do not represent inflation or escalation due to market conditions.

NOTES:

E9/E10

Replace 600 amp switch board with new panel

lower level

lower level

Replace PRV (pressure reducing valve)
E1

roof

Replace non-working public bathroom fan

Replace water heater

roof

Replace non-working staff bathroom fan
E3/E4

E1

New automatic temperature controls

lower level

roof

E2

entrance door areas

Replace 4 rooftop HVAC units

A33

Tripping hazard and ADA issue at entrance walk-off mat pockets - replace mats

throughout

throughout

upper level

lower level

lower level

lower level

lower level

upper level

exterior

exterior

exterior

exterior

exterior

exterior

exterior

exterior

both levels

A32

LOCATION
exterior

Elevator signs at door jambs

A31

Replace door knobs with lever handles

A28/A29/A30

New plumbing fixtures and accessories at all other restrooms

Modify public restrooms for ADA compliance

A27

A19/A20

Replace ceiling tiles at upper level adults area

New kitchen counter, sink and appliances

A17/A18

A16

A13/A14/A15

Replace entrance exterior and vestibule doors (4 pairs)

Side driveway and staff parking lot - seal coat and restripe

A11/A12

A6/A7

Chimney cap stone replacement and flashing

Replace Mt. Pleasant Ave. entrance area soffits and lighting

A3/A4/A5

A1/A2

PHOTO #

Roof replacement and new coping at original building

Brick façade replacement at 1978 addition

ITEM

5-YEAR IMPROVEMENT PLAN
SAFETY
X

X

X

X

X

X

ADA

$327,800

$563,750

$51,250

$143,000

$13,000

$66,000

$6,000

$1,675,850

$152,350
$575,300

$60,000

$150,000

$7,500

$4,500

$2,500

$5,000

$5,000

$50,000

$150,000

$500

$2,000

$22,500

$50,000

$60,000

$8,500

$25,000

$35,000

$35,000

$30,000

$60,000

$25,000

$60,000

$20,000

$1,500

$1,500

$15,000

$297,500

$350,000

ITEM TOTAL

Year Total

$130,000

$25,000

$60,000

year 5

$1,523,500
$29,800

$512,500

$150,000

$35,000

$25,000

$60,000

$20,000

year 4

$52,300

$298,000

$4,500

$50,000

$150,000

$50,000

$8,500

$35,000

$30,000

$297,500

year 3

$523,000

$7,500

$2,500

$5,000

$5,000

$500

$2,000

$22,500

$60,000

$1,500

$1,500

$15,000

year 2

Year Sub-Total

X

X

X

X

X

year 1
$350,000

Professional Fees

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

IMPROVEMENT YEAR AND VALUE

$50,000

SECURITY

$50,000

X

X

X

X

X

X

ENERGY
X

GENERAL

Architectural Summary
Site and Exterior Assessment
This portion of the assessment focuses upon the building’s
exterior elements and the property surrounding the
library. In order to assess these areas, we walked the site
as well as the roof to make observations of the conditions.
Photographs of key areas are contained in this booklet for
reference.

The chimney at the south wall, where the original and
addition structures meet, is in need of repair. Its cap
stone is cracked and the roof flashing at the base of the
chimney has openings in need of repair. As well the trees
that overhang the roof should be trimmed to minimize
leaves which collect on the roof and can block drains.

The most obvious issue to contend with is the brick
façade failure at the 1978 addition. At the time of this
writing the municipality had apparently contracted with
a professional to design a replacement / repair of the
façade. A new exterior cladding system of a thin-brick
veneer or other lighter weight system is expected to be
installed. The cost information shown on our matrix is
derived from the apparent estimate of that project.

The windows and service doors appear to be in fair to
good condition and can remain but the hollow metal
service doors and frames require painting for protection.
The main public entrance and vestibule doors appear
to be original to the 1959 building and are in need of
replacement. The entrance area and window wall along
Mt. Pleasant Avenue has a painted soffit that requires
repair or replacement. As well, new lighting should be
installed at this soffit.

The building has two distinct areas of roofing which
reflect the footprint of the original building and that of
the addition. The addition’s roof apparently had been
replaced at the year 2000 per a capital improvement list
we were issued. This roof appears to be in fair to good
condition. Throughout the building interior below this
section there are stained ceiling tiles that hint at previous
leaks. When speaking with staff, these stains appear to be
from former leaks that have been addressed.
There was no record or anecdotal evidence that the
original building roof area (approx. 8,500sf ) had been
replaced in recent years. It is likely that the roof of the
original building requires replacement. When replacing a
roof, the Code dictates that there can only be two layers of
roofing due to the concern of weight. We would anticipate
that the replacement of this ballasted roof would be
removed and replaced with new. As well a portion of the
original building has a standing seam roof system that
has obvious damage. This section, located over the street
entrance, is in need of replacement.

West Orange Library

The parking lot along Gaston Street (approx. 11,400sf )
serves the public and contains 32 spaces. This lot is in
need of milling and a new top coat. The lot has numerous
patches and surface deterioration. The parking space
striping is faded and the assigned ADA/Barrier-Free
parking spaces are improperly sized. The staff parking
lot (approx. 4,600sf ) has 9 spaces and is accessed via a
driveway at the side of the building. The drive and the
lot both require a seal coat to protect its condition and
restriping afterwards. The parking area at the rear of
the library is in good condition and is maintained by the
municipality.
The sidewalks leading to the Mt. Pleasant Avenue public
entrance are in good condition. The walk leading from
the public parking area to the entrance doors serves as
the Barrier-Free entrance and is in good condition. This
report does not address the public sidewalks at the streets.

Improvement Study
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Building Assessment
The intent of the building assessment is to identify the
deficiencies at the interior of the library building. The
West Orange Library was originally constructed in 1959
as a two-story building. In 1978 it was added onto at
both levels with the upper level extending over the lower
to maintain parking. The building sits on a sloped site
whereas the upper and lower levels both meet grade at
their entrance points. The library is arranged with public
spaces at the upper level and private/service spaces at the
lower level.
As you enter the upper level, the entrance lobbies both
have a walk-off mat set in a recessed pocket to catch
snow and debris from shoes. These mats were replaced
with a thin carpet that exposes the edge of the pocket.
This edge is about 5/8 inch tall and poses a tripping
hazard and is non-compliant with the ADA. A new mat
of sufficient thickness should be installed to minimize the
exposed edge.
Overall, the upper level is in good condition. As of this
writing the library is considering a rearrangement of
furniture and book stacks in response to changing
library services. Improved lighting levels, as noted in the
engineer’s report, and this new arrangement of furniture
would improve the feel of the open public space.
Throughout the Adult’s Area the ceiling tiles are stained
from former roof leaks and HVAC condensation issues.
The entire ceiling of the Adult’s Area, including the
circulation desk zone, should be changed with new tiles.
The suspension grid appears to be good condition and
can remain.

and upgraded at some point years ago and appear in
good condition. The book stacks, corridors, locker rooms
and restrooms all are in poor condition and in need of
upgrades.
The book stacks and corridors have 9 inch floor tile
which are potentially asbestos containing and should
be tested given the age of the building. The ceilings
throughout most of the lower level are comprised of 12
inch concealed spline tiles and are damaged in numerous
areas. The lighting is very old and has missing lens covers
and non-working fixtures. Walls throughout these areas
are in need of patching, painting, and new wall base.
The staff lounge contains an original ‘Dwyer’ unit kitchen
which is in need of replacement. A new counter, sink and
refrigerator are necessary. The restrooms at the lower
level are dated and in need of new fixtures for water
conservation and general functionality. If the upper level
public restrooms are made to be Barrier-Free then these
rooms would only need to comply with the Code in as
much as is readily achievable since there is an elevator
and those rooms are only 1 floor above. Thus, any new
fixtures, accessories, and modification should conform
where possible.

Within the Children’s Area the carpet is in need of
replacement and is currently planned to be replaced thus
it is not included in the cost matrix. The ceiling in the
Children’s Area also has some staining from active roof
leaking. Those tiles can be replaced locally since they are
limited in area.
The lower level contains mechanical/electrical rooms,
storage spaces, book stacks, and staff offices. Except
for the mechanical/electrical rooms, these spaces were
constructed in 1959 and most contain the original
finish materials. The staff offices have been carpeted
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ADA Assessment
The purpose of the ADA compliance review is to identify
the general level of barrier-free access at the library
and grounds. The ADA sets forth four priorities when
evaluating the accessibility in buildings. These are as
follows:
Priority 1: Accessible entrance into the facility
Priority 2: Access to goods and services
Priority 3: Access to rest-rooms
Priority 4: Any other measures necessary
The attached Checklist for Existing Facilities is being used
with permission of the Disability and Business Technical
Assistance Center. This checklist is a valuable visual tool
for quantifying the status of the building’s accessibility
conditions.
A summary of the conditions found is as follows:
A majority of visitors arrive at the library by car. There is
off-street parking with assigned Barrier-Free parking near
to the accessible entrance. These spaces do not have the
proper sized loading areas and should be restriped and
signed when the parking lot is redone.
Approaching the building from this parking lot and
other walkways is generally accessible. The original
building entrances both appear to be compliant but the
Mt. Pleasant Avenue street sidewalk is sloped due to the
natural topography. As noted earlier, the walk-off mats
are to be replaced to eliminate the exposed edge of the
recessed pocket which poses a tripping hazard and is not
compliant with the ADA.

The doors within the public spaces which have signs
should be ADA compliant. The accessible restrooms have
proper signs but are installed too high and should be
adjacent to the door. The signs simply need to be reset
at 60 inches to their center above the floor and adjacent
to the doors.
The ADA/Code requires a certain quantity of tables to
have a minimum height and a minimum knee clearance.
The tables within the adult space are compliant.
The service desks at Circulation, Reference, and the
Children’s areas all comply with the clearances and
dimensions required. The Circulation desk has a side
opening that complies with the clearances and dimensions
but is used for a computer station. The computer should
be repositioned to allow for patron interaction.
Access to the restrooms is another priority item per the
ADA Guidelines. There are two public restrooms at the
upper level which are in the 1978 addition. These two
restrooms do not fully comply with the requirements
and should be upgraded. In particular, the men’s room
entrance doors do not provide proper clearances and will
require an automatic door operator to improve access.
A compliant drinking fountain is located adjacent to the
restrooms.
The elevator was also installed along with the 1978
addition and complies with the ADA/Code requirements.
There is a requirement for tactile signage at the elevator
door jambs of each floor and should be installed.

Access to goods and services is provided by having proper
aisle space, door maneuvering clearances, and proper door
hardware. The library meets these criteria throughout
most of the spaces. The aisles and maneuverability
through fixed furniture appears acceptable but there
are a number of doors that have knobs instead of levers.
Levers are required since a twisting motion is difficult for
persons with disabilities.
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Engineering Summary
HVAC Assessment:

Existing Conditions
The current building consists of a 6,900 square foot
basement and a 15,500 square foot first floor.
The original library was built in 1959. The original 5,300
square foot basement currently houses offices, locker
rooms, and book stack storage space. The original 7,000
square foot first floor currently houses the Children’s Area,
Adult Area, Circulation Desk and offices.
In 1978, 1,600 square feet of incidental and mechanical
space was added to the basement, along with an outdoor
parking area under a new 8,500 square foot first floor
addition, which currently houses the General Reading
Area and a large meeting room.
The original building was heated with a 40 horsepower
oil-fired boiler, which fed hot water to perimeter fin tube
radiation and a 19,000 CFM air handling unit located in
the basement. In 1978, a 12,000 CFM air handling unit was
added to serve the new addition and the fin tube radiation
piping was extended. In addition, air conditioning was
provided to the air handling units via 54 ton and 30 ton
air cooled condensing units located on the roof.
In 1978, four Carrier gas-fired heating/electric DX cooling
package rooftop units were installed to replace the two
split systems. In 2002, a 15 horsepower gas-fired boiler
was installed to serve the existing perimeter fin tube
radiation. RTU-1 is a 40 ton unit that serves both floors
of the original building, except the Children’s Area. RTU-2
is a 5-ton unit that serves the large meeting room in the
1978 addition. RTU-3 is a 30-ton unit that serves the rest
of the 1978 addition. RTU-4 is a 7.5-ton unit that serves
the Children’s Area.

Observations and Recommendations:
The four rooftop units are 18 years old, operate on R-22
refrigerant, and have EER’s of 8.2 to 8.6. The estimated
service and economic life of a rooftop unit is 20 years.
Production of R-22 was discontinued several years ago.
Although still available, the cost of R-22 (which affects
global warming) will increase. R-210A is the current
refrigerant in use for rooftop units. EER’s for currently
manufactured rooftop units range from 10.0 to 12.0,

West Orange Library

which is 20% to 50% more efficient than the existing units.
PSE&G offers rebates, through the Smart Start Program, to
customers replacing old units with higher efficiency units.
The hot water boiler and pumping system appear to be in
good condition. The boiler is serviced once a year by Mike
Boan, who starts the boiler and the four zone pumps in
October. In the spring, the Library’s maintenance person
shuts them off. It appears that no one knows where the
control valves are located, or if any of the existing controls
are working. It is recommended that a new automatic
temperature control and building automation system be
installed to control both the hot water heating system
and the proposed new rooftop units.
Toilets and locker rooms in the basement and toilets on
the first floor of the original 1959 building are supposed
to be exhausted by a 1,050 CFM roof exhaust fan marked
E-2 on the original drawings. This fan is not operating and
should be replaced and rewired.
Public toilets on the first floor of the 1978 building are
supposed to be exhausted by a 1,000 CFM roof exhaust
fan, also marked E-2 on the 1978 drawings. This fan is not
operating and should be replaced and rewired.

Plumbing Assessment:
Existing Conditions

The building domestic water service enters the building
underground from north side of the building. The meter
is located in the basement in a closet. It appears the there
is a pressure reducing valve, indicating the street pressure
is higher than minimum requirement as dictated by
code. The minimum Code pressure is 80 PSI but industry
standard is 60 PSI. Most new plumbing fixtures and
equipment will operate under 60 psi. Water pressure over
60 PSI may have adverse effects on the newer equipment
causing unforeseen failures. The gauge reading on the
water service indicates the pressure is at 95 PSI after the
pressure reducing valve. The service size and main water
line appears to be 2”. There are several gate valves on the
service. The water is distributed throughout the building
to all toilet rooms. Toilet rooms are the main use for water
within the building.
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The sanitary line exits below the basement level. From
the existing site plan it is noted as a 4” line. Based on
the vintage of the construction one can assume that the
material is cast iron.
The roof is drained by a series of roof drains located on the
various roof levels. While walking the roof, there was no
significant ponding where as it had rained earlier in the
day. The material of the roof drain piping is cast iron.
The building heating fuel is gas. The service enters the
building in the basement mechanical room. The 4” main
runs through the basement serving the boiler and then
goes to the roof to serve the roof top HVAC units.

Observations and Recommendations:
The domestic water service seems to be in good working
order; however the pressure of reading of 95 PSI is of
some concern. We would recommend testing the water
pressure to determine the gauge is working correctly,
and if found to be working correctly to test the pressure
reducing valve, (PRV) to ensure it is set properly. If all is
working correctly we would recommend replacing the
PRV with one that sets the water pressure to 65 PSI.
Being the water heater is approximately 20 years old
we would recommend replacement with a new unit.
Typically, the life expectancy for an electrically operated
water heaters is 15-25 years.
The existing toilet room fixtures do not meet ADA. The
height of the fixtures, specifically the water closets. It
appears that some have been replaced. Any upgrades
within the toilet rooms could potentially trigger fixture
replacements. All new fixtures would be required to meet
ADA. Also, new fixtures use less water which would result
in a certain level of water conservation.
We could not tell if the roof drain piping was insulated
or not. If not it would be a good idea to insulate these
lines this would reduce internal condensation on the
lines which usually result in drips which can ruin ceiling
tiles and other finishes. Insulation of internal storm
leader would also reduce the HVAC load in the building,
though not significantly. Though not practical to work on,
insulation of these lines could have long term benefits.
Further investigation would be required to determine the
accessibility and practicality of providing insulation.
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Sprinkler :
Currently there are no sprinklers in the building. Current
Codes would require a building of this size to be
sprinklered. If there were to be any sizeable additions
sprinklers might be required through-out the entire
building.
Existing Conditions:
The existing electrical service in the building is rated at
120/208v 3 phase 4 wire with an ampacity of 1600amps.
The service originates from an exterior utility owned
pad mounted transformer. The transformer is located
in the back of the building adjacent to the covered
parking area. The service leaves the transformer and runs
underground to the main electrical service switchboard.
This switchboard and service was installed as part of the
1978 addition.
The original service, part of the 1959 addition was rated at
120/208volts 3 phase 4 wire with an ampacity of 600amps.
When the 1978 addition was built and the new service
was installed the original service was back fed from the
1978 service by means of a dedicated service switch. The
service equipment has two service switches one rated at
600 amps and one rated at 1000amps. The 600amp switch
feeds the 1959 portion of the library and the 1000amp
switch serves the 1978 portion of the library. Each of the
service switches feed an individual distribution panel
board which in turn feed the individual branch circuit
panels and equipment loads. Located through-out the
library are individual branch circuit panels these serve
all the lighting and receptacle and other miscellaneous
loads.
The existing lighting throughout the library consists of
recessed and surface mounted fluorescent fixtures. Each
fixture uses (4) T-12 40 watt lamps. This was the cutting
edge technology when installed in 1978. Since then
lighting has come a long way in both technology and
energy conservation.
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Observations and Recommendations:
Though the equipment is relatively old especially the 1959
electrical equipment, there have been no reported issues
with it. However, there comes a point when replacement
parts become unavailable and the equipment itself
becomes obsolete. We would recommend replacement
of the 1959 600amp switch board with new circuit breaker
type panel.
We would recommend a plan to replace or retrofit all
the lighting fixtures throughout the library with new
LED driven fixtures. The energy use can be estimated to
be halved as compared to the existing fluorescents. The
energy saving could be significant. PSE&G offers rebates,
through the Smart Start Program, to customers replacing
old units with higher efficiency units.

Fire Alarm

Existing Conditions:
The existing fire alarm and detection system appears to
have been installed in 1978 as part of the 1978 addition.
The system consists of a main panel located in the
basement mechanical room, pull stations, both smoke
and heat detectors, and alarm horns. There were no visual
devices present and thus no compliance with ADA. The
system appears old and dated.
Observations and Recommendations:
The system is old and in need of replacement. We would
recommend a full system replacement.
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A1 _Brick facade replacement at 1978 addition

A2 _Brick facade replacement at 1978 addition

A3 _Roof replacement and new coping at original
building

A4 _Roof replacement and new coping at original
building

A5 _Roof replacement and new coping at original
building

A6 _Chimney cap stone replacement and flashing
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A7 _Chimney cap stone replacement and flashing

A8 _Trim trees overhanging the roof

A9 _Trim trees overhanging the roof

A10 _Exterior hollow metal door painting

A11 _Replace Mt. Pleasant Ave. entrance area
soffits and lighting

A12 _Replace Mt. Pleasant Ave. entrance area
soffits and lighting
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A13 _Gaston Street parking lot - mill and repave,
restripe, proper ADA signs and layout

A14 _Gaston Street parking lot - mill and repave,
restripe, proper ADA signs and layout

A15 _Gaston Street parking lot - mill and repave,
restripe, proper ADA signs and layout

A16 _Side driveway and staff parking lot - seal
coat and restripe

A17 _Replace entrance exterior and vestibule
doors (4 pairs)

A18 _Replace entrance exterior and vestibule
doors (4 pairs)
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A19 _Replace ceiling tiles at upper level adults area

A20_Replace ceiling tiles at upper level adults area

A21 _Test flooring tiles and replace/cover at lower
level storage/stack area

A22_Test flooring tiles and replace/cover at lower
level storage/stack area

A23_Replace ceiling at lower level storage/stack
area

A24_Replace ceiling at lower level storage/stack
area
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A25 _Paint walls and replace wall base at lower
level storage/stack area

A26 _Paint walls and replace wall base at lower
level storage/stack area

A27 _New kitchen counter, sink and appliances

A28_Modify public restrooms for ADA compliance

A29 _Modify public restrooms for ADA compliance

A30 _Modify public restrooms for ADA compliance
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A31_New plumbing fixtures and accessories at all
other restrooms

A32 _Replace door knobs with lever handles

A33 _Tripping hazard and ADA issue at entrance
walk-off mat pockets-replace mats
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Photo 6: Typical Urinal

E6 _Typical Urinal
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Photo 5: Gas Service and Meter on Outside
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E11 _Main Area Lighting
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Photo 12: Back of House Lighting

Photo 12: Back of House Lighting
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Photo 13: Fire Alarm Panel
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Library Search & Compare
(../index.html)
Help IMLS improve this beta website by sending feedback here (https://docs.google.com/forms/d/e/1FAIpQLSfDZA97B2HTpspn50N1ptUx7fB0kobU5cdtHHxEU7rqeNblWQ/viewform). All data from IMLS
FY2016 Public Libraries Survey (details (https://www.imls.gov/research-evaluation/data-collection/public-libraries-survey/explore-pls-data/pls-data)).

WEST ORANGE FREE PUBLIC LIBRARY (NJ0129)
46 MT. PLEASANT AVENUE WEST ORANGE, NJ
Service Area Population: 46,207
Locale: Suburban (21)
Central Libraries: 1
Branch Libraries: 0
Bookmobiles: 0

Return to Search Results (https://www.imls.gov/labs/search-compare/index?query=west%20orange&range%5Btotal_revenue%5D=0%3A312078526&range%5Btotal_staff%5D=0%3A2209&range%5Bserv
New Search (index.html)

Share This Page

Outlets:
5
Name

FSCS ID Seq

WEST ORANGE FREE PUB. LIB.

002

Locale Code

Outlet Type
21

CE

Square Feet

Hours

25,000

3,120

entries per page
Weeks Open
52

Showing 1 to 1 of 1 entries

Service Data:
Hours:

3,120

Visits:

153,015

References:

12,881

Users:

33,776

Circulation:

250,353

Interlibrary Loans To:

16,520

Programs:

320

Computers:

32

Staff Data:
MLS Librarians:

6.66

Librarian Staff:

6.66

Other Staff:

9.45

Total Staff:

16.11

Finance Data:
Revenue:

2,078,037

Staff Expenditures:

1,558,018

Collection Expenditures:

179,010

Capital Expenditures:

38,888

Collection Data:
Printed Materials:

114,929

eBooks:

30,666
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Audio Materials (Physical):

6,066

Video Materials (Physical):

6,453

Electronic Collections:

38

Print Serials:

1,011

See Similar Libraries Based On:
See Service
Similarities are based on users, circulation, references and hours data.

l
See Staff

Similarities are based on staffing data.

l
See Finance

Similarities are based on revenue and expenditures data.

l
See Collection

Similarities are based on printed, audio, video and electronic materials data.

l

WEST ORANGE FREE PUBLIC LIBRARY Compared to Other Libraries in
this Group:
WEST ORANGE FREE PUBLIC LIBRARY
Mean
Quartile Rank

Hours

Visits

References

Users

Circulation

Interlibrary Loans To

Programs

Computers

3,120

153,015

12,881

33,776

250,353

16,520

320

32

5,794.0

209,203.9

29,579.3

28,243.5

300,513.4

8,947.2

731.2

48.0

Lower Mid

Lower Mid

Lower Mid

Upper Mid

Lower Mid

Top

Bottom

Lower Mid

WEST ORANGE FREE PUBLIC LIBRARY is similar to 646 libraries for
Service data
Definitions

Name

FSCS_ID

Hours

Visits

References

Users

Circulation

Interlibrary
Loans To

e Download

Programs

ACADIA PARISH
(details.html?
fscs_id=LA0039)

LA0039

10,426

87,478

41,265

46,035

104,891

306

333

ACORN PUBLIC
LIBRARY
DISTRICT
(details.html?
fscs_id=IL0002)

IL0002

3,252

143,168

20,787

9,733

167,218

16,488

440

ADAMS
MEMORIAL
LIBRARY
(details.html?
fscs_id=PA0108)

PA0108

4,805

156,707

3,099

4,055

181,867

16,006

510
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APPENDIX F: West Orange Library Strategic Plan 2016-2019
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