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Discussion of Adjustments for the Land Sales Analysis

Property Rights Conveyed

Each comparable sale reflected the purchase of the fee simple estate, while the market value of
the fee simple estate is being estimated for the subject. Therefore, no adjustment appeared to be
warranted. :

Financing Terms :
Neither sale concessions nor atypical financing arrangements were reported during the
verification of each comparable sale. Thus, no adjustment appeared to be warranted.

Conditions of Sale
No atypical conditions of sale were reported duting our verification of each comparable. Thus,

no adjustment was warranted.

Market Conditions

An adjustment for market conditions is made if, since the time the comparable sales were
transacted, general property values have appreciated/depreciated sli ghtly higher than inflation.
The sale prices for this type of property have shown a general stabilization since 2009 and thus
no adjustrent appeared to be warranted. '

Location: The subject property is located at the intersection of a County Route and local
roadway amongst a variety of uses inchuding commercial, residential and industrial. It offers
adequate access fo the area’s highway network. Sales 2 and 3 offered superior locations within
private courts and required downward adjustment. Sales 1 and 4 offered comparable locations
and did not require adjustment. '

Land Area: The subject offers 13,589 SF of land area. Larger sites will typically allow for a
builder to construct a larger home, while smaller sites will typically offer smaller building
improvements. As such, developers/builders will pay slightly higher per unit rates for larger
sites and lower rates for smaller sites. Sales 1 and 2 required downward adjustment for superior
site size, while sale 3 required upward adjustment for inferior site size. Sale 4 was comparable
in size and did not require adjustment.

Zoning: The subject is located within the PR-1, Planned Residential district that allows for a
variety of uses including residential and commercial. Each of the land sales offered relatively
similar zoning and did not require adjustment.

Physical Characteristics: The physical characteristics of the subject property and each
comparable is summarized in the following table. Lots with greater street frontage/acre and/or
number of street frontages require downward adjustment, while those with less street
frontage/acre and/or number of street frontages require upward adjustment.

The table also demonstrates the type of adjustment required for differences in frontage, shape,
and topography. Each sale is adjusted accordingly. '
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Land
Area

Frontage
(LF}

Shape

o
R e B P

I Rectangular

“Mod.
Rectangular

SR

Mostly Level/wooded

Topegraphy

Level/wooded

e

Utilities: The subject offers access to all public utilities. Salel did not offer access to public
utilities and sale 4 did not offer access to public water, each was adj usted accordingly. Sales 2

and 3 were comparable to the subject and no adjustment was required.

Conclusions of the Sales Comparison Approach

Each comparable sale used in the analysis provides a reasonable indication of the subject’s
market value and was considered the best available as of the valuation date. None of the chosen
sales reflected atypical concessions or financing. Based on the analysis of the most recent
comparable sales, the market value of the subject’s land is estimated at $95,000 (Equivalent to

13,589 SF @ $6.99/SF, rounded).

Summary of Value Indications - Before the Taking (Land Only)

Cost Approach....an. -

N/A

$95,000

Sales Comparison Approach “

Income Capitalization Approach... .

v NA

Lehman - Waskington Twp., Gloucester County, NJ
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Correlation and Final Value Estimate - Before the Taking (Land Only)

During the analysis, it was found that the Sales Comparison Approach to value provided the best
and most reliable indication of the subject market value. Tt was developed, since this type of
property is often purchased on this basis. After making the appropriate adjustments to each
comparable sale, a reliable market value estimate resulted.

The Income Capitalization Approach and Cost Approach were also considered, but not
developed since only the value of the subjéct’s underlying land has been estimated.

Afier considering all of the facts and circumstances in connection with the subject property, [
conclude that the estimated Market Value for the Fee Simple Interest of the subject’s land only
Before the Taking as of June 14, 2012 was:

NINETY FIVE THOUSAND DOLLARS
(395,000)

Section 6: Nature of Taking

The Gloucester County Department of Engineering is proposing to reconfigure Egg Harbor Road
(County Route 630) from Hurffville-Grenloch Road to Ganttown Road, which will include road
realignment, adding a center lane for turning, and modifying the major intersections. To
accomplish this, the existing ROW (Right of Way) must be expanded in order to accommodate
the realignment, which requires the acquisition of land from property owners along the proposed
areas. The following section details the proposed taking area as it applies to the subject property.

Description of Taking
The taking involves one non-exclusive roadway improvement casement. The taking is described

in the following chart:

nter uired: Permanent, partial rights

Land Area/Dimensions: 1957 SF (0. 02 acres)
(approximately 6" to 10" in depth by 1457 in length)

 Description/Location: Moderately irregular in shape and located along the Egg

Harbor Road frontage.

Property Owner’s Future Right ; The owner, or its assigns, will retain the right to use and

of Use: maintain the area, but cannot construct any buildings or
structures.
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|[ The taking will traverse across the subject’s side yard area
+ which is improved with a concrete sidewalk and in-ground
i sprinkler system. It does not appear that the sidewalk will
i

' Tmprovements Within Taking
Area:

be disturbed during construction; it is assumed that the
the sidewalk if it is.

County’s contractor will replace
2 <

Sountherly View of Taking Arca North-eriy Viéw of Taking Area

—-
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Copy of General Property Parcel Map
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Section 7: Valuation of the Subject - After the Taking

Description of Remainder

The property will continue to offer most of the same physical charactenstics as before the taking.
After the Taking, the site’s physical characteristics are shown as follows:

Total Site Area (Fee Simple): 12,632 square feet or 0,29 acres
% Fee Simple Land Area 7.04%
Reduced: A
: Frontage: 138.65" Egg Harbor Road
79.42° Greenwood Drive
218.07 Total (752 per acre)
Shape of Tract: { Moderately rectangular

Topography: Same as before the taking.

T o égi;éf&fé o takmg .

Corner Influence: Same as before the taking. )

Easements: There wiil be a Non-Exclusive Roadway
Improvement Easement along Egg Harbor Road.

Encroachments: Same as before the taking.

Parking: " Same as before the taking.

Zoning Setbacks: As aresult of the taking, the subject’s side yard
setback will be reduced from approximately 36° to
26> from the ROW which is stiil conforming to the
districts zoning requirements.

Damages: No damages fo the remainder are anticipated. The
highest and best use of the subject remains the same
as Before the Taking and the taking does not impact
its potential to be developed as if vacant or the

i.continued us¢ asaresidence.

Lehman - Washington Twp., Gloucester County, NJ
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Highest & Best Use — As if Vacant (After the Taking)

After considering each of the four criteria, the highest and best use of the property, As if Vacant,
remains the same as in the Before the Taking analysis and is determined to be development in
accordance with zoning, likely a residential use.

Highest & Best Use — As Improved (After the Taking)

After considering each of the four criteria, the highest and best use of the property, As Improved,
remains the same as in the Before the Taking analysis and is determined fo be continued use as
improved.

Appraisal Process

Again, each of the three traditional approaches to value has been considered in estimating the
market value of the subject. The market value indication for the subject’s land arca was again
developed via the Sales Comparison Approach for the same reasons as it was developed in the
“Before the Taking” and the same set of sales has been utilized.

Sales Comparison Approach - After the Taking (Land Only)

A market value for the subject’s land area has been developed through the Sales Comparison
Approach. The same comparable sales have again been considered in the After the Taking
analysis. The adjustment chart is shown on the following page. Thercfore, the After the Taking
value of the subject’s land via the Sales Comparison Approach is estimated at $88,300.
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Fee Simple

Market Maket | Market

$104,000 "T865.000

Financing/Concessions
Adjus fment

$100,C00

Maricet Market

$100,000

Conditions Of Sale _

. $E5000

Market Conditions

# of Monéhs Requiring Adi. ==
Adjustment Reguired/Year
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Other Adjusiments;
Legation
| Adjustrment

Land Area (35)

| Zoning
JAdjustment
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U< TRV TR I

Comparable | Inferior

Utilities N
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Net- Other Adjustments 10%

Adj Sale Price $98,000 £104,000 $71,500

% ek REEGaERen Rl AT e i
s fimated Market Vale Via Sales Comparison (Rounded)
Eséimated Market Value Per SF of Land (M V/Before Land area) $6.99

Taking Area {SF) 957

Less: Estimated Market Vaise of Taking Arca (Rounded} ¥iti)
After the Teking (Rounded) '
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Compensation for Site Improvements
Compensaticn must also be made for any site improvements that will be permanently impacted
by the taking. It is assumed that the county’s contractor will replace the concrete sidewalk if

disturbed or removed, thus no compensation has been given for the sidewalk. There is an in-
ground sprinkler within the taking.

The depreciated value of the site improvements has been estimated utilizing the Marshall
Valuation Service, while the depreciation has been estimated using the age/life method.

Scetign-Page

Des cripfion

Cost Per Unit®

100% - Age/Like
308 '

Sorinkler System o8

Local Multiptier
Cost Multiplier 101

* Infoudes muliipliers

Damages to the Remainder
No damages to the remainder are anticipated, since the property, as improved, will continue to

offer the same highest and best use, location and similar physical attributes as Before the Taking.

Cost to Cure
As previously discussed, no potential damage to the remainder is anticipated.

Correlation and Final Value Estimate - After the Taking

Again, it was found that the Sales Compatison Approach to value provided the best and most
reliable indication of the subject’s market value. Thus, the resulting market value estimate for
the property, After the Taking, is summarized as follows:

. % .
.

b
et
2

Market Value Conclusion After The Takin |
Less: Compensation for Site Improvements ~600
$87,700

i i R S S b
EEReE e R

After considering all of the facts and circumstances in connection with the subject property, 1
conclude that the estimated Market Value for the Fee Simple Interest of the subject’s land only
After the Taking as of June 14, 2012 is:

EIGHTY SEVEN THOUSAND SEVEN HUNDRED DOLLARS
($87,700)
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Section 8: Conclusion and Justification

In the final reconciliation, the appraiser must insure that the approaches and methods used relate
to the real property interest being appraised, the definition of value under consideration, and the
purpose and use of the appraisal. In the analysis of the subject, each of the three traditional
approaches to value has been considered in estimating value for the takings of the subject
property. The following value estimates were derived by each approach employed:

The following is a summary of the value estimates Before and After the Taking, as well as the
" estimated value of the taking.

Value Before ..ccevnne - $95,000
Value After - $87,700
Value of Part Taken & Damages to Remainder ... $7,300

During the analysis, it was found that the Sales Comparison Approach was the only religble
indicator to estimate the market value of the taking and any damages to the remainder, since
properties within this market are typically purchased on this basis. Comparable land sales were
analyzed based on their overall sale price and converted into a price per square foot of land area.
Afier making the appropriate market adjustments to each comparable sale, a reliable market
value estimate resulied.

The Income Capitalization Approach was also considered but was not developed, sinee an
adequate supply of comparable lease information was not found for undeveloped land zoned for
this type of use, In addition, this approach fo value does not reflect the typical motivations of
land purchasers within the market.

The Cost Approach was also considered, but not developed, since only the value of underlying
land has been estimated.

After considering all of the facts and circumstances in connection with the subject property, I
conclude that the estimated Market Value for the Takings and Damages to the Remainder as of
June 14, 2012 is:

SEVEN THOUSAND THREE HUNDRED DOLLARS
($7,300)
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Section 9: Addenda

Lehman - Washington Twp., Gloucester County, NJ
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Photographs of the Subject Property

L

ARC on 6/14/2012)

FSTAT S

Northerly View of Subect from Greenwood Drive (Taken by

Lehman - Washinglon Twp., Gloucester County, NJ




E & A Associates, LLC

Photographs of the Subject Property

Northerly View of Taking Area (Taken by ARC on 6/14/2012)

i

Southerly View of akig Areé (Taken by ARC on 6/14/20 12)7
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Photographs of the Subject Property .

]
a
!

Norther y View long Egg Harbor Road (Ta;en b ARC on 6/14/2012)

g Sauthely View ang Egg»Harbor Road (Taken by ARC on 6/14/2012)
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Photographs of the Subject Property

i SR )

- Easterly View aong Greewoodve (Taken by on 6/14/2)

: WeSlViW aong Green Drive n by R on 6/ 21)
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Portion of Zoning Ordinance

ARTICLE XI. PR-1 Planned Residential One District

§ 285-53. Purpose.
A. It is the purpose of the PR-1 Planned Residential One District to permit single-
family developments to be built on lands formerly zoned rural and designated in
the Master Plan as R/L1, provided that additional design and performance criteria are
met to the satisfaction of the Planning Board. After a tract of rural Jand has been
granted rezoning to PR-1, the applicant may reduce the size of lots to the dimensions
specified in this article. However, the total pumber of units permitied may not exceed
1.6 units per gross acre.
B. Freshwater wetlands, as defined in the New Jersey Fresh Water Wetlands Protection
Act of 1987, NL1.S.A. 13:9B-1 et seq., one-hundred-year floodplains, floodways and
flood hazard areas are not included in gross acreage for the purpose of calculating units
per gross acre,
§ 285-54. Permitted and conditional uses.
In any PR-1 Planned Residential One District, land, buildings or premises shall be used by
right only for one or more of the following:
A. All uses permitted in the A Residence District.
B. All conditional uses of the A Residence District, provided that the conditions set
forth there under shall be complied with.
C. Neighborhood retail commereial facilities, as permitted in the NC Commercial
District, subject to the regulations of § 285-58.
§ 285-55. Accessory uses.
All accessory uses permitted in the A Residence District shall be allowed.
§ 285-56. Area and bulk regulations.
A. The following area and bulk regulations shall be followed for projects that are too
small to generate the required amount of open space and active recreation facilities and
acreage specified in the open space regulations of this article. Section 285-58 shall not
be utifized for projects that are measured in accordance with the following reguiations:
(1) Minimum lot size for agricultural uses: 5 1/2 acres.
(2) Minimum lot size for other uses: 23,000 square feet.
(3) Maximum density per gross acre: 1.6 units.
(4) Minimum lot width: 100 feet.
(5) Minimum lot depth: 200 feet.
(6) Maximum lot coverage: 20%.
(7) Minimum front yard: 50 feet.
(8) Minimum side yards: 15 feet each.
(9) Minimum rear yard: 35 feet.
(10) Maximum building height: 35 feet.
B. The following area and bulk regulations shall be followed for all other projects,
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except that the density shall not exceed 1.6 units per acre, but only if the Planning
Board approved the cluster concept:

{1) Minimum lot size: 10,500 square feet.

(2) Maximum density per gross acre: 1.6 units.

(3) Minimum lot width: 80 feet.

(4) Minimum ot depth: 125 feet.

(5) Maximum lot coverage: 25%.

(6) Minimum, front yard: 30 feet.

(7) Minimum side yards: 10 feet each.

(8) Minimum rear yard: 30 feet.

(9) Maximum building height: 35 feet.
C. Freshwater wetlands, as defined in the New Jersey Fresh Water Wetlands Protection
Act of 1987, N.I.S.A. 13:9B-1 et seq., one-hundred-year floodplains, floodways and

flood hazard areas are not included in gross acreage for the purpose of calculating units
per gross acre in Subsections A and B of this section.

§ 285-57. Open space requirements.

A. In order for a project to qualify for development under this article, the
minimum open spacc and active recreation tract shall not be less than five acres.

B. The open space and active recreation lands shall comply with all of the provisions of
Article XXVTII, Open Space Regulations.
§ 285-58. Neighborhood commercial regulations.

A. Neighborhood commercial centers may be permitted, at the discretion of
the Planning Board, provided that each center is designed as an integral unit and does
not exceed two acres for each 50 acres of total project development.

B. Neo single commercial center shall exceed four acres in size.

C. All commercial centers shall be located on major roads capable of supporting the
anticipated traffic volumes.
D. The traffic patterns associated with the commercial center shall not be detrimental to
the residential character of the neighborhood.

§ 285-59. Reduction of lot sizes.

A. Notwithstanding the above regulations, and only with the approval of the Planning
Board, in any residential development no more than 10% of the lots may be reduced in
size to not less than 7,500 square feet each, provided that the required original

overall density is maintained for the entire project.

B. Lots that are less than 10,500 square feet in size shall conform to the following
regulations:

(1) Minimum lot width: 75 feet.

(2) Minimum lot depth: 100 feet.

(3) Maximum lot coverage: 30%.

(4) Minimum front yard: 20 feet.

(5) Minimum side yards: eight feet each.
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(6) Minimum rear yard: 25 feet.

(7) Maximum building height: 35 feet.
C. All such lots shall not be grouped together contiguously, but shall be scattered
throughout each development. The purpose of this stipulation is to promote design
flexibility and creativity and to work with the natural constraints of the land without
affecting the maximum permitted density. Accordingly, such lots should only be
designed when standard lots of 10,500 square feet are not physically appropriate.
§ 285-60, Conditions prior to approval.
In order to qualify for increased densities, the following facts and conclusions shall be found
by the Planning Board prior to approval of all residential developments permitted by this
article: '
A. That departures by the proposed development from zoning regulations otherwise
applicable to the subject property conform o the standards established in this chapter
for the applicable districts. .
B. That the proposals for maintenance and conservation of the common open space are
reliable, and that the amount, location and purpose of the commaon open space are
adequate.
C. That provision, through the physical design of the proposed development, for public
services, control over vehicular and pedestrian fraffic and the amenities of light and air
and recreation and visual enjoyment are adequate.
D. That the proposed planned development will not have an adverse impact upon the
area in which it is proposed to be established.
E. In the case of a proposed development which contemplates construction over a
period of years, that the terms and conditions intended to protect the interests of the
public and of the residents, occupants and owners of the proposed development in the
total completion of the development are adequate.
F. That the project shall have service available within a reasonable distance for
churches, schools and medical facilities.

G. That retail service functions shall be available nearby.

H. That the project shall have increased recreation facilities available,

I. That the location of recreation facilities shall be centralized with easy access from all
directions.

J. That the active recreational facilities and open spaces shall be linked together with a
unified pedestrian path system through the entire project that dirmninishes conflict with
vehicular traffic. |

K. That the project shall be in conformance with the Master Plan.
L. That all projects shall be located along major traffic arteries.
M. That all projects shall be iocated near developments of similar densities.

N. That the need to conserve natural features and sensitive land areas such as woods,
floodplains and erodible soils must be demonstrated.

Lehman - Waskington Twp., Gloncester County, NJ
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O. That the opportunity to preserve agricultural lands may be a factor.
P. That the project shall show an improved overal} design concerning streets, lots
and open space arTangements.
Q. That a variety of housing designs shall add to the aesthetic appeal of the project.
R. That pedestrian crossing points shall be completely designed for the ease and safety
of pedestrian movements.
S. That all proposed stormwater drainage basins or retention basins be surrounded by
permanent fencing of a type and dimension specified by the Township Engineer,
together with the landscaping in accordance with the specifications of the Township
Engincer, for the purpose of reducing the health and safety hazards of such basins and
improving the aesthetics of their appearance.

§ 285-61, Other regulations.
A. There must exist approved public water and public sewer systems, which shall be
available to each lot prior to the issuance of the building permit.
B. All other applicable regulations of this chapter shall be followed as required.

ARTICLE VI. A Residence District
§ 285-23, Permitted uses.
In any A Residence District, land, buildings or premises shall be used by right only for one
or more of the following:
A. Single-family detached house.
B. Municipal tower, water storage tank, water reservoir, water pumping station and
water treatment plant, provided that the architectural design of the exterior of
any building shall be in keeping with other structures in the neighborhood and shall be
reviewed and approved by the Planning Board.
C. Sewage lift station, water pumping station, underground transmission lines and gas
regulator stations, subject to the following special requirements:
(1) There shall be no storage of materials and trucks and no repair facilities or
housing of repair crews except within completely enclosed buildings.
(2) The architectural design of the exterior of any building shall be in keeping with
other structures in the neighborhood and shall be reviewed and approved by
the Planning Board.
(3) Screening shail be developed as defined in this chapter. All plants not
surviving one year after planting must be replaced.
D. Model homes or sales offices within a subdivision, but only during the period
necessary for the sale of new homes within such subdivision. Such uses shall not be
considered a business use.
E. Senior cifizen housing in conformance with the single-family concept of this
district.
F. Flag-shaped lots, provided that these shall not have less thar one-hundred-foot
frontage at the required building setback line, and that no more than one flag lot shall
be subdivided from a base lot, and that no two flag lots shall be contiguous to each
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other.
§ 285-24. Conditional uses.
The following conditional uses may be authorized by the Planning Board, provided that
applications conform to the following specifications and standards:
A. Agricultural uses, provided that:
(1) The use will not injure or detract from the use of neighboring property.
(2) The use will not detract from the character of the neighborhood.
(3) The use of property adjacent to the area included in the plan is adequately
safeguarded.
(4) The property is suitable for the intended use.
(5) The use will service the best interests of the Township.
(6) The usc will not adversely affect public sewers and facilities such as water,
sewer, police and fire protection.
(7) The use will not adversely affect the drainage facilities in the adjacent
neighborhood.
(8) Chemical and fertilizer usage and storage will not be detrimental to people,
animals and plants and water in the neighborhood.
(9) Accessory buildings will not adversely affect the character of the
neighborhood.
(10) The use shall meet the requirements of Article XXXIV, Farm Regulations.
B. Church, chapel, convent or similar religious institution, including rectory or parish
house, provided that:
(1) The coverage will not exceed 20%.

(2) The site plan design shall not be detrimental to the neighborhood and side
vards shall be not less than 20 feet each.
(3) The lot depth and yard areas will conform to the standards set forth in this
district, except as noted above,
(4) The parking requirements shall be in accordance with all the regulations set
forth in this chapter.
C. Professional and general offices, medical and legal offices, real estate and insurance
offices. A residential use may be combined with any of the above uses in the
same building, provided that the residential oecupant is also the user of the office
facilities. All of these conditional uses shall be subject to the following standards,
which are in addition to any other standards for conditional uses set forth in other
residential districts where such conditional uses are allowed by reference to the A
Residence District:
(1) Standards set forth in Subsection A(1) through (7) above.
(2) All lots shall be directly adjacent to the roads listed below. Lots within the
interior of a housing development shall not be considered for the conditional use.

Delsea Drive

Lehman - Washington Twp., Gloucester County, NJ
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Blackwood-Bamshoro Road, from County House Road to Delsea Drive
Egg Harbor Road

Fish Pond Road

Berlin-Cross Keys Road

Black Horse Pike

Woodbury-Turnersville Road

County House Road, between Hurffville-Grenloch Road and the Camden County
Hne at Lakewood

Hurffville-Grenloch Road, from Delsea Drive to Hurffville Road
Grenloch-Selina Road

Hurffville-Cross Keys Road

Fries Mill Road

Williamstown-Blackwood Road

Glassboro-Cross Keys Road

Greeniree Road, between Lantern Lane and Hurffville-Cross Keys Road
Ganttown Road, between the Black Horse Pike and Hur{Tville-Cross Keys Road
(3) Architectural standards set forth in § 285-108.

(4) There will not be any noise and lighting situations adversely affectmg adjacent
residential properties.

(5) A twenty-foot-wide setback shall be provided between any parking area and a
property line, where such parking is directly adjacent to a preexisting

residential dwelling or lot. Such setback shall be fenced and/or fully planted with a
landscape buffer, as provided for in this chapter.

(6) The applicable area and bulk standards shall be as set forth for the zoning
district where the property is located.

(7) One freestanding sign, not exceeding two square feet, is permitted. Facade
signs are prohibited.

(8) For the conversion of an existing building, the plan submitted may be
considered a minor site plan if so classified by the Planmng Board. All plans for
the construction of a new building will be considered major site plans.

(9) All buildings must have the front of the building facing the roads listed in
Subsection C(2) above.
§ 285-25. Accessory uses.
Only the following accessory uses shall be permitted:
A. Customary accessory residential uses, including private garages and utility sheds.
B. Private swimming pools.
C. Private greenhouses.
D. Private gardens.
§ 285-26. Area and bulk regulations.
The following area and bulk regulations shall apply:
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A. Minimum lot size: 60,000 square feet.
B. Minimum lot width: 150 feet.
C. Minimum lot depth: 200 feet.
D. Maximum lot coverage: 10%.
E. Minimum front yard: 50 feet.
F. Minimum side yards: 15 feet each.
G. Minirmum rear yards: 35 feet.
H. Maximum building height: 35 feet.
§ 285-27. Other regulations.
All other applicable regulations of this chapter shall be followed as required.

ARTICLE XVII. NC Neighborhood Commercial District
§ 285-96. Permitted uses.
[Amended 3-8-2007 by Ord. No. 4-2007]

In any NC Neighborhood Comunercial District, land, buildings or premises shall be used by
right only for one or more of the following:

A. Administrative offices.

B. Bakery.

C. Bank.

D. Barber and beauty shops.

E. Bookstore and stationery store.
E. Clothing.

G. Drugstore.

H. Dry cleaning and laundry pickup shops.
1. Dry goods and notions stores.
J. Finance and loan agencies.

K. Food market.

L. Gift shop and florist shop.

M. Hardware and sporting goods stores.

N. Jewelry store.

O. Library and museums.

P. Medical and dental offices.

Q. Newspaper and magazine sales.

R. Post office.

S. Radio, television and music stores, sales and service.

T. Real estate and similar professional office.

U. Restayrant, provided that no restaurant or similar use shall be conducted as a drive-
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in service establishment or refreshment stand, sometimes called snack bar, dairy bar,
hamburger stand or hot dog stand, where customers and patrons ate served food and/or
drinks for immediate consumption outside the building in which the business is
conducted.
V. Self-service laundry.
W. Shoe store and repair.
X. Tailor and dressmaker shops.
Y. One apartment unit, provided that such use is in conjunction with the
main business use, such as living quarters for a watchman. Such apartment shall be
located above the main floors or in the rear of the business structure. An additional two
parking spaces shall be provided for such apartment unit.
§ 285-97. Accessory uses.
Only accessory uses on the same lot with, and customarily incidental to, any of the above
permitted uses shall be permitted.
§ 285-98, Area and bulk regulations.
The following area and bulk regulations shall apply:
A. Minimum ot size: 13,500 square feet.

B. Minimum lot width: 100 feet.

C. Minimum lot depth: 135 feet.

. Maximurn fot coverage: 35%.

E. Minimum front yard: 50 feet from all streets.

F. Side yards: 20 feet aggregate total with a minimum of eight feet, provided that when
a written agreement is provided by adjoining property owners, no side yard shall be
required between properties of separate ownership where two or more commercial uses
abut side to side. In case of a series of abutting structures paralleling a public right-of-
way, an open and unobstructed passage of at least 30 feet in width shall be provided

at grade level at intervals of not more than 200 feet.

G. Minimum rear yard: 35 feet.

H. Maximum building height: 25 feet.

1. Maximum floor area: 20,000 square feet. [Added 3-8-2007 by Ord. No. 4-2007]

§ 285-99. Other regulations.

A. There must exist approved public water and public sewer systems, which shall be
available to each unit prior to the issuance of the building permits.

B. All other applicable regulations of this chapter shall be followed as required.

C. For developments to be constructed over a period of years, a phasing plan shall be
submitted as part of the preliminary plan for the entire concept.

D. The buildings, sizes, shapes, site positions and architectural design shall be
considered along with the landscape and natural features.
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Copy of Proposed Deed for Easement

PREPARED BY:

August E. Knestaut, Esquire Block 192.07, Let 25
CR 630

ROAD EASEMENT

KNOW ALL MEN BY THESE PRESENTS that the undersigned,

WILLIAM T. LEHMAN,

Whose address is: 99 Greenwood Drive,

Turnersville, NJ 08012,

. hereinafter called “Grantor”,

is the owner in fee simple of certain lands and premises over which this easement passes; and
in consideration of the sum of : DOLLARS and
ZERO CENTS (3 ), and other good and valuable consideration, the receipt of
which is hereby acknowledged, does hereby grant and dedicate unto the COUNTY OF GLOUCESTER,
a political subdivision of the State of New Jersey, whose mailing address is 2 South Broad Street,
Woodbury, NJ 08096 (hereinafter the “County™), it's successors, successors in title, assigns and
designees, a perpetual easement across the Grantor’s lands and premises for purposes that shall include,
but not be limited to, the right to enter onto the hereinafter described lands and premises to construct,
maintain, install, widen, alter, keep in good repair make any other changes, and access, a public road and
utilities, including any and all appurtenances necessary and incidental thereto, as determined by the
County. Said easement, and the rights hereunder, shall run with the land, and shall be binding upon
Granfor, it's successors, successors in title, assigns and designees, and shall inure to the benefit of the
County, it's successors, successors in title and assigns and designees. Said easement being in the
Township of Washington, County of Gloucester, State of New Jersey, and more particularly described
as follows:

ROAD FASEMENT PARCEL RE-19, including specifically all the fand and premises located at about
Station 245+00 (Egg Harbor Road (C.R.630), Right of Way Baseline Stationing), as indicated on a map
entitled: “General Property Parcel Map for Phase I Reconstruction of Egg Harbor Road (C.R.630), Block
192.07, Lot 25(RE-19), Showing Existing Right of Way, Easements & Parcels to be acquired in the,
Township of Washington, County of Gloucester, Contract No 06-01FA, dated July 2011; prepared by
McCormick Taylor and KMA Consulting Engineers, and more particularly described as follows:

BEGINNING at a point of tangency in the existing northeasterly right-of-way line of Egg Harbor Road
(C.R. 630), said point being the northwesterly terminus of a curve conecting the northeasterly line of
Egg Harbor Road with the northwesterly line of Greenwood Avenue, said point also being 35.00 feet,
measured northeasterly from and at right angles to Egg Harbor Road (C.R. 630), Right of Way Baseline at
Station 245+43.97 and rurming thence;
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1. N 30° 32 25" W (calculated), 19.12 feet (calculated), to a point, along said existing northeasterly right-
of-way line of Egg Harbor Road {C.R. 630), said point being 35.00 feet, measured northeasterly from and
at right angfes to Egg Harbor Road (C.R. 630), Right of Way Baseline at Station 245+24.85, thence;

2. N 28° 21' 53" W (calculated), 83.12 feet (calculated), to a point, stili along said existing northeasterly
right-of-way line of Egg Harbor Road (C.R. 630), and the divisicn line of Lot 5.13 of Block 192.22 and
Lot 25 of Block 192.07, said point being 38.20 feet, measured northeasterly from and at right angles to
Egg Harbor Road (C.R. 630), Right of Way Baseline at Station 244+41.79, thence;

3. N 63° 25' 56" E (calculated), 5.86 feet (calculated), along said division line of Lot 5.13 of Block 192.22
and Lot 25 of Block 192.07, to a point, in the proposed northeasterly right-of-way line of Egg Harbor
Road (C.R. 630), said point being 44.00 feet, measured northeasterly from and at right angles to Bgg
Harbor Road (C.R. 630), Right of Way Baseline at Station 244+42.20, thence;

4.830°32'25"E (calcuiated), 108.65 feet (calculated), to a point of curvature along said proposed
right-of-way line of Egg Harbor Road (C.R. 630), said point being 44.00 feet, measured northeasterly
from and at right angles to Egg Harbor Road {(C.R. 630), Right of Way Baseline at Station 245+50.85,
thence;

5. Along a curve bearing to the left having a Radius of 20.00 feet {calculated), and an Arc Distance of
30.03 feet (calculated), to a point, still along proposed right-of-way line of Egg Harbor Road (C.R. 630),
to the existing northwesterly right-of-way line of Greenwood Drive, said point being 25.00 feet, measured
northwesterly from and at right angles to Greenwocd Drive, Right of Way Baseline at Station 10-+58.83,
thence;

6.S63°25' 56" W (calculated), 2.77 feet (calculated), to a point of curvature in the said existing
northwesterly right-of-way line of Greenwood Drive, said point being 25,00 feet, measured northwesterly
from and at right angles to Greenwood Drive, Right of Way Baseline at Station 10+61.12, thence;

7. Along a curve bearing to the right having a Radius of 26.70 feet (calculated), and an Arc Distance of
40,09 feet (calculated), to the point and place of beginning.

CONTAINING 957 square feet, more or less.
BEING part of Lot 25, Block 192.07, on the current Tax Map of the Township of Washington.

BEING PART OF THE SAME LAND AND PREMISES conveyed to William T. Lehman
from William T. Lehman and Delpha R. Lehman, husband and wife, dated August 28, 2006, and
recorded on September 8, 2006 in the Gloucester County Clerk’s Office in Deed Book 4273 at

Page 57 &c.
TOGETHER WITH the rights to all things necessary or incidental to effectuate the grant of the rights

conveyed hereunder.

TO HAVE AND TO HOLD the above granted easement unto the County, its successors and assigns
forever.
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This grant and easement shall at all times be deemed to be and shall be a continuing covenant
running with the land, and shall be binding upon and in favor of the successors and assigns of the

respective parties hereta,

In Witness Whereof, the Grantor(s) hereunto sets his hand and seal on this day of
, 2012, If the Grantor is a corporation, the proper corporate officer has signed

herein, and has caused its proper corporate seal to be affixed.

Witness:
WILLIAM T, LEHMAN, Grantor
STATE OF NEW JERSEY
55
COUNTY OF GLOUCESTER
BE IT REMEMBERED, that on this day of , 2012, personally

came before me, the Grantor, William T. Lehman; and I am satisfied that he is the person who
signed the within instrument, he is authorized to sign the instrument, and he acknowledged that
he signed, scaled and delivered the same as his voluntary act and deed.

Notary
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ROAD EASEMENT | Dated:

, 2012

William T. Lehman,
to

County of Gloucester.

Record and Return to:

Clerk of the Board
Gloucester County Freeholders’ Office
2 South Broad Street
Woodbury, NJ 08096
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Copy of Certified Letter

Albert R, Crosby, CTA, N SCGREAY

: 109 Appaloosa Wy
E _ L \\ Sewrell, Now Jersey 08680
& : ates. LLC /7 Y Phone: ((09) 9224815
230¢l S RN Fa: (856) 5824711

albesteroshv@comeastnet
NI Stte Centlfiad Ceneml Real Brtate Appmiser

June €, 2012

William T. Lehman
99 Greennwood Drive
Turnersvilie, NJ 08012-2156

Re:  Property Acquisition Appraisal
Block 192.87, Lot 25
99 Greenwood Drive .
Washington Township, Gloucester County, New Jersey

To Whom #t may concem:

Our firm has been engaged by the County of Glouoester Engineering Department to detertnine
the fair market value of your property for a partial taking. The appraisal will be used by the
County of Gloucester to provide just compensation for the proposed taking area,

We wonld like to offer vou the opporfunity to accompany us during our properly inspection, so

that you may disclose any important information about your property. Additionally, i would be
helpful if you could provide any of the applicable items detailed on the enclosed list,

Please contact Al Crosby either by phone at (6G9) 922-48135 or email
(alberterosby@comeest.net) to coordinate an inspection appointment as soon as possible.

Sincerely,
E & A Associates, LLC

Gt K &%/*

Albert R, Crosby, CTA
NI SCGREA #42RG00222000
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Adbert R, Croshy, CTA, K] BCGREA*

109 Appalocsa Wy

‘/ \\\ Sewell, New Jersey 08080
I ‘ ; & Associates TSI Fhone: (609) 9224815
A Ass s LLC \"" Faxa (856) 5824711

albertcrosbvi@comeast net
N] State Cantified Generml Real Bstate Appraiser

Property Appraisal Exhibit Request

Please provide amy of the following information that is applicable and available. We are in need
of these exhibils for our analysis.

1} Copy of most recent Deed

2} Provide the Agreement of Sale, Deed, and/or setilemnent sheet for your acquisition of the property
if made within the past 5 years.

3} Information on any Purchase Offors that have been made on the property during the past three
years and if the properfy is currently for sale.

4) Copy of any approvals reccived to date from local, county, or other governing authoritics.
3} Amy other information that yon believe should be considered in the appraisal of this property.

Please forward a copy of any of the above applicable items fo:

E & A Associates
109 Appzloosa Way
Sewell, NY 08080

You could also fax a copy of any of the above to 856-382-4711.

‘Wittiam 7. Lehwmian
88 Greenwaod Drive
Turpersville, Ni 08012-2156
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Qualifications of

Albert R Crosby, Jr., CTA

Professional Position

Principal of the company E & A Associates, LLC; specializing in real estate appraisal and
consulting services for all property types and for a variety of purposes including financing,
condemnation, ad valorem, matrimonial, and estates. The firm concentrates its work throughout
the State of New Jersey.

I have a B.S. in Accounting from Elon University and extensive experience and knowledge of
the Southern New Jersey Region including but not limited to Atlantic, Burlington, Camden, Cape
May, Cumberland, Gloucester, and Salem Counties. :

Senior Appraiser with Insight Appraisal Group, LLC; specializing in real estate appraisal and

consulting services for all property types and for a variety of purposes including financing,
condemnation, ad valorem, matrimonial, and estates.

Professional Affiliations & Licenses

Certified General Appraiser (#42RG-00222000), State of New Jersey
Certified Tax Assessor (C7T4), State of New Jersey
Associate Member of the Appraisal Institute

Professional Experience

8/07 — Present Senior Appraiser with Insight Appraisal Group in Washington Township,
New Jersey
2/03 - 7/07 Researcher and Analyst with the firm of J. McHale & Associates, Inc. in

Mt. Laurel, New Jersey

Education
B.S., Accounting, Elon University, Elon College, North Carolina
Profession Related Courses & Seminars

November 2010 Report Writing, Appraisal Institute

Pecember 2009 Advanced Applications, Appraisal Institute

May 2007 General Market Analysis/Highest & Best Use, Appraisal Institufe
November 2003 Advanced Sales Comparison & Cost Approaches, Appraisal Institute
Janunary 2005 Advanced Income Capitalization, Appraisal Institute

Qctober 2005 15-Hour National USPAP, Appraisal Institute

March 2004 Basic Income Capitalization, Appraisal Institute

May 2003 Appraisal Procedures, Appraisal Institute
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March 2003 Appraisal Principles, Appraisal Institute
Other

Acting Board Member of a local non-profit serving the needs of the physically and mentally
disabled.
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COUNTY OF GLOUCESTER ‘ Ji *i\
P. 0. Box 337 |
Woodbury, N.J. 08096

Certificate of Availability of Funds

TREASURERS No. | 2. = 0 (649 DATE July 13,2012
C-04-09-013-165-13204 ($7,300.00)
Engineerin
BUDGET NUMBER - CURRENT YR B DEPARTMENT e &
$7,300.00 August E. Knestaut, Esq.
AMOUNT OF CERTIFICATION _ COUNTY COUNSEL

Property Purchase, Acquisition of Property (R.0.W. - RE-19), in association with the
Reconstruction of Egg Harbor Road, CR630 from Hurffville-Grenloch Road, CR635
DESCRIPTION: to Hurflvilie-Cross Keys Road, CR654, Washington Township, Gloucester County,
Federal Project No. STP-4048(105)ROW. Engineering Project #06-0IFA  from
Witliam T. Lehman, Block 192.07, Lot 25.

VENDOR: Wﬂliam T. Lehman

ADDRESS: 99 Greenwood Drive

Turnersville, NJ 08012

DEP RN THEAR, ATFRET AL
Courtty Engineer

y

APPROVED | W RETURNED TO DEPARTMENT
- NOT APPROVED
* PURCHASING AGENT

DATE PROCESSED Meeting Date; ~ August 08, 2012

VAProjects06-01FA\CorrespondencelAgenda Request Package {Resolutions)\06-01FA Lehman RE-19 Property Purchase, Block 192.07, Lot 25, C.AF. doc




by

.

§
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g 3 o
s

RESOLUTION AUTHORIZING ACQUISITION OF A ROAD EASEMENT IN, OVER
AND ACROSS A PART OF THE REAL PROPERTY KNOWN AS BLOCK 194.30, LOT
1, IN WASHINGTON TOWNSHIP FROM EILEEN KHAZAMIPOUR FOR THE
TOTAL AMOUNT OF §8,273.00 FOR ENGINEERING PROJECT #06-01FA

WHEREAS, a part of certain lands and premises located at 104 Raymond Drive, Sewell,
NJ 08080, being known as Block 194.30, Lot 1, on the Washington Township Tax Map, and
owned by Eileen Khazamipour (hereinafter the “Property”), is needed by the County of
Gloucester (hereinafter the “County”) for the following road improvement project:
Reconstruction of Egg Harbor Road (CR630), Washington Township, Gloucester County,
Engineering Project # 06-01FA (hereinafter the “Project”); and

WHEREAS, the County Engineer has determined that a Road Easement in, over and
across a portion of the Property is needed in order to undertake the Project; and

WHEREAS, the County has determined that a fair price to pay for the said Road Basement is
$8,273.00; and

WHEREAS, the Purchasing Agent for the County has certified the availability of funds
for the acquisition of the Road Easement in the amount of $8,273.00, pursuant to C.AF. #12-
06441, which amount shall be charged against County budget line item C-04-09-013-165-13204.

NOW, THEREFORE, BE IT RESOLVED by the Board of Chosen Freeholders of the
County of Gloucester that the County be, and is, hereby authorized to acquire a Road Easement
in, over and across a part of the Property owned by Eileen Khazamipour, as needed for the
Project, and to pay therefore, the total amount of EIGHT THOUSAND TWO HUNDRED SEVENTY-
THREE DOLLARS AND ZERO CENTS (§8,273.00); and

BE IT FURTHER RESOLVED, that the Freeholder Director, and the Clerk of the
Board, be and are hereby authorized to take all actions, and sign all documents, necessary or
required in order to complete the acquisition of the said Road Easement.

ADOPTED at a regular meeting of the Board of Chosen Frecholders of the County of
Gloucester, held on Wednesday, August 08, 2012, at Woodbury, New Jersey.

COUNTY OF GLOUCESTER

ROBERT M. DAMMINGER, DIRECTOR

ATTEST:

ROBERT N. DI LELLA,
CLERK OF THE BOARD

V:AProjects\06-01FA\Correspondence\Agenda Request Package (Resclutions)06-01FA Khazamipour RE-4 Property Purchase, Block 194.30, Lot 1, Resolution.doc




PREPARED BY:

Angust E. Knestaut, Esquire Block 194.30, Lot 1
CR 639

ROAD EASEMENT

KNOW ALL MEN BY THESE PRESENTS that the wudersigned,
EXLEEN KHAZAMIPOUR,

Whose address is: 104 Raymond Drive,
Sewell, NJ 08080,

hereinafter called “Grantor”,
is the owner in fee simple of certain lands and premises over which this casement passes; and
i consideration of the sum of EIGHY THOUSAND TWO HUNDRED SEVENTY THREE
DOLLARS and ZERO CENTS ($8,273.00), and other good and valwable consideration, the receipt of
which is hereby acknowledged, does hereby grant and dedicate unto the COUNTY OF
GLOUCESTER, a political subdivision of the State of New Jersey, whose mailing address is 2 South
Broad Street, Woodbury, NJ 08096 (hereinafier the “County™), if's successors, successors in title,
assigns and designees, a perpetual easertent across the Grantor’s lands and premises for purposes that
shall include, but not be immted to, the right to enter onto the hereinafter described lands mmd premises to
comstruct, maintain, install, widen, alter, keep in good repair inake any other changes, and access, a
public road and utilities, including any and all appurtenances necessary and incidental thereto, as
determined by the County. Said easement, and the rights hereumder, shall run with the land, and shall be
binding upon Grantor, it's successors, successors in title, assigns and designees, and shall impre to the
benefit of the County, it's successors, successors in title and assigns snd designees. Said easement being
in the Township of Washington, County of Gloucester, State of New Jersey, and more patticularly
described as follows:

ROAD EASEMENT PARCEL RE-4, including specifically all the land and premises located at about
Station 187+50 (Egg Harbor Road (C.R.630}, Right of Way Baseline Stationing), as indicated on a map
entitled: “General Property Parcel Map for Phase I Reconstruction of Egg Harbor Road {C.R.630)",
Block 194.39, Lot 1 {RE-4), Showing Existing Right of Way, Easements & Parcels o be acquired in
the, Township of Washington, County of Gloucester, Contract No. 06-01FA, dated July 201 1; prepared
by MeCormick Taylor and KMA Consulting Engineers, and more particuiarly described as follows:

BEGINNING ata point of compound curvature in the existing northeasterly right-of-way line of Beg
Harbor Road (C.R. 630), said point being 35.00 feet, measured northeasterly from and at right angles to
Egg Harbor Road (C.R. 630), Right of Way Baseline at Station 187+86.68 and runming thence;

1. Along a curve beariag to the sight in the northerly direction having a Radins of 1397.39 feet
(calculated), and an Arc Distance of 90.06 feet (calenlated), to a point of tangency, along said existing
right-of-way line of Egg Harbor Road (C.R. 630), said point being 35,00 feet, measured northeasterty
from and at right angles to Egg Harbor Road (C.R. 630), Right of Way Baseline at Station 186+94.40,

thence;

2.N3°26° 237 W (calculated), 12.61 feet (caloulated), to a point, still along said exjsting northeasterly
right-of-way line of Epg Harbor Road (C.R. 630), to the division line of Lots 1 and 2 of Biock 194,30,
said point being 35.00 feet, measured northeasterly from and at right angles to Egg Harbor Road {CR
630), Right of Way Baschine at Station 186+81.79, thence;

3.8 86° 33' 37" W {calculated), 10.00 feet {calcylated), along said division line of Lots 1 and 2 of Block
194.30, to a point in the proposed northeasterly right-of-way line of Egg Harbor Road (C.R. 638), said
point being 43.00 feet, measured northeasterly from and at right angles to Egg Harbor Road (C.R. 630),
Right of Way Baseline at Station 186+81.79, thence;

4.8 3% 267 237 E {calculated), 13.60° foet {calculated), to a point of curvature, along said proposed
tight-of-way line of Egg Harbor Road (C.R. 630), said point being 45.00 feet, measured northeasterly
from and at right angles to Egg Harbor Road (C.R. 630), Right of Way Baselire at Station 186+94.40,
thence;

5. Aleng a curve bearing fo the left in a southerly direction having a Radius of 1387.39 feet (calcnlated),
and an Arc Distance of 87.99 feet (calenlated), to a point of compound curvature, still along said
proposed right-of-way line of Egg Harbor Road (C.R. 630), said point being 45.60 feet, measured




northeasterly from and at right angles to Egg Harbor Road {C.R. 630), Right of Way Baseline at Station
187+86.24, thence;

6. Along a carve bearing to the left in a southeasterly direction having a Radius of 25.00 feet
{valonlated), and an Arc Distance 0f 30,07 feet (calcalated), to 2 point, along proposed right-of-way Ene
of Raymond Diive, in the northwesterly division line between Lots 1 and 12 of Block 194.30, said point
being 33.16 feet, measured northwesterly from and at right angles to Raymond Drive, Right of Way
Baseline at Station 10461,39, thence;

7.5 09° 25° 44" B (caleulated), 2.06 feet (caloulated), along said division fine of Lots ! and 12 of Block
194.39, to = point in the existing northwesterly right-of-way line of Raymond Drive, said poiat being
31.1 feet, measured northwesterly fromrand at right angles to Raymord Drive, Right of Way Baseline at
Statios 10+61.39, thence;

8. Along a curve bearing to the zight in 2 northwesterly direction having a Radius of 25.00 feet
(calculated), and an Arc Distance of 40.77 feet (caloulated), along the existing right-ofvway line of Egg
Harbor Road (C.R. 630), to the point and place of beginning.

CONTAINING 1,270 square teet, more or less.
BEING part of Lot I, Block 194.30, on the current Tax Map of the Township of Washingion.

BEING PART OF THE SAME LAND AND PREMISES conveyed to Bileen Khazamipour,
from David W. DeCesari and L.ouisa DeCesari, b/w, dated March 27, 1998, and recorded on
April 6, 1998 in the Gloucester County Clerk’s Office in Deed Book 2862 at Page 258 &o.

TOGETHER WITH the rights fo all things necessary or incidental to effectuate the grant of
the rights conveyed hereunder.

TO HAVE AND TO HOLD the above granted easement unto the County, its stccessors and
assigns forever.

This grant and easernent shall at ali times be deemed to be and shall be a continzing
covenant running with the land, and shall be binding upon and in favor of the successors and
assigns of the respective parties hereto.

In Witness Whereof, the Grantor(s) hereunto sets her hand and seal on this day

of , 2012, If the Grantor is a corporation, the proper corporate officer has signed
herein, and has caused its proper cerporate seal to be affixed.

) 0/ S

% . EILEEN KOAZAMIPGVR, Gradtor

STATE OF NEW JERSEY
55
COUNTY OF GLOUCESTER

BEIT REMEMBERED, thatonthis | §  day of FolY , 2012, personally
came before me, the Grantor, Eileen Khazamipour; apd { am satisfied that she is the person
who signed the within instrument, she is authorized to sign the instrument, and she
acknowledged that she signed, sealed and delivered the same as her voluntary act and deed,

PAULS

' 4 Notary




ROAD EASEMENT Dated:

_ 2012
Eileen Khazamipour,
fo
County of Gloucester.
Record and Return to:
Clerk of the Board
Gloncester County Freeholders® Office
2 South Broad Street

‘Woodbary, NJ 08096
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Appraisal of Real Property

Partial Taking
Single Family Residence
Parcel RE4
Owner: Fileen Khazamipour
Block 194.30, Lot 1
104 Raymond Drive
" 'Washington Township, Gloucester County, New Jersey
E & A Associates File #: 2120604

Effective Date of Valuation
March 16, 2012

Prepared For

Mr. Vincent M. Voltaggio, P.E., County Engineer
Gloucester County Department of Engineeting
1200 N. Delsea Drive
Clayton, New Jersey 08312

Prepared By

Albert R. Crosby, CTA
NJ Certified General #42RG00222000

E & Zs Associates. LLC :1*\

Real Estate Appraisal & Consulting

109 Appaloosa Way
Sewell, NJ 08080
Tel: (609) 922-4815 Fax: (856) 582-4711




Albert . Crosby, CTA, N SCGREAY

109 Appalooss Way
Sewell, New Jersey 08080

Phone: (609) 9224815
Fax: {856} 5824711
albertczosby@comcast.net

M Stare Cevgified General Real Esmte Appraiser

March 22, 2012

Mr. Vincent M. Voltaggio, P.E. County Engineer
Gloucester County Department of Engineering
1200 N. Delsea Drive

Clayton, New Jersey 08312

Re:  Appraisal of Real Property
Single-Family Residence
Ovwmer: Eileen Khazamipour
Block 194.30, 1ot 1
104 Raymond Drive
Washingion Township, Gloncester County, NJ
E & A Assaciates File No. 212004

Dear Mr. Voltaggio,

Pursuant to your request and in accordance with our agreement, I have prepared an appraisal in a
Self Contained format of the above referenced property. The purpose of this report is to estimate
the Market Value of the Taking and any potential Damages to the Remainder of the subject real
estate, as of March 16, 2012. Iunderstand that the intended use of this appraisal report is for
potential acquisition purposes and/or condemnation proceedings.

The analyses, opinions, and conclusions presented in this report are subject to the attached
Assumptions and Limiting Conditions, our knowledge of the market arca, past and present
advisory experiences, and information provided by the client and other sources deemed reliable.
All relevant data available affecting the value of the real estate was considered and evaluated
including area and population demographics, social and economic trends, comparable data, the
physical property and its construction characteristics.

The subject property is known as 104 Raymond Drive, which is located at the northeast corner of
Raymond Drive and Egg Harbor Road (County Route 630}, in the Township of Washington,
Gloucester County, NJ. This is a non-signal controlled corner location just south of the signal-
controlled intersection of Egg Harbor Road and Hurffville-Grenloch Road. The area is relatively
built out with a mix of uses immediately surrounding including residential and comumercial. The
property has good access to both primary and secondary transportation routes throughout the
arca.




The property rights appraised are the Fee Simple Interest in the property. The site is identified
by the Washington Township Tax Assessor's Office for tax purposes as Block 194.30, Lot 1 It
offers 0.46 acres of land area (20,000 SF) and is improved with a two-story single-family
dwelling. The residence was constructed in 1980 and comprises 1,995 SF of gross living area
with 4 bedrooms, 2 full baths, a half bath, and an attached I-car garage. The taking involves a
right-of-way road easement that comprises a total land ares of 1,270 SFE.

In my valuation, I have carcfully considered all the relevant factors affecting value, including
subject property location, market information, and comparable information. Based on a physical
inspection of the property and the data summarized above and described in detail in the body of
this report, I estimate the Market Value of the Taking and any Damages to the Remainder, as of
March 16, 2012, to be:

SEVEN THOUSAND NINE HUNDRED DOLLARS
$7.900

Respectfuliy Submitted,
E & A Associates, LLC

Albert R, Crosby, CTA
NJ SCGREA #42RG00222000
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E & A Associates, LLC

Section 1: Summary of Salient Facts & Conclusions

Property type:

Property address:

Assessor’s Parcel Number:
Appraisal Report Format:
Date of appraisal report:

Date of value:

Date of site inspection:

Real estate interest appraised:
Intended Use of the appraisal:

Land area:

Building Improvements:
Zoning designation:
Highest and Best Use:

Asif Vacant
As Improved

Value indications:

-

Single Family Residence

104 Raymond Drive

Washington Township
Gloucester County, NJ

Block 194,30, Lot 1
Self Contained
March 22, 2012
March 16, 2012
March 16, 2012 -

Fee Simple

To serve as a valuation guide for acquisition negotiations.

Before The Taking: 20,000 ST (0.46 acres)
Roadway Easement: 1,270 SF (0.03 Acres)
After the Taking: 18,731 SF {0.43 Acres)

1,995 SF Gross Living Area (GLA)

PR-1, Planned Residential District

Use in conformance with zoning.
Continued use as improved.

Before

After Value of Taking

Cost Approach |
Reconcilcdvan

Sales Comparison Approach $95,000 $87,100
Incone Capitalization Approach N/A N/A
|

Value Of The Part Taken and Damages To The Remainder: $7,960

Pagan, Washington Twp., Gloucester County, NJ




E & A Associates, LLC

Photographs of the Subject Property

Southerly View of Taking Area (Taken by ARC on 3/16/2012)

*Additional photographs are exhibited within the Addenda- of this Report

Khezamipour, Washington Twp., Gloucester County, NJ




E & A Associates, LLC

Assumptions & Limiting Conditions

The appraisal report is subject to the following assumptions and limiting conditions set forth as
follows.

10.

It

12.

13.

14.

13.

To the best of my knowledg, the statetnents of facts contained in the appraisal report, upon which the
analysis, opinions and conclusions expressed are based, are true and correct. Information, estimates and
opinions furnished to us and contained in the report or utilized in the formation of the value conclusion
was obtained from sources considered reliable and believed to be true and correct. However, no
representation, liability or warranty for the accuracy of such items is assumed by or imposed on us, and
is subject to corrections, errors, omissions and withdrawal without notice.

Title is assumed to be good and marketable. The appraiser assumes no responsibifity for legal matters
affecting the property or title, nor does the appraiser render any opinion as to the title.

The legal description, areas, and dimensions shown within the report are assumed to be correct.

No survey of the property has been made by the appraiser. Exhibits such as site plans and floor plans
are included to assist the reader in visualizing the property, and the appraiser assumes no tesponsibifity.

It is assumed that there are no hidden or adverse conditions of the property, subsoil, or structures that
would render it more or less valuable. No responsibility is assumed for such conditions or for the
engineering/remediation that may be required to remove such condition. If the client has a concem over
the existence of such conditions in the property, I consider it imperative to retain the services of a
qualified engineer or contractor to determine the existence and extent of such hazardous conditions.
Such consultation should include the estimated cost associated with any required treatment or removal
of the hazardous material.

The property has been appraised as though free of liens and encumbrances unless so specified within the
report.

Management and ownership are assumed to be competent.

Public, industry and statistical information are from sources that I deem to be reliable. However, no
representation as to the accuracy or completeness of such information is being made.

It is assumed that there is full compliance with all applicable federal, state, and local environmental
regulations and laws untess non-compliance is stated, defined, and considered in the appraisal report.

It is assumed that any mechanical and electrical equipment, which is considered part of the real estate, is
in proper operating condition except when noted herein. These include items such as the heating, air
conditioning, plumbing, sprinkler, and electrical systems. :

it is assumed that all applicable zoning and use regulations and restrictions have been complied with,
unless nonconformity has been stated, defined, and considered in the appraisal report.

Tt is assumed that all required ficenses, consents or other legislative or administrative authority from any
Tocal, state or federal governmental or private entity have been or can be obtained or renewed for any
use on which the value estimate contained in this report is based.

The appraisal is to be used in whole and not in part. No part of it shall be used in conjunction with any
other appraisal. Furthermore, this report and all conclusions are for the exclusive use of the client for
the sole and specific purpose(s) stated herein.

1 am not required to give testimony or be in attendance at any court or administrative proceeding with
reference to the property apptaised, unless arrangements have been previously made.

The value conclusion is subject to formal determination of the existence of any state or federal wetlands
or other environmentally sensitive areas including all required buffer zones. 1am not an expert in this

Khazamipowr, Washington Twp., Gloucester County, NJ




E & A Associates, LLC

field and it is considered imperative that the services of a qualified environmental expert be retained in
order to make such determinations. Any environmentally sensitive area detected on the property could
have an impact on the value estimated herein, and thus, I reserve the right to modify the value
conclusion if such areas are found to be present on the property.

16. No change of any item of the appraisal report shall be made by anyone other than me, and I shall have

17.

18.

no responsibility for any such wnauthorized change.

Information and estimates provided to me and contained in the report, inchuding but not limited to
Income & Expense Statements, Rent Rolls, capital expenditures, and repair/remediation estimates, were
from sources considered reliable and are believed to be true and accurate.

T have not made a specific compliance survey and analysis of this property to determine whether or not it
is in conformity with the various detailed requirements of the American with Disabilities Act (4DA),
which became effective on January 26, 1592. F is possible that a compliance survey of the property
along with a detailed analysis of the requirements of the Act could reveal that the property isnotin
compliance with one or more of the Act’s requirements. I consider it imperative that the services of a
qualified architect and/or engineer be retained to make such a determination. if eny items of non-
compliance are detected, they could have an impact on the value estimated herein, and thus, | reserve the
right to modify the value conclusion if such items of non-compliance are found to be present on the

property.

Hypothetical Conditiens/Ektraordinary Assumptions
A Hypothetical Condition is defined as, “that which is confrary ro what exists but is supposed

for the purpose of analysis

3 |

An Extraordinary Assumption is defined as, “an assumption, directly related 1o a specific
assignment, which, if found o be false, could alter the appraiser’s opinions or conclusions. ™

The appraised matket value is based upon the following Conditions/Assumptions:

1. It is an Extraordinary Assumption of the report that the Property Parcel Map prepared

by McCormick & Taylor is an accurate reflection of the subject property, including any
wetlands area and the taking area. If it is found to be otherwise, the appraiser reserves
the right to modify the value conclusions herein.

Y Uniform Standards of Professional Appraisal Practice as promulgated by the Appraisal Standards Board of the

Appraisal Foundation, 2012/2013 Edition.
2 Uniform Standards of Professional Appraisal Practice as promulgated by the Appraisal Standards Board of the

Appraisal Foundation, 2012/2013 Edition.

Khazamipour, Washington Twp., Gloucester County, NJ
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Appraiser’s Certification

I certify to the best of my knowledge and belief:

+
*

The statements of fact contained in this report are true and correct.

The reported analyses, opinions, and conclusions are limited only by the reported
assumptions and limiting conditions and is my personal, unbiased professional
analyses, opinions, and conclusions.

1 have no present or prospective interest in the property that is the subject of this
report, and I have no personal interest or bias with respect to the parties involved.

My compensation is not contingent on an action or event resulting from the analyses,
opinions, or conclusions in, or the use of, this report.

My analyses, opinions, and conclusions were developed, and this report has been
prepared in conformity with the Uniform Standards of Professional Appraisal
Practice (USPA-P)

The use of this report is subject to the requirements of the Appraisal Institute, with
which I am affiliated, relating to review by its duly authorized representatives.

I have made a personal inspection of the appraised property, which is the subject of
this report and all comparable sales used in developing the opinion of value. The date
of inspection was March 16, 2012. ’

I certify that, to the best of my knowledge and belief, the reported analyses, opinions,
and conchusions were developed, and this report has been prepared in conformity with
the Appraisal Foundation’s Uniform Standards of Professional Appraisal Practice
(USPAP). In addition, the report is in conformity with the requirements of the Code
of Professional Ethics and Standards of Professional Appraisal Proctice of the
Appraisal Institute, with which I am affiliated.

As of the daie of this report, Albert Crosby has completed the Standards and Ethics
Edueation Requirement of the Appraisal Institute for Associate Members.

No one provided significant professional assistance to the appraiser.

The appraiser has rot performed a prior appraisal of the subject property.

March 22, 2012

. Albert R. Crosby, CTA . DATE OF REPORT
NJ SCGREA #42RG00222000

Khazamipour, Washington Twp., Gloucester County, NJ
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Section 2: General Information

Purpose of the Appraisal
The purpose of the appraisal was to provide a market value estimate of the Fee simple interest

of the subject property for a partial taking.

Intended Use & User of Appraisal
The intended use of the appraisal is to report to the client the market value to assist as a valuation

guide for acquisition negoﬁat;ons The intended user is the County of Gloucester and their legal
representation.

Property Rights Appraised
The property ownership rights appraised in this appraisal are those known as “Fee Simple:”

“Fee Simple” interest is defined as: “absolute ownership unencumbered by any
other inferest or estate, subject only to the limitations imposed by the

governmental powers of taxation, eminent domain, police power, and eschea. .

Definition of Market Value
As used within this report, Market Value is defined as:

The most probable price which a property should bring in a competitive and open market
under all conditions requisite to a fair sale, the buyer and seller each acting prudently and
fnowledgeably, and assuming the price is not gffected by undue stimudus. Implicit in this
definition is the consummation of a sale as of a specified date ond the passing of title from
seller to buyer under conditions whereby:

+ Buyer and Seller are typically motivated;

¢ Both parties are well informed or well advised, and acting in what they consider their
own best interests;

¢ A reasonable time is allowed for exposure in the open market;

¢ Payment is made in ferms of cash in U.S. dollars or in terms of financial arrangements
comparable thereto; and

¢ The price represents the normal consideration for the property sold unaffected by speczal
or creative financing or sales concessions granted by anyone associated with the sale.t

? The Dictionary of Real Estate Appraisal, Fourth edition, The Appraisal Institute, Chicago, Tilincis (U.8., 2002},

page 113
* Appraisal Institute, The Appraisal Of Real Estate, 12th Edition, Chicago, 1L Appraisal Institute, 2001, p. 23.

Khazamipour, Washington Twp., Gloucester County, NJ
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Scope of the Appraisal

This is an appraisal, reported in a “Self Contained format,” which is intended to comply with the
reporting requirements set forth under Standards Rule 2-2 of the Uniform Standards of
Professional Appraisal Practice of The Appraisal Foundation. The Scope of the Appraisal is
summmarized as follows: "

+ An inspection of the subject property, its market area, and all comparable properties.

¢ Data has been collected regarding the physical characteristics of the subject property,
neighborhood trends and influences, market trends and influences, typical amenities and
utilities, zoning and related controls, existing state of leasing and occupancy in the subject
property, and the subject’s tax assessment and real estate tax obligation as compared to
other similar properties within the market area.

¢ All of these factors have been considered in developing the subject property’s highest and
best use.

4 The following documents were reviewed:

Copy of Deed
Tax Records and Assessment information
Zouning Map and Ordinance
Aerial Photograph
~ GIS Maps showing aerial and wetlands area as provided on the Gloucester County GIS web
based program
e General Property Parcel Map prepared by McCormick & Taylor dated July 2011

* & 9 B @

& FEach of the three approaches to value has been considered in arriving at a value conclusion
for the subject property.

¢ All comparable data has been verified through a variety of sources including recorded
information at the local and county levels and through conversations with at least one of the
parties involved in the transaction.

¢ All research and analyzed information has been utilized in oxder to come to a final value
conclusion for the subject property. . :

¢ A Self Contained Appraisal Report has been prepared. The appraisal report is prepared
in conformance with the Uniform Standards of Professional Appraisal Praciice and the
Code of Professional Ethics and Standards of Professional Appraisal Practice of the.
Appraisal Institute.

Khazamipowr, Washington Twp., Gloucester County, NJ
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General Property Identification and Description

The subject property is identified on the Washington Township Tax Assessment Roll as Block
194.30, Lot 1 and is known as 104 Raymond Drive, Washington Township, Gloucester County.
Tt is situated zt the northeast corner of Raymond Drive and Egg Harbor Road (County Route
630), a non-signal controlled intersection. The site contains 20,000 SF (0.46 acres) of land area
that is mostly level and cleared with no known wetlands. It is improved with a single story 1,995
SF single-family dwelling.

Effective Date of Valuationr & Property Inspection

The primary inspection of the subject property was conducted on March 6, 2012, which will
represent the effective date of valuation. The date of the report is March 22, 2012. The
appraiser spoke via telephone with Kevin and Sheila on multiple occasions regarding the”
proposed taking area. No one met the appraiser for the on-site inspection, which was an exterior

inspection only.

History & Ownership of the Property

Current ownership is in the name of Bileen Khazamipour. The property was acquired on March
27, 1998 for a recorded consideration of $132,000 as recorded in the Gloucester County Clerk’s
Office of Registrar Deed Book/Page, 2862/258. The property is not listed for sale and no arms
length transactions have occurred within the last five years.

Real Estate Tax Assessment

Block 194.30, Lot 1
Land s $40,000

Building $84.000|

Tax Rate (2011) - 1$5.120
Equalization Ratio (2012) 152.87%

Estimated Taxes $6,348.80
Equalized Assessed Value $234,538

Khazamipour, Washington Twp., Gloucester County, NJ
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Section 3: Presentation of Data Collected

Regional Datz

The subject is located in Washington Township, within Gloucester County, New Jersey.
Gloucester County is part of the nine county Delaware Valley River Port Commission region
(DVRPC). The DVRPC comprises the New Jersey counties of Burlington, Camden, Gloucester
& Mercer, and the Pennsylvania counties of Bucks, Chester, Delaware, Montgomery, and
Philadelphia.

The county is located in the southwestesly portion of the state with Camden and Burlington
Counties to the north, Atlantic County to the east, the Delaware River to the west, and
Cumberlzand and Salem Counties to the south. Vast areas in the southern portion remain
undeveloped.

The county encompasses a total of 324.78 square miles of land area along with 12.13 square
miles representing water area. The county enjoys a strong network of state and county highways
along with some public transportation. These factors have contribuied to the extensive growth of
the county and with its strategic location, continued expansion is anticipated.

Washington Township is situated in the northeasterly portion of the county offering 21.38 square
miles of land area including 0.12 square mile of water. It offers a strategic location, in proxinity
to State Routes 47, 168 and 42, Interstate Route 55, US Route 322, and the Atlantic City
Expressway. It is bound by Deptford Township to the north, Gloucester Township to the east,
Monroe Township to the south, and on the west, the Boroughs of Pitman and Glassboro, and
Mantua Township.

The major rivers and lakes include Bells Lake, Kandle Lake, Bethel Lake, Lake Sterling,
Kressler Lake and Big Timber Creek, which forms the boundary between Camden and
Gloucester Counties. Washington Township is located in the Delaware River Basin. Surface
waters eventually drain in that direction.

Population Data
The following population trends were occurring in the state, county, and municipality as of the
valuation date:

Forecast | Change
1996 2000 2010 2615 2000-2010
State 7,719,900 8,414,350 2,822,373 8,926,303 +0.95%/Yr
County 230,082 255,698 294,832 312,981 +1.53%/Yr
Municipality 41,960 47,114 51,940 54,136 +1.02%/YT.

Source: ULS. Census Burean's 2010 Census

As shown, the population within each has shown annual increases during the current decade, and
growth is expected to continue. The county is expected to show steady growth during the
present decade and should continue to outpace the growth for the State of New Jersey.

Khazamipour, Washington Twp., Gloucester County, NJ
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The population within the county and municipality was distributed as follows:

County
Municipality

19 Yrs & Under

Source: U.S. Census Bupeau’s 2010 Census

63 Yrs & Over

48.3%

Household
2,13
2.96

As shown in the table above, the municipality and county are relatively similar in population

characteristics.

Land Usage & Development Trends
Residential development for the state, county, and municipality is shown as follows:

e B e : R

‘ Year State County Mounicipality
2000 34,585 1,337 450
2001 78 267 1,635 365
2002 30,045 1,802 343
2003 32,984 1,859 119
2004 36,033 2,050 67
2005 38481 2,075 65 I

2006 34,323 1,141 4

‘ 2007 25,389 388 18
2008 18,369 788 7

I 2009 12,235 865 2

I 2010 13,535 716 10
2011 10,439 433 11

Source: New Jersey Department of Labor, N Building Permits.

As shown in the above chart, the state’s building permits have remained relatively steady
throughout the prior decade; however, beginning in 2007 there has been a steady decline in both
the state and county, while the township has shown very limited development since 2006 other
than a brief spike in 2007. The municipality experienced tremendous growth from the late
1990°s until 2002/2003, when permits took a drastic drop. There is limited available land for
residential development within the township. Additionally, there has been a slowing of the
market, which is impacting development.

Employment

The entire region’s economy is largely dependent upon the Philadelphia and is part of the
Philadelphia metropolitan area. The region offers many diversified employment opportunities
for residents in manufacturing, services, high-tech, and other areas. Non-farm employment by
major industry group within the county is distributed as follows:

Khazamipour, Washington Twp., Gloucester County, NJ 10
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As shown in the pie chart, the strongest sector remains the Government followed by Educational
and Health Services and Professional Services, although the Government experienced an almost
79 decline aver 2010 statistics. Finance and Insurance experienced the largest increase with an
almost 25% increase.

Coucester County has a higher concentration of employment in the wholesale/retail trade and
distribution sectors, in relation to the entire state. During the past decade, the county
expetienced a moderate inerease in light industrial and wholesale trade development. Maost of
this development has occurred along the Interstate 295 corridor.

Major development completed or proposed within the county and surrounding area includes the
following:

s

<>

A 200,000 SF Wal-Mart Supercenter, 16,000 SF of retail space, and 4,400 SF bank
along the Black Horse Pike in Monroe Township is presently under construction.

Chik Fil A restaurant in Washington Township is scheduled to be open in the spring of
2012 on the Black Horse Pike just south of Greentree Road.

Aldi Food Market recently opened on the Black Horse Pike in Washingion Township at
the former Lone Star Restaurant site.

In September 2011, the Hespital of the University of Pennsylvania opened an
outpatient center in Woodbury Heights (Gloucester County). The center will be

called Penn Medicine at Woodbury Heights and will host physicians practicing in a
variety of specialties including primary care, cardiology, obstetrics and gynecology. It
will also include a sleep medicine laboratory and a physical therapy center. The facility
is expected to employ about 100.

Kennedy Health System built a 60-bed sub-acute wing at its nursing home
in Washington Township (Gloucester County). The addition provides rehabilitation
services for patients who need shorf-term care after surgery.

In-September 2009, groundbreaking for a new seaport on a 190-acre site along the
Delaware River in Paulsboro (Gloucester County) was held. The Paulshoro Marine

Khazamipour, Washington Twp., Gloucester County, NJ
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Terminal will be owned and operated by the South Jersey Port Corporation, a state
agency. When operational, the marine terminal is expected to result in up to 2,000 new
jobs.

Utilities Data

Most public utilities are available to the more densely populated portions of the county. Public
water and sewer are typically municipally owned but are now becoming increasingly reliable on
the water services of the New Jersey American Water Company due to the depletion of
underground aguifers. South Jersey Gas Company and PSE&G provide public gas service.
Electricity is provided by PSE&G, JCP&L and Conectiv, and telephone service is provided by
Verizon.

Neighborheod Analysis

The subject is located in the northerly portion of Washington Township offering frontage along
County Route 630 (Egg Harbor Road) and Raymond Drive, a local roadway. It is known as 104
Raymond Drive in the Meadow Run Development and is located at the non-signal controlled
intersection of Raymond Drive and Egg Harbor Road just south of the signal controlled
intersection of Egg Harbor Road and Hurffville-Grenloch Road. Meadow Run is a small
development situated in proximity to the southeast corner of the Fgg Harbor Road and
Hurffville-Grenloch Road intersection offering access to each road. There is a sewer pump
station that is Jocated in the southwestern corner of the subject’s site at the intersection of
Raymond Drive and Egg Harbor Road.

The immediate area offers a mix of uses including residential and commercial. Commercial uses
are scattered throughout the township on the major roadways as well as the county routes
throughout, Most of the major commercial uses are located along State Route 168 and along
State Route 47 in nearby Glassboro. At the intersection of Egg Harbor Road and Hurffville-
Grenloch Road there are a variety of commercial uses including a community shopping center,
multiple strip centers, free standing banks, a drug store, and a professional office building.
Specific uses include a CVS, Fulton Bank, TD Bank, Durikin Donuts, Chesterbrook Academy,
liquor store, hair salon, pizza restaurants, and other retailers.

Egg Harbor Road (C.R. 630) is a heavily traveled county roadway that offers two lanes of bi-
directional traffic flow that increases to four lanes north of the subject. It provides access o
State Routes 47 and 55 as well as other local and county roadways. Curbing and sidewalks are
located along the frontage as well as street lighting.

Raymond Drive is a local roadway that services the Meadow Run development. It offers two
lanes of bi-directional traffic flow extending from Egg Harbor Road (County Route 630) to
Hurffville-Grenloch Road (County Route 635). It provides access to two courts within the
development as well as the aforementioned county routes. It offers curbing and sidewalks along
the subject’s frontage as well as street lighting.

Tn summary, the subject offers an average location within the Meadow Run development with
frontage along a county route and a local roadway in an area that is predominantly residential
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with good supporting commercial uses nearby and also along the major routes through the

township and surrounding municipalities. It offers adequate access to county and local roadways

as well as State Routes 42, 47 and 55.
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Market Analysis

The market analysis must specifically relate market conditions to the property under
investigation. Tt must show how the interaction of supply and demand affects the value of the
subject property. The appraiser has reviewed demographic and historical sales information from
2006 through 2011 for this analysis. The following is a brief recapitulation.

Single-Family Residential - Demand Analysis

For the single-family residential demand analysis, demographic data was analyzed for the state,
county, and municipality. The 2010 Census and a web-based program, STDB (Site to do
Business) online, were utilized for the demographic data. Due to the anticipated increase of
population within the township, the need for housing units within the township is anticipated to
increase approximately 1% per year, while an increase from 2000 to 2010 was approximately
1.20% per year. Based upon the population estimates, it is anticipated that 830 additional units
will be needed by year 2015. Given the present pace of the economy and the township’s new
housing permits over the last couple years, it appears that the township will not be able to fill the
aniicipated increase with new housing units.

Supply Analysis

Based upon the 2010 Census, there are currently 17,464 housing units within Washington
Township. The single-family residential market had been experiencing high demand, which was
exacerbated by rapid appreciation, a lack of supply of newer housing, and Jow interest rates.
More recently the demand has shown a cooling off as the financial markets are tumbling and
supply of housing increases. Based upon the available building permit data for Washington
Township between 2000 and 2007, the number of single-family building permits had ranged
from 4 units to 296 units, with the last couple years showing a sharp decline (it is noted that the
permit data does not appear to be accurately reported). This is mainly attributable to the lack of
available larger tracts of land fo be developed. '

There have been a couple of small housing projects that have been or are being developed. One
is located off of Johnson Road in the eastern portion of the Township and another is off of
Hurffville-Grenloch Road in the western portion of town. Each generally offers a single court of
a handful of homes that were approved several years ago and have recently been built out.

Most developers have expanded their search for vacant land into the neighboring communities of
Monroe Township, Franklin Township, East Greenwich, and Harrison Township for the larger
tracts. Within Washington Township, some smaller tracts of land are yielding smaller scaie
residential development, but large-scale development has moved into other areas of Gloucester

County.

To exhibit current market conditions, an analysis of Gloucester County and Washington
Township MLS data was completed. Homes within a sales price range of $150,000 to $800,000
were researched to determine what changes in the market have occurred in the past five years.

The following chart exhibits the MLS analysis from the paét five years for existing homes. As
shown, the number of units listed has declined significantly since 2006 for both the County and
Township, while days on the market have increased. Pricing in each has declined, with the
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Township appearing fo be more susceptible to the decline. The average sales prices for homes in
the $150,000 to $800,000 range have decreased approximately 10% since 2006 and 2007 within
the Township, while the County has experienced an approximately 6% decline over the same
period. More recent data demonstrates that the Township has continued to decline from 2009
and 2010 by approximately 4% to 5%, while the County has remainder relatively stable over the

same period.

Gloneester County Existing Home Sales Analysis

[ T
&

1/2006-12/2006 § 3 WA $ 2591801 0% 63 /A

1/2007-12/2007 3 28141 ~1123% 1§ 260613 0.55% 93% 77 22.22%

1/2008-12/2008 IEN 1 2101 -25.34% % 233,703 -2.65% 91% b 95 | 38%

12009-12/2009 4,5 3 11858 -1152% {8 244639 =3.57% 2% 105 10.53%

1/2010-12/2010| 4265 -667% | $ 258676 -3.24% 1,560 -16.08% 1g 244524 -0.05% 95% 104 | -0.55%

12011.12/2011| 35471 -16.83% |$ 254,172 | -1.74% 1454 -679% 13 244207{ -013% 6% 126 21,15%
Washiugtor Towns bip Lxistisy Home Sales Amlysis

PETE R ety :g = “w‘\'ﬁ' pe T 1 i ‘R}"z(&?' 5:-" "eﬁl‘g A ;'F’I..

e : sZR : Rest g % A

;&:’,;'u,-;:‘. iy e :

1£2006-12/2006 $ 205,046 N/A 490 N/A $ 269,38 N/A

1£2007-12/2007 -12,51% | 3 292438 -0.88% 5453 1120% |$ 269256 -0.23% 92% 74 23.33%

1/2008-12/2008 ~14.30% [ $ 2793337 -449% 361F -33.76% [$ 250,240 -7.06% 0% 86 16,229

1/2009-12/200% § 282351 | 108% L da: A471% 3 254184 1.58% 90% 98 1 13.95% |

120101222010 $ 165593 | -5.54% | 43| -2936% 1§ 256460 090% | 97% 00 | 204%

17201 11202011 575 $ 256,555 | -3.40% 247 165% 13 243914 -4.39% 25% £19 | . 1900%

* Starisics laken from Trend MLS for exisitng residences in the price range of 336,000 to $800,000

Sale Price
% Change from 2006 to present - 578% }
% Ciange from 2007 1o present SIF08% | -1228% | -630% i -941%
% Change flom 2008 Jopresent ¢ -6.93% ; -815% 3% 3 -253%
25 Chavge from 2009 to present 1 4%2% i -w3d% | -018% i -404% :
[ Change fiom 2010 o present 1.74% | -3.40% 013% i -4.50%

In conclusion, the market analysis indicates that demand for building lots and/or single-family
residences continue and there are projected increases in population over the next couple of years
with limited additional supply coming on line within the township. Stability in sales prices is
anticipated as Washington Township is a strong and desirable community within the county.

Land Use Controls (Zoning)
The subject property currently lies within the PR-1, Planned Residential District of Washington

Township. Permitted uses within the district include all permitted uses in the A Residence
disirict, which include single-family dwellings, municipal tower, water storage tank, pumping
station, sewage lift station, model homes or sales offices, senior citizens housing, and flag-
shaped lots and neighborhood commercial facilities as permitted in the NC Commercial district.

Conditional uses include all conditional uses within the A District, which include agricultural,
church, and professional office (along certain highly traveled roadways). Egg Harbor Road is
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specifically mentioned as a highly traveled roadway within the ordinance for a professional
office use.

The following chatt provides a summary of the zoning requirements based on the municipality’s
schedule of vard, area and building requirements:

“Cluster 0§ti(;n -
Minimum Lot Size 23,000 SF* 10,500 SF
Maximuin Density 1.6 units/acre 1.60 units/acre
Minimum Lot Widih 100° 80

| Minimum Lot Depth 2007 125°
Maximum Lot Coverage 20% 25%
Minimum Front Yard Setback 50 30
Miniraom Side Yard Setback 15°(each side) 10
Minimum Rear Year Setback 35 30
Maximum Building Height 35 35°

*dgriculture use requires a winimum lot size af 5.50 acres.

The subject’s current use as improved is a permitted and conforming use under the cluster
option. :

Portion of Existing Z L _a
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Site Description
¢ Assessor’s Tax ID: Block 194.30, Lot 1
- Address: : 104 Raymond Drive
: Washington Township
Gloucester County, NJ
Land Area: | 0.46acres (20,000 SF)
Frontage: 1143’ Egg Harbor Road
208’ Raymond Drive
1351" Total (763’ per acre) -
Depth: 1 2007
Shape of Tract Moderately irregular
Topography Mostly level and cleared.
Access: Access is available from Raymond Drive; there is no curb cut for the |
e subject from Bgg Harbor Road.
Corner Influence: Yes- Non—sagnal controlled
Eascments: None noted
Encroachments: None noted from sife visit
Site Lighting: None
Walks and Landscaping: | There are sidewalks along Raymond Drive and Egg Harbor Road,

landscaping is rather typical for a residential use.

Ttilities to Site:

Public sewer

Public water

Public

Provided by Verizon

Sewer
Water
Electric:
Telephone:

Wetlands:

Flood Zone:

S ite ImPI-OV ements N

: As per the wetland delincation provided by the Gloucester County
- GIS web based program and the parcel map, the subject is not
. encumbered by any wetlands.

According to FEMA Flood Map with an effective date of January
10, 2010, the subject is located within an area outside of the annual
flooding.

Concrete dsiveway, sprinkler system, and wood fencing.

Khazamipour, Washington Twp., Gloucester County, NJ
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Tax Location Map

HEET 3,12

Aerial Map of Subject _ . :
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Improvements Description

The subject is improved with a 1,995 SF single family dwelling constructed in 1980 fhat
appeared to be in average overall condition. Since the taking will not impact the subject as
improved as a single family residence and there are no anticipated damages to the remainder, it
was not mecessary to value the improvements. Therefore, the improvements will not be
discussed in detail.

Occupancy & Use
The subject is owner occupied and utilized as a single-family residence.

Section 4: Highest & Best Use Analysis - Before the Taking

The highest and best use of both the site as though vacant and the property as improved must
meet the following four criteria:

¢ Legally Permissible
¢ Physically Possible

¢ Fimancially Feasible
¢ Maximally Productive

Highest and Best Use “As if Vacant”

Legally Permissible addresses the legal use of the property given applicable zoning regulations
and local ordinances/codes along with any other applicable legal restrictions. The use must be
probable, not speculative or conjectural.

Legal restrictions affecting the property include the local municipal land use ordinance of
Washington Township along with all other county and state regulations. The subject is located
in the PR-1, Planned Residential zoning district,

Permitted uses within the PR-1, Planned Residential zoning district include all uses permiited in
the A Residence district which are single-family dwellings, municipal tower, water storage tank,
pumping station, sewage lift station, model homes or sales offices, senior cifizen housing, flag-
shaped lots, and neighborhood retail commercial facilities as permitted in the NC, Neighborhood
Commercial district. Conditional uses include all conditional uses within the A District, which
include agricultural, church, and professional office (along certain highly traveled roadways).
The district requirements require a minimum lot size of 23,000 SF for residential development.

Overall, the subject appears fo meet the minimum requirements as outlined for development
under the cluster option.
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Phiysically Possible addresses the possible use of the property given the physical aspects of the
site itself, Size, shape, topography, and seils of the site affect the uses to which it can be

developed.

The subject offers 20,000 SF (0.46) acres of land area that is mostly level and cleared with a
moderately irregular shape. It is within a local development with adequate access to the areas
roadway network. The soil characteristics and land capabilities throughout most of the fract
appear to be conducive to many of the permitted and conditional uses.

Overall, the property appears to be best suited residential development.

Financially Feasible addresses which of the legally permissible and physically possible uses are
capable of producing an income, or return, equal to or greater than the amount needed to satisfy
operating expenses, financial obligations and capital amortization. Those uses that are capable of
producing a positive return are considered to be financially feasible. However, in order to
receive serious consideration as a highest and best use, there must be a reasonable expectation
that the use will provide a sufficient return {or yield) to attract investment capital.

In terms of market demand, the subject is located within a community that experienced
tremendous growth of single family housing in the late 1990°s and early 2000°s with limited
development since due to limited sites available. The subject offers an average location within
an area that offers a mix of uses including residential, professional office, retail, and recreational.

The site offers average physical characteristics for development of a single family dwelling,
which is considered financially feasible,

Maximally Productive addresses the one use that is capable of providing the highest return to
the property. :

Development of the site with a residential use is considered probable due to the subject’s
location within a desirable community that is generally built-out with limited newer residential
development. In this regard, the subject parcel should be developed as a single-family residential
use.

Highest & Best Use “As Improved”

The property, as improved, is again examined under the same four use criteria previously
considered. Where a site has existing improvements on it, it is possible that the highest and best
use of the land may be determined to be other than its existing use. Any difference between the
highest and best use as vacant and as improved will indicate the various forms of depreciation
and obsolescence present at the property or affecting the property.

In evaluating the highest and best use, as improved, the existing property improvements have
been considered as well as a conversion of the property to another use, and/or expansion of the
present building. The existing improvements represent a single family residence that appearec to
be in average overall condition offering 1,195 SF of gross living area and an aitached garage
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situated on (20,000 SF) 0.46 acres of land that still contribute significantly to the land. [have
concluded that continued use as improved is the highest and best use as improved.

Section 5: Valuation of the Subject — Before the Taking

Valuation Process

An appraisal is an estimation of value. In order to arrive at an estimate of market value for a
given property, special attention must be given to the typical purchaser who would be interested
in that particular type of property.

The appraisal process consists of an orderly program by which the appraisal problem is defined
and data relating to the subject and its market is collected, analyzed, and interpreted into an
estimate of value. There are three basic approaches that must be considered by the appraiser in
the estimation of market value. These approaches to value are known as the Income
Capitalization, Sales Comparison, and Cost Approaches. Each approach must be considered
and the relevant approaches are developed and then reconciled into a market value estimate.

The Sales Comparison Approach is a procedure, which has as its premise a compatison of the
subject property with recent sales of properties having varying degrees of similarity to the
subject. Units of comparison are developed and each comparable sale is analyzed in comparison
to the subject. This approach to value has been developed and relied upon in the development of
the market vaJue estimate for the subject’s land area.

The Income Capitalization Approach is a procedure that converts aunticipated benefits (dollar
income or amenities) to be derived from the ownership of property mto 2 value estimate.

The Cost Approach is a procedure that consists of estimating the replacement or reproduction
cost new of the building and site improvements, adding entrepreneurial profit and land value, and
subtracting all forms of depreciation.

Method(s) Applied

Since the taking does not impact the subject’s building improvements, only the value of the
underlying land has been estimated. The value of the subject’s site has been estimated utilizing
the Sales Comparison Approach. This is considered to be the best indicator of value for a
property like the subject. The Income Capitalization Approach and Cost Approach were also
considered, but not developed, since only the valuation of the land was necessary.
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Sales Comparison Approach (Land Only)

In the Sales Comparison Approach, market value is estimated by comparing the subject property
to similar properties that have been sold recently or for which offers to purchase have been
made. A major premise of the Sales Comparison Approach is that the market value of a property
is directly related to the prices of comparable, competitive properﬁes.s

Inherent in this approach to value is the principle of substitution, which holds that “fhe value of a.
property tends to be set by the price that would be paid to acquire a substitute property of
similar utility and desirability within a reasonable amount of time.”® Tt is applicable to all types
of real property interests when there are sufficient recent reliable transactions to indicate value
patterns in the market. When the number of market fransactions is insufficient, the applicability
of the sales comparison approach is limited.

The basic procedure to apply the Sales Comparison Approach is shown as follows:

1. Research recent comparable sales, listings and offerings information throughout the
market area.

2. Verify that the obtained data is factually accurate and that each transaction reflects
arm’s length market considerations.

3. Select relevant units of compatison and develop a comparative analysis for each
unit.

4, Compare the subject property and comparable sale properties using the elements of
comparison and adjust the sale price of each comparable as compared to the subject

property.
5. Reconcile the various value indications resulting from the analysis of comparable
sales to a single value indication or a range of values.

In the valuation of the subject property the basis of comparison utilized in our analysis s overall
sale price, which is how the market would compare this type of property. The research was
primarily focused within Washington Township for residential building lots that offered similar
location, size, zoning, and development potential.

A summary of each comparable sale used within the analysis is shown on the following pages
followed by the Comparable Sales Adjustment Analysis for the subject property and a discussion
of the adjustments made by the appraiser. Adjustments have been considered for various factors
that would influence value, such as location, land area, zoning, physical characteristics, and .
utilities. An analysis has been made of the properties that are considered to be comparable to the
subject propexty.

® Ibid, p. 397
¢ Ioid, p. 398.
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Com narable Land Sale #1

Address: 224 Wllson Road
Washington Township

Gloucester County
""'? el ?ﬁg‘;;{

Date of Sale: 2/3/2012
Deed Bool/Page: _ 4938/253
: Grantor: Clarence & Theresa Brining
Grantee: ' Patriot Building & Remodeling
Consideration: $100,000
Assessor Tax ID: Block 198.25, Lot 6.04
Zoning: PR-1, Planned Residential
Real Property nghts Conveyed Fee sxmple
Pt S

Land Atea (SF)

Land Area (Acre):
Frontage (feet): 150’ (86" per acre)
Shape: Rectangular
Topography: Mostly level and heavily wooded
Wetlands: None
Utilities: Well & septic
Street Access: Adequate
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Verified With: Lorraine Flynn, Listing Agenf
Conditions of Sale: Market ‘
Financing: .Cash
SN R T e T a
Highest and Best Use at time of sale: Residential development
Field Inspection Date(s): Mareh 13, 2012
OQwerall Site Price: $100,000
Comiments: Reportedly, the transaction was arms length. The property

was vacant and listed for sale for almost 2 years with an
asking price of $130,000. It was sold without
contingencies or development approvals in place.

The property is located along a local road offering
sufficient frontage and depth for residential development.
It is heavily wooded with a mostly level topography that
does not appear to be impacted by any wetlands.

Tax Map Comparable Land Sale 1

28.0%
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Comparable Land Sale #2

“Address “5 Ik Court

Washington Township, NJ
County: Gloucester County

Dot of Sale: 601l

! Deed Book/Page: 4876/40

Grantor: Group Ten Builders Inc.
Grantee: Bruce Paparone Inc.
Consideration: $140,0600
Assessor Tax 1D: Block 19, Lot 10.09
Zoning: R, Residential
Real Propeﬁy Rxghts Conveyed Fee simple

X—Mﬂng:i gina

i;’jf‘:‘- g - = %ﬁ“ﬁd‘ §£ﬁ§ém

Land Area (SF) 32,234

Land Area {Acre): 0.74

Frontage (feet): 148’ (200 per acre)
Shape: Moderately Irregular
Topography: Mostly level and cleared
Wetlands: None

Utilities: All public

Street Access: Adequate
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Verified With:
Conditions of Sale:

Fmancmg
%

nghest and Best Use at time of sale:

Field Inspection Date(s).
Overall Site Price:

Comments:

Mitchell Zbik, Representative of Grantor
Market

Developmcnt of asingle fam:ly resxdence
March 13, 2012

$140,000

Reportedly, the transaction was arms length. This sale represents
the acquisition of ene of two building lots located in a newer cul
de sac located off of Hurffville Grenloch Road. The grantee is a
builder who purchased two lots, each for $140,000 and has
subsequently constructed single-family residences to market for
sale.

The property is located within a cul de sac that sits adjacent to an
elementary school along Hurffvilie Grenloch Road. The lot offers
sufficient frontage and depth for development of a residence with
a mostly level and cleared topography.

Tax Map Comparable Land Sale 2
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Comparable Land Sale #3

Date of Sale: - §/23/2010

Deed Book/Page: 4813/88

Grantor: Rudolph & Margaret Buchwald
Grantee: Lisa Warech

Consideration: $104,000

Assessor Tax 1D; ‘ Block 192.21, Lot 3

Zoning: PR-1, Planned Residential

Z% D

Real Property Rights Conveyed: Fee simple

Land Area (SF):

Land Area {Acre):

Frontage (feet): 69 (460" per acre) .
Shape: Moderately Rectangular

Topography: Mostly level and cleared

Wetlands: None

Utilities: All public available
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. xisting Improvements None
Verified With:
Conditions of Sale:

e e S S I S b e e

ig est ﬁd Best Use at tie o’f:

sale: Development of a single family residence

Field Inspection Datefs): March 13, 2012

Overall Site Price: $104,000 .

Comments: Reportedly, the transaction was arms length. The property was listed
with Weichert Realtors for approximately 2 months prior fo going
under agreement.

The property is located in the central portion of the township and is
situated on Bells Lake, just off Greentree Road. Wooded Way is a
built-out cul-de-sac with mostly older homes surrounding. The uses
.are mostly residential with an elementary school Jocated in close
proximity. The siie is mostly level and cleared with no wetlands.

Tax Map Comparable Land Sale 3
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Com narable Lan Sie 4

24 S‘;;*iné ake R;enae
Washington Township, NJ

Bty

Date of Sale: 10/26/200
Deed Book/Page: 4740/113 \
Grantor: Sandra Benneit & Richard Crean
Grantee: Carmen Carusone
Consideration: $60,000 Deeded Consideration
$ 5.000 Estimated Demolition
$65,000 Total Consideration
Assessor Tax [1); Block 83.01, Lot 12
Zoning: R, Residential
Real Property Rights Conveyed: Fee simple
e e e e

s I e

Lt
Land Are

a (SF): 24,779
J.and Area (Acre): 0.57
Frontage (feet): 389° (682 per acre)
Shape: Moderately Rectangular )
Topography: ' Mostly level and partially wooded
Wetlands: None
Utilities: Public sewer (weli & septic on site)
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Street Access

Venﬁed W:th
Conditions of Sale:

Adequate

Markét

' nghest andBest Use at t;me of

sale;
Field Inspection Date(s):
Qwerall Site Price:

Comments:

Demolition for development of a single family residence

Mareh 13, 2012

$65,000

Reportedly, the transaction was arms length. The property.was
listed with Century 21 Flughes Riggs Realty for approximately 9
months prior to going under agreement. It is improved with a 370
SF older dwelling in poor condition that would be demolished for
the construction of a new residence. Demolition has been
estimated at $5,000. The site does not meet the minimum lot size
requirement, but given that it is improved, a variance would seem
likely. The property has been listed for sale with ReSales &
Investment Realty since November 201 1with a current asking price
of $75,000.

The property is located in the southwestern portion of the township

_ just off Fish Pond Road. The uses ar¢ mostly residential with a

social lodge and religious facility located along Fish Pond in close
proximity. The site is situated along Ward Lale, a small lake,
offering a mostly level and partially wooded topography and no
known wetlands.

Tax Map Comparable Land Sale 4
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Rizhts Conveyed Fee Simple Fee Stmple Fee Simple
Adjustuent - - - -
$100,000 $140,000 5104000 1 $65.000
Financiop/Concessions Market Market Maret | Market

Adjustment

$140000 1 BI0&000 | $65000

Conditions Of Sale Market Market

Adjustmeg? ,

Market Conditions
#of Months Requiring Adj.

 Swpenr 1
-20% T20%

Adjustnent

Land Area (SF) 32234 1661
Adjustment ol A%
Zoning Comp ) -bcmp
Adiustment . 0% N
_Physicaldlaraeterisﬁcs Comp T -éomp Comp
0% . 0% 0% )

Adjustment

g
-
1

- ._Eg'{r_}parab]e Comparable

Utilities
P 0% ) 0% 10%

Adipstment

0%

Net- Other Adjustments 0% 6%

Adf Sale Price £95,000 $98,000 $104,000 $71,500

B At e s I

T
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Discussion of Adjustments for the Land Sales Analysis

Property Rights Conveyed

Each comparable sale reflected the purchase of the fee simple estate, while the market value of
the fee simple estate is being estimated for the subject, Therefore, no adjustment appeared to be
warranted.

Financing Terms
Neither sale concessions nor atypical financing arrangements were reported during the
verification of each comparable sale. Thus, no adjustment appeared fo be warranted.

Conditions of Sale
No atypical conditions of sale were reported during our verification of each comparable. Thus,

no adjustment was warranted.

Market Conditions

An adjustment for market conditions is made if, since the time the comparable sales were
transacted, general property values have appreciated/depreciated slightly higher than inflation.
The sale prices for this type of property have shown a general stabilization since 2009 and thus
no adjustment appeared to be warranted.

Location: The subject property is located at the intersection of a County Route and local
roadway amongst a variety of uses including commercial, residential and industrial. It offers
adequate access to the area’s highway network. Sales 2 and 3 offered superior locations within
private courts and required downward adjustment. Sales 1 and 4 offered comparable locations
and did not require adjustment. '

Land Area: The subject offers 20,000 SF of land area. Larger sites will typically allow for a
builder to construct a larger home, while smaller sites will typically offer smaller building
improvements. As such, developers/builders will pay slightly higher per unit rates for larger
sites and lower rates for smaller sites. Sales 1 and 2 required downward adjustment for superior
site size, while sale 3 required upward adjustment for inferior site size. Sale 4 was comparable
in size and did not require adjustment.

Zoning: The subject is located within the PR-1, Planned Residential district that allows for a
variety of uses including residential and commercial. Each of the land sales offered relatively
similar zoning and did not require adjustment.

Physical Characteristics: The physical characteristics of the subject property and each
comparable is summarized in the following table. Lots with greater street frontage/acre and/or
number of street frontages require downward adjustment, while those with less street
frontage/acre and/or mamber of street frontages require upward adjustment.

The table also demonstrates the type of adjustment required for differences in frontage, shape,
and topography. Fach sale is adjusted accordingly. :
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Utilities: The subject offers access to all public utilities. Salel did not offer access to public
utilities and sale 4 did not offer access to public water, each was adjusted accordingly. Sales 2

and 3 were comparable to the subject and no adjustment was required.

Conclusions of the Sales Comparison Approach

Each comparable sale used in the analysis provides a reasonable indjcation of the subject’s
market value and was considered the best available as of the valuation date. None of the chosen
sales reflected atypical concessions or financing. Based on the analysis of the most recent
comparable sales, the market value of the subject’s land is estimated at $95,000 (Equivalent to

20,000 SF @ $4.75/SF, rounded).

Summary of Value Indications - Before the Taking (Land Only)

e NTA

Cost Approach....... - -

$95,000

Sales Comparison Approach -

-N/A

Income Capitalization. Approach
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Correlation ard Final Value Estimate - Before the Taking (Land Only)

During the analysis, it was found that the Sales Comparison Approach to value provided the best
and most reliable indication of the subject market value. It was developed, since this type of
property is often purchased on this basis. After making the appropriate adjustments to each
comparable sale, a reliable market value estimate resulted.

The Income Capitalization Approach and Cost Approach were also considered, but not
developed since only the value of the subject’s underlying land has been estimated.

After considering all of the facts and circumstences in connection with the subject property,
conclude that the estimated Market Value for the Fee Simple Interest of the subject’s land only
Before the Taking as of March 16, 2012 was:

NINETY FIVE THOUSAND DOLLARS
($95,000)

Section 6: Nature of Taking

The Gloucester County Department of Engineering is proposing to reconfigure Egg Harbor Road
{(County Route 630) from Hurffville-Grenloch Road to Ganttown Road, which will include road
realignment, adding a center lane for turning, and modifying the major intersections. To
accomplish this, the existing ROW (Right of Way) must be expanded in order to accommodate
the realignment, which requires the acquisition of land from property owners along the proposed
areas. The following section details the proposed taking area as it applies fo the subject property.

Description of Taking
The taking involves one non-exclusive roadway improvement easement. The taking is described

in the following chart:

sts Acquired: Permanent, partial rights
Land Area/Dimensions: 1,270 SFE (0.03 acres)
(10" in depth by 143" in length)
Description/Location: Moderately irregular in shape and located along the Egg
, Harbor Road frontage. :
Property Owner’s Future Right | The owner, or iis assigns, will zetain the right to use and
of Use: maintain the area, but cannof construct any buildings or
structures.
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Improﬁements Within Taking
Area:

The taking will traverse across the subject’s rear yard area
which is improved with a wood fence, a sprinkler system
and a small flowering tree.
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Copy of General Property Parcel Map

- T R TIA, —

TOWNSHIP OF WASHINGTON

A8

(1) B=1107.39" (O, L9008 {(
B Vo aw e, meiv(oy
(@ seapa’a?' W (C), i0.00" {
{3} SREEYE {F), VAU D)

(B Ha1287.80° (C), LT 0* iQ
(B) Re=25.00" (1, Li=$0.07° {6
(7 S5°25'44"E: (O}, 2.08° (G}

(B) FeaB 00" (0, Lees0 27 ()

IRRPRTEE .
i £ "’q et |
groRr Y i i
A KHRZ&M%’QUH 3 o EUE
FAREA = 270 §F ¥ La ]
R:\.:- nz:a Aok % &
| 5 f,,
S ] e

67,

5 Risge, ,‘ -.
= “\4 ‘?ﬁ’{g} il

Lm‘ﬁé.
‘3’ il
{‘f} i, 2.4 gl

* Red outline is the appraiser’s representation of the laking area.

Khazamipour, Washington Twp., Gloucester County, NJ




E & A Associates, LLC

Section 7: Valuation of the Subject - After the Taking

Description of Remainder
The property will continue to offer most of the same physical characteristics as before the taking.
After the Taking, the site’s physical characteristics are shown as follows:

ki
Total Site Area (Fee Simple): 18,731 square feet or 0,43 acres :
% Fee Simple Land Area 6.35%
 Reduced: | N S
Frontage: 132’ Egg Harbor Road (11° reduction)

208’ Raymond Drive (No change)
340° Total (790’ per acre)

Shape of Tract: Moderately irregular
Topography: Same as before the taking.

- Access: Same as before the taking.
Comer Influence: Same as before the taking.
Easements: There will be a Non-Exclusive Roadway ‘

; __ Improvement Easement along Egg Harbor Road. j

" Encroachments: 7 Same as before the taking.
Parking: Same as before the taking.
‘Damages: No damages to the remainder are anticipated. The

highest and best use of the subject remains the same |
as Before the Taking and the taking does not impact
its potential to be developed as if vacant or the
continued use as a residence.

Highest & Best Use — As if Vacant (After the Faking)

After considering each of the four criteria, the highest and best use of the property, As if Vacant,
remains the same as in the Before the Taking analysis and is determined to be development in
accordance with zoning, likely a residential use.

Highest & Best Use — As Improved (After the Taking) _
After considering each of the four criteria, the highest and best use of the property, As Improved,
remains the same as in the Before the Taking analysis and is determined to be continued use as

improved.
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Appraisal Process

Again, each of the three traditional approaches to value has been considered in estimating the
market value of the subject. The market value indication for the subject’s land area was again
developed via the Sales Comparison Approach for the same reasons as it was developed in the
“Before the Taking” and the same set of sales has been utilized.

Sales Comparison Approach - After the Taking (Land Only)

A market value for the subject’s land area has been developed through the Sales Comparison
Approach. The same comparable sales have again been considered in the Afier the Taking
analysis. The adjustment chart is shown on the following page. Therefore, the After the Taking
value of the subject’s land via the Sales Comparison Approach is estimated at $88,500.
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Rights Conveyed Fee Simple Fee Simple Fee Simple Fee Simple
Adjusteent C. - . ..
» 100,000 $140,0C0 $104,000 $65,000
FimanciogiConcessions T haker
Adiusiment .

$140,000

$65,000

Cosmditions Of Salke

Market

.. Market

[Market Conditions

$100,000

$140,000

e e mmer )

% of Months Reqiring Adj.

Adjusfment Required/Year

Other Adistmentss

65,000

‘Adiius fment

Net- Other Adjestmen

Adj Sale Price

Estimated Market Value Per ST of Land (M V/Before Land area)
Taking Avea (SF)

Less: Estimated Market Valie of Takieg Area (Rourded)
Estimated Market Value After the Taking (Rounded)

e o

Location ;
Adinstinent % -20% 0%
Land Area (SF) m 75,900 223 G611 24,779
Adinstment ~20% -10% 20% 0%
Zoning Conp Coxg‘ Comp W(-J_omp o
Adustment 0% 0% 0% 0%
Physical Characteristics Comp Comp
Adjustment S W% L
Utilities - " Tkrior Comparable

15% 0%

-30% %

$98,000 104,008

571,500

Khazamipour, Washington Twp., Gloucester Cowty, NJ

40




E & A Associates, LLC

Compensation for Site Improvements

Compensation must also be made for any site improvements that will be permanently impacted
by the taking. The taking will traverse across the rear portion of the subject’s yard which is
improved with fencing, a sprinkler system, and a small flowering tree.

The depreciated value of the site improvements has been estimated utilizing the Marshali
Valuation Service, while the depreciation has been estimated using the age/life method.

) i

Descrigtion i Replacement Awrage Remzinieg Life | Depreciated
Count | Cost Per Unit* (Yeurs) Life {Years) | 100% - Age/life Vakue
Trees {Smalf) 668} 1 Eacli _ $20261 N/A NA b 5 3B
Sprinlder System ok 66-83 i 740 SF $0.95 2 13 8% o ho 3627
& Wood Fencing 65 | 40 LE) &4 4 8 0% $549

Laeq iplict | . :
Cost Multiplier! 1.01 i i

* Inlcudes muitiplicrs

Damages to the Remainder
No damages to the remainder are anticipated, since the property, as improved, will continue to
offer the same highest and best use, location and similar physical attributes as Before the Taking.

Cost to Cure
As previously discussed, any potential damage to the remainder has been compensated within the

estimation of value After the Taking. , -

Correlation and Final Value Estimate - After the Taking

Again, it was found that the Sales Comparison Approach to value provided the best and most
reliable indication of the subject’s market value. Thus, the resulting market value estimate for
the property, After the Taking, is summarized as follows:

e

‘Market Value Conclusion After The Taking $ 88,500 N/A N/A
| Less: Compensation for Site Improvements ($1.400)

'After Value Reflecting All Damages
5 i SR

Aol o mip e
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After considering all of the facts and circumstances in connection with the subject propeity, I
conclude that the estimated Market Valae for the Fee Simple Interest of the subject’s land only
After the Taking as of March 16, 2012 is:

EIGHTY SEVEN THOUSAND ONE HUNDRED DOLLARS
($87,100)

Section 8: Conclusion and Justification

In the final reconciliation, the appraiser must insure that the approaches and methods used relate
to the real property interest being appraised, the definition of value under consideration, and the
purpose and use of the appraisal. In the analysis of the subject, each of the three traditional
approaches to value has been considered in estimating value for the takings of the subject
property. The following value estimates were derived by each approach employed:

The following is a summary of the value estimates Before and After the Taking, as well as the
estimated value of the taking.

Value Before oeeanrmenns. . $95,600
Value After ....... . S— $87,100
Value of Part Taken & Damages to Remainder ......c..eeee $7.900

During the analysis, it was found that the Sales Comparison Approach was the only reliable
indicator to estimate the market value of the taking and any damages to the remainder, since
properties within this market are typically purchased on this basis. Comparable land sales were
analyzed based on their overall sale price and converted into a price per square foot of land area.
After making the appropriate matket adjustments to each comparable sale, a reliable market
value estimate resulted.

The Income Capitalization Approach was also considered but was not developed, since an
adequate supply of comparable lease information was not found for undeveloped land zoned for
this type of use. In addition, this approach to value does not reflect the typical motivations of
land purchasers within the market.

The Cost Approach was also considered, but not developed, since only the value of underlying
land has been estimated.

After considering all of the facts and circumstances in connection with the subject property, I
conclude that the estimated Market Value for the Takings and Damages to the Remainder as of
March 16, 2012 is:

SEVEN THOUSAND NINE HUNDRED DOLLARS

(57,900)
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Section 9: Addenda
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Photographs of the Subject Property

Westerly View of Subjct - Rear ( by ARC on 3/ 16/2012)
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Photographs of the Subject Property

king Area (Taken by ARC on 3/16/2012)

Westerly View of Ta

45

Gloucester County, NJ

H

ington Twp.

Khazamipour, Wash




E & A Associates, LLC

Photographs of the Subject Property

22t

Souherly View of Taking Area (Take by A}E{C n 3/16/2012)
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Photographs of the Subject Property

Southerly View along Taking Area (Tken by ARC on 3/16/202)
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Photographs of the Subject Property

Northerly View along Egg Harbor Road (Taken by ARC on 3/16/2012)

Souteri“y View a Eg Harbor Read (Taken by ARC on 3/16/20 2)
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Photographs of the Subject Property

‘ ertheriy View alon Raymond ve

aken by ARC on 3/16/2012)

Scutherly View along Raymond Drive Taken b ARC on 3/16/2012)
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Porticn of Zoning Ordinance ARTICLE XI. PR-1 Planned Residential One District

§ 285-53, Purpose.

A. Tt is the purpose of the PR-1 Planned Residential One District to permit single-
family developments to be built on lands formerly zoned rural and designated in

' the Master Plan as R/L1, provided that additional design and performance criteria are
met to the satisfaction of the Planning Board. After a tract of rural land has been
granted rezoning to PR-1, the applicant may reduce the size of lots to the dimensions
specified in this article. However, the total number of units permitted may not exceed
1.6 umits per gross acre.

B Freshwater wetlands, as defined in the New Jersey Fresh Water Wetlands Protection
Act of 1987, N.J.S.A. 13:9B-1 et seq., one-hundred-year floodplains, floodways and
flood hazard areas are not included in gross acreage for the purpose of calculating units
per gross acre.
§ 285-54. Permitted and conditionai uses.
In any PR-1 Planned Residential One District, land, buildings or premises shall be used by
right only for one or more of the following:
A. All uses permitted in the A Residence District.
B. All conditional uses of the A Residence District, provided that the conditions set
forth there under shall be complied with.

C. Neighborhood retail commercial facilities, as permitted in the NC Commercial
District, subject to the regulations of § 285-58.

§ 285-55. Accessory uses.
All accessory uses permitted in the A Residence District shall be allowed.
§ 285-56. Area and bulk regulations.

A. The following area and bulk regulations shall be followed for projects that are too

small to generate the required amount of open space and active recreation facilities and
acreage specified in the open space regulations of this article. Section 285-38 shall not
be utilized for projecis that are measured in accordance with the following regulations:

(1) Minimum lot size for agricultural uses: 5 1/2 acres.

(2) Migimum lot size for other uses: 23,000 square feet.

(3) Maximum density per gross acre: 1.6 units.

(4) Minimum lot width: 100 feet.

(5) Minimum lot depth: 200 feet.

{6) Maximum lot coverage: 20%.

(7) Minimum front yard: 50 feet.

(8) Minimum side yards: 15 feet each.

(9) Minimum rear yard: 35 feet.

(10) Maxinum building height: 35 feet. _
B. The following area and bulk regulations shall be followed for all other projects,

except that the density shall not exceed 1.6 units per acre, but only if the Planning
Board approved the cluster concepl:
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(1) Minimum lot size: 10,500 square feet.

(2) Maximum density per gross acre: 1.6 units.

(3) Minimum lot width: 80 feet.

(4) Minimum [ot depth: 125 feet.

(5) Maximum lot coverage: 25%.

(6) Minimum front yard: 30 feet.

(7) Minimum side yards: 10 feet each.

(8) Minimum rear yard: 30 feet.

(9) Maximum building height: 35 feet.
C. Freshwater wetlands, as defined in the New Jersey Fresh Water Wetlands Protection
Act of 1987, N.J.S.A. 13:9B-1 et seq., one-hundred-year floodplains, floodways and
flood hazard areas are not included in gross acreage for the purpose of calculating units
per gross acte in Subsections A and B of this section.

§ 285-57, Open space requirements.

A. In order for a project to qualify for development under this article, the
minimum open space and active recreation tract shall not be less than five acres.

B. The open space and active recreation lands shall comply with all of the provisions of
Article XX VIIL, Open Space Regulations.

§ 285-58. Neighborhood commercial regulations.
A. Neighborhood commercial centers may be permitted, at the discretion of
the Planning Board, provided that cach center is designed as an integral unit and does
not exceed two acres for each 50 acres of total project development.
B. No single commercial center shall exceed four acres in size.
C. All commercial centers shall be located on major roads capable of supporting the
anticipated traffic volumes.
D). The traffic patterns associated with the commercial center shall not be detrimental to
the residential character of the neighborhood.

§ 285-59. Reduction of lot sizes.

A. Notwithstanding the above regulations, and only with the approval of the Planning
Board, in any residential development no more than 10% of the lots may be reduced in
size to not less than 7,500 square feet each, provided that the required original

overall density is maintained for the entire project.

B. Lots that are less than 10,500 square feet in size shall conform to the foliowing
regulations:

(1) Minimum lot width: 75 feet.

(2) Minimum lot depth: 100 feet.

(3) Maximum lot coverage: 30%.

(4) Minimum front yard: 20 feet.

(5) Minimum side yards: eight feet each.

(6) Minimum rear yard: 25 feet.
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(7) Maximum building height: 35 feet.
C. All such lots shall not be grouped together contiguously, but shall be scattered
throughout each development. The purpose of this stipulation is to promote design
flexibility and creativity and to work with the natural constraints of the land without
affecting the maximum permitted density. Accordingly, such lots should only be
designed when standard lots of 10,500 square feet are not physically appropriate.
§ 285-60. Conditions prior to appreval.
In order to qualify for increased densities, the following facts and conclusions shall be found
by the Planning Board prior to approval of all residential developments permitted by this
article:
A. That departures by the proposed development from zoning regulations otherwise
applicable to the subject property conform to the standards established in this chapter
for the applicable distriets.
B. That the proposals for maintenance and conservation of the common open space are
reliable, and that the amount, location and purpose of the common open space are
adequate.
C. That provision, through the physical design of the proposed development, for public
services, control over vehicular and pedestrian traffic and the amenities of light and air
and recreation and visual enjoyment are adequate.
D. That the proposed planned development will not have an advetse impact upon the
area in which it is proposed to be established.
E. In the case of a proposed development which contemplates construction over a
period of years, that the terms and conditions intended to protect the interests of the
public and of the residents, occupants and owners of the proposed development in the
total completion of the development are adequate.
F. That the project shall have service available within a reasonable distance for
churches, schools and medical facilities.
G. That retail service functions shall be available neatby.
H. That the project shall have increased recreation facilities available.
1. That the location of recreation facilities shall be centralized with easy access from-all
directions.
1. That the active recreational facilities and open spaces shall be linked together with a
unified pedestrian path system through the entire project that diminishes conflict with
vehicular traffic.

K. That the project shall be in conformance with the Master Plan.
L. That all projects shall be located along major traffic arteries.
M. That all projects shall be located near developments of similar densities.

N. That the need to conserve natural features and sensitive land areas such as woods,
floodplains and erodible soils must be demonstrated. ‘

O. That the opportunity to preserve agricultural lands may be a factor.
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P. That the project shalt show an improved overall design concerning streets, lots
and open space arrangements.
Q. That a variety of housing designs shall add to the aesthetic appeal of the project.
R. That pedestrian crossing points shall be completely designed for the ease and safe
of pedestrian movements. :
S. That all proposed stormwater drainage basins or refention basins be surrounded by
permanent fencing of a type and dimension specified by the Township Engineer,
together with the landscaping in accordance with the specifications of the Township
Engineer, for the purpose of reducing the health and safety hazards of such basins and
improving the aesthetics of their appearance.

§ 285-61. Other regulations.
A. There must exist approved public water and public sewer systems, which shall be
available to each lot prior to the issuance of the building permit.

B. All other applicable regulations of this chapter shall be followed as required.

ARTICLE VI. A Residence District
§ 285-23. Permifted uses.
In any A Residence District, land, buildings or premises shall be used by right only for one
or more of the following:
A. Single-family detached house.
B. Municipal tower, water storage tank, water reservoir, water pumping station and
water treatment plant, provided that the architectural design of the exierior of :
any building shall be in keeping with other structures in the neighborhood and shall be
reviewed and approved by the Planning Board.
C. Sewage lift station, water pumping station, underground transmission lines and gas
regulator stations, subject to the following special requirements:
(1) There shall be no storage of matetials and trucks and no repair facilities or
housing of repair crews except within completely enclosed buildings.
(2) The architectural design of the exterior of any building shall be in keeping with
other structures in the neighborhood and shall be reviewed and approved by
the Planning Board.
(3) Screening shall be developed as defined in this chapter. All plants not
surviving one year after planting must be replaced.
D. Model homes or sales offices within a subdivision, but only during the period
necessary for the sale of new homes within such subdivision. Such uses shall not be
considered a business use.
E. Senior citizen housing in conformance with the single-family concept of this
district.
F. Flag-shaped lots, provided that these shall not have less than one-hundred-foot
frontage at the required building setback line, and that no mosre than one flag lot shall
be subdivided from a base lot, and that no two flag lots shall be contiguous to each
other.
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§ 285-24. Conditional uses.
The following conditional uses may be authorized by the Planning Board, provided that
applications conform to the following specifications and standards:
A. Agricultural uses, provided that:
(1) The use will not injure or detract from the use of neighboring property.
(2) The use will not detract from the character of the neighborhood.
(3) The use of property adjacent to the area included in the plan is adequately
safeguarded.
(4) The property is suitable for the intended use.
(5) The use will service the best interests of the Township.
(6) The use will not adversely affect public sewers and facilities such as water,
sewer, police and fire protection.
(7) The use will not adversely affect the drainage facilities in the adjacent
neighborhood.
(8) Chemical and fertilizer usage and storage will not be detrimental to people,
animats and plants and water in the neighborhood.
(9) Accessory buildings will not adversely affect the character of the
neighborhood.
(10) The use shall meet the requirements of Article XXXIV, Farm Regulations.
B. Church, chapel, convent or similar religious institution, including rectory or parish
house, provided that:
(1) The coverage will not exceed 20%.

(2) The site plan design shall not be detrimental to the neighborhood and side

yards shall be not less than 20 feet each.

(3) The lot depth and yard areas will conform lo the standards set forth in this

district, except as noted above.,

(4) The parking requirements shall be in accordance with all the regulations set

forth in this chapter. .
C. Professional and general offices, medical and legal offices, real estate and insurance
offices. A residential use may be combined with any of the above uses in the
same building, provided that the residential occupant is also the user of the office
facilities. All of these conditional uses shall be subject to the following standards,
which are in addition to any other standards for conditional uses set forth in other
residential districts where such conditional uses are allowed by reference to the A
Residence District:

(1) Standards set forth in Subsection A(1} through (7) above.

(2) All Jots shall be directly adjacent to the roads listed below. Lots within the

interior of a housing development shall not be considered for the conditional use.

Delsea Drive ‘
Blackwood-Barnshoro Road, from County House Road to Delsea Drive
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Egg Harbor Road

Fish Pond Road

Berlin-Cross Keys Road
Black Horse Pike
Woodbury-Turnersville Road

County House Road, between Hurffville-Grenloch Road and the Camden County
line at Lakewood

Hurffville-Grenloch Road, from Delsea Drive to Hurffville Road
Grenloch-Selina Road

Hurffville-Cross Keys Road

Fries Mill Road

Williamstown-Blackwood Road

Glassboro-Cross Keys Road

Greentree Road, between Lantern Lane and Hurffville-Cross Keys Road
Ganttown Road, between the Black Horse Pike and Hurffville-Cross Keys Road
(3) Architectural standards set forth in § 285-108.

(4) There will not be any noise and lighting situations adversely affecting adjacent
residential properties.

(5) A twenty-foot-wide setback shall be provided between any parking area and a
property line, where such parking is directly adjacent to a preexisting '
residential dwelling or lot. Such setback shall be fenced and/or fully planted with a
landscape buffer, as provided for in this chapter.

(6) The applicable area and bulk standards shall be as set forth for the zoning
district where the property is located.

(7) One freestanding sign, not exceeding two square feet, is permitted. Facade
signg are prohibited.

(8) For the conversion of an existing building, the plan submitted may be
considered a minor site plan if so classified by the Planning Board. All plans for
the construction of a new building will be considered major site plans.

(9) All buildings must have the front of the building facing the roads listed in
Subsection C(2) above.

§ 285-25. Accessory uses.
Only the following accessory uses shall be permitted:
A. Customary accessory residential uses, including private garages and utility sheds.
B. Private swimming pools. '
C. Private greenhouses.
D, Private gardens.
§ 285-26. Area and bulk regulations.
The following area and bulk regulations shall apply:
A. Minimum lot size: 60,000 square feet.
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B. Minimum lot width: 150 feet.
C. Minimum lot depth: 200 feet.
. Maximum lot coverage: 10%.
E. Minimum front yard: 50 feet.
E. Minimum side yards: 15 feet each.
G. Minimum rear yards: 35 feet.
H. Maximum building height: 35 feet.
§ 285-27. Other regulations.
All other applicable regulations of this chapter shall be followed as required.

ARTICLE X VI NC Neighborhood Commercial Distriet
§ 285-96. Permitted uses.
[Amended 3-8-2007 by Ord. No. 4-2007]

In any NC Neighborhcod Commercial District, land, buildings or premises shall be used by
right only for one or more of the following:

A. Administrative offices.

B. Bakery.

C. Bank.

D. Barber and beauty shops.

E. Bookstore and stationery store.
F. Clothing.

G. Drugstore.

* H. Dry cleaning and laundry pickup shops.
I. Dry goods and notions stores.
J. Finance and loan agencies.

K. Food market.

L. Gift shop and florist shop.

M. Hardware and sporting goods stores.

N. Jewelry store.

0. Library and museums.

P. Medical and dental offices.

Q. Newspaper and magazine sales.

R. Post office.

S, Radio, television and music stores, sales and service.
T. Real estate and similar professional office.

U. Restaurant, provided that no restaurant or similar use shall be conducted as a drive-
in service establishment or refreshment stand, sometimes called snack bar, dairy bar,
hamburger stand or hot dog stand, where customers and patrons are served food and/or
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drinks for immediate consumption outside the building in which the business is
conducted.

V. Self-service laundry.
W. Shoe store and repair.
X. Tailor and dressmaker shops.
Y. One apartment unit, provided that such use is in conjunction with the
main business use, such as living quarters for a watchman. Such apartment shall be
located above the main floors or in the rear of the business structure. An additional two
parking spaces shall be provided for such apartment unit.
§ 285-97. Accessory uses.
Only accessory uses on the same lot with, and customarily incidental to, any of the above
permitted uses shall be permitted.
- § 285-98. Area and bulk regulations.
The following area and bulk regulations shall apply:

A. Minimum lot size: 13,500 square feet.

B. Minimum lot width: 100 feet.
€. Minimum lot depth: 135 feet.
D. Maximum lot coverage: 35%.
E. Minimum front yard: 50 feet from all streets.

F. Side yards: 20 feet aggregate total with a minimum of eight feet, provided that when
a written agreement is provided by adjoining property owners, no side yard shall be
required between properties of separate ownership where two or more commercial uses
abut side to side. In case of a series of abutting structures paralleling a public right-of-
way, an open and uncbstructed passage of at least 30 feet in width shall be provided

at grade level at intervals of not more than 200 feet.

G. Mipimum rear vard: 35 feet.

H. Maximum building height: 25 feet.

I. Maximum floor area: 20,000 square feet. [Added 3-8-2007 by Ord. No. 4-2007]

§ 285-99. Other regulations.

A. There must exist approved public water and public sewer systems, which shall be
available to each unit prior to the issuance of the building permits.

B. All other applicable regulations of this chapter shall be followed as required.

C. For developments to be constructed over a period of years, a phasing plan shall be
submitted as part of the preliminary plan for the entire concept.

D. The buildings, sizes, shapes, site positions and architectural design shall be
considered along with the landscape and natuoral features.
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Copy of Deed
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Copy of Certified Letter
Albere R, Croshy, CEA, NJ SCGREA*

109 Appalooss Wey
Sewell, New Jersey 06080

& 4 Associates LLC/}/’H\;\%\\ Phone: (509) 9224815

E

Fax (B56) 5424711
alberteroshy@comerstaet
NI State Certified General Real Eswte Appralser
February 7, 2012
Eileen Khazamipour
164 Raymond Drive

Sewell, NJ 08080-5268

Re:  Property Acquisition Appraisal
Block 194,30, Lot 1
104 Raymend Drive
Washington Township, Gloncester County, New Jersey

To Whom it may concern:

Our firm has been engeged by the County of Gloucester Enginesring Department to determine the'
fair market value of your property for a partial taking. The appraisal will be used by the County of
Gloucester to provide just compensation for the proposed taking area.

Wo wonld like to offer you the opportunity fo accompany us during cur property inspection, so that
you may disclose any important information about your property. Additionally, it would be helpfisl
, if'you counld provide any of the applicable items detailed on the enclosed list.

We would like fo offer you the opportunity 10 accompany us during our property inspection, so that
you may disclose any important information about your property. Additionally, it would be helpfil
if you could provide any of the applicable items detailed on the enclosed list.

Please contact Al Crosby either by phone at (609) 922-481 5 or email (albertcrosby@comcast.net) to
coordinate an inspection appointment as soon as possible.

Sincerely,
E & A Associales, LLC

gt K @aé,ﬂ

Albert R. Crosby, CTA
NJ SCGREA #42RG00222000 { . Eile sty Kisadamipodr

& 1&4 Raymmdﬂdve

" Seivel, N1 GBOS0
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Altrert R Croslwy, CTA, NJ 8OGREA®

109 Appaloosa Way

: %\\ Sewell, New Jersey 08060
& Assoeiates. LI f“\?*\ Phone: (§09) §22.4815
k‘————*———_ S Faxc (856) 5824711
albertcroshy@comenst. not

N Stave Ceariffed General Resl Bstate Appraiser

K

Property Appraisal Exhibit Request

Please provide any of the following information that is applicable and available. We are in need of
these exhibits for our analysis.

1) Copy of most recent Deed

2} Provide the Agreement of Sale, Deed, and/or settlement sheet for your acquisition of the
property if made within the past 3 years.

3) Information on any Purchase Offers that have been made on the property during the past three
years and if the property is curently for sale.

4} Full seale copy of subdivision plams
5} Copy of any approvals received to date From local, county, or other governing awthorities.

6} Amy other information that you believe shonld be considered in the appraisal of this property.

Please forward a copy of any of the above applicable items to:

E & A Assoclates
109 Appaloosa Way
Sewell, NJ 08080

You could also fax a copy of any of the above to §56-582-4711.
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Qualifications of
Albert R Crosby, Jr., CTA

Professional Position

Principal of the company E & A Associates, LLC; specializing in real estate appraisal and
consulting services for all property types and for a variety of purposes including financing,
condemnation, ad valorem, matrimonial, and estates. The firm concentrates its work throughout

the State of New Jersey.

I have a B.S. in Accounting from Elon University and extensive experience and knowledge of
the Southern New Jersey Region including but not limited to Atlantic, Burlington, Camden, Cape
May, Cumberland, Gloucester, and Salem Counties.

Senior Appraiser with Insight Appraisal Group, LLC; specializing in real estate apprajsal and

~ consulting services for all property types and for a variety of purposes including financing,
condemmnation, ad valorem, matrimonial, and estates.

Professional Affiliations & Licenses

Certified General Appraiser (#42RG-00222000), State of New Jersey
Certified Tax Assessor (CTA4), State of New Jersey
Associate Member of the Appraisal Institute

Professional Experience

8/Q07 — Present Senior Appraiser with Insight Appraisal Group in Washington Township,
New Jersey
2/03 = 7/07 Researcher and Analyst with the firm of J. McHale & Associates, Inc. in

Mt. Laurel, New Jersey

Education
B.S., Accounting, Elon University, Elon College, North Carolina
Profession Related Courses & Seminars

November 2010 Report Writing, Appraisal Instituie
December 2009 Advanced Applications, Appraisal Institute

May 2007 General Market Analysis/Highest & Best Use, Appraisal Institute
November 2005 Advanced Sales Comparison & Cost Approaches, Appraisal Institute
January 2005 Advanced Income Capitalization, Appraisal Institute

October 2005 15-Hour National USPAP, Appraisal Institute

March 2004 Basic Income Capitalization, Appraisal Institute

May 2003 Appraisal Procedures, Appraisal Institute
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March 2003 Appraisal Principles, Appraisal Institute

‘Other

Acting Board Member of a local non-profit serving the needs of the physically and mentally
disabled.

66
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COUNTY OF GLOUCESTER
P. 0. Box 337
Woodbury, N.J. 08096

Certificate of Availability of Funds

TREASURER'S No. |2 ~ O G4 | DATE July 13, 2012
C-04-09-013-165-13204 ($8,273.00)
BUDGET NUMBER - CURRENT YR B DEPARTMENT Engineering
$8,273.00 August E. Knestaut, Esq.
AMOUNT OF CERTIFICATION COUNTY COUNSEL

Property Purchase, Acquisition of Property (R.O.W. ~ RE-04), in association with the
DESCRIPTION : Reconstruction of Egg Harbor Road, CR630 from Hurffville-Grenloch Road, CR635

o to ITurffville-Cross Keys Road, CR654, Washington Township, Gloucester County,
Federal Project No. STP-4048(105)ROW. Engineering Project #06-01FA from Eileen

Khazamipour, Block 194.30, Lot 1.

VENDOR: Eileen Khazamipour

ADDRESS: 104 Raymond Drive

Sewell, NJ 08080

APPROVAL %WL

"'-._“__ T / L Lo
DEPARTMENT HE
Vincent M. Voftaggio, P.E.,

County Engineer

A

s

APPROVED | % - RETURNED TO DEPARTMENT
_ NOT APPROVED
PURCHASING AGENT

DATE PROCESSED Meeting Date: ~ August 08, 2012

VAProjects\06-01 FA\Comespondence\Agenda Request Package (Resolutions\06-01FA Khazamipour RE-4 Property Purchase, Block 194.30, Lot 1, C.AF..doc




RESOLUTION AUTHORIZING A TRAFFIC SIGNAL AGREEMENT AMONG THE s
COUNTY OF GLOUCESTER, TOWNSHIP OF MONROE, AND CROSS KEYS
MONROE, LLC

WHEREAS, a traffic condition exists at the Intersection of Berlin-Cross Keys Road (CR
689) and Waynesboro Way, a municipal roadway that will provide access to The Crossings at
Monroe project (hereinafter the “Project”) located in the Township of Monroe (hereinafter the
“Township™), County of Gloucester (hereinafter the “County”), which requires the installation
and operation of a traffic control signal and,

WHEREAS, a traffic control signal is necessary in order to ensure the safe movement of
vehicular traffic at the said intersection; and

WHEREAS, the Cross Keys Monroe LLC (hereinafter the “Cross Keys”), who is the
developer for the Project, has indicated its willingness to install a traffic control signal at said
intersection; and,

WHEREAS, the County has proposed a form of agreement pertaining to the installation and
maintenance of the said traffic control signal at the said intersection, which agreement sets out the
specifics as to responsibilities and costs for same.

NOW, THEREFORE, BE IT RESOLVED by the Board of Chosen Freeholders of the
County of Gloucester that the Frecholder Director, and Clerk of the Board, are hereby authorized
to execute the Traffic Signal Agreement attached hercto among the County, the Township and
Cross Keys, for the purpose aforesaid.

ADOPTED at a regular meeting of the Board of Chosen Freeholders, County of
Gloucester, State of New Jersey held on August 8, 2012 at Woodbury, New Jersey.

COUNTY OF GLOUCESTER

ROBERT M. DAMMINGER, DIRECTOR

ATTEST:

ROBERT N. DI LELLA,
CLERK OF THE BOARD

V:\Roads\CorrespondenceiAgenda Request (Resclutions)\Agenda Req. Pkg. # 3 August 8, 26120TF-11-1 8 Resclution for Traffic Signal




TF-A118.
& Traffic Signal Agreement Y

THIS AGREEMENT, roade this day of 2011, by znd among
the COUNTY OF GLOUCESTER, & political subdivision of the State of Mew Jersey, heeinafter referred o as
“County”, and the TOWNSEIP OF MONROE, a political subdivision of the State of New Jersey, hereinafter
referred to a8 “Montoe”, and CROSS KEYS MONRGE, LLC, a Limited Liability Cosupany, heteinafter referced
ta as “Cross Keys.”

WHEREAS, 2 traffic condition exists at County Route 689 (Berlin-Cross Keys Road) wheze' it intersects
Waynesbost Way, a municipal toadway in Township of Washington, and a proposed diivewny for the proposed’
Cross Keys subdivision known as “The Crossings at Monroe (herelnafter referred to as the “Crossing Proect”) n
Monros, County of Gloucester, and State of New Jersey (hereinafter referred to 25 the “Intersection™), which

requires the fnstallation and operation of & traffic contrel signal in order to minimize the number and severity of

weaffic accidents, and to expedite the safe movement of traffic, and

WHEREAS, the pardes desite to enter into an agreement with respect to each of their zespective rights,

obligntions and responsibifiies regardiog end felating to the design, cost, installation, constrnetion, inspectior,

operation, maintenance, and enforcement oF & teaffic control signal ot the Intersectior, and

' WIIEREAS, it is the putpose of this Agreement iy provide for the parficipation of the County, Montoe, and
Cross ¥eys in the design, cost, installation, construction, fnspection, roaintenatice, operation, and enforcement of
the said traffic control signal at the Intetsection: ‘ '

NoOW, THEREFORE, WITHNESSETH, that for and i consideration of the mutual covenants and
agreements »containcd hetein, the County, Monroe and Cross Keys agres, a5 follows:

1. Cross Keys shall prepare appropriate design drawings and specifications for the construction and
instaliation of z traffic cotiteol signal at the intersection for review and final approval by the County’s.

Enginser.

2. Cross Keys shall submit to the County’s Engineer the design drawings and specifications for the traffic
coatrol sigral for the Intersection for: bis review and finad approval; and Cross Keys shall be solely
responsible to oltais such spproval from the County for seme. .

3. ‘The County’s Engineer shall review the teaffic control signal design drawings and specifications, submitted
by Cross Keys and when same meet with 11l applicable Federal, State, County and Menicipal statutes, laws,
" rules, regulations, and ordinances, issue a final approval of and for tem.

4, The County's Engincer will determine the character, type, location, and operation of the traffic control
sigral for the Intessection i accordsence with ILLSA, 39:4-120, and all other applicable statites, laws, niles
and regulations.

5. Cross Keys shall construct and inswll a wraffic contzol sigaal at the Intersection in accordance with the
design drawings and specifications that are given final approval by the County’s Engineer. Monroe shail
inspect the electrical service installation for the traffic conizol signal upon completion of same, and shall
certify it to the eléetrical wtility. .

6: Monroe's electricel inspecior shall inspect the elecerical installation for the traffic contzol signel at the
Tntersection wpon 5 completion by Cross Keys, and certify  to the electrical utility.

7. The cost of approval, desipn, InstaBlation and constraction of the waffic control signal at the Intarsection
shall be bote znd paid enively by Cross Keys. 7 )

2. Montoe shall pay all the cost of the electrical power for the traffic control signal following  completion of
the construction and instafladion of same; and shall continme be zesponsible for the payment of the

ongoing electtical power for the traffic control sipnal at the Intersection, as long a3 the teaffic control sigeal -

shall remain In opetation. Eaeigy seving LED. (light emitting diode} signal Jenses shall be installed by
Cross Keys, as part of the constraction aad ostallation of the traffic control signal.  The cost for
seplacement of the LED. lenses shall be the sesponsibility of Moztoe. If Mostoe does aot wish to beat the
matedal cost of LED. replacement, then the County will teplace the lenses with standard in-stock non-

enetgy saving lenses at the Coomty’s expense.
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10,

11.

Pior to the tmffic contrdl signal at the Tressection bf:ing.mdc operaﬁoﬁa], Cross Keys, under the
direction of the County Hagiucer, shall inspect the tmaffic control sigual to vedfy that it has been propedy
s:oustmcted and installed.

The Comty, at its sole cost and expense, shall pesiodically inspect, and pmvxde all routine maintenance foz,

the traffic control sipnal with the exception of L.ED, repiacement, as provided in paragrzaph 8 hereof.

If the County or Monroe. desire to have the traffic control signal at the Intersection, or any part of it,

relocated in -the futuee, any cost incurred of the relocation shall be borne by the pariy requesting the .

+ relocation. Ne selocation of the traffic control signal may be undettaken wunless the County and Momtoe
_ shall both agree in writing to same. '

12,

i3

14,

15.

. 16,

7.

18

19,

20,

21

22,

If the Gounty requests assistance of the Montoe Police Department during routine ox emergency
maintenance of the tzaffic conerol signal at the Iriemsection, the Montoe Police Department shall provide
traffic sssistance 24 no cost to the County. If Police assistance is requited for toutine meintepance of the
traffic conttol signal, the County shall schedule same with the Monroe Police Department at least forty-
eight (48) kouts in advance. In zn emergency, the Monroe Police Departments will teasonzbly respond. as
nevessitated by 2 Connty request. '

Monroe hereby agrees that it will defend, indemnify and save the County and Cross Keys harrmless VErom

_and against any and all claitns Froms the acts or emvissions of its agents, servants, employecs ot contractors.

The County hereby agrees that i will defend, indemnify and save Monroe and. Cross Keys batrmless from
and against any and all claims fom the acts or omissions of its agents, servants, employess, of contractors.

Cross Keys herehy agrees that it will defend, fodemnify and save Moo and the County harmfess from

- and against any and all claims from the acts or omjssions of its agents, servants, employees, or coptractors

for the longer of the applicable Statute of Limitation, or six (6) years, whichever shall last ocour, and subject
to the responsibility of Montoe and the County to reasonably notfy Cross Keys of any such claim.

The County, Monroe and Cross Keys shall sach separately certify that 2l things required by Iaw to be done
and pecformed by them to enable them to cazty out this Agreement have been done and performed, o vill

be dons and performed, ina umaly mAnnSr.

Upon completion of the installation of the caffic mntml signal at the Intersection, and the written
aceepeance of same by the County, and Cross Keps having posted with the County any required
maintenance guatantes therefor, the performance guarantze of Cross Keys refated to the teaffie control
signal at the Intersection only, shall be released by the County, and returned to Cross Keys, which act shall
constitute final acceptance of the traffic control signal by the County.

The operation of any tmatfic control signal at the Intersection shall not be discontinued nnless the County
shall avthorize by Resolution such discontirnance, aad the removel of same.

“Fhis Agreement shall he interproted under, and governed by, the laws of the State of New Jersey.

The County, aad the County only, may record this Agreement with the County Clerk.

This Agreement shall be binding opon and inute to the benefit of the parties hctéto, znd their respective
heits, legal fepresentatives, successoxs 2nd essigns.

This Agteement contsins the entite Agreement between the parties with respect to the design, cost,
instaflation, construction, inspection, operation, maintenance, and enforcement of 2 traffic control signal at
the Intersection, and supersedes any prior or other agreements, understandings or communications, written
or orzl, related thereto.

No modification of this Agreement shall be effective vnless expressed in z mutually execnted written
agteement. Any purported modification which is not so expressed in a mntually weitten executed wiitten

- Agreement sipned by all parties shall be void,

25,

. "The inapplicability or unenforceabflity of asy provision of this Agreement shall not limit or m:pa:.r the

operation of validity of 2ay other provision of this Agreement.

The patties hereto agree that each party and its Jegal counsel hay reviewed of has.had an oppotmunity to
teview this Agreement; and the mle of construction t the effect that ambiguities ate to be resolved aguinst
the drafting party shall not spply to any construction or interpretation of this Agreement.
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26, This Apreement may be executed in one or more covmterpatis, each of which shall be deemed to he an
original, but all of which shall constitate one md the same figreement.

* 27. The venue for any disputes arsing under, regarding zmd/ or relating to this Agreemmt shall be the Sugcnnr.
Court of New Jetsey, Gloncester Connc;r. .

TN WirNEss THEREOF, the County, Monzoe, and Cross Keys have caused this Agreement fo be duly
execited by their proper officess, znd their corporate seals to be heteunto affixed, and attested by the:z{].erks a8
applicable, on Ii'Le day and year first writien above.

Cozzmy-at’ Gloucester
ATTEST:

Robert M, Dacnminger, Director
By:

Rohert M. Difella, Cleck .

QAA&U}ZL M / Z/ MichaalF Gabbianelli, Mayor
By

Susan MeCormids, Jerk

Cross Keys Momog, LLC

PO Box 8303
Futnersville, NJ 08012

. - By: <2 M
By / WW Zﬂ %4%44 Jppee
 SELHE b M-ﬂa;, i

(plesse peint dtle)
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LAW OFFICE OF
Charfes A. Fiore
34 SOUTH aaIN STREET
P.0.BOX 325
ILLIAMSTOWH, HEW JERSEY 920M

RESOLUTION R:131-2012

RESOLUTION OF THE TOWNSHIP COUNCIL OF THE TOWNSHIP OF MONROE
AUTHORIZING THE EXECUTION OF A TRAFFIC SIGNAL AGREEMENT BETWEEN
THE COUNTY OF GLOUCESTER, THE TOWNSHIP OF MONROE,

AND CROSS KEYS MONROE, LLC

WHEREAS, Cross Keys Monrog, ELC has submitted an application te the Gloucester
County Planning Board for Site Plan approval for the propesed subdivision known as “The
Crossings at Monrog”; and

WHEREAS, the Gloucester County Planning Board is requiring that the Township of
Monroe, Cross Keys Monroe, LLC and the County of Gloucester enfer into a Traffic Signal
Agreement for the design, construction and maintenance responsibilities of the initial and
continued operation of the proposed waffic signal which shall be located at County Route 689
{Berlin-Cross Keys Road} where it intersects Waynesbore Way, a municipal roadway in
Township of Washington and the proposed driveway for the proposed subdivision; and

WHEREAS, in furtherance of same, it is necessary for the Mayor to execute said
Agreement.

NOW THEREFORE, BE T RESOLVED by the Township Council of the Township of
Monroe, County of Gloucesier, Siale of Mew Jersey, that the Mayor is hereby authorized to
execute a Traffic Signal Agreement between the County of Gloucester, Township of Menroe
and Cross Keys Monroe, LLC, a copy of which is attached hereto, for the proposed trafiic signal
located at County Route 689 (Berlin-Cross Keys Road) where it intersects Waynesboro Way, a
municipal roadway in Township of Washingten and the proposed driveway for the proposed
subdivision in the Township of Monroe. :

ADOPTED at a regular council meeting of the Township Council of the Township of
Monroe on June 26, 2012, .

TOWNSHIP OF MONROE

A Lo lacien.
CNCL. PRES., FRANE). CALIGIURI
or CNCL.. VP., DANIEL P. TEEFY

ATTEST:

4 ) 7 Cop
Q{f,@a@wﬂﬁi@mm&

Twp Clerk, Susan McCormick, RMC
or Deputy Clerk, Sharon Wright, RMC




RESOLUTION AUTHORIZING AWARD OF A SPLIT BID CONTRACT IN REGARD
TO BID FOR THE SUPPLYING OF TRAFFIC SIGNAL PARTS AND COMPONENTS
TO TRAFFIC PARTS, INC, FOR AN AMOUNT NOT TO EXCEED §11,928.25, AND TO
GENERAL TRAFFIC EQUIPMENT CORP. FOR AN AMOUNT NOT TO EXCEED
$62,195.00, AND TO SIGNAL CONTROL PRODUCTS, INC. FOR AN AMOUNT NOT
TO EXCEED $631,987.50, PER BID PD-012-016

WHEREAS, the County of Gloucester (hereinafter the “County”) advertised for the
receipt of public bids for the supply and delivery of traffic signal parts and components for the
County Public Works Department, pursuant to Bid PID-012-016; and

WHEREAS, the County has need for the supply and delivery of traffic signal parts and
components for the use by the County Public Works Department, and the County Engineer, as
set out in the specifications for Bid PD- 012-016; and

WHEREAS, bids were publicly received and opened by the County regarding PD 012-
016 for the supply and delivery of traffic signal parts and components on June 27, 2012; and

WHEREAS, after following proper bidding procedure, it was determined by the County
that Traffic Parts, Inc. (hereinafter “TPI”), with and address at PO Box 837, Spring TX 77383,
was the lowest responsive and responsible bidder to supply and deliver certain of the said parts
and components, specifically bid items 8, 17, 19, 20, 22A, 26, 27, 52, 53 and 74; and

WHEREAS, after following proper bidding procedure, it was determined that General
Traffic Equipment Corp. (hereinafter “General Traffic”), with an address of 259 Broadway,
Newburgh, NY 12550, was the lowest responsive and responsible bidder to supply and deliver
certain of the said parts and components, specifically bid items 2, 4, 7, 14, 15, 23-25, 28-32, 34,
35,41, 42, 49, 54, 61, 75, 82 and 83; and

WHEREAS, after following proper bidding procedure, it was determined by the County
that Signal Control Products, Inc. (hereinafter “Signal Control”) with an address of 199 Evans
Way, Branchburg, NJ 08876, was the lowest responsive and responsible bidder to supply and
deliver certain of the said parts and components, specifically bid items 1, 3, 5, 6, 9-13, 16, 18,
21, 22, 32-33, 36-40, 43-48, 50-53, 55-60, 62-73, 76-79, 81, 83, 84, 85 and 87-89

WHEREAS, the County’s Purchasing Agent recommends that TPI be awarded a contract
to supply the hereinabove mentioned specific traffic signal parts and components to the County,
which will be delivered to the County, as needed, by TP, and

WHEREAS, the County’s Purchasing Agent recommends that General Traffic be
awarded a contract to supply the hereinabove mentioned specific traffic signal parts and
components to the County, which will be delivered to the County, as needed, by General Traffic;
and

WHEREAS, the County’s Purchasing Agent recommends that Signal Control be
awarded a contract to supply the hereinabove mentioned specific traffic signal parts and
components to the County, which will be delivered to the County, as needed, by Signal Control;
and

WHEREAS, TPI shall be awarded a contract for the period commencing August 8, 2012
through August 7, 2013, but subject to extension by the County, for a minimum contract amount
of zero, and a maximum contract amount not to exceed $11,928.25; and

WHEREAS, General Traffic shall be awarded a coniract for the pericd commencing
August 8, 2012 through August 7, 2013, but subject to extension by the County, for a minimum
contract amount of zero, and a maximum contract amount not to exceed $62,195.00; and

WHEREAS, Signal Control shall be awarded a contract for the period commencing
August 8, 2012 through August 7, 2013, but subject to extension by the County, for a minimum
contract amount of zero, and a maximum contract amount not to exceed $631,987.50; and

WHEREAS, the contracts with TPI, General Traffic, and Signal Control, shall be for
estimated units of service for the initial term of one (1) year, with the option of the County to
extend each of the said contracts for one (1) two year extension, or two (2) one year extensions;
and




NOW, THEREFORE, BE I'T RESOLVED, by the Board of Chosen Freeholders of the
County of Gloucester that a contract for the supply and delivery of the specific traffic signal parts
and components hereinabove mentioned for the County Public Works Department in accordance
with the unit prices in the bids submitted by Signal Control, General Traffic, and TPI, and the
specifications promulgated by the County for Bid PI> 012-016, be and are hereby awarded to TPI
for $11,928.25, Signal Control for $631,987.50, and General Traffic for $62,195.00; and

BE IT FURTHER RESOLVED that the Frecholder Director, and the Clerk of the
Board, be, and the same hereby is, authorized and directed to execute a contract with TP, Signal
Control and General Traffic for the aforementioned purposes on behalf of the County; and

BE IT FURTHER RESOLVED that before any purchase be made pursuant to the
within award, a certification must be obtained from the Purchasing Agent of the County
certifving that sufficient funds are available at that time for that particular purchase, and
identifying the line item of the County budget out of which said funds will be paid.

ADOPTED at a regular meeting of the Board Chosen Freeholders of the County of
Gloucester, held on August 8, 2012 at Woodbury, New Jersey.

COUNTY OF GLOUCESTER

ROBERT M. DAMMINGER, DIRECTOR
ATTEST:

ROBERT N. DILELLA, CLERK




