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RESOLUTION AUTHORIZING THE PURCHASE OF THE COMMUNITY
EMERGENCY NOTIFICATION SYSTEM FROM GLOBAL CONNECT TO BE USED
FOR THE COUNTY IN THE TOTAL AMOUNT OF $47,500.00,

- FROM AUGUST 1, 2012 TO JULY 31, 2013

WHEREAS, there is a need for the use of the community emergency notification system
(Global Connect) to send mass messages to landline telephone numbers in the event of a disaster,
evacuation, etc; and

WHEREAS, the county is permitted to utilize GSA contract for the purchases procured
using Homeland Security funds; and

WHEREAS, this purchase will be from FY12 Homeland Security Grant Program, under
GSA Number GS-35F-0252X; and

WHEREAS, it has been determined that the County can purchase the emergency
notification system for the purposes set forth from Global Connect with offices at 5218 Atlantic
Avenue, Mays Landing, New Jersey 08330, for the total amount of $47,500.00, through GSA
number GS-35F-0252X for the period August 1, 2012 through July 31, 2013; and

WHEREAS, the purchasing Agent of the County of Gloucester has certified the
availability of funds pursuant in the amount of $47,500.00, pursuant to C.A.F. # 12-09520,
which amount, shall be charged against budget line item G-02-12-181-000-20592.

NOW, THEREFORE, BE IT RESOLVED, by the Board of Chosen Frecholders of the
County of Gloucester that the County Purchasing Agent be authorized to purchase the
emergency notification system from Global Connect for the County for the hereinabove purpose,
for the amount of $47,500.00, through GSA purchase number GS-27S-0028X for the period of
August 1, 2012 to July 31, 2013 with option to extend two additional years,

ADOPTED at a regular meeting of the Gloucester County Board of Chosen Freeholders
of the County of Gloucester, State of New Jersey held on Wednesday, November 7, 2012 at
Woodbury, New Jersey.

COUNTY OF GLOUCESTER

ROBERT M. DAMMINGER, DIRECTOR
ATTEST:

ROBERT N. DI LELLA, CLERK
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RESOLUTION AUTHORIZING A SHARED SERVICES AGREEMENT BETWEEN
THE COUNTY OF GLOUCESTER AND WEST DEPTFORD FOR THE PROVISION
OF A TRANSPORTATION BUS

~ WHEREAS, the Township of West Deptford (“Local Unit”), located in Gloucester
County, requested loan of a transportation bus on a temporary basis and the County provided the
transportation bus through a Shared Services Agreement, executed at the August 3, 2011; and

WHEREAS, the Shared Services Agreement was for the term of one year, August 2011
through July 31, 2012; and

WHEREAS, the Local Unit requested the loan of this transportation bus to provide
transportation purposes for the Township of West Deptford be extended untit delivery of the
replacement bus; and

WHEREAS, the County is willing to enter into a Shared Services Agreement from
August 1, 2012 to December 31, 2012 and no payment is required from the Township of West
Deptford; and

WHEREAS, N.J.S.A. 40A:65-1 et seq. specifically authorizes local government units,
including counties and municipalities, to enter into agreements for the provision of shared
services.

NOW, THEREFORE, BE IT RESOLVED by the Board of Chosen Freeholders of the
County of Gloucester that the Freeholder Director and Clerk of the Board be and are hereby
authorized to execute a Shared Services Agreement between the County of Gloucester and the
Township of West Deptford for the provision of a temporary transportation bus, from August 1,
2012 to December 31, 2012 and no payment is required from the Township of West Deptford.

ADOPTED at a regular meeting of the Gloucester County Board of Chosen Freeholders
held on Wednesday, November 7, 2012 at Woodbury, New Jersey.

COUNTY OF GLOUCESTER

ROBERT M. DAMMINGER, DIRECTOR
ATTEST:

ROBERT N. DI LELLA, CLERK
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SHARED SERVICES AGREEMENT

by and between the

COUNTY OF GLOUCESTER, NEW JERSEY

and

TOWNSHIP OF WEST DEPTFORD

FOR THE PROVISION OF A TRANSPORTATION BUS

Dated:

, 2012

Prepared by: Thomas G. Campo,
First Assistant County Counsel
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SHARED SERVICES AGREEMENT

THIS SHARED SERVICES AGREEMENT ("Shared Services Agreement"), dated this

day of , 2012, by and between the Township of West Deptford, a local
unit in the County of Gloucester, State of New Jersey ("Local Unit"), and the County of Gloucester,
a body politic and corporate of the State of New Jersey ("County™).

RECITALS

1. The County of Gloucester (“County™) is a body politic and corporate of the State
of New Jersey with main offices located at Two South Broad Street, Woodbury,
New Jersey 08096;

2. The Township of West Deptford (“Local Unit™} is a local unit in the County of
Gloucester, State of New Jersey with offices located at 400 Crown Point Road,

West Deptford, New Jersey 08086;

3. Local Unit has the authority and responsibility to provide bus transportation
within the Township of West Deptford;

4. The County has the authority and numerous buses in connection with
transportation for disability persons, elderly individuals and bus service for other
residents within the County of Gloucester;

5. The County is going to provide services on a temporary basis to the Local Unit
due to an emergency fire with their bus;

6. This Shared Services Agreement shall be in accordance with N.J.S.A. 40A:65-1 et

seq. specifically authorizes Iocal government units, including counties and
municipalities, to enter into agreements for the provision of shared services.

NOW, THEREFORE, in consideration of the mutual promises, agreements and other

considerations made by and between the parties, County and Local Unit do hereby agree as
follows:

A.

AGREEMENT

DESCRIPTION OF THE PROJECT AND THE SERVICES.

The County shall lend a bus to be used by the Local Unit to provide transportation and for
normal purposes for which the Local Unit utilizes their bus service.

Pursuant to this Agreement, the Local Unit agrees to provide insurance for the
Freeholders individually and for the County of Gloucester and its departments and will
provide a Certificate of Liability Insurance with the County named as insurer, the
Freeholders individually and all of its departments.




The terms of this Agreement will govern the interaction between the parties to the
exclusion of any other agreement or requirement.

DURATION OF AGREEMENT.

This Agreement shall be a temporary agreement until the Local Unit bus is repaired.

However, this Agreement shall not go beyond December 31, 2012 or the County of

Gloucester and the Local Unit will negotiate a new Shared Services Agreement / Lease or

discontinue the Agreement. |

LIMITATION OF DELEGATION.

To the extent that this Agreement constitutes a delegation of authority by the County, this
Agreement shall not be construed to delegate any authority other than the authority to
provide the services described in this Agreement, consistent with the terms and
provisions of this Shared Services Agreement.

Neither County nor the Local Unit intends by this Agreement to create any agency
relationship other than that which may be specifically required by the Shared Services
Agreement Act for the limited purpose of the provision of service by the County pursuant
to this Agreement.

INDEMNIFICATION.

The Local Unit, shall be responsible for, shall keep, save and hold the County of
Gloucester harmless from, shall indemnify and shall defend the County of Gloucester
against any claim, loss, liability, expense (specifically including but not limited to costs,
counsel fees and/or experts' fees), or damage resulting from all mental or physical injuries
or disabilities, including death, to employees or recipients of the Local Unit's services or
to any other persons, or from any damage to any property sustained in connection with
this contract which results from any acts or omissions, including negligence or
malpractice, of any of its officers, directors, employees, agents, servants or independent
contractors, or from the Local Unit's failure to provide for the safety and protection of its
employees, or from Local Unit's performance or failure to perform pursuant to the terms
and provisions of this Contract. The Local Unit's liability under this agreement shall
continue after the termination of this agreement with respect to any liability, loss, expense
or damage resulting from acts occurring prior to termination.

COMPLIANCE WITH LAWS AND REGULATIONS.

County and the Local Unit agree that they will at their own cost and expense promptly
comply with, or cause to be complied with, all laws, rules, regulations and other
governmental requirements which may be applicable to its performance of the services
described in this Agreement.




INSURANCE.

Local Unit shall, if applicable to the services to be provided, maintain general lLiability,
automobile liability, Workers' Compensation insurance in amounts, and proof of
insurance coverage with a Certificate of Insurance listing, for the coverages, and with
companies deemed satisfactory by County, and which shall be in compliance with any
applicable requirements of the State of New Jersey. Local Unit shall, simultaneously
with the execution of this Contract, deliver certifications of said insurance to County,
naming County as an additional insured.

Neither the County nor the Local Unit intends any Agency relationship to be created by
this Agreement.

Notwithstanding any such agency relationship which may be created by the Shared
Services Agreement Act, the Municipality hereby specifically agrees to indemnify and
hold County harmless with regard to any claim of any kind, and with regard to cost for
the same (including, without limitation, counsel fees, experts’ costs, court costs and the
-like), arising out of any act or omission and/or any negligent or intentional act committed
by the Local Unit or any of its agents of employees.

REMEDIES.

1. Controversies and Claims Subject to Mediation. Any controversy or claim
arising out of or related to the contract, or the breach thereof, shall be settled by
mediation.

If a dispute between County and Municipality arises during the course of the
contract, the parties will make a good faith effort to resolve the dispute through
non-binding mediation.

2. Contract Performance Pending Mediation. During mediation proceedings,
County shall continue to perform the services described in this Agreement.

3. When Mediation May be Demanded. Prior to either party demanding
mediation, the aggrieved party shall attempt to resolve the problem directly with
the other party. The aggrieved party shall submit a written notice of dispute to the
other party. The other party shall respond in writing.

Demand for mediation of any claim shall not be made until the earlier of the
following:

(a) five (5) business days after the other party has provided its written response to
the aggrieved party’s notice of dispute;

(b) 30 days have passed after submission of the original, written claim by the
aggrieved party and the other party has not responded.

If the written response from the other party does not resolve the dispute, the
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aggrieved party shall have 30 days from the delivery of the other party’s response
to file a demand for mediation. If the aggrieved party fails to do so, it shall be
deemed to have waived its right pursuant to this contract to demand Altemative

Dispute Resolution.

A party who files a “Notice of Demand for Mediation” must assert in the demand
all claims then known to that party for which mediation may be demanded. If'a
party fails to include a claim because of excusable neglect, or when a claim has
matured or been acquired subsequently, the mediator or mediators may permit
amendments.

Procedure to Request Mediation. Either party may demand mediation by
written notice to the other party. The written notice shall contain at minimum (1)
a brief statement of the nature of the dispute, and (b) the name, address and the
phone number of that party’s designated representative for purposes of mediation.

The other party shall designate its representative for mediation in writing no later
than five (5) business days after receipt of the demand for mediation.

The respective designees shall thereupon promptly, and with due regard for the
need for timely action, choose a mediator. If the parties cannot agree on a
mediator, they shall choose a reputable mediation firm.

Any mediation firm so chosen shall present a list of at least five (5) proposed
mediators to the parties and shall provide the parties with a summary of each
person’s qualifications to serve as mediator. Each party shall rank the proposed
mediators in order of preference.

The fifth and any lower ranked persons on each list will be excluded from further
consideration.

The chosen mediator shall be the remaining person who is the combined highest
ranking mediator on both preference lists, after deleting all excluded persons.

In the event of a tie, the mediator shall be chosen by lot.
Procedures at Mediation. The mediation shall be conducted in such reasonable

and efficient manner as may be agreed between the parties and the mediator or, if
the parties cannot agree, as may be determined by the mediator.

The parties will not be bound by the Rules of Evidence in presenting their
positions before the mediator.

Cost of Mediation. Each party will bear its own cost of participation in the
mediation. The mediator’s fee will be divided equally between the parties.

Failure of Mediation. If a good faith effort to resolve the dispute through
mediation is unsuccessful, either party may terminate the mediation by written
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notice to the mediator and to the other party. Thereafter, either party may submit
the dispute to the Superior Court of New Jersey, Gloucester County, for
adjudication, which court shall have exclusive original jurisdiction over the
dispute.

NO ADDITIONAL WAIVER IMPLIED BY ONE WAIVER.

In the event that any agreement which is contained in this Shared Services Agreement
should be breached by either party and thereafter such breach shall be waived by the other
party, such waiver shall be limited to the particular breach so waived and shall not be a
waiver of any other breach hereunder.

NO PERSONAL LIABILITY.

No covenant, condition or agreement contained in this Shared Services Agreement shall be
deemed to be the covenant, condition or agreement of any past, present or future officer,
agent or employee of the Local Unit or County, in his or her individual capacity, and neither
the officers, agents or employees of the Local Unit or County nor any official executing this
Shared Services Agreement shall be liable personally on this Shared Services Agreement by
reason of the execution hereof by such person or arising out of any transaction or activity
relating to this Shared Services Agreement.

COSTS.

Use of the vehicle on a temporary basis is complimentary. West Deptford will be
responsible for the routine maintenance of the vehicle, gas, oil, etc. In the event this
Agreement extends beyond one year the County and West Deptford may negotiate a price
and/or continue the Agreement as complimentary. If the parties can not come to an
Agreement this Agreement shall become null and veid and the vehicle shall be returned to
the County of Gloucester.

MISCELLANEOUS.

1. Amendment. This Shared Services Agreement may not be amended or modified
for any reason without the express prior written consent of the parties hereto.

2. Successors and Assigns. This Shared Services Agreement shall inure to the benefit
of and shall be binding upon the County, the Local Unit and their respective
successors and assigns.

3. Severability. In the event that any provision of this Shared Services Agreement
shall be held to be invalid or unenforceable by any court of competent jurisdiction,
such holding shall not invalidate or render unenforceable any other provision hereof.

4. Counterparts. This Shared Services Agreement may be simultaneously executed
in several counterparts, each of which shall constitute an original document and all
of which shall constitute but one and the same nstrument.




Entire Agreement. This Shared Services Agreement sets forth all the promises,
covenants, agreements, conditions and undertakings between the parties hereto with

respect to the subject matter hereof, and supersedes all prior or contemporaneous
agreements and undertakings, inducements, or conditions, express or implied, oral
or written between the parties hereto.

Further Assurances and Corrective Instruments. The Local Unit and the County
shall execute, acknowledge and deliver, or cause to be executed, acknowledged and
delivered, such supplements hereto and such further instruments as may reasonably
be required for correcting any inadequate or incorrect description of the Project or to
correct any inconsistent or ambiguous term hereof.

Headings. The Article and Section headings in this Shared Services Agreement are
included herejn for convenience of reference only and are not intended to define or
limit the scope of any provision of this Shared Services Agreement.

Non-Waiver. It is understood and agreed that nothing which is contained in this
Shared Services Agreement shall be construed as a waiver on the part of the parties,
or any of them, of any right which is not explicitly waived in this Shared Services
Agreement, '

Governing Law. The terms of this Shared Services Agreement shall be governed
by and construed, interpreted and enforced in accordance with the laws of the State

of New Jersey.

L. EFFECTIVE DATE. This Agreement shall be effective as of this day of

, 2012, which date shall be considered the commencement date of this

Agreement, and which effective date shall be so designated in authorizing resolutions to
be adopted by the parties to this Shared Services Agreement.

ATTEST:

COUNTY OF GLOUCESTER

ROBERT N. DI LELLA, CLERK

ATTEST:

TOWNSHIP OF WEST DEPTFORD

ROBERT M. DAMMINGER, DIRECTOR

Township Clerk RAYMOND CHINTALL, Mayor




RESOLUTION AUTHORIZING MODIFICATION RELATIVE TO THE PURCHASE
OF NEW JERSEY TRANSIT BUS PASSES FOR CLIENTS OF THE GLOUCESTER
COUNTY DIVISION OF SOCIAL SERVICES, FOR AN INCREASE IN THE
AMOUNT OF §50,000 FROM SEPTEMBER 1, 2012 TO JANUARY 31, 2013

WHEREAS, as per Division of Family Development Instruction No. 07-7-2, Regulatory
Reference: N.JLA.C. 10:90-5.4, a County or Municipal Agency, as appropriate, shall make
transportation services available to WFNJ/GA/TANF recipients; and

WHEREAS, recipient clients having no transportation must still travel for purposes such
as search for housing; attending mandatory bi-monthly housing workshops; looking for and
retaining employment; attending One Stop employment-related activities; and, for medical
transportation; and

WHEREAS, participation in such program activities by Social Services’ clients is an
important part of the effectiveness of the Social Services programs, and the provision of NJ
Transit bus passes for program participants will enable them to meet program goals; and

WHEREAS, pursuant to N.J.S.A. 40A:11-5, said bus passes may be purchased from
New Jersey Transit without public advertising for bids or bidding, since New Jersey Transit is an
agency or authority of the State of New Jersey; and

WHEREAS, the funds for this activity are provided and paid for from a combination of
program funds, grant monies and Medicaid; and

WHEREAS, by resolution dated January 18, 2012, the County of Gloucester authorized
the purchase of NJ Transit bus passes for the period February 1, 2012 to January 31, 2013 in the
amount of $360,000; and

WHEREAS, the County of Gloucester has determined that a modification is necessary
for an increase in the amount of $50,000 in order to ensure continuation of said transportation
services, based on increased client usage.

NOW, THEREFORE, BE IT RESOLVED by the Board of Chosen Freeholders of the
County of Gloucester that modification for an increase in the amount of $50,000 relative to the
purchase of New Jersey Transit bus passes for clients receiving financial and housing assistance
is hereby approved, for the purposes and conditions as set forth herein above.

BE IT FURTHER RESOLVED, these services are provided on an as-needed basis and
are therefore open-ended; before any purchase be made, a certification must be obtained from the
Purchasing Agent of the County of Gloucester certifying 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 of Chosen Frecholders of the County of
Gloucester, State of New Jersey, held on November 7, 2012 at Woodbury, New Jersey.

COUNTY OF GLOUCESTER

ROBERT M. DAMMINGER,
FREEHOLDER DIRECTOR

ATTEST:

ROBERT N. DILELLA,
CLERK OF THE BOARD

k: oy
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RESOLUTION AUTHORIZING A STATE CONTRACT #A49131 WITH THE STATE
OF NJ TREASURY DISTRIBUTION CENTER FOR JANITORIAL SUPPLIES
DELIVERED TO THE COUNTY FOR AN AMOUNT NOT TO EXCEED §30,0600.00
FROM OCTOBER 1, 2012 TO DECEMBER 31, 2012

WHEREAS, N.J.S.A. 40A:11-12 permits the purchase of materials, suppiies and
equipment, through the State Contract, without the need for public bidding; and

WHEREAS, the County of Gloucester has determined that there is a need for certain
janiforial and disinfectants to be delivered to the County of Gloucester Department of
Correctional Services; and

WHEREAS, the County of Gloucester has recommended that said services be provided
by State of NJ Treasury State Distribution Center, with offices at PO Box 234, Trenton NJ
08625-0234; and

WHEREAS, the contract shall be for an estimated unit of services, with a minimum
contract amount of Zero and a maximum contract amount of $30,000.00. The contract is
therefore open-ended, which does not obligated the County of Gloucester to make any purchase;
and, therefore, no Certificate of Availability of Funds is required at this time.

NOW, THEREFORE, BE IT RESOLVED by the Board of Chosen Freeholders of the
County of Gloucester that the Director of the Board and the Clerk of the Board are hereby
authorized to execute the contract between the County of Gloucester and State of NJ Treasury
State Distribution Center, for janitorial supplies delivered to the County of Gloucester
Department of Correctional Services from October 1, 2012 to December 31, 2012, for an amount
not to exceed $30,000.00 as per State Contract #A49131; and

BE IT FURTHER RESOLVED, before any purchase can be made pursuant to the
within award a certification must be obtained from the Purchasing Agent of the County of
Gloucester certifying that sufficient funds are available at the 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 of Chosen Freeholders of the County of
Gloucester, held on Wednesday, November 7, 2012, at Woodbury, New Jersey.

COUNTY OF GLOUCESTER

ROBERT M. DAMMINGER, DIRECTOR

ATTEST:

ROBERT N. DiLELLA, CLERK




()]

RESOLUTION ACCEPTING BEQUEST IN THE AMOUNT OF ONE
THOUSAND NINE HUNDRED NINETY FIVE DOLLARS AND SIXTY TWO
CENTS ($1,995.62) TO THE ANIMAL SHELTER FROM THE ESTATE OF JOSEPH F.
FIORELLA AND AUTHORIZING THE EXECUTION OF A REFUNDING BOND AND
RELEASE AND APPROVAL OF ACCOUNTING

WHEREAS, the Gloucester County Animal Shelter was named as a beneficiary under
the Last Will and Testament of Joseph F. Fiorella, deceased; and

WHEREAS, the Gloucester County Animal Shelter will receive from the Estate the
amount of One Thousand Nine Hundred Ninety Five Dollars and Sixty Two Cents ($1,995.62)
which amount represents 25% of the residual estate as bequested by the deceased; and

WHEREAS, a Refunding Bond and Release him and an Approval of Accounting as to
the amount of the bequest to Gloucester County must be signed in order for the Estate to release
the aforesaid amount; and

NOW, THEREFORE, BE IT RESOLVED by the Board of Chosen Frecholders of the
County of Gloucester that:

1. The County of Gloucester, on behalf of the Gloucester County Animal Shelter,
gratefully accepts the bequest in the amount of $1,995.62 from the Estate of Joseph F.
Fiorella;

2. The Gloucester County Freeholder Director and by the Clerk of the Freeholder
Board are authorized to execute a Refunding Bond and Release and an Approval of
Accounting as to the amount of the bequest to Gloucester County in order to receive the
distribution amount of $1,995.62.

ADOPTED at a regular meeting of the Board of Chosen Freeholders of the County of
Gloucester, held on Wednesday, November 7, 2012, at Woodbury, New Jersey,

COUNTY OF GLOUCESTER

ROBERT M. DAMMINGER, DIRECTOR
ATTEST:

ROBERT N. DI LELLA, CLERK




The undersigned hereby approves the above First and Final Accounting for
the Estate of Joseph F. Fiorella for purposes of the amount due to Gloucester
County.

ATTEST: COUNTY OF GLOUCESTER

ROBERT N. DILELLA, CLERK ROBERT M. DAMMINGER, DIRECTOR

Date:




REFUNDING BOND AND RELEASE

GLOUCESTER COUNTY SURROGATE’S COURT

IN THE MATTER OF THE ESTATE OF
JOSEPH F. FIORELLA, DECEASED

Attorney: Marla D. Gaglione, Esquire

Ward Shoemaker, LLC
Address: 36 Euclid Street, Woodbury, NJ 08096
Telephone No.: 856-853-7771

KNOW ALL MEN BY THESE PRESENTS, that [, (GLOUCESTER COUNTY ANIMAL
SHELTER), residing at 1200 NORTH DELSEA DRIVE, CLAYTON, New Jersey 08312, herein
designated as the Obligor, am hereby held and firmly bound unto Evette Badecki and Joan Santo,
Executrixes of the Estate of Joseph F. Fiorella, herein designated as the Obligee, in the sum of ONE
THOUSAND NINE HUNDRED NINETY-FIVE DOLLARS AND SIXTY-TWO CENTS
($1,995.62), lawful money of the United States of America, to be paid to the Obligee or to Obligee’s
certain Attorney, successors in office or assigns, for which payment well and truly to be made 1 bind
myself, my heirs, executors and administrators firmly by these presents. Sealed with my seal and
dated the  dayof , 2012.

The Condition of the above Obligation is such, that whereas the Obligor will presently
receive as partial distribution from the Obligee, the sum of ONE THOUSAND NINE HUNDRED
NINETY-FIVE DOLLARS AND SIXTY-TWO CENTS ($1,995.62) in accordance with the Last
Will & Testament of Joseph F. Fiorella.

And in Consideration Therefore, the Obligor has remised, released and forever discharged
and by these presents does remise, release, and forever discharges the Obligee from all claims and
demands whatsoever, in law or in equity, on account of or in respect to the estate of the said deceased
and of Obligor’s interest therein.

Now, Therefore, the Obligor being a devisee, then and in that case if any part or the whole
of such devise shall at any time hereafter appear to be wanting to discharge any debt or debts, devise
or devises, which the said Executrix may not have other assets to pay, and if the Obligor will return
said devise or such part thereof as may be necessary for the payment of the said debts or for the
payment of a proportional part of the said devises, then the above obligation will be void, or else will
remain in full force and virtue.




The words “debt or debts” whereverused herein shall be deemed to include all taxes imposed
upon or chargeable to the estate or trust or owed by the deceased, including but not Immited to
Federal, New Jersey, or other State or Sovereignty transfer inheritance, estate, death, transfer and
income taxes, together with interest, penalties, costs, expenses and counsel fees, if any.

THE UNDERSIGNED UNDERSTANDS THAT THIS INSTRUMENT AFFECTS THE
LEGAL RIGHTS OF THE UNDERSIGNED, AND THAT THE UNDERSIGNED HAS
CONSULTED AN ATTORNEY PRIOR TO SIGNING THIS INSTRUMENT OR HAS
AFFIRMATIVELY DECIDED NOT TO CONSUET AN ATTORNEY.

Signed and Sealed in the presence of:

ATTEST: COUNTY OF GLOUCESTER

ROBERT N. DILELLA, CLERK ROBERT M. DAMMINGER, DIRECTOR

STATE OF NEW JERSEY, COUNTY OF GLOUCESTER, SS:

I certify that on , 2012, personally came before me
and acknowledged under oath, to my satisfaction, that he/she is the person named in and
personally signed this imstrument and he/she signed, sealed, and delivered this instrument as
his/her act and deed.

FAWPDOCS\THWS 708thwANRB&R\R B& R-geanimalshelter.wpd-
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RESOLUTION AUTHORIZING ACQUISITION OF A DEVELOPMENT EASEMENT,
AND THE SIGNING OF AN AGREEMENT OF SALE AND OTHER DOCUMENTS
NECESSARY FOR CLOSING REGARDING SUCH EASEMENT, ON THE FARM
PROPERTY OF BEZR HOMES LLC/NAR FARMS LLC, LOCATED IN THE
TOWNSHIP OF EAST GREENWICH, KNOWN AS BLOCK 1102, LOTS 1, 2.01, 2.05, 3,
3.02, 5, AND 7, CONSISTING OF 111.80 ACRES FOR THE AMOUNT OF $3,130,400.00
(CERTIFIED AT $28,000.00 PER ACRE)

WHEREAS, the Gloucester County Agriculture Development Board (hereinafter the
“Board”) was previously established by the Board of Chosen Freeholders of the County of
Gloucester (hereinafter the “County”) under and pursuant to the Agriculture Retention and
Development Act, N.J.S.A. 4:1C-11, et seq., (hereinafter the “Act”), and the regulations
promulgated thereunder at N.JLA.C. 2:76-5 ¢t seq., (hereinafter the “Regulations™); and

WHEREAS, BEZR Homes, LLC / NAR Farms, LL.C, having presented themselves as
the owners of the land and premises located in the Township of East Greenwich (hereinafter
the “Township”), and known as Block 1102, Lots 1, 2.01, 2.05, 3, 3.02, 5, and 7, on the
Official Tax Map of the Township (hereinafter collectively the “Property”), which consists
of approximately 111.80 acres; and made application to the County secking to have the County
purchase development easements in the Property; and

WHEREAS, BEZR Homes, LLC / NAR Farms, LLC, as the owner of the Property,
has indicated a willingness to execute a conditional Agreement of Sale to grant to the County
development easements in the Property, and to otherwise fully comply with the provisions of the
Act and the Regulations which govern such an easement; and

WHEREAS, such development casements would ensure that the Property remains
permanently preserved, and restricted to agriculture uses only, which has been determined to be
for the public good; and

WHEREAS, the Property has been determined to qualify for the purchase of said
easements under and pursuant to both the Act and Regulations, as well as the guidelines
promulgated by the County as part of its Farmland Preservation Program; and

WHEREAS, the County would be providing the funds through its Farmland Preservation
Program for the purchase of the said development easements in the Property in the amount of
$3,130,400,00, which is the total purchase price for same; and

WHEREAS, a Certificate of Availability of Funds has been issued by the County
certifying that sufficient funds for this purchase of development easements has been
appropriated; and

WHEREAS, the Purchasing Agent for the County has certified the availability of funds
in the amount of $3,130,400.00, pursuant to CAF# 12-09469, which amount shall be charged
against County budget line item T-03-08-509-372-20548; and

WHEREAS, the execution of a conditional Agreement of Sale by the County to purchase
development easements in the Property has been determined to be in the best interests of the
County, for the public good, and in furtherance of the purposes of the Act and Regulations.

NOW, THEREFORE, BE IT RESOLVED by the Board of Chosen Freeholders of the
County of Gloucester, as follows:

1. The County be, and the same hereby is, authorized to acquire development easements
in the farm premises owned by BEZR Homes, LL.C / NAR Farms, LL.C, known as Block
1102, Lots 1, 2.01, 2.05, 3, 3.02, 5, and 7, in the Township of East Greenwich, County of
Gloucester, State of New Jersey for the amount of $3,130,400.00.

2. The conditional Agreement of Sale attached hereto, and made a part hereof, between
the County and BEZR Homes, LLC / NAR Farms, LLC, in regard to the County’s purchase of
development easements in the farm premises known as Block 1102, Lots 1, 2.01, 2.95, 3, 3.02,
5, and 7, in the Township of East Greenwich, County of Gloucester, State of New Jersey, be,




and the same hereby is, approved; and the signing of same by the Freeholder Director or his
designee, and the Clerk of the Board, is authorized and directed.

3. The Freeholder Director or his designee, and the Clerk of the Board, be, and the same
hereby are, authorized to execute any other documents necessary to complete this transaction.

4. The appropriate County representatives, including County Counsel, and any Assistant
County Counsel, be, and the same hereby are, authorized to sign any and all documents
necessary to complete closing of this transaction.

ADOPTED at the regular meeting of the Gloucester County Board of Chosen
Freeholders held on Wednesday, November 7, 2012, at Woodbury, New Jersey.

COUNTY OF GLOUCESTER

ROBERT M. DAMMINGER, DIRECTOR

ATTEST:

ROBERT N. DILELLA, CLERK




CONTRACT TO SELL DEVELOFMENT EASEMENT
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CONTRACT TO SELL DEVELOFMENT EASEMENTS

Transaction Summary

SELLER: BEZR Homes, LLC / NAR Farms, LLC, having an address of
33 FEasgt Rattling Run Road, Mickleton, NJ, 08056,
{hereinafter referred to as the “Seller”)

BUYER: THE COUNTY OF GLOUCESTER, with administrative offices
at 2 South Broad Street, Woodbury, New Jersey 08096
({hereinafter “Buyer”)

PROPERTY: Lots 1, 2.01, 2.05, 3, 3.02, 5 and 7, Block 1102, in
the Township of East Greenwich, County of Gloucester,
and State of New Jersey (hereinafter collectively the
“Property”)

END OF COMMITMENT PERIOD: At Closing.

PRICE PER ACRE: $ 28,000.00 ASSUMED ACREAGE: Approximately
111.80 acres

ESTIMATED GRCSS SALES PRICE: $3,130,400.00

# OF RESTDENTIAL DWELLING SITE OPPORTUNITIES: NONE.
#f OF EXCEPTION ARELS: 1 (1.00 acre, non-severable)
- Deed of Easement - yes

A
B - Conditions on Excepted Land - no
C - Fuel Tank Disclosure - yes

ATTACHMENTS TO CONTRACT:




WITNESSETH:

WHEREAS, Buyer is a body politic and corporate of the State of
New Jergey which believes that the permanent preservation of
lands devected to agricultural uge ig in the public interest and
benefits the citizens of Gloucester County and that the purchase
of development rights to accomplish the preservation of gaid land
is a worthwhile and prudent expenditure of public funds; and

WHEREAS, Buyer has promoted and funded the Gloucester County
Farmland Preservation Program (hereinafter, the “Program”), which
program makes monies avallable for the purchase of development
rights and credifs to properties in agricultural use in order to
permanently restrict said properties to such use; and

WHEREAS, Seller has represented that it is the exclusive owner of
the real property described in the Transaction Summary; and

WHEREAS, Seller is committed to the continued agricultural use of
the Property and wishes to permanently preserve and restrict the
Property to agricultural use for itself and Seller’s heirs,
executors, administrators, successors and assigns and for the
public gocd; and

WHEREAS, Seller has applied to the Gloucester County Agriculture
Development Board (“GCADB”) to participate in the Program Chrough
the sale of the development rights to the Buyer; and

WHEREAS, Buyer may elect fo accomplish this purchase in a manner
that will give Buyer the opportunity to apply to the State
Agriculture Development Committee (hereinafter, the “SADC")
purguant to the Agriculture Retention and Development Act,
N.J.S.A. 4:1C-11 et seq. {(hereinafter, the *Act”) and the
regulations adopted pursuant thereto or other State or other
funding scurce in order to either secure supplemental funds to
make this purchase or to recover a portion of the cost of this
purchase; and

WHEREAS, Buyer has offered to purchase the develcpment rights and
credits and a development easement from the Property from Seller
on certain conditions and Seller, by execution hereof, has
accepted Buyer’s offer; and

WHEREAS, Seller and Buyer wish to permanently preserve and
regstrict the Property to agricultural use for and in
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consideration of payment to be made by the Buyer in accordance
with the termse and conditions stated in this agreement, each
agreeing that said permanent preservation shall occur and be
effective upon Seller’s execution of a deed of easement conveying
the nonagricultural development rights and credits to the
Property and a development easement to the Buyer;

NOW, THEREFORE, in consideration of the foregoing and of the
benefits accruing to each, the parties agree to the following:

1.0. Definitions.

waAgricultural use” means the use of land for common farmsite
activities including, but not limited to, production, harvesting,
storage, grading, packaging, processing and the wholesale and
retail marketing of crops, plants, animals and other related
commodities and the use and applicatiocn of techniques and methods
of soil preparation and management, fertilization, weed, disease
and pest control, disposal of farm waste, irrigation, drainage
and water management and grazing and related activities.

waApplication processing costs” means the costs incurred by Buyer
in processing Seller’s Application and Offer to Sell a
Development Easement. Said costs include the cost of obtaining
appraisals, a survey, title work and obtaining a letter of
nenapplicability pursuant to the Industrial Site Recovery Act or
Environmental Clean-up Responsibility Act.

wassumed Gross Acreage” means the size of the Property, in acres,
as reported to the Buyer by Seller in Seller’s Application or as
otherwise reported in the official tax map.

wClosing” means the date on which all conditicons to the making of

this purchase by Buyer have been satisfied; the Seller delivers
the Deed to Buyer and buyer delivers the consideration to Seller.

“Commitment Period” means the period of time starting on the
Effective Date and ending on the date stated in the Transaction

Summary .

wconsideration” means the sum that is due to Seller as payment
for Seller’s execution and delivery of a Deed of Fasement.

“Development Credit” means an instrument of development potential
representative of the number of dwelling units or other
designated development opportunities attributed or which might be
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attributed, currently or in the future, to the Property by a
tranasfer-of-development-rights ordinance.

wDevelopment Easement” means an interest in land, less than fee
simple absolute title thereto, allowing the owner to develop land
for any nonagricultural purposes allowed by law.

“Development Rights” means the right to develop the Property in
any way other than in accordance with the Deed of Easement to be
executed by Seller.

“Effective Date” of this agreement shall be the sixth (6°%) day
following the day that both parties have executed this agreement.

“Hazardous Substance” meang any substance, chemical or waste that
ig listed as hazardous, toxic or dangerous under any Federal or
New Jersey law or regulation.

wWITRG” means the Internal Revenue Service.

wI,ike-Kind Exchange” means a transaction structured with the
intention of satisfying the conditions and requirements of
section 1031(a) (1) of the Internal Revenue Code and the rules and
regulaticns applicable thereto.

“Non-County Funds” means monies from any of the following:

(a) the Municipality in which the Property is located; (b) the
SADC; {c) the State Transfer of Development Rights Bank; or, (d)
any other public or private entity which provides funds for the
purpose of preserving agricultural lands.

“Nonagricultural Development Rights”: See Definition for
Development Rights above.

2.0. BUYER’S AND SELLER’S COMMITMENTS. In accordance and
compliance with the terms and conditions of this agreement,
Seller agrees to sell and Buyer agrees toO buy the Nonagricultural
Development Rights and Development Credits appurtenant to the
Property and a Development BEasement in the Property. Seller
agrees to execute a Deed of Easement making said conveyance to
Buyer. Seller’s commitment to gell and Buyer’s commitment to
purchase shall expire at the end of the Commitment Period, unless

the parties agree otherwise.

2.1 FORM OF DEED. Attachment A hereto is the Deed of Easement
form currently reguired to be used by the SADC. Seller agrees to
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gsign a Deed of Easement containing the terms, conditions and
restrictions which are contained in Attachment A, or such other
modified Deed of Easement form that may be required by a provider
of Non-County Funds which (a) has committed tc provide all or a
portion of monies to be pald to Seller hereunder or (b} is a
potential source of reimbursement of funds expended by Buyer to
make this purchase. B8Seller shall not be required to sign an
easement document which contains restrictions on use of the
Property that are materially and substantially more burdensome
than those contained in Attachment A.

2.2. DOCUMENTS REQUIRED FOR SALE FROM SELLER. At or priocr to
closing, 8eller shall deliver a Deed of BEasement, affidavits of
title acceptable to County Counsel, and any other documentation
required by Buyer, a Buyers title insurer. If Seller is a
corperation or partnership, Seller shall provide appropriate
regolutiong or other documentsg authorizing thig sale and
execution of the Deed of Easemeni, and all appropriate documents
by proper corporate officers or partners. Seller shall also
deliver an incumbency certificate for the officer{(g) signing the
Deed; and all corporate or partnership documents that may be
regquired by Buyer’'s title company. On delivery of this agreement,
Seller shall alsc provide copies of Seller’s formation documents,
and reascnably satisfactory evidence that Seller has been duly

crganized and is validly subsisting.

2.2.1 DOCUMENTS REQUIRED FOR SALE FROM BUYER. AL or prior Lo
closing, Buyer shall deliver the following to Seller:

{(a) The County’sg Regolution authorizing the purchase
hereunder.

2.3. SELLER’S CONDITIONAL. During the Commitment Period Seller
shall be entitled to rescind, cancel or terminate this Agreement.
Subject to paragraph 4.2, and any other term or condition of this
agreement, the Seller shall have the right to terminate this
agreement 1f Buyer fails to close on or before the last day of
the Commitment Period and such failure is not attributable to
conduct of the Seller. If Seller elects to terminate, this
agreement shall be null and void and the parties shall have no
further rights or obligations hereunder.

2.4. LIKE XIND EXCHANGE. Seller may elect to accomplish this
sale as part of a like-kind exchange transaction. Seller shall
be solely responsible for selecting the exchange property and
negotiating its purchase as well as for the preparation of all
documents, forms and filings with respect to accomplishing such a
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transaction. Such an electicn shall not relieve or modify
Seller’s responsibility to perform pursuant to this agreement.
The foregoing notwithstanding, nothing shall obligate Buyer to
participate in a proposed like-kind exchange if any of the
Buyer’gs advisors {(attorneys, bond counsel, auditors or
accountants) counsel against Buyer’s participation.

2.5. LIXE KIND EXCHANGE ELECTION. The Seller shall have sixty
(60) davys from the Effective Date of this agreement to
investigate its interest in consummating this sale as part of a
like-kind exchange. In the event that Seller failsgs to advise
Buyer in writing by said date of Seller’s desgire the sales price
shall be paid in accordance with the Buyer’s policy concerning
payment for farmland easement purchaseg. Seller shall alsoc be
obligated to report on the Property that Seller has identified
for a like-kind exchange transaction within this said period.

2.6. SELLER‘S COSTS TO PERFORM. Secller shall be responsible for
retaining and compensating Seller’s own expert advisors
(including, but not limited to, attorneys, accountants and tax
advigors) with respect to all matters pertaining to this
transaction. Seller shall provide Buyer with the name, address
and telephone number c¢f each of Seller’s advisors.

2.7. NOTICE OF BUYER DISCLAIMER OF RESPONSIBILITY AND LIABILITY.
In paragraphs 2.7.1 and 2.7.2 Buyer is placing full
responsibility on Seller to learn about and understand the tax
congequences of this sale tCransaction. Seller 1s required to
rely exclusively on Seller’s advisers. Seller is not entitled to
rely on the statements or opinions of Buyer, or Buyer's
representatives.

2.7.1. NO ASSURANCES AS TO TAX CONSEQUENCES. . Regardless of an
statements or representations made by Buyer, or by s
representatives or consultants or contractors of Buyer, whether
contemporaneous with or prior or subsequent to the parties’
execution of this agreement, Buyer makes no assurances, promises
or representations that the Internal Revenue Service, the State
of New Jersey or any other agency or entity having the right or
power to review the tax consequences of the sale contemplated by
this agreement will consider and approve, acknowledge or accept
the sale by Seller pursuant to thisg agreement as a transaction
which entitles Seller to defer capital gains taxes or other taxes
which might be due as a result of the sale contemplated herein.

2.7.2. NO RELIANCE ON BUYER. Seller shall not be entitled to
rely on the opinions of Buyer, its staff, agents or employees or
9




Buyer’s advisgors -- including Buyer’s tax, legal and financial
consultants -- with respect to any potential benefits that Seller
might realize as a result of this transaction or as a result of
Buyer'’'s payment of the purchase price (or any part therecf) on an
installment basis. Seller hereby acknowledges and agrees that
Seller and Seller’sg succegsors, administrators, personal and
legal representatives and assigns shall have no claim against the
Buyver, its officers, agents, servants and contractors for any
damages or otherwise in the event that the tax consequences of
this transaction are not as Seller expects.

2.8. SELLER’S TITLE AND RIGHT OF ACCESS. Regpongibility for
establishing Seller’s title to the Property and Seller’'s legal
right to access to it from a public road, including resolving any
igsues to Buyer’s satisfaction, shall be Seller’s. At closing
Seller’s title shall be marketable and insurable by the title
insurance firm of Buyer’s cholce and Seller’s right of access to
the Property shall be established to the satisfaction of Buyer’s
legal counsel. A marketable title is one which is insurable by
any title company authorized to do business in the State of New
Jersey at regular rates.

If a defect in title is found in any portion of the
Property, Seller shall make a good faith effort to resolve the
defectt. If the defect cannot be rescolved, Buyer has the right to
not accept that portion of the Property that cannot be delivered
with good and marketable title. If Buyer does not accept any
portion of the Property due to a defect in title, Seller will not
be responsible for any costs associated with that portion of the
Property.

2.8.1. SUBCORDINATION OF CLAIMS. Unless the Transaction Summary
in this agreement provides that a portion of the sales price is
to be applied for the payment of encumbrances on, or claims
against, the Property or Seller, Buyer shall not be required to
pay more at cleosing than is reported in the said Transaction
Summary. In the event there are any cutstanding

mortgage lieng, tax obligations or any other encumbrances or
claims against the Property or which might be asserted against
the Property which will not be cancelled at or prior to closing,
Buyer's performance pursuant to this agreement shall be
contingent on the consent of all mortgagees and all other
claimants against the Property to subordinate their claims to the
Deed of Easement to be executed by Seller. The subordination
shall be acceptable in all respects to Buyer, and to any provider
of non-County funds.

2.9. SELLER’S COVENANTS AS TO USE. Seller’'s execution of this
10




agreement shall constitute a certification and covenant to Buyer
that no use cof or on the Property that is not “agricuitural” as
defined in paragraph 1.0 has commenced since the time that Seller
filed the application to sell a development easement to the
Buyer. Seller further covenants, warrants and agrees that no new
use of the Property that is ncot within the meaning of an
*agricultural use” as defined in paragraph 1.0 shall be
commenced.

2.10. SELLER‘S ACTIONS PRIOR TO CLOSING. Seller promises,
covenants and agrees to take no actiom with respect to the
Property that is detrimental to the Property’'s ability or
capability of being put to agricultural use -- including, bubt not
limited to, removing soil, rocks or any other earthen materials
from the Property or allowing regulated wetlands conditions to
develop -- unless the practice is a component of a soil
conservation plan approved by the Natural Resource Conservation
Service (“NRCS").

2.11. SELLER’'S COMMITMENT TO COOPERATE. Seller promises,
covenants and agrees to cooperate with Buyer and the Provider of
non-County funds in processing, reviewing and considering all
matters pertaining to the Buyer'’'s application, regardless of
whether the Provider of non-County funds is solicited by the
Buyer prior or subsequent to purchasing an easement from Seller
pursuant to this agreement. Seller agreesg Lo gign such documents
or forms which may be reascnably required by Buyer, and to
provide access to the Preoperty for inspecticn in order for Buyer
to gqualify for such funds. The commitment in this paragraph shall
survive closing.

2.12., ASSIGNMENT OF RIGHT OF OFFER TO SELL. Seller acknowledges
that a Provider of Non-County funds may require that the owner of
Property interested in selling the development rights for the
purpose of farmland preservation make an offer to sell said
rightg for a gpecified per-acre amount. Seller hereby agrees
that until such time as Seller conveys an easement tc Buyer
pursuant to this agreement Buyer, as contract purchaser, shall
have the right toc make the offer to sell the development rights
to the Property to the provider of said funds and Seller hereby
agsigne said right to Buyer. Seller further agrees to cooperate
with Buyer in satisfyving requirements of said provider for offers
of sale. The amount offered by Buyer to sell shall have no
effect on the purchase price to be paid pursuant to this
agreement .

2.13. HAZARDOUS SUBSTANCES ON THE PROPERTY. DBy execution of this
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agreement, Seller certifies and warrants to Buyer the following:

a. Seller has no knowledge that the Property was ever
used for the manufacture, refining, transportation,
treatment, storage, handling or disposing of hazardous
substances or toxic wastes of any nature other than in
connection with use that was in accordance with commonly
accepted agricultural practices.

b. Seller has not placed any hazardous waste or
hazardous substances on or under the Property, except
in accordance with commonly accepted agricultural
practices.

. Seller has no knowledge that hazardous substances
were ever spilled on or buried in the Property.

d. To Seller’s knowledge there i1s neither an
operating nor a cleosed landfill on the Property.

e. To Seller’s knowledge there are no hazardous waste
or hazardous substances on or under the Property other
than that uged in connection with agricultural use of
the Property in accordance with commonly accepted
agricultural practices.

E. only those tanks described on Attachment C hereto
are located on the Property.

g. To the best of Seller’s knowledge, none of the
tanks containing fuel or hazardous substance on the
Property are leaking and all comply with current
governmental regulations pertaining thereto.

Any exception(s) to the foregoing certificaticns shall be
declared in writing by Seller, which document shall be attached

to and incorporated in this agreement.

2.13.1. INDUSTRIAL SITE RECOVERY ACT/ENVIRONMENTAL CLEANUP
RESPONSIBILITY ACT. Unless Buyer waives the requirement, this
agreement ig contingent upon Buyer's receipt of a letter of
nonapplicability from the New Jersey Department of Environmental
Protection (“DEP”) stating that the Property is not subject to
the Industrial Site Recovery Act, N.J.S.A. 13:1K-6 et sed.
Seller agrees to cooperate in Buyer’s application to the DEP.
Buyer shall be responsible for the cost of said application.
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2,14, SEPTIC SYSTEM USE. In the event that the Property is
serviced by a septic system, Seller hereby promises, certifies,
repregents and warrants that only structures located on the
Property are connected to or utiiize the system.

2.15. CONDEMNATION PROCEEDINGS. Seller affirms and declares that
no entity having the right to institute condemnation proceedings
has done so as to all or any porticn of the Property.

2.16. EXCLUSIVE AGREEMENT. Seller affirms and certifies that no
other agreement to sell all or any part of the Property or any
interest in the Property to any other person, whether oral or
written, has been made or executed and Seller has given no person
an option to purchase all or any part of the Property or any
interest in tChe Property.

2.17. NO LITIGATION OR VIOLATIONS PENDING. Seller hereby
warrantg and certifies that there are no judgments or proceedings
pending in any court or before any governmental or regulatory
board or agency which affect or may atfect the Property. Seller
further warrants and certifies that Seller has received no notice
of viclation of any statute, ordinance, rule, regulation or
insurance requirement which has not been corrected, and Seller
has no knowledge of any such violation.

3.0, COMPENSATION TO SELLER. In congideration of Seller’s
execution and delivery of a Deed of Easement conveying the
Nonagricultural Development Rights and Development Credits and an
easement tc the Buyer, and execution and delivery of such other
documents as Buyer deems necessary, Buyer shall pay Seller the
per-acre amount stated in the Transaction Summary of this
agreement. The estimated sales price stated in the Transaction
Summary is based on the assumption that the Property to be
subject to the easement is the sgize stated thereon. The actual
amount of the purchasge price shall be computed on the actual
acreage determined by a survey of the Property obtained by the
Buyer (see paragraph 5.0), subject to deductions and adjustments
described in paragraph 3.1.

3.1. COMPUTATION OF PURCHASE PRICE. Computation of the payment
to be made to Seller pursuant to paragraph 3.0 shall take into
account any Resgsidential Dwelling Site Opportunities ("“RDS0C") or
Land Exceptions stated in the Transaction Summary. For purposes
of computing the sum payable to Seller the number which is four
times the per-acre value shall be deducted from the sum otherwise
due Seller for each RDSO. The deduction for excepted acreage
shall be the number which is the per-acre value attributed to the
13




acreage of the land to be excepted.

In addition, computation of the sum payable shall be subject to
the following termg and conditicons:

a. The acreage which will be restricted by the Deed
of Eagement shall not include acreage for (i} rights-
of -way (or provision for constructing, widening or
improving rights-cf-way) along any Federal, State,
County or Municipal roads which abut the Property;
(ii) facilities for the drainage of storm, ground or
surface waters or improvements thereto regquired for the
safety of the roads which abut the Property, as
determined by the Buyer; (iii) improvements to road
intersections which Buyer, the State cor Municipaiity
has identified as necesggary and (iv) potential
improvements to bridges or dams which abut the
Property.

b. Computation of the amount payable shall not
include acreage attributable to water bodies which are
on the Property, or along a Property boundary.

c. The acreage on which payment will be based shaill
not include acreage of any portion of the Property
which the Buyer’'s title insurer is unwilling to insure.

d. Buyer may elect to exclude from the acreage amount
any or all portions of the Property to which Seller is
unable to establish a legal right of access to the
Buyer’'s satigfaction.

3.2. PAYMENT OF PURCHASE PRICE. Buyer shall pay the Purchase
Price in accordance with the following:

a. The Seller shall ke entitled to payment of the
amount gtated in the Transaction Summary of this
agreement at cleosing, subject to any deductions and
adjustments as provided in this agreement.

3.3. EASEMENT EFFECTIVE AT CLOSING. All restrictions on use of
the Property imposed by the Deed of Easement shall be effective
on c¢losing. Selier and all persons who succeed to Seller’s
interest in the Property shall be obligated to comply with all
terms and conditions of the Deed of Easement.

4.0. TITLE INSURANCE. The Buyer agrees to be responsible for the
14




cost to insure Buyer’s interest in the Property. Seller agrees
to cooperate with the Buyer’s title company and insurer, and to
execule guch documents as may be reguired to confirm Seller’s
title. The agreement of Buyer’s title company to insure Buyer’s
interest in the Property shall be a precondition to closing.

4.1. EVIDENCE OF SELLER’S TITLE. Seller shall use its best
efforts to provide Buyer with copies of any documents which
evidence or confirm Seller’s title to the Property which include,
but are not limited to, copies of “marked up” title commitments
and pelicies of title insurance. 8Said documents shall be
provided within ten (10) days of the Effective Date of this
agreement .

4.2. ACTIONS NECESSARY TO PROVE SELLER’S TITLE. The parties
agree that RBuyer has no responsibility whatscever in taking any
action needed to confirm or establish Sellexr’s title. BRuyer’'s
title company shall neot be liabkle for researching Seller’s title
beyond gixty (6¢) vears prior to the current year. If Buyer’s
title company is unwilling to insure title to all or any porticn
of the Property on tThe basis of such a search, responsibility for
establishing Seller’s good title, and the cogts incurred to do
so, shall be on Seller.

4.3, EXTENSION OF COMMITMENT PERIOD. Seller and Buyer agree that
the Commitment Period defined in the Transacticn Summary of this
agreement shall be extended for up to forty five (45) days if
Buyer’s title company encounters difficulty in confirming
Seller’g title to all or any portion of the Property.

4.4. ENCUMBRANCES ON TITLE/PROPERTY’'S SIZE. The Buyer’'s offer to
buy is made on the basis of its knowledge about the Property at
the time thig agreement is executed, including that the Property
is the Assumed Acrezge in size. The Buyer shall have the right
to cancel this agreement, or to isgssue a new coffer, in the event
that the Property’'s size is not at least ninety percent (90%) of
the Assumed Acreage, or is in some way sgignificantly different
from what was appraised, or if Seller’s title is subject to
restrictions on use, or to an easement which Buyer believes
impacts on the value of the Property’s development rights, or on
the public need to make this purchase.

4.5, SELLER’'S PERFORMANCE REQUIRED NOTWITHSTANDING TITLE DISPUTE.

Seller shall not be relieved from performance notwithstanding

Seller’s dispute with the determination of Buyer’'s title company

and/or surveyor about the size of the Property owned by Seller.

Buyer may elect, but is not required, to (a}) extend the time for
15




closing if Seller desires to establish Seller’'s good title to
such portion of the Property deemed not insurable by the Buyer's
title company or (b} ccmplete the purchase for that portion of
the Property that has been determined by Buyer’s title company to
be insurable at regular rates.

5.0. SURVEY OF PROPERTY. Seller agrees that as a condition to
making this purchase, Buyer shall be entitled to obtain a survey
of the Property by the surveyor of Buyer’s choice, and at Buyer’'s
expense. Seller agrees to cooperate with the surveyer in all
respects. Execution of this agreement shall constitute Seller’'s
authorization te Buyer's surveyors to enter upcen the Property as
necegsgsary to complete the survey. Seller shall not be relieved
from performance notwithstanding Seller’s dispute with the
determination of Buyer’s surveycr about the boundaries of the
Property. Seller ghall be responsible for providing Buyer with a
copy of any survey of the Property in Seller’s possesgion within
ten (10) days of the Effective Date.

6.0. INSPECTIONS OF THE PROFPERTY. Representatives of the Buyer,
the County of Gloucester, the GCADS, or the SADC, shall have the
right to inspect the Property at any time prior to clesing. In
addition, Repregentatives of the Buyer, the County of Gloucester,
the GCADR, or the SADC ghall have the right to inspect the
Property following Seller’s execution of the Deed of Easement for
the purpose of verifying that Seller is not in violation of any
of the terms and conditions of this agreement or of the Deed of
Easement. Absent special need therefor, all inspections shall be
conducted during daylight hourg and on twenty four (24) hours’
advance notice to Seller.

7.0. RISK OF L0OSS. Risk of loss or damage to the Property by
fire or other causge prior to closging shall be and is assumed by
the Seller. At itg sole discretion the Buyer may elect to cancel.
thig agreement or limit the area of the Property subject to this
agreement in the event that the Property is substantially damaged
or the potential for agricultural use of the Property is
gsubgtantially impaired as a result of any occurrence between the
date of this agreement and closing. Seller is required to advise
the Buyer of any occurrence which results in loss of or damage to
the Property or the impairment of the Property’s availability or
ugability for agricultural purposes.

7.1. CONDITION OF THE PROPERTY. Seller hereby represents,
warrants and certifies to Buyer that the Property is
substantially and materially in the condition it was when Seller
applied to the Program, and that Seller knows of no existing
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circumstance or condition which may impair agricultural use of
the Property following closing.

8.0. INDEMNIFICATION COF BUYER FOR HAZARDOUS CONDITION OF THE
PROPERTY. Seller hereby indemnifies and holds Buyer harmless
from and against any and all claims which may be made by any
parties that are involved in this transaction, judgments awarded,
penalties assessed or crders entered, which now exist or which
may subsequently exist of or pertaining to the discharge of
hazardous substances from or onto the Property which discharges
were determined to have occurred during Seller’'s period of
ownership. Buyer’s acceptance of a Deed of Easement from Seller
conveying to Buyer the Nonagricultural Development Rights and
Credits and an easement to the Property and Buyer’s payment to
Seller therefor shall not constitute nor be deemed to be an
assumption of liability for any hazardous substances on cr
discharges from the Property, regardless of whether said
digcharge cccocurred or occursg prior ¢r subsequent toe closing.

8.1. INDEMNIFICATION OF BUYER FOR USE OF THE PROPERTY. Seller
hereby indemnifies and holds Buyer harmless from and against any
and all claims which may ke made, judgments awarded, penalties
aggsegged or orders entered pertaining to {a) Seller’'s failure to
comply with the terms and conditions of the Deed of Easement or
{(b) Seller’s use of the Property in accordance with the Deed of
Eagement. Buyer’'s acceptance o¢f the Deed of Easement shall not
congtitute an assumption of liability or responsibility for any
damages or losses sustalined by any person or entity as a result
of Seller’'s use of the Property -- whether or not in conformity
with the Deed of Easement.

8.2. INDEMNIFICATION OF SELLER. Buyer agrees to indemnify and
hold Seller harmless againgt any and all c¢laims, demands,
damages, costs and expenses, including reasonable attorney’s
fees, for the defense of such claims and demands arising from the
conduct of Buyer, its agents, employees, invitees, or licensees
in connection with any of their activities in or about the
Property. Seller shall promptly notify Buyer cf the commencement
of any c¢laim, demand, action or proceeding.

9.0 REDUCTION OF PROPERTY’'S VALUE. Seller acknowledges Seller’s
understanding that execution of the Deed of Easement and
conveyance of the Property’s nonagricultural Development Rights
and Credits and an easement to Buyer may reduce the value of the
Property. Seller agrees that acceptance of Buyer’'s payment to
it, computed in acceordance with paragraphs 3 and 3.1, shall
constitute full and complete congideration for Seller’s execution
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of the Deed of Easement. Seller acknowledges and agrees that
Seller shall have no further claim for compensation for any loss
in value of the Property that may occur subsequent to closing
which may be attributable to this sale.

10.0. USE OF PROPERTY AFTER SALE. Neither Buyer nor Seller makes
any warranty to the other that economic market conditions will
continue to make agricultural use of the Property a wviable or
profitable cheoice. Seller understands, acknowledges and agrees
that Seller’s sale of the Property’s Nonagricultural Development
Rights and Credits and an easement to Buyer shall permanently and
forever restrict the Property te agricultural use regardless of
whether Seller or any other person is subsequently able to make
profitable use of the Property so restricted and that Seller
ghall have no <¢laim for additional compensation from Buyer
notwithstanding any inability to put or retain the Property for
agricultural use.

10.1., NOC RELIEF FROM RESTRICTIONS. No law, rule or regulation,
whether Federal, State or logal, shall relieve Seller or Seller’s
successors, heirs, assigns, perscnal or legal representatives or
subsequent cwners of the Property of the restrictions on the
Property imposed by the Deed of Easement, provided however that
nothing contained herein shall require the Buyer, their heirs and
assigns to actively engage in agricultural use of the Property.

11. DEFAULT BY SELLER. Violation of any term or condition of
this agreement by Seller shall constitute a default. “Default”
includes, but is not limited teo, the following actions by Seller:

{a) 8Seller advisesg Buyer that Seller does not intend
to sell the Property’s Nonagricultural Development
Rightes, Credits and an easement tc Buyer.

(b)Y geller violates or falls to comply with any
material term of this agreement and fails to cure said
default within five (5) days of the date of Buyer's
demand upon Seller to do so. If Seller asserts that
more than five (5) days are needed to cure a default,
Seller shall so advise Buyer in writing and request
such additional period as Seller believes necessary.
Buyer shall agree to said additional period if the
period to cure proposed by Seller is objectively
reagsonable; in no case, however, shall Seller be
relieved from performance pursuant to this agreement if
the periocd to cure extends beyond the Commitment
Pericd.
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12.

(¢) Seller fails to execute and deliver a Deed of
Easement and all required supporting documentation on
the date of closing scheduled in accordance with the
termg of this agreement. Supporting documentation
includes, but is not limited to, affidavit(s) of title
acceptable to Buyer, and mortgage subordination
agreements.

(d) 8Seller or any person acting on Seller’s behalf has
made a misrepresentation of material fact in the
application or in or through any other written or oral
communication with Buyer concerning the Property.

(e} Seller commences a nonagricultural use on the
Property.

(f) BSeller fails to cooperate with Buyer, Buyer’s
title company, surveyor or Provider or potential
provider of non-County funds in accomplishing this sale
transactiocn.

BUYER’S RIGHTS ON SELLER'S DEFAULT. In the event that

Seller defaults in any term, covenant, requirement or condition
of this agreement, Buyer shall have the right to declare Seller
in default, and take any of the fecllowing actiocons:

a. sue for specific performance;
b. cancel the agreement;
C. require the Seller to pay Buyer all of the Application

Processing Costs it has incurred after the date of this
Agreement;

d. require that Seller restore the Property to the
condition it was in prior to the time that
nonagricultural use activity commenced subsequent to
the submissions of the Seller’s application;

e. reduce the amount payable pursuant tc paragraph 3.0
by four times the easement value for each day and for
each acre or part of any acre that scil or other
earthen material is removed from the Property in
violaticon of paragraph 2.11; and

£. require Seller to replace soil removed from the
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Property in wviolation of paragraph 2.11 with topsoil
approved as to quality by the NRCS.

13. ENFORCEMENT OF AGREEMENT AND EASEMENT. Buyer and Seller
shall each have the right to enforce the terms of this agreement
and the restrictions to be imposed on the Property contemplated
by this agreement by any lawful means available. The parties
hereby agree and consent to the jurisdiction of the Superior
Court of New Jersey, Gloucester County vicinage, in any action
brought by Buyer or Seller to enforce the terms of this agreement
or the terms and conditions of the Deed of Easement.

14. ASSIGNMENT OF AGREEMENT/TRANSFER OF PROPERTY. Seller may
not sell, transfer or convey the Property, in wheole or in part,
to any persgson unless the purchaser, transferee or assignee agrees
to comply with and perform in accordance with the terms of this
agreement. Seller shall be responsible for providing a writing
acceptable to Buyer in which Seller’s transferee or assignee
agrees to comply with and be bound by the terms of this
agreement. Seller may not assign this agreement without the
approval of the Buyer, which approval shall not be unreasonably
withheld.

15. REVIEW OF AGREEMENT BY SELLER‘S ATTORNEY. Seller may submit
thig agreement Lo an attorney for review. In the event that
Seller fails to submit this agreement to an attorney for review,
or if Seller’s attorney neither disapproves nor reguests
modification to this agreement within five (5} business days of
Seller’s execution hereocf, Seller shall be bound hereby. Seller
shall be responsible for the cost of any attorney retained to
represent or counsel Seller with respect to this matter.

16. COMPLETE AGREEMENT. This agreement is the entire and only
agreement between Buyer and Seiler and no other statements,
promises or communications, whether written or oral, shall be
effective to modify or supersede this agreement or any term
herein. This agreement can only be changed by a writing signed
by both Buyer and Selier.

17. LOCATION OF CLOSING. (Closing shall ke conducted at the
offices of Gloucester County, or such other place specified by
Buyer.

18. TIME FOR CLOSING. Buyer shall notify Seller when all

preconditions to consummation of this sale have been satisfied,

and Buyer is ready to schedule closing. Buyer and Seller shall

establish a date for c¢losing which is acceptable to both parties.
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18.1. DELAY IN CLOSING BY SELLER. Seller’s inability ({(except for
objectively reasonable reasons) or unwillingness to close on the
date for closing scheduled pursuant to paragraph 18, or failure
to cooperate in scheduling a date for closing, shall constitute a
breach of this agreement entitling Buyer to the remedies therefor
set forth in paragraph 12.

19. NO COLLUSION. Seller hereby affirms that neither Seller nor
any person on Seller’s behalf has made or agreed to make any
valuable gift, whether in the form of service, loan, thing or
promise, to Buyer or to any employees, servants or agents of
Buyer for the purpose of influencing Buyer to make this purchase.
In the event that Seller’s affirmation herein is untrue, Buyer
ghall have all rights on default described above as well as any
other right that might be available to it under New Jersey law.

20. NOTICES. All notices to each party shall be made in writing
delivered personally or by first-class, postage prepaid mailed to
the other party at the addresses stated in the Transaction
Summary in this agreement.

21, SURVIVABILITY OF COVENANTS. All covenants and agreements
made by Seller in this Agreement are binding on Seller and on
Seller’'s agentsg, attorneys-in-fact, heirs, administrators,
executors, personal and legal representatives, successors and
assigns and shall survive closing for the applicable statute of
limitatiocns period, measured from Buyer’'s discovery of a claim
for Seller’'s vioclation of a covenant or agreement made herein.
Buyer shall be entitled to record this agreement, or a Notice
reporting the existence of this agreement.

22. WAIVER OF BREACH. The waiver of a breach of any provision
of this agreement by Buyer or Buyer’s failure to insist upon
strict compliance with any term, covenant or conditions hereof
shall not operate or be construed as a waiver of any subsequent
breach. Delay in or failure of Buyer to declare Seller in breach
of this agreement shall not operate or be construed as a waiver

thereof.

23. GOVERNING LAW. This agreement shall be governed by and
construed in accordance with New Jersey law, and shall be subject
to the requirements of all applicable laws and regulations
adopted by State or Federal Non-County Funding Sources. If any
provision of this agreement shall be or become invalid under any
law, such invalidity shall not affect the validity or
enforceability of any other provision hereof.
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24. PERSONS BOUND. This agreement shall be binding on the
parties and on their heirs, executors, administratecrs, personal
or legal representatives, successors and assigns.

25. SELLER ENTITY. If Seller ig a corpeoration or other business
entity Seller warrants and certifies that it is duly formed and
validly existing under New Jersey law. Seller has the full
power, right and authority to enter into this agreement, to
perform itg obligations under this agreement, and to execute and
deliver all documents required to be executed and delivered by
Seller under this agreement. The person signing this agreement
on behalf of Seller has the requisite power and authority to
execute and deliver this agreement in the name of Seller and to
create a binding cobligation of Seller. Upon regquest, Seller
gshall deliver to Buyer such evidence and documentation as Buyer
may reasonably require in crder to verify the truth of the
gstatements made in this Paragraph.

26. COUNTERPARTS. This agreement may be signed in any number of
counterparts, each of which shall be an original and all of which
taken together shall constitute a single agreement, with the same
effect as 1f the signatures thereto and hereto were upon the same
instrument.

27. CAPTIONS. The captions contained in this agreement are for
the convenlience of the parties and do not in any way modify,
amplify or give full notice of any of the provisions of this
agreement.

28. NUMBER AND GENDER. For purpcses of this agreement, the
masculine shall be deemed to include the feminine and the neuter,
and the singular shall be deemed to include the plural, and the
plural the singular, as the context may require.

IN WITNESS WHEREQF, and intending to be legally bound hereby, the

Seller has caused this agreement to be executed. If Seller,
whether in whole or in part, is other than a natural person, the
making and execution of this agreement has been properly

authorized and effected.

IN FURTHER WITNESS WHEREOF, and intending to be legally bound

thereby, the Buyer has caused this agreement to be executed by
its duly authorized agents.
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SELLER:

BEZR Homes, LLC

BY :

Ronald Zeck, Jr.
Sole and Managing Member
BEZR Homes, LLC

Federal Tax ID Numbker

NAR Farms, LLC

BY:

Ronald Zeck, Jr.

Sole and Managing Member
NAR Farms, LLC

Federal Tax ID Number
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BUYER:

COUNTY OF GLOUCESTER

BY:
ROBERT M. DAMMINGER,
FREEHOLDER DIRECTOR




ACKENOWLEDGMENT

STATE OF NEW JERSEY }

COUNTY OF GLOUCESTER )

I certify to the following:

on , 2012, Ronald Zeck, Jr., 8Sole and
Managing Member of the Seller, BEZR Farms, LILC / NAR Farms, LLC,
LLC (hereinafter collectively “BEZR/NAR”), personally came before
me, and acknowledged under cath, to my satigfaction, that:

(a) He is named in, and personally signed the foregoing
agreement for and on behalf of BEZR/NAR as their Scle
and Managing Member; and

(b) He signed and delivered this agreement for BEZR/NAR as
their voluntary act and deed for the uses and purposes
therein expressed, ag authorized by its members; and,

{(c) He is the Sole and Managing Member of BEZR/NAR, and is
duly authorized to sign this agreement, and to have
delivered this agreement for and on behalf of BEZR/NAR.

Notary
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CONTRACT TO SELL NONAGRICULTURAL DEVELOPMENT RIGHTS,
DEVELOPMENT CREDITS AND A DEVELOPMENT EASEMENT

ATTACHMENT C - FUEL TANK DISCLOSURE
We hereby certify that only the fuel tanks described below are
located on, over or under the property which is the subject of
this agreement of sale:
Tank No. 1:
Location:
Contents:
Purpose (use) :
- Age (in years):
Tank No. 2:
Location:
Contents:
Purpose {use):
Age (in years):
Tank No. 3:
Location:
Contents:
Purpcse (use):
Age (in vears):

Use additional sheet(s) if more than three tanks are on the
Property.
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All property owners must sign:

SELLER:

BEZR Homes, LLC

BY: Date:
Ronald Zeck, Jr.
Scle and Managing Member
BEZR Homes, LLC

NAR Farms, LLC

BY: Date:
Ronald Zeck, Jr.

Sole and Managing Member

NAR Farms, LLC
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COUNTY OF GLOUCESTER

P. 0. Box 337
Woodbury, N.J. 08096

Certificate of Availability of Funds

TREASURER'S No. [& - (00 Ljfl /J,/‘? DATE october 23; 2012

T-03-08-509~372-20548
BUDGET NUMBER - CURRENT YR B DEPARTMENT Land Préservation

AMOUNT OF CERTIFICATIONS 35130540000 COUNTY COUNSEL —Gus.-Knestaut

Résolution authorizing acquisition of a development easement; and
DESCRIPTION: the signing of an Agreement of Sale and other documents necessary for
closing regarding such easement; on the farm property of BEZR Homes LLC/NAR
Farms LLC; located in the Township of East Greenwich known as Block 1102,
Lots 13 25015 2505, 37 37025 5; 7 consisting of 111,80 acres for the amount of
$3513054005005 (certified at $28;000;00 per acre)s

VENDOR: pregidential Title Agency Ince

PO Box 1367
ADDRESS: 1546 Rlackwood-Clementon Road

Blackwood; NJ 08012

DEPARTMENT HEAD APPROVAL

RETURNED TO DEPARTMENT

APPROVE\\ NOT APPROVED

/PURCHASING AGENT K}V\N%
JO-25/ 2~ | Q\\{\ M

A

DATE PROCESSED




Real Fstate Appraisal Consultants

Date | 14 October 2011

"

teven W. Bartelt " Tnvoice No | 1'1925sbGCLP |

|
f
{
?
~|
i
!
i

PO Box 8159 £ ;
Turnersville, NJ 08012 Total Due I $3,100 !
856-582-5892 , Project Name | ~ Bew Form
FAX 856-582-3493 ‘
Shartelt22@comeast.net
ORIGINAL INVOICE

CLIENT NAME: REMIT PAYMENT TO:

Gloucester County Office Of Land Preservation Steven W Bartelt

Gloucester County Building of Government Services PO Box 8169

1200 North Delsea Dr. Turnersville, NJ 08012

Clayton, NJ, 08312

Mr Ken Atkinson, Director

Description of Acrivity Fees Charged

Real Property Appraisal
Gloucester County Farmland Preservation Program

Bezr Homes LLC

‘Kings Gate West

Approved/Unimproved Residential Subdivision

Kings Highway , Near the Intersection of Tomlin Statien Rd
Block 1102, Lots 1; 2.01, 2.05, 3, 2.02, 5 & 7, Tax Map #11

East Greenwich Township, Gioucester County, New Jersey $3,100

Total Due $3.100




“Steven W. Bartelt, MAI, SRA

‘Real Estate Appraisal Consultants

PO Box 8169
Turnersville, NJ 08012
856-582-5892

FAX 856-582-3493
SBartelt22@comcast.net

91 May 2012

Mz Ken Atkinson, Director

Gloucester County Otffice Of Land Preservation
Gloucester County Building of Government Services
1200 North Delsea Dr

Clayton, NJ, 08312

RE: Bezr Homes LLC, Kings Gate West

Approved/U nimproved Residential Subdivision

Kings Highway, Near the Intersection of Tomlin Station Rd
Block 1102, Lots 1, 2.01, 2.05, 3, 3.02, 5 & 7, Tax Map #11
East Greenwich Township, Gloucester County, New Jersey

Dear Mr Atkinson:

Please find attached revised comments regarding the above captioned farm parcel.

// . .'
A p /
/ /Sincegely,

Stevern W;/é'gf/eitg




Bezr Homes 21 May 2012
Page 2
Reviewer’s Addendum Request

EXPANDED ADJUSTMENT COMMENTS = ORGINAL COMMENTS/EXPANDED COMMENTS - As a
result of a meeting which took place on May 14, 2012 the SADC indicated that additional market
quantification was needed for my adjustments. I have cited some of my original comments,
regarding the adjustments below. | have added additional information where possible and changed
some adjustments where needed. While some adjustments can be quantified, others cannot.

As a basis for these comments, I am returning to my original appraisal grid. This letter marks the
4th “revision” and in order to avoid confusion on my part I am simply going to reference my original

erid.

As I noted at our meeting it is not mathematically possible to arrive at statistically relevant
adjustments for the appraisal due to the limited number of samples.

The property owner owns a property, in a township that is highly desirable. The difficulty of the
valuation scenario is compounded by the presence of full approvals.

There were two appraisals prepared for the subject parcel. The two reports used divergent appraisal
scenarios and a total of @ comparable sales, for the before value. In addition, I appraised the subject
parcel in 2009 for Green Acres. My value at that time was 28% higher than the value indicated in
my appraisal report.

Revised Comments - Sales Comparison Adjustments — Before The Easement: All of the
comparable sales were vacant land at the time of sale. The comparable sales considered range in

size from 17 acres to 57 acres. All of the sales were located within Gloucester County. Two of the
sales had preliminary approvals, the others had no approvals. These comments remain true.

Sale #1 sold with owner financing which in the current market may not be so unusual. I have made
a nominal adjustment for this financing as it was something other than, what may be considered,
strictly “cash". There is no way to market abstract this adjustment. I believe that the 5% adjustment
noted is a valid adjustment.

With respect to date of sale, all the comparable sales sold in 2009 or 2010. In my opinion, these
sales reflect current market conditions and therefore require no adjustment for date of sale/ market
conditions.

As I noted in the original appraisal - the subject property is located in East Greenwich Township
which typically has a high desirability factor. Due to the overall lack of market activity, the
appraiser has considered comparable sales from other areas of the county. Adjustments, in this
case, were included for comparable sales #2 and #3. Because these areas are less desirable,
Additional support for the original adjustments is noted in the table below. Note that the Clayton
adjustment is actually higher than the one utilized in the original appraisal report.

YTD 2011 East

Data Greenwich Monzoe Clayton

SF Avg $282,360 $191,600 $145,120
SF Median $254.900 $180,000 $170,600
Overall Avg $268,630 $185,800 $159,560
% Change 30.83% 40.60%

All of the comparable sales considered, as well as, the subject property, were sold in fee simple title
with all development rights remaining. Therefore, we have made it no adjustment based wpon




Bezr Homes 21 May 2012
Page 3 .
Reviewer’s Addendum Request

rights conveyed.

In the original report T attempted to only consider sales which had final approval for subdivision at
the time of sale, this being the most similar to the subject property. Unfortunately, it was not
possible to find any sales in that land category. I used 4 “acreage” sales. You will recall that the
SADC reviewer recommended I use “other” sales. When questioned, the reviewer could not list any
other applicable sales, but wanted “other” sales. I utilized two of the sales chosen by the other
appraiser which further supported my original analysis. These sales were provided to give the
SADC a comfort level with my original analysis.

There seems to be agreement on the topic of adjusting sales which have no approvals, or
preliminary approvals vs the subject’s final approvals. The amount of the adjustment seems to be
in question. In the array below, [ have combined all 9 of the sales used in both reports. The prices
paid are reduced to price per acre. Leaving aside the question of adjustments the pattern seems (o
be quite apparent. The subject has final approvals and is located in East Greenwich. East
Greenwich is one of the more desirable areas in the county.

GROSS PRICES PER ACRE/Net LAND

Apprvd/imprvd ' None

Sale D Location Empvts Subtrctd Final Preliminary Contingent To
NVR Inc East Greenwich $217,890
Paparone South Harrison $43,126 _
Russo Woolwich Tp $20,774
KDM/Vertex Harrison 550,698
Mipro PBeptford. 531,947
Previtera Woolwich Tp 529,882
Fera Clayton 523,448
Florio Monroe 519,377
Haines Wool/So Harrisn 517,114

A final value conclusion for the before value in the $30’s does not seem to contradict the array. In
fact, the array would seem to support it:

In my original report, I made an adjustment for zoning on comparable #2. As I noted at our
meeting there is no way to market abstract this adjustment. In reflecting on that adjustment it is
probably not genuinely warranted since a potential commercial would conflict with the
comparables highest and best use.

Adjustments for size are based on the overall size of the parcel. Adjustments were made to
comparable sales #2 and #4. These adjustments cannot be supported to a level of statistical
relevance due to the small sample size available. It is generally accepted in the appraisal practice
that larger volumes or areas sell for lower unit values, and typically smaller overall sizes or
volumes sell for higher unit values.

The water/sewer adjustments are incorrect as noted on the original appraisal. The subject does
not have public sewer. This was previously noted and corrected.

This letter marks my fourth response to SADC concerns over the subject property. Inn each of my
previous 3 letiers, [ have tried, apparently unsuccessiully, to alleviate the SADC’s concern over my
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value conclusion for the subject premises.

1 have reconsidered all of my adjustments. As with any appraisal, the adjustmerit process is
subjective. | have provided above, in the oxiginal appraisal report, and in the three previous

responses to the SADC reviewers as much information as possible to support my value conclusion.

Support is all I can provide there is no way to categorically prove an appraisal to any level of
statistical accuracy because the process of buying and selling, and the idea of value itself is not a
mathematical concept and cannot be reduced to an equation.

In reconsidering my adjustments, T have concluded that the value of the subject, before easement,
is $33,000 per acre. This results in a final vatue of $3,762,000. A revised certification is attached.
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CERTIFICATION

1n conformance with Standards Rule 2-3; T certify to the County of Gloucester that to the best of my knowledge and belief:

In accordance with your request [ have appraised the above captioned parcel(s) and certify:

I personally made a fietd inspection of the property herein appraised. I have also, on October 21, 2011, personally made a field

inspection of the comparable sales relied upen i making said appraisal

The reported analyses, opinions and conclusions are LIMITED only by the reposted assumptions and Hmiting conditions (contained
on other pages herein), and are MY PERSONAL, impartial, and unbiased professional analyses, opinions, and conclusions.

The use of this report is SUBJECT TO THE REQUIREMENTS of the Appraisal Institute relating to review by its duly authorized
representatives.

1 have NO PRESENT OR PROSPECTIVE INTEREST in the property that is the subject of this report, and no personal interest with
respect to the parties involved.

I have no bias with respect to the properiy thatis the subject of this report oT to ihe parties involved with this assignment.
My engagement was not contingent upon the development of TepoTting predetermined results.

My COMPENSATION for completing this assignment I8 NOT CONTINGENT upon the development or reporting of & predetermmed
value or direction in value that favors the cause of the County of Gloucester, the amount of the value opinion, the attainment of a
stipulated result, or the occurrence of a subseguent event directly related to the intended use of this appraisal.

No one provided significant real property appraisal ASSISTANCE to the person signing this certification.

Steven W. Bartelt, MAI has personally inspected the subject property.

As of the date of this report, Steven Bartelt, MAL, SRA has compleied the requirements of the continuing education program of the
Appraisal Institute.

Statements of fact contained within this report are triue and correct,

My analyses, opinions and conclusions were developed, and this report has been prepared, in conformity with the Uniform
Standards of Professional Appraisal Practice.

The reported analyses, opinions, and conclusions were developed, and this report bas been prepared, in conformity with the
requirements of te Code of Professional Ethics ané Standards of Professional Appraisal Practice of the Appraisal Institute, which
include the Uniform Standards of Professional Appraisat Practice.

NG CHANGE MAY BE MADE, on any section of this report. Further the appraiser will bear no responsibility for such unauthorized
change.

This report is the original work of Stever: W. Bartelt. It was created inx fixed form for distribution to the County of Gloucester for
their EXCLUSIVE USE. It was made for the function of farmland preservation and NOT intended for any other use. The appraiser
hereby DISCLAIMS ANY AND ALL LIABILITY for 4} use of this report for purposes and/or functions other than the one specifically
noted herein and b) use by any persan{s) or agencies other than the County of Gloucester.

Valuation of the Conveyance of the Estimated Valne Estimated Total Value
- Partial Inertest per Acre () Area — 114+/- Net Acs
Refore Conveyance e : o #33,000 " : $3.762,000

After Conveyance $5,000 $570,000

Value of Proposed Conveyance . ... - LT RDBO00 L $3,192,000

21 May 2012
NJ State General Certification Number #47RG0011400




REAL ESTATE APPRAISAL REPORT
GLOUCESTER COUNTY FARMLAND PRESERVATION
FARM AND RANCH LANDS PROTECTION PROGRAM

SUBJECT PROPERTY IDENTIFIED AS
BEZR HOMES LLC
KINGS GATE WEST
APPROVED./ UNIMPROVED RESIDENTIAL SUBDIVISION
KINGS HIGHWAY , NEAR THE INTERSECTION OF TOMLIN STATION RD
BLock 1102,10T1Ts1,2.01,2.05,3,3.02,5&7, TAXMAP#11
EAST GREENWICH TOWNSHIP, GLOUCESTER COUNTY, NEW JERSEY

DATE OF REPORT WAS
OCTOBER 3, 2011

INTHE MATTER OF
NJ FARMLAND PRESERVATION
NJ SADC
TRENTON, N.J

CLIENT IDENTIFIED AS
COUNTY OF GLOUCESTER
GLOUCESTER CADB
1200 N. DELSEA DR
CLAYTON, NJ
ATTN: KEN ATKINSON, DIRECTOR

PROPERTY WAS APPRAISED BY
STEVEN W. BARTELT, MAIL, SRA




Steven W Bartelt, MAI
REAL ESTATE APPRAISAL CONSULTANTS

PO Box 8169 » Turnersvitle, NJ 08012
856-582-5802 » FAX 856-582-3403
SBartelt22@Comcast. Net

3 October 2011

Mr Ken Atkinson, Director

Gloucester County Office Of Land Preservation
Gloucester County Building of Government Services
1200 North Delsea Dr

Clayton, NJ, 08312

RE: Bezr Homes LLC, Kings Gate West, Approved/Unimproved Residential Subdivision
Kings Highway , Near the Intersection of Tomlin Station Rd
Block 1102, Lots 1, 2.01, 2.05, 3, 3.02,5 & 7, Tax Map #11
East Greenwich Township, Gloucester County, New Jersey

Dear Mr Atkinson:

Pursuant to our contract, of I have completed my appraisal of the above captioned
property. This report was made for the purpese of estimating the market value, of the
development rights as of October 3, 201 1. The report was intended to function as an
opinion of value in the matter of the so noted estate. This report is for the exclusive use,
as requested by the County of CGloucester and N] SADC.

The report was prepared in conformance with USPAP, and the Code of Professional
Ethics, and Standards of Professional Appraisal Practice of the Appraisal Institute.

The values reported herein are limited by all of the assumptions and limiting
conditions, as well as, the attached certification page, contained within the text of this
report. This report was written in agreement with the contract between County of
Gloucester, USDA & NRCS and the Appraiser.

The appraiser personally inspected the parcel which is the subject of this report.
Analyses, conclusions, and opinions of value are attached in the following pages. The

report format which is attached is referred to as a Self-Contained Appraisal Report.

We thank you for the opportunity to be of service to you. If you have any questlons

please feel free to call at any time.
Respectfu mitted,
Steven W. Ba te t

SAL N

Steven W. Bartelt is a MAT, SRA member of the Appraisal Institute
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CERTIFICATION

In conformance with Standards Rule 2-3; I certify to the County of Gloucester that to the best of my knowledge and belief:
In accordance with your request I have appraised the above captioned parcelis) and certify:

I personally made a field inspection of the property herein appraised. T have also, on October 21, 2011, personally made a field
inspeclion of the comparable sales relied upon in making said appraisal.

The reported analyses, opinions and conclusions are LIMITED only by the reported assumptions and Emiting conditions
(contained on other pages herein), and are MY PERSONAL, impartial, and unbiased professional analyses, opinions, and
conclusions,

The use of this report is SUBJECT TO THE REQUIREMENTS of the Appraisal Institute relating to review by its duly
authorized representatives.

1 have NO PRESENT OR PROSPECTIVE INTEREST in the property that is the subject of this report, and no personal interest
with respect to the parties involved.

1 have no bias with respect to the property that is the subject of this report or to the parties involved with this assignment.
My engagement was not contingent upon the development or reporting predetermined results.

My COMPENSATION for completing this assignment IS NOT CONTINGENT upon: the development or reporting ofa
predetermined value or direction in value that favors the cause of the County of Gloucester, the amount of the value opinion,
the attainment of a stipulated result, or the occurrence of a subsequent event directly related to the intended use of this
appraisal.

No one provided significant real property appraisat ASSISTANCE to the person signing this certification.
Steven W. Bartelt, MAI has personally inspected the subject property.

As of the date of this report, Steven Bartelt, MAI, SRA has completed the requirements of the continning education program of
the Appraisal Institute,

Statements of fact contained within this report are true and correct.

My analyses, opinions and conclusions were developed, and this report has been prepared. in conformity witl: the Uniform
Standards of Professional Appraisal Practice.

The reported anatyses, opinions, and conclusions were developed, and this report has been prepared, in condormity with the
requirements of the Code of Professional Ethics and Standards of Professional Appraisal Practice of the Appraisal Institute,
which include the Uniform Standards of Professional Appraisal Practice.

NO CHANGE MAY BE MADE. on any section of this report. Further the appraiser will bear no responsibility for such
unauthorized change.

This report is the original work of Stever: W. Bartelt. It was created in fixed form for distribution to the County of Gloucester
for their EXCLUSIVE USE. It was made for the function of farmland preservation and NOT intended for any other use. The
appraiser hereby DISCLAIMS ANY AND ALL LIABILITY for a) use of this report for purposes and /or functions other than the
one specifically noted herein and b) use by any person(s) or agencies other than the County of Gloucester.

Valuation of the Conveyance of Estimated Value Estimated Total Value
the Partial Inertest per Acre ($) Area — 114+/- Net Acs
Before Conveyance . - $35,000. . .o -5 88,999,000 ;{‘ et
After Conveyance $5,000 $570,000 9 A A
Value of Prc?;)osed Conveyance L 830,000 R $3420000ﬂj3mff /”///
Py
) WL A
TV W PR AL SRR

JA Octafler 25,2011 —
NJ State General Certification Number #42RG0011400
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The parcel is of physical size to support a residential subdivision of 87 building lots. Building lots are
somewhat impacted by environmental characteristics. Subject parcel has final approval for all 87 lots.

2011 Current Taxes/Assessment: The tax assessments are reported here for general reference.
They are not useful in the valuation of the subject property but the reader may find an informative.
All of the parcels are located within block 1102.

Lot Tax Improvement Land Total
#  Classification _ Assessment ($) Assessment (8)  Assessment (S}
1 3B — Farm Qual 80 $11,100 811,100
2.01 3B — Farm Qual S0 $1,600 $1,600
2.05 3B — Farm Qual S0 ' $20,200 520,200
3 3B - Farmn Qual S0 524,200 524,200
3.02 3B - Farm Qual $0 $3,600 . $3,600
5 1 — Vacant Land S0 543,200 543,200
7 3B -~ Farm Qual S0 84,700 84,700
Total _ S0 $108,600 8108,600

2010 Tax Rate/Ratio = $4.222 per $100/51.98%

Highest And Best Use:
Unrestricted: Future Residential Sub-Division/Development
Restricted: Agricultural or Farm Use/Crop Farm with max impervious
cover nwot to exceed 6.33% or 7.15 acres outside of any exception area.
Value Conclusions:

Valuation of the Conveyance Estimated Value Estimated Total Value
of the Partial Inertest per Acre (S) Area - 114+/- Net Acs
Before Convéyance Ry 835,000 - - o o 83,999,000
After Conveyance _ $5,000 $570,000
Value of Proposed Conveyance =~ - . 830,000 0 ho 83,420,000

Effective Date Of Report: October 3, 2011
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PHOTOS OF SUBJECT PROPERTY

Appraiser: Steven Bartelt,
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SCOPE of WORK
BASIC CONCEFPTS AND DEFINITIONS

Under the Scope of Work Rule an appraiser must:
1. identify the problem to be solved;
2. determine and perform the scope of work necessary to develop credible
assignment results; and :
3. disclose the scope of work in the report.

An appraiser must properly identify the problem to be solved in order to determine the
appropriate scope of work. The appraiser must be prepared to demonstrate that the
scope of work is sufficient to produce credible assignment results.

Credible assignment results require support by relevant evidence and logic. The
credibility of assignment results is always measured in the context of the intended
se.

An appraiser must gather and analyze information about those assignment elements
that are

necessary to properly identify the appraisal, appraisal review or appraisal consulting
" problem to be solved.

The scope of work must include the research and analyses that are necessary to
develop credible assignment results.

An appraiser must not allow assignment conditions to limit the scope of work to such
a degree that the assignment results are not credible in the context of the intended
use. ‘

An appraiser must not allow the intended use of an assignment or a clienl's objectives
to cause the assignment results to be biased.

The report must contain sufficient information to allow intended users to understand
the scope of work performed. ©

The following sections develop the appropriate definitions essential to our discussion of value. The
notions of purpose, use, (also known as function}, intended user, market value, and property rights
are discussed.

Associated sections regarding the basic assumptions and limniting conditions of the appraisal are also
discussed in this section. These set the appraisal in its proper context. This is then followed by a
section on appraisal methods, and those methods thought appropriate for this particular appraisal
problem.

The certification, presented previously, is also a key component of this process. Sections critical to the
appraisers analysis include:

Identify the Problem to be Solved

Property Identification/Client or Owner Contacts
Purpose Of The Appraisal
Intended Use & Intended Users Of the Appraisal
Effective Date of the Appraiser’s Opinions & Conclusions
Type of Value/Property Rights Appraised

Damages

The Larger Parcel
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the intended user of this report. Under no circumstances should any other persen(s), group,
organization or any real estate syndication utilize this report.

Effective Date of Appraisal: The effective date for this appraisal is October 3, 2011. This is an
important date and is defined as, The dafe at which the analyses, opinions, and advice in an
appraisal, review, or consulting service apply.1. 6

Property Rights Appraised: The ownership of real property consists of several distinct, individual
righis. Often this is referred to as the bundle of rights, and may be compared to a bundle of sticks
wherein each stick represents a distinct and separate right of ownership. Any or all of the bundle of
rights, (e.g. right to sell, or lease, water rights, mineral rights, right of access, hunting and fishing
rights, etc..) that make up the ownership, may be sold, leased, or otherwise restricted, either
individually or together.

USDA/MRCS/UASFLA - Property rights to be appraised include surface rights including
improvements such as homes, barns, hay sheds, and fencing, timber, orchards or other permanent
plantings and any irrigation water rights. The irrigation water rights include wells, ditches,
reservoirs, ponds and lakes that provide irrigation on thie subject property and are legally
permitted. 4%

The Client did not provide proper documentation for crop base and or allotments, marketable
standing timber, or permanent plantings.

No irrigation equipment such as pivot sprinklers, moveable pipe, tow lines etc. were located in
the proposed easement.

NRCS did not provide documentation regarding water rights, i.e. identify the volumme of
irrigation water rights to be retained for the subject property as necessary to ensure the
function of the farmland/ranchland operation and other agricultural conservation values. No
Conservation Plan and Easement Baseline Inventory Report Exhibit was prepared.

Irrigation water rights that are legally owned and used on the proposed subject property will be
described and valued in the appraisal.

There is no evidence that the irrigation water rights can be removed from the property,

FEE SIMPLE INTEREST - The ownership rights addressed within the context of this appraisal are
those vested in a fee simple estate. A fee simple estate (otherwise unencumbered) consists of the
entire bundie of rights. It is ofien defined as absolute ownership unencumbered by any other interest
or estate, subject only to the limitations imposed by the governmental powers of taxation, erminent
domain, police power, and escheat.?

Damages: Damages are taken into consideration above and beyond the part of the real property
taken in an eminent domain case. Damages are generally defined as: In condemnation, the loss in
value to the remainder in a partial taking of property. Generally, the difference between the value of the
whole property before the taking and the value of the remainder after the taking is the measure of the
value of the part taken and the damages to the remainder. Note that different regions of the country
and different courts may use terms such as consequential damages and severance damages
differently. !

There are no damages that occur as a result of the placement of the conservation easement.
The Larger Parcel: The concept of the larger parcel is found primarily in appraisals prepared for

eminent domain uses. It is often a difficult concept to grasp, but it is essential in dealing with the value
of a partial taking and an assessment of potential injurious affection or severance damages.*
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mumicipal tax records and does not agree with the
actual survey total area of 114.917 acres

Discussion Of Market Value: Market value is the amount in cash, or in terms reasonably
equivalent to cash, for which in all probability the property would have sold on the effective date of
the appraisal, after a reasonable exposure time on the open competitive market, from a willing and
reasonably knowledgeable seller to a willing and reasonably knowledgeable buyer, with neither
acting under any compulsion to buy or sell, giving due consideration to all available economic uses
of the property at the time of appraisal. 4°

This definition makes no linkage between exposure time and market value. The appraiser therefore
invokes the Jurisdictional Exception Rule since this conflicts with USPAP, as recornmended. #5

Discussion Of Hypothetical Condition: Is defined as that which is confrary to what exists but is
supposed for the purpose of analysis. Hypothetical conditions asswne conditions contrary to known
facts about physical, legal, or economic characteristics of the subject property; or about conditions
external to the property, such as market conditions or trends; or aboul the integrity of data used in
the analysis.!

A hypothetical condition may be used in an assignment only if:

» Use of the hypothetical condition is clearly required for legal purposes, for purposes of reason
able analysis, or for purposes of comparison;

* Use of the hypothetical condition results in a credible analysis; and

* The appraiser complies with the disclosure requirements set forth in USPAP for hypothetical

conditions. !

In accordance with UASFLA appraisal standards, | am inserting a hypothetical condition into this
appraisal: When considering the after easement condition, the appraisal is based upon the
conservation easement being in place; and 1 am taking into account any effects on value that may
be created by the conservation easement.

Statement Of Limiting Conditions And Basic Assumptions: Every appraisal has a set of limiting
conditions and basic assumptions. The Uniform Standards of Professional Appraisal Practice
requires that such items be included. The Standards however do not dictate the precise content
for each and every appraisal. Each and every appraisal is different. To place a “standard”, pre-
printed set of assumptions and limiting conditions on every appraisal would be ludicrous. We do
use a “basic” set of statements that are customized to the individual appraisal at hand. Each and
every appraisal will have some variation on this basic set of general limiting conditions and basic
assumptions. More importantly the limiting conditions and basic assumptions place the appraisal
in its' proper context. Differences in valuation often stem from variations within these conditions
and assumptions. These assumptions consider mechanical systems, ADA, hazardous waste, title,
encumbrances, zoning, liability, hazard issues, and may other important concepts. Each should be
carefully considered. The limiting conditions and basic assumptions for this report are:

This Appraisal Report was prepared by Steven Bartelt, MAI, SRA for the exclusive usc of County of
Gloucester, USDA & NRCS. The information and opinions contained in this Report set forth Mr.
Bartelt's best judgment in light of the information available at the time of the preparation of this
Report. Any use of this Appraisal Report by any other person or entity, or any reliance or decisions
based on this Appraisal Report is the sole responsibility of the third party. Mr. Bartelt accepts no
responsibility for damages suffered by any third party as a result of reliance on or decisions made
or actions taken based on this Report.

The appraiser assumes no responsibility for matters of a LEGAL NATURE affecting the property
appraised or the TITLE thereto, nor does the appraiser render any opinion as (o the Title, which is
ASSUMED to be good and inarketable.
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NEITHER ALL NOR ANY PART of this appraisal report, OR COPY thereof, shall be conveyed to the
public through advertising, public relations, news, sales or any other media without the previous,
written consent and approval of the appraiser. Nor shall the appraiser, firm or professional
organization of which the appraiser is a member be identified without the previous, WRITTEN
CONSENT AND APPROVAL of the appraiser.

Statements, which require an INTERPRETATION OF THE LAW, i.e., conformity, zoning, zoning
compliance etc, are based on the appraisers observation and his own judgment and comInorn sense.
The appraiser is not an attorney at law and legal questions are answered, when asked, for valuation
purposes only and should not be considered legal opinions.

LIABILITY of the appraisers and their employees is limited to the fee collected for the preparation of
the appraisal. There is no accountability or liability to any third party whatsoever.

The estimate of market value is based upon the assumption that the subject property has a
MARKETABLE TITLE, free of liens, clouds and the like.

The appraisal is further based upon the assumptions that there exist, to the subject property, NO
HIDDEN OR ADVERSE CONDITIONS, easements, encroachments nor any environmental hazards. No
environmental impact study was either requested or performed on the subject property, to the best of
the appraisers knowledge.

The appraiser makes this appraisal on the premise that all UNDERGROUND FUEL AND OIL tanks
have been eliminated and taken off-site. Should underground fuel tanks exist EVIDENCE SHOULD BE
submitted that the tanks are not leaking product into the surrounding seoil. Should such tanks leak
petroleum product into the surrounding soil then there may be significant negative value
considerations.

Areas that are WATER COVERED or are OVERGROWN with vegetation and are not directly observable
are considered to be normal.

Many of the dimensions specified in the attached report are rounded for the express purpose of real
property valuation. For this reason NONE of the numerical data should be taken in a STRICTLY
LITERAL sense.

In this appraisal assignment the existence of potentially hazardous material was not observed by me;
nor do I have any knowledge of the existence of such materials on or in the property. Such materials
may include but are not limited to, ASBESTOS, RADON, LEAD, UREA-FORMALDEHYDE, and/or
TOXIC OR INFECTIOUS ORGANISMS or WASTE, These materials would not be discovered by the type
of inspection typically made in appraisal assignments. Further the appraiser is not qualified to detect
such substances. The presence of these hazardous substances or other potentially hazardous
materials in/on the subject parcel would have a negative effect on the value of the property. 1 urge
County of Gloucester, USDA & NRCS to retain an expert in this ficld.

It should be noted that Gloucester County contains several HAZARDOUS WASTE SITES as indicated
by the current edition of the_Site Status Report. These sites were those which were identified and
defined by the NJ DEP. The appraiser is not an expert in toxic waste disposal and can only incorporate
known facts of a secondary nature. It is recommended that all parties should satisfy themselves as to
the acceptability of the site in question. For a current listing of all sites the reader should contact NJ
DEP and request a copy of the most recent version of the Site Remediation Program. Site Status
Report, or consult the DEP website or consult a qualified hazardous waste expert.

Access by NRCS and partners to the easement area will be or may be provided to restore, maintain
and monitor the purpose and function for which the easement was placed. This access has not been
mapped or provided to the appraiser. Therefore, I can make no determination regarding this issue.
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Application & Methodology: Scope of Analysis refers to the amount and type of information researched

and the analysis applied in an assignment. Scope of work includes but is not limited to the following:

1)
2)
3)
4)

the degree to which the property is inspected or identified

the extent of the research into physical or economic factors that could affect the property
the extent of the data research

the type and extent of analysis applied to arrive at opinions of value or conclusions.

The level of reliability declines as you move from the most comprehensive report format, the self-contained,
to the summary, to the least reliable, the restricted use. The attached report is a self-contained appraisal

report.

Briefly stated the specific USPAP requirements for a self-contained appraisal report are:

state the identity of the client and any intended users, by name or type;

state the intended use of the appraisal;

describe information sufficient to identify the real estate involved in the appraisal, including the
physical and econornic property characteristics relevant to the assignment;

state the real property interest appraised;

state type & definition of value and cite the source of the definition;

state the effective date of the appraisal and the date of the report;

describe the scope of work used to develop the appraisal;

describe the information analyzed, the appraisal methods and techniques employed, and the
reasoning that supports the analyses, opinions, and conclusions; exclusion of the sales
comparison approach, cost approach, or the income approach must be explained;

state the use of the real estate existing as of the date of value and the use of the real estate
reflected in the appraisal; and, when an opinion of the highest and best use was developed by
the appraiser, describe the support and rationale for that opirtion.

Clearty and conspicuoutsly:

clearly and conspicuously: state all extraordinary assumptions and hypothetical conditions; and
state that their use might have affected the assignment results;

include a signed certification in accordance with Standards Rule 2-3. ¢

There are other standards rules which apply to all appraisal reports. Briefly they are:

Each written or oral real property appraisal report must:
{a) clearly and accurately set forth the appraisal in a manner that will not be misleading:
{b) coniain sufficient information to enable the intended users of the appraisal to
understand the report properly; and

{¢) clearly and accurately disclose all assumptions, extraordinary assumptions,
hypothetical conditions, and limiting conditions used in the assignment.

Each written real property appraisal report must contain a signed certification. ©

The appraiser has divided his investigation of the subject property into seven phases. This was once
commonly referred to as the Appraisal Framework. The first phase involves the appraiser in discovery
and definition of the appraisal problem. Part of this work is establishing the intended use of the
appraisal report by the client. The client’s intended use of the appraiser's reported conclusions impacts
on the appraiser’s identification, and development of those reported conclusions. The specific intended
use or function of the appraisal report was identified in an earlier section of this report. Basic definitions
i.e. market value, are also developed. I have considered the effective date of appraisal, identification of
any relevant property characteristics, and the need for any extraordinary, or hypothetical conditions, or
assumptions. All of this material is reported in the above sections.
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comparable sales by a considering various elements. Adjustments are then applied to the sale price of
the comparable of each comparable property. Through this comparative procedure, the appraiser
estimates the value defined in the problem identification as of a specific date.

Factors such as income multipliers and capitalization rates may also be extracted through sales
comparison analysis. In the sales comparison analysis, appraisers consider these data, but do not
regard them as elements of comparison. These factors are usually applied in the income analysis.

The direct sales comparison is usually a good indicator of market value provided a sufficient number of
similar sales are available from the market. The appraiser must also take into account both quantity and
quality when making comparisons. 2 .

In this particular assignment I have determined that the sales comparison analysis is a valid that would
produce reliable results. It is reasonable therefore to include this type of analysis in the appraisal report.

INCOME ANALYSIS produces an estimate of value which is a function of present worth as reflected by
the discounted worth of the future income. It usually carries the most weight in an income producing
property provided stabilized cash flows are reliable. Invalid cash flow or operating cost data create
inaccuracy in the method and result in unfounded estimates of market value. Applied properly the
income analysis considers the property as the investor might, by analyzing the income, expenses and
expected returns. This analysis estimates the value of the subject based on its merits as an income
producer to the owner.

The textbook definition is, A set of procedures through which an appraiser derives a value indication for an
income-producing property by converting its anticipated benefits {cash flows and reversion) into property
value. This conversion can be accomplished in two ways. One yew's income expectancy can be capitalized
at a market-derived capitalization rate or at a capitalization rate that reflects a specified income pattern,
return on investment, and change in the value of the investment. Alternatively, the annual cash flows for
the holding period and the reversion can be discounted at a specified yield rate.

This method identifies the income stream, the expenses, the cash flow, the discount or capitalization rate
and the market value of the subject based on its income history and potential. The various methods of
capitalization are complex and are not easily generalized.

In this particular assignment I have determined that income analysis is not a valid that would not
produce reliable results. The subject parcel has no stabilized income stream and is unlikely to have one
in the near future. Therefore, there is nothing to capitalize into a value estimate. It is reasonable to
exclude this type of analysis. '

The COST analysis is based upon the principle that a buyer would probably pay no more for an existing
structure, in terms dollars, than it would cost to replace or reproduce the same structure in the same or
similar area. The cost analysis is based on the understanding that market participants relate value to
cost. In the cost analysis, the value of a property is derived by adding the estimated value of the land to
the current cost of constructing a reproduction or replacement for the improvements and then
subtracting the amount of depreciation (i.e., deterioration and obsolescence) in the structures from all
causes. Entrepreneurial profit may be included in the value indication. This analysis is particularly
useful in valuing new or nearly new improvements and properties that are not frequently exchanged in
the market. Cost techniques can also be employed to derive information needed in the sales comparison
and income capitalization es to value, such as the cost to cure items of deferred maintenance.®

The standard text definition is, A set of procedures through which a value indication is derived for the fee
simple interest in a property by estimating the current cost to construct a reproduction of (or replacement
for) the existing structure, including an entrepreneurial incenfive, deducting depreciation from the total cost,
and adding the estimated land value. Adjustments may then be made to the indicated fee simple value of
the subject property to reflect the value of the property interest being appraised. !

The current cost to construct the improvements is typically derived from cost estimation manuals.
Depreciation is often measured through research and the application of specific procedures. Land value
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Population and Population Density by Southern NJ County & New Jersey, 2000 & 2010

Ranked by Density for 2010 from Highest to Lowest
Percent Gain or Loss Based on Comparison of 2000 to 2010

County /State Area Resident Population | Population per Gain
{Sq Mi) Square Mile Loss
T Census CeﬂSuS -C.enS_i__JS' T CenSUS e
2000 2010 | 2000 | 2010
Newrdgrscy_ : 30 7,354.2 8,414,378 18,791,894 "1144.2 111955 e +4.49%
Sonlbern N | 55954 | 5,263,528 | 2,422,041 629.9 | 6740 |  *1.0%
Camden County | 921.8| 507,911 515,657 | 22955 | 28215 | +115%
Ocean County T e%8.8 | 5100161 576567 8126 | O17.0 | +12.85%
“Gloucester Counity | 3220 255,701 288,288 | 7041 8955 | +12.74%
Atamtic Counly | B85.7| 252,547 | 274.549| 4545 | 4941 8.71%
Burlingion County | 7080 423,400 448734 5302 | 5610 | 45.98%
Cape May County | 2514 102,526 | 97,065 407.0 | 5869 | -4.04%
Clmberland County | (4037 | 146445 | 156808 | 8025 | G044 | +714%
Salem Commly | 5310| 64.285| 66,083 1937 | 199.1 | +2.80%

As noted in the table above the population for Gloucester County has experienced growth over the past four
decades, some 50%-+/-. In comparison to regional data, growth in the County has been much more rapid than
the averages for the State and the other Southern Counties. This is best illustrated when the population
change rates for the County are compared to those of the South Jersey area, and the Statc as a whole.

COMPARISON TABLE OF POPULATION CHANGE RATES

. Year = | ‘Gloucester i SoJersey’ ¢ NJ State
00-10 12.74% | 7.0% T 4.5%

~ 199000 | 10.69% . | - 8.6% | - 89%
1980-90 15.1% 12.4% 5.0%

DISTRIBUTION OF REAL PROPERTY BY CLASS: Another aspect of County activity may be noted by an
examination of the types of real property found in the County and the trends within each of these property
classes. Property classes are assigned by the State Division of taxation and tracked by the local municipal
assessor. This type of analysis aids other aspects of the appraisal analysis, i.¢., what is the subject market,
supply and demand trends.

Noted below is a chart detailing the distribution of real property by taxation class. Each property class is
listed below followed by the number of parcels contained in that class for tax years 2003, 2008 and 2010. 1

have calculated the percent changes (A%) for the period from 2003 to 2010.

This chart and others like it are useful in correlating different kinds of property within the County to draw
certain conclusions about activity in real property. Like most appraisal information it lives in the past, and
the trends indicated and should be treated as historical. These trends are expected to continue. The reader,
however, should treat conclusions based on historical trends as possible future occurrences and not
guaranteed ones. Therefore, the numbers themselves are presented as supporting data and represent
recently compiled data. The most important feature is the trend over time.
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During the late 1980s, the number of permits began to drop. This trend followed through into the early 90s.
The 1990s was somewhat of a breakeven year with the average annual percent change of permits being
approximately -7% +/-. This turnaround during the beginning of the '00’s and has continued to date. From
2000 through 2004, the annual percent change was plus 9%. The 2010 data is indicative of the worst year
for total overall permits in more than two decades. This table illustrates the latest decline of new construction.
This trend was wide-spread and typical of the region for these time periods.

BUILDING PERMITS ISSUED

YEAR SNGL FMLY TOTAL A % in Total
2010 335 471 45.55%
2000 612 865 +0.50%
2008 741 790 -14.13%
2007 - 882 920 L 24.10%
2006 1021 1141 44.28%
2005 1882 2075 +1.84%
2004 1638 2050 +10.92%
2003 1560 1859 . +6.66%
2002 1680 1743 +6.61%
2001 1338 21635 . . +50.96%
2000 1204 1337 -29.63%
1999 1310 . C 1527 . +19.06%
1998 1175 1287 +9.53%
1997 .- . 11B10 . 11750000 - +11.16%
1996 1018 1057 +20.39%
1995 ' 878 878 . -29.13%
1994 1192 1239 -05.13%
1993 .. 1265 L1308 o +8.11% -
1992 1164 1208 +09.32%
1991 1018 . - 1105 05.47%
1990 C1147 1169 AB.57%
1980 - ... 2012 . . -.2148 . . -24.58%
1988 2372 2848 I
Average 1247+/- 1452+/- e

Based upon the data presented here, the appraiser believes that Gloucester County will continue its growth
spurt at lower levels as vacant land disappears. The majority tax burden is expected to be increasingly
carried by the residential homeowner. The effective tax rates will continue to rise.

Major roadways coming into and out of the County include the New Jersey Turnpike, Interstate 205,
Atlantic City Expressway, US Highways Routes 322 & 30; State Highways Routes 42, 55, 47, 45, 77 and
other county roads. The Commodore Barry Bridge located along US Route 322 connects Gloucesier County
to Pennsylivania.

The appraiser feels that Gloucester County, in comparison to the regional area, can be expected to fare
better than most other county-wide areas. Growth for the area, especially commercial or industrial growth
will have to hurdle not only economic concerns, but also increasing government regulations. Capital
(mortgage) rates are remaining at low levels but obtainable credit is still difficult. Certainly, we can expect
single digit rates to prevail for some time to come, as we can expect the current economic downturn to

continue.
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the Camden, Salem and Vineland-Millville-Bridgeton labor areas, with gains concentrated in retail trade,
leisure & hospitality, employment services and educational & health services.

Across the region, job losses are likely in local and state government. Government on both levels could
reduce staff over the remainder of the year to trim costs. The largest losses are likely to occur in local
government due to the many layoffs announced by school districts and municipalities across the region.

Recent Economlc Developments

& A l'ughway reconstructmn pro_lect is currently underway along two sectlons of 1-295 One
section ‘extends from Exit 24 in Deptford Township (Gloucester Cournty) to Exit 32 in Cherry Hill
Township (Camden.County) and-the other section Tuns through Burhngton County from Exit 45
in Westampton Township to Exit 57 in Bordentown Township. In both sections, the main = -
concrete roadbed is being removed and replaced with asphalt. The highway and shoulders are,
also being widened along the work zone in Burlington County In addition to the work on the
highway itself, several-overpasses will be rebuilt and-the on and off ramps Wﬂl be lengthened '
where necessary. ‘Work on the section in Camdeirand Gloucester counties: started in-June 2009
and is expected to be completed by July 2012." Reconstruction ‘of the. Burhngton County section -
began-in Febmary 2010 and is expected to be completed in. November 201 1. About 200
oonstructlon workers are currently working on ﬂ’.’LIS pro_]ect

¥ I-Iarrah s Entertzunment off1c1als indicate they W]ll gwe the Clandge Hotel a 820 rmlhon
facelift. ‘With a design based on New York City’s Empire State Burlchng, the 24-story Atlantic City
hotel's re-brick fag:ade is. bemg refurblshed and its 500 rooms made over with new furniture- and
ﬁxtures . : : o

3 Somers Point (Atlantlc County] officials have approved ‘plans for a $12 7-million hotel
complex on MacArthur Boulevard. Expected to ppen by Memorial Day 2012 the 104-room hotel
complex will rnclucle an mdoor sw:rmmmg pool and a restaurant. -

Pinmacle foods moved into its new headquarters in Cherry Hill (Camden County) in September. The company
acquired Birds Eye foods in 2009 and needed a larger building to accommodate

The firm’s growing workforce. The company recently added 90 employees at its Cherry Hill location including
50 workers transferred from the former Birds Eye headquarters in Brighton, NY and 40 new hires. The
Pathmark food store in Millville (Cumberiand County) is scheduled to close in October as the chain
reorganizes by closing unprofitable locations. The store’s 81 employees will be laid off.
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interspersed. East Greenwich Township was not rapidly developed during the construction boom of
mid 80's. There are only a few newly developed areas currently in the township.

The major highways which cut through the Township includes US route 130, Interstate Route 295,
and NJ Turnpike (no interchange). US Route 322 passes to the south. Many of the "in Township”
roadways are Gloucester County roads.

DEMOGRAPHICS: As noted in the table below the population has experienced some change over
the past three decades. This is more vividly illustrated when the population change rates for the
Township are compared to those of the Gloucester and other surrounding regions. Those areas
compared included the eight southern NJ counties, Gloucester County, and NJ as a whole; the
comparisons are presented below:

POPULATION DATA

Year - Population - % Change
2010 9555 75.97%
. 2000 5430 3.3% -
1990 5258 23.4%
1980 L 4144 o B3.8% -
1870 3280 [,

COMPARISON TABLE OF POPULATION CHANGE RATES

C Year = _qunship. _ _:Copi’;ty - South NJ -NJ Total
30-00 3.3% 10.7% 8.6% 8.9%
B0-90 23.4% 15.1% - _:12.4% : e 5.‘00/6
- 70-80  53.8%  15.8% 17.6% 2.7%

DISTRIBUTION OF REAL PROPERTY BY CLASS: One additional way to understand changes in the
market area is to make a periodic review of the tax list. Assessors keep track of the four classes of

real property and the assessments of these properties. While this is not a good method for valuing

individual properties, it is adequate to discover certain trends taking place in the market area.

Noted below is a chart detailing the distribution of real property by taxation class. Each property
class listed below is divided into two sections, 1) the number of individual tax line items and
associated trends (percent change), followed by 2) the portion which each class contributes to the
total assessed value (%valuation) and the current indicated trend based on the change in percent
contribution. In general, note that each tax line item may or may not represent individual blocks
and lots, some “tax lines” contain numerous lots, and parcels are not always classified as to use,
i.e., a commercial lot with a residential house could be listed under residential, and not
commercial. Vacant land would include all types, residential, comumercial, etc . . .
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Gloucester County towns not only saw dramatic doubling and tripling of populations, but multiple fold
increases in new construction activity. New construction here appears to have had good and bad times
but not explosive times. Growth in population has mirrored itself in the growth of new housing.

Growth, in new construction, has grown continually since the 1992-1993 period, but fell off in 1997,
and subsequently started another growth spurt. It appears to have made a stable recovery,
representing increasing development pressure.

Noted below is a table, which details the number of building permits issued, as total permits, and
those for single family, residential. The reader will note that most of the permits have gone for single
family, residential development. East Greenwich has maintained a 10+ year average of 7.59% of all
county new construction, reasonable for a township that contains 4.56% of all county area. Note also
that the total percent of county construction has crept up over the past few years indicating growing
demand. Although, the depressed market conditions will erode much of the recent progress.

BUILDING PERMITS ISSUED

Year East Greenwich Twp Gloucester County % of County
Total
o) isngl Family:  Total | Sngl Family . - Total | -
2010 85 91 498 716 12.71%
2000070 175 A75|Feo 6120 865001 120:23%
2008 219 219 739 788 127.79%

2 2007° {2060 206 | 882 9207 22.39% .
2006 108 173 | 1021 1141 | 15.16%
2005 ;7. 169 0 16904+ . 188377 21007 ¢ 8.08% -
2004 | 107 107 | 1638 2050 | 5.22%
2002 71 71 | 1680 1743 |  4.07%

S 2001 |00 81 e BL| 1338 716835 | 1w 4.95%
2000 27 27 1294 1337 | 2.02%
4999 | o087 0 37 13100 1527 (- 242%
1998 | 49 49 | 1175 1287 3.81%
01997 | e o016 cU1A81 1175 |0 - 1.36%
1996 42 42 1018 1057 3.97%
1995 |- w2 DT | 878 0 878 | 2.39%
1994 15 15 1192 1239 1.21%
4993 | o100 - T30 | 1265 01306 | 7.66%
1992 13 13 1163 1208 1.08%
1991 3 3 : 1018 1105 _ 027% .
Mean | 729 7645 10917 12078 |  7.59%

* the right-hand column compares total Township permits to
total County Permnits




Subject Parcel: Bezr Fomes, LLC/NAR Farms, LLC, East Greenwich

Client: County of Gloucester/Oct 2011

Page 34

Closed Sites with Remediated Contamination

157832 207860 101 HARMONY ROAD
92280 “130201 104 E COHAWKIN ROAD
355662 439082 109 GAUNT DRIVE
165195 217058 10 EAST TOMLIN STATION ROAD
435338 546935 144 WEST WOLFERT STATION ROAD
169611 222907 144 WOLFERT STATION ROAD EAST
73870  GOODO36309 168 KINGS HIGHWAY
204951 260547 242 LANDING ROAD
221922 289837 254 GENESEE ROAD
425999 533200 263 DOGWOOD TERRACE
75686  GO0D045016 267 DOGWOOD LN
179787 235541 290 KINGS HIGHWAY
221911 980825 306 BARNEY HAWKINS ROAD
178074 233347 433 CEDAR LANE
296880 206213 437 CEDAR LANE
352678 435288 438 CEDAR LANE
" 227825 208104 439 CEDAR LANE
173978 228220 542 HEREFORD ROAD
431058 514941 724 UNION ROAD
121552 253756 72 78 MANTUA ROAD
367182 454168 74 HARMONY ROAD
87344  GOO0OBL00L 7 MANTUA ROAD
216867 283243 91 MYRTLE AVENUE
30774 005132 AGWAY ENERGY PRODUCTS
154092 243836 ATLANTIC FIVE GREENWICH LLC
65374 GOOO028935 BERKELEY ROAD
71001 GOOOO0T326 CC OMEGA CORPORATION
8030 023577 MANTUA CREEK PUMP STATION
57144 033644 MECHA DRAULIC SERVICE INC

B7870C

033606

WARRINGTON MILL DAM SITE

Value trends are expected to continue a downward slide. Over the longer term, values are
expected to level off with no increases expected, as demand catches up with supply.
Property values are expected to remain constant or fall.

Overall, East Greenwich Township is a desirable location. It provides good access to local

Appraiser: Steven Bartelt, MAT

seashore resorts, the city of Philadelphia and other local recreation and business opportunities.
The township tax base is heavily dependent upon residential properties and we therefore would
expect to have somewhat higher effective tax rates than other similar areas. In the future, the
appraiser would expect East Greenwich Township to continue slow growth and expansion.

The appraiser would rate East Greenwich Township in the following manner; A) as a residential
location, very good, B) as a commercial location, average and C) as an industrial location, good
provided interstate access is at hand.
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SUBJECT PROPERTY

Effective Date/Contact With Owner: The appraisal contained herein has an effective date of October 3,
2011. The property was inspected on October 21, 2011. Contact was made by phone wherein we established
a mutually convenient time for the inspection.

Interest Appraised: Analysis is divided into two parts; 1) Fee Simple with Development Rights and 2) Fee
Simple less Development Rights; the difference is allotted to the Value of the Development Easement. To the
best of the appraiser’s knowledge and belief the subject property is not currently listed for sale, under
contract to sell, nor under any option to purchase agreement.

OWNER OF RECORD: According to the current mumnicipal records lots 1, 2.01, 2.05, 3, 3.02, and 7 are
owned by Bezr Homes, LLC, 33 E Rattling Run Rd, Mickleton, NJ 08056 according to a deed recoded in book
3964, on page 292. According to the current municipal records, lot 5 is owned by NAR Farms, LLC, 33 E
Rattling Run Rd, Mickleton, NJ 08056 according to a deed recoded in book 40754, on page 125. This
ownership was noted in the current municipal tax records. The tax record indicates an alternate address,
716 Nicole Dr, Mickleton, NJ 08056.

General Property Identification: The subject parcel consists of 87 Approved/Unimproved Residential
Building Lots, situated in East Greenwich Township, Gloucester County, New Jersey. These lots are also
indicated on an unfiled map noted as the site plan.

The subject property is an operating farm with no improvements.

Sales Options: To the best of the appraiser's knowledge and belief the subject property is not currently
listed for sale, under contract to sell, nor under any option to purchase agreement.

The appraiser was informed of a previous pending sale. The contract was released to the appraiser. No other
offer to sell or listing to sell was known. The municipal offices indicated that the subject is currently
approved for residential subdivision. A brief discussion of the contract is presented below.

PREVIOUS PENDING AGREEMENT TO SELL: The appraiser was informed of a previous pending sale. The
contract for this sale was provided to the appraiser. The property owner through his counsel, provided to the
appraiser and agreement of sale for the subject property, and other properties, which was dated October of
2003. The contract covered parcels located in the Kings Gate, which is divided in 25 separate sections within
the contract. The sections were noted as Kings Gate North, Kings Gate West I, Kings Gate West II, Kings Gate
East I, and Kings Gate East II. Contract prices for the subject lots or above $100,000 per approved building
lot and range from $102,000 per approved building lot to $105,000 per approved building lot. This was
signed in October of 2003. It would be the appraiser's opinion that the prices cited in the agreement or
appropriate for that time period.

CURRENT OFFER TO PURCHASE: The current offer to purchase was represented by the property owner as
follows: The sale would occur in 4 separate closings consisting of 9, 19, 20 and 38 lots, respectively. Amnournts
to be paid on a per lot basis were $55,000, $55,000, $60,000 and $65,000 respectively. These were reportedly
renegotiated to $60,000, $60,000, $62,500 and $65,000, respectively.

INTEREST APPRAISED: The subject of this appraisal is the fee simple interest. A fee simple estate (otherwise
unencumbered) consists of the entire bundle of rights. It is often defined as absolute ownership
unencumbered by any other interest or estate, subject only to the limitations imposed by the governmental
powers of taxation, eminent domain, police power, and escheat. ! '

LEGAL DESCRIPTION: The subject property is also identified as and included Block 1102, Lots 1,2.01, 2.05,
3, 3.02, 5 & 7, as noted on Tax Map #11, as noted on Tax Map #11, situated in East Greenwich Township,
Gloucester County, New Jersey.

DELINEATION OF TITLE: OWNERSHIP HISTORY: According to the municipal records the subject property
has been under the same ownership, at least since 2005. The parcels were purchased under two deeds.
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Novermber 16, 2006. This included an easement area of 120 sq ft.

Deed book 4311, page 326 contained a deed for a sight triangle easement granted to Gloucester County along
lot 3. The consideration paid for the easement was $1. This appeared to not be an arms length sale rather a
concession in order to obtain certain approvals. The grantor was Bezr Homes, LLC. The deed date is
Novernber 16, 2006. This included an easement area of 390 sq ft.

Deed book 4311, page 328 contained a deed for a sight triangle easement granted to Gloucester County along
lots 2.01 & 3. The consideration paid for the easement was $1. This appeared o not be an arms length sale
rather a concession in order to obtain certain approvals. The grantor was Bezr Homes, LLC. The deed date is
November 16, 2006. This included an easement area of 231 sq ft.

Deed book 4311, page 330 contained a deed for a sight triangle easement granted to Gloucester County along
lot 3. The consideration paid for the easement was $1. This appeared to not be an arms length sale rather a
concession in order to obtain certain approvals. The grantor was Bezr Homes, LLC. The deed date is
November 16, 2006. This included an easement area of 107 sq ft.

Deed book 4311, page 332 contained a deed for a sight triangle easement granted to Gloucester County along
lot 3. The consideration paid for the easement was $1. This appeared to not be an arms length sale rather a
concession in order to obtain certain approvals. The grantor was Bezr Homes, LLC. The deed date is
November 16, 2006. This included an easement area of 157 sq {t.

The ownership history presented is not a title report. Do not rely on this information. The Client should obtain
a complete title report.

Site Dimensions Shape and Area: The subject is identified as Kings Gate West, owned by Bezr Homes LLC,

and NAR Farms, LLC. This is an approved/unimproved residential subdivision located along Kings Highway ,

near the Intersection of Tomlin Station Rd, also known as Block 1102, Lots 1, 2.01, 2.05, 3, 3.02, 5 & 7, Tax

Map #11, situated in East Greenwich Township, Gloucester County, New Jersey. These lots are also indicated
on an unfiled map prepared by FPPE Consulting Engineers. Approvals include both preliminary and final.

LAND DESCRIPTION: The subject parcel consisted of 7 contiguous parcels. These are subdivided into 87
approved building lots. The lots front on an unimproved roadway located to the east of Tomlin Station Rd
situated in East Greenwich Township, Gloucester County, New Jersey. According to the Site Plan the total
area is 114.917 acres. Each lot is summarized in the chart below with areas derived from the tax record. The
arcas derived on the site plan may be different. The site plan would be considered correct in cases of
discrepancy. The subject property has paved frontage along Kings Highway.

‘Lot Frontage Kings Hwy Overall Area*

1 R 21.4 Acs
2.01 230 2.88 Acs
2.05 1319 34.88 Acs

3 1214’ 40.46 Acs
3.02 150’ 6.15 Acs
5 o 3 Acs
7 o - 7.91 Acs’

# Information in this chart is abstracted from mmnicipal tax
records and does not agree with the actual survey fotal area of
114.817 acres

TOPOGRAPHY is noted on the appropriate topographic map, enclosed in the appendix, as well as actual
ficld inspection. The appraiser did not perform a land survey as part of this appraisal assignment.
Rather the topographic maps were reviewed prior to the physical inspection and certain geographic
elements are noted here.

Attached in the appendix is a copy of the Topographic Map.
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SPECIFIC SOILS TYPES DISCUSSION - Below is a discussion of the various soil types, which are
believed present on the subject property. The soil types have been described using a gdeneral
description for each of the individual Soil Series, followed by a specific description of the soil type.
The reader should understand that the appraiser is not a soil scientist and has incorporated
information obtained from the Soil Survey for Gloucester County, New Jersey published by the

USDA.

Any information contained within the appraisal concerning the approximate areas of each of the
individual soil types either was taken from County documents or was estimated by the appraiser.
These areas and descriptions are used for appraisal purposes only and should not be applied to
any other land decision. Incorrect use of this data will lead to incorrect use decisions. The
appraiser is not liable to any third party who uses this information. If the soils and soil types are of
any importance, you should proceed with an independent soil analysis provided by a quatified soil

scientist.
SOIL SUMMARY TABLE SOIL SUMMARY TABLE
Soil Classification Appx % of County Ttl
Acres Subject (Acs/%)

Aura-Sassafras sandy loam (AvtB) 77354 6.82% . . 4.742/2% -
Fallsington sandy loam (Fama) 7 43544 3.84% 5,928/3%
Fallsington loarn (FapA) "o sl 1BBB37. 4.89% 7 1,71870.8% ;.
Freehold sandy loam (FrkA) ' 315862  27.84%  2,300/1.1%
Freehold sandy loam (FrkC): -~ 0 0 05245 046% 981/0.5%
Frechold loamy sand (FrefB)  49.0868  43.26%  8,343/3.9%
Freehold loamy sand (FrfC). . o0 . 00989 . 0.09%: . S277/1.0%
Woodstown /Glassboro complex (WokA) 14,5239  12.8% 9717/5%
TOTAL Acrés Listed on'Sofls Map- -~~~ '113.4688  "100% " -<siosi
‘TOTAL Acres Listed by Municipality* 115 B © 215,5000

NOTES

* _ There is an obvions discrepancy concerning the amount of acreage included in the soils
study versus that which was recorded on the CADB application. There is no means by which

the appraiser can resolve these variations. A formal soil study and survey would

a The far right column depicts the basis for comparing the subject to the overall county: the

215,500 represents the total acres or 100% of all mapped soil acres in the county.

Soil Importance was indicated above. Scils are divided into three key categories; prime, statewide and

unique. Prime Farmland is land that has the best combination of physical and chemical

characteristics for producing food, feed, forage, fiber and oilseed crops; and is also available for these
uses. It has the necessary soil quality, growing season, and moisture supply needed to economically
produce sustained high crops yields, when managed according to acceptable farming methods. Prime

Farmlands are not excessively erodible or saturated with water for long periods. They either do not

flood frequently or are protected from flooding.

Soils of Statewide Importance are nearly Prime Farmland and economically produce high yields when
treated and managed according to acceptable farming methods. Some may produce yields as high as

Prime Farmland if favorable conditions are encountered.

Unigue Farmtiand is land other than prime farmland that is used for the production of specific high

value food and fiber crops. It has the special combination of soil quality, location, growing seasor,

and moisture supply needed to economically produce sustained high quality and/or high yields of a

specific crop when treated and managed according te acceptable farming methods. The below table

indicates the concentration of such soils on the subject lands.
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water table is greater fect. The assigned Kw erodibility factor is .20. It is nonirrigated land capability
subclass 2s.This soil has medium potential productivity for cultivated crops. This soil is prime
farmland. This component is not a hydric soil.

Freehold loamy sand (FrfC), 5 to 10 percent slopes. Freehold soils make up 85 percent of the map
unit. The parent material consists of glauconite bearing loarmy eolian deposits and/or glauconite
bearing loamy fluviomarine deposits. The class is medium. The depth to a restrictive feature is
greater than 60 inches. This soil is well drained. The slowest soil permeability within a depth of 60
inches is moderately slow. Available water capacity to a depth of 60 inches is moderate, and shrink
swell potential is low. Annual flooding is none, and annual ponding is none. The minimum depth to a
water table is greater feet. The assigned Ew erodibility factor is .20. It is nonirrigated land capability
subclass 3e. This soil has medium potential productivity for cultivated crops. This soil is farmiland of
statewide importance. This component is not a hydric soil.

Freehold sandy loam. 0-2% slope (FrkA), prime farmland - Freehold soils make up 90 percent of the
map unit. The parent material consists of glauconite bearing loamy eolian deposits and/or glanconite
bearing loamy fluviomarine deposits. The runoff class is low. The depth to a restrictive feature is
greater than 60 inches. This soil is well drained. The slowest soil permeability within a depth of 60
inches is moderately slow. Available water capacity to a depth of 60 inches is moderate, and shrink
swell potential is low. Annual flooding is none, and annual ponding is none. The minimum depth to a
water table is greater than 6 fect. The assigned Kw erodibility factor is .20. It is non-irrigated land
capability subclass 1. This soil has high potential productivity for cultivated crops. This soil is primne
farmland. This component is not a hydric soil.

Freehold sandy loam, 5 to 10 percent slopes (FrkC) - Freehold soils make up 90 pereent of the map
unit. The parent material consists of glauconite bearing loamy eolian deposits and Jor glauconite
bearing loamy fluviomarine deposits. The runoff class is medium. The depth to a restrictive feature is
greater than 60 inches. This soil is well drained. The slowest soil permeability within a depth of 60
inches is moderately slow. Available water capacity to a depth of 60 inches is moderate, and shrink
swell potential is low. Annual flooding is none, and annual ponding is none. The minimum depthtoa
water table is greater than 6 feet. The assigned Kw erodibility factor is .28. It' s non-irrigated land
capability subclass 3e. This soil has medium potential productivity for cultivated crops. This soil is
farmland of statewide importance. This component is not a hydric soil.

Woodstown Glasshoro complex (WokA) is classified as a hydric soil typically located in depressions.
These soils are poorly drained to very poorly drained having a water table at a depth of 1 foot or less
during the growing season if permeability is less than 6.0 inches per hour in any layer within a depth
of 20 inches. These soils have a somewhat limited application for dwellings without baserments. For
dwellings with basements the uses are very limited due to depth of saturation zone. Small
commercial buildings are somewhat limited, again due to the depth of saturation zone. In terms of
septic disposal systems, these soils are very limited, mainly due to the depth of the saturation zone.
These soils have a moderate risk of corrosion for uncoated steel and a high-risk for concrete. The
soils may sometimes be referred to as transitional soils between uplands and wetlands. These soils
may be identified as a hydric soil, in certain cases.
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CALCULATIONS FOR IMPERVIOUS COVER ALLOWANCE

Analysis of maximum Impervious Cover Allowance
: For Farm Bill FRPP Easements

*All impervious cover created by the installation of conservation practices as listed in the eFOTG is
exempt from the 2% impervious cover limitation.

Bezr Homes LLC / Nar Farms LEC Gloucester
Actusl
Category Range Points Parcel Data  Score
Pergeni.of easement area with' pnme and staterde--f_. i T o
lmportantfarml nd i A gger g
2
Popu[ation densuty (per square mile) of mumclpahty ins
' : 563.9 3
113 2
Existing impervi including:all gxpgpti_qn;_grgg_s-_}!
i nohe 5
Proximiity fo"Category 1y
Emstmg operatlon mcludeS‘ B
> . Field none 1
Kone ofthe above

MAXIMUM IMPERVIOUS SURFACE LIMITATION (percent)' )

spproadmetily TUES aofesbutside of eny sxcepiion sreas
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—

Minimum Side Yard. There shall be a minimmun of Thirty-Five (35) feet per any single side
yard, with an aggregate side yard total of not less than One Hundred (100) feet for each
lot.

Minimum Rear Yard. There shall be a rear yard on each lot of not less than Seventy-Five
(75) feet.

impervious Coverage. The maximum impervious coverage on any lot {to include buildings
and permanent strictures, driveways and in-ground pools) shall be no greater than
Twenty (20} percent.

Building Height. Buildings and other structures shall not exceed Thirty-Five (35 feet.
Mintmum Yard Setbacks for Accessory Buildings. Front Yard: Accessory structures shall
be prohibited from being placed forward of the rear plane of any dwelling, constructed on
the Iot. Side Yard: 10 feet. Rear Yard: 10 feet. In the case of accessory buildings used for
the care and housing of smalt animals, than such additional setback requirements as are
Crawl Space / Basement Limitations. The crawl space or basement firish floor elevation
shall be set at a minimmurnz of two (2) feet above the seasonal high water table uniess
meeting Section R405 of the International Residential Building Code, latest New Jersey
edition. The seascnal high water table for each dwelling or building shall be determined
by conducting a soil boring test witnessed by a designated Township official. set forth
under subsection K. "Small Animals", shall be complied with.

Small Animals. Srmall animals, other than household pets, such as livestock, horses,
penies, cows, sheep, goats, etc., shall be permitted on residential use lots, provided that
the following standards are met:

4. A minimum lot area of two acres, exclusive of impervious coverage areas, shall be
required for the support of the first animal. An additional twenty-two thousand
(22,000) square feet shall be required for each additional animal. A maximum of
three animals shall be permitted on residential use lots.

b. A pen or corral containing at least one thousand two hundred (1,200) square feet,
inchuding a stable under a roof of at least one hundred {100) sguare feet, shall be
required for the first animal. Each additional animal shall require another four
hundred (400) square feet of open or corrat and one hundred (100) square feet of
stable.

c. No pen, corral or stable shall be closer than thirty (30} feet to any adjacent
property line, or closer than seventy-five (73) feet to any neighboring residential
structures.

d. Stables, pens and corrals, and the areas within and outside of each, shall be
huilt, maintained, cared for and kept clean so as not o create offensive odors,
the breeding of flies of other pests or nuisances, or any other unhealthy or
umsanitary condition.

Open Space.

1. The minimum upland area required shall be consistent with the requirements as
set forth in the recreational sections of this ordinance.

9. The lot area of any lot shall not include wetlands, although the buffer to a
wetland, as may be required by the Department of Environmental Protection, may
be included in the lot area, provided a minimum upland area of forty {40) feet is
available adjacent to the rear of the house o accommodate ancillary structures
such as decks, pools, etc.

3. The open space may be offered to the Township for dedication, or to be
maintained by a homeowners association.

M. Conservation Alternative Plan. Within the RR Zone, a Conservation Alternative Plan
is permitted. The purpose of a Conservation Alternative Plan is to address the
management, preservation, and conservation of natural resources amnd opern spaces

Appraiser: Steven Bartelt, MAI




Subject Parcel: Bezr Homes, LLC/NAR Farms, LLC, East Greenwich Appraiser: Steven Bartelt, MAT
Client: County of Gloucester/Oct 2011 Page 48

(35) feet in height.

(h). Minirnam yard setbacks for Accessory Buildings:
Side Yard 10 feet

Rear Yard 10 fest

Accessory structures shall be prohibited from being placed forward of the rear plane
of My dwelling constructed on the lot,

5. Upon mutual agreement by and between the developer and the Planning Board, if
it is determined that an off-site recreational facility would best serve the interests of
the prospective residents of the proposed development. the applicant/developer of a
Conservation Alternate Plan shall be permitted to make a contribution in-lieu of all
or part of the requirements set forth in Section 16.38.020, by contributing to off-
fract recreational improvements pursuant to the terms and conditions as set forth
under subsection 16.19.070. Any such contribution in-liew shall exchude the
estimated cost of land, if appropriately provided pursuant to Section 16.60.040.M.3.
However, all remaining recreational improvements as described in subsection
16.19.070 shall be included in calculating; the recreational in-Heu conttribution fee.

RED-Rural Kings Highway District. §14-11.1 Specific Intent - It is the purpose of this zone tc provide

“areas of the township, currently undeveloped, with the opportunity to continue the historic character into
the rural portions of the community while maintaining the architectural character of the older
commurkties of Mickleton, Clarksboro and Mt. Royal.

Permitted Us‘;es.

a. Agriculhure.

b. Single Family detached dwellings.

¢. Mumnicipal buﬂdmgs, parks, playgrounds or other township facilities.
Permitted Accessory Uses.

a. Customary accessory uses.

b. Private garages.

¢. Private swimming pools, in conformance with section 13-32, Swimming Pools.

Conditional Uses.
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DISCUSSION OF HIGHEST AND BEST USE

In the preceding sections the appraiser has developed information about the subject
property, from the very general to the very specific. The objective of these previous sections
was to analyze the subject property so as to develop a conclusion about the highest and
best use, or most probable use, both for the site, as vacant, and the property, as improved.

Highest and best use can be defined in many general terms. A specific definition is stated
as, The reasonably probable and legal use of vacant land or an improved property, which is
physically possible, appropriately supported, financially feasible, and that results in the
highest value. The four criteria the highest and best use must meet are legal permissibility,
physical possibility, financial feasibility, and maximum productivity.!

A distinction is made in highest and best use analysis, between the highest and best use of
the land as vacant, and the highest and best use of the land as improved, if improvemnents
exist on the subject lands. If there are no improvements to the land, or if the function/use
of the appraisal is such so as to not consider the improvements then only the highest and
best use of the site will be considered.

The definition of the highest and best use of the land or a site as though vacant states,
Among all reasonable, alternative uses, the use that yields the highest present land value,
after payments are made for labor, capital, and coordination. The use of a property based on
the assumption that the parcel of land is vacant or can be made vacant by demolishing any
improvements. !

In a similar fashion the definition for the highest and best use of the land as improved
states, The use that should be made of a property as it exists. An existing improvement
should be renovated or retained as is so long as it continues to contribute to the total market
value of the property, or until the returmn from a new improvement would more than offset the
cost of demolishing the existing building and constructing a new one. !

Stated in an alternative fashion the four criteria the highest and best use must meet are
legal permissibility, physical possibility, financial feasibility, and maximum profitability.

Other consequences not implicit in the definition are considerations for:

1) The effective date of appraisal may alter or change the conclusion as to highest and best.
‘Conditions on or off site can and do often change with time.

2) There may be variations in the conclusions for the site as vacant, and as improved. They
may differ completely. Such a difference however does not automatically dictate demolition
of, nor change in use of, the existing improvements. A change in land use may not be
warranted. It may not be feasible or even legal, in certain instances. Each property has its
owr unique characteristics.

3) Reasonableness should be one of the appraisers chief concerns. The appraiser must
exercise a good degree of "reasonableness” in his conclusions. Highest and best use
conclusions MAY NOT be solely supported by future acts of individual(s) or event(s). Nor
camn those conclusions be based upon a combination of occurrences that, while in the
realm of possibility, are not fairly shown to be reasonable or probable.

4) To lesser extent the appraiser should also consider the function or use to which the
appraisal is to be put. Although this often has no impact on the ultimate conclusion to
highest and best use it is a consideration inasmuch as it reflects in the scope of the
appraisal.

Appraiser: Steven Bartelt, MAIT
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The site and neighborhood have a definite trend toward increasing residential use and
development. The location of the parcel is conducive to single family, residential uses.

The population shows a positive trend from 1990 to 2010; with a further increasing trend
predicted. Development pressure is expected to remain average, and continue.

In the sccond gquarter. 1.134 jobs were added o the payrolls of Gloucesier County. As a result of these new jobs, the
average monthly unempiovment rate fell from 10.4% during the first quarter 1o 9.7% for the sscond quarter. This
steady job creation will help buver confidence and fuel home purchases down the road. Mortgage raves near 5%
should support this trend.

orrii @20 FI o317
(Forecasr)
Average Price $196,500 $200,300 ‘g
# Homes on the Market * 2,838 2,788
# Homes Sold =* 394 636
# New Homes Built *** 66 146
Avg £ of Days on Market 135 129

* Available as of Jun, 30, 201t
** May not add to 1oial of zip codes
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0R0Z7 153,100 -5 Q8% 10 ~23 8% 193 94 1%
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OROST . S141,500 T0.50% - 22 ETAT 137 55 5%
08055 $357.000 350% 7 526% 140 97.1%
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08066 92300 31 73% 11 A5.00% 53 56 7%

B R N T e T 2 24 ~13.29% 123 '
08030 5206500 11.88% 76 36.28% 123
“OB0S1 . $953.800 ] o B150% 5 150.00% 31
GROBS 5350.800 2.64% 57 11.76% 133

TLOB0RG . ] ..o S177,300 0% 13, ToRLEETa 4 o AZE
05050 5302,300 542% 25 6. 67% 158

BT R S109.500 26.07% FED 20.00% 105

03054 5188600 .16% o6 20.00% 157
08095 L B170,500 CAn0% 80 20.00% 131

“o8057 $168.500 163% 3 50,007 T4
8512, F158,5007 4860 GYRE TR0 - 85,
08372 3180800 J10.05% 1% 27 83% 172

MECEELE ~ 149,800 20 80% B 100.00%5 AT -
083453 SEQS,}Od . 29.18% 3 -33.353% 145

o834 S137.600 1a.47% R ~50.00% e

The subject parcel is currently listed as qualified farmland. The ultimate highest and best use
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DIRECT SALES COMPARISON APPROACH
SALES ANALYSIS UNRESTRICTED
BEFORE EASEMENT

Sales comparison is generally accepted to be one of the most accurate methods of estimating
the market value of a real property. This method is predicated on the knowledge that there is
an active market for the type of property being appraised and that the market is analyzed using
comparable sales which are as similar to the subject, in as many respects, as possible.

This approach is defined as: A set of procedures in which a value indication is derfved by
comparing the property being appraised to similar properties that have been sold recently, then
applying appropriate units of comparison and making adjustments to the sale prices of the
comparables based on the elements of comparison. The sales comparison approach may be used
io value improved properties, vacant land, or land being considered as though vacant; it is the
rmost common and preferred method of land valuation when an adeguate supply of comparable
sales are available.

The basis for the subjects indicated or “appraised” value is the analysis of real property, which
has sold in the marketplace. The analysis, as carried out, consists of taking comparables listed
in the following pages and applying adjustments that yield an adjusted sales price for each
individual comparable. The adjusted sales prices are then used as an indicator of market value
for the subject property.

The comparables should share similar physical characteristics with the subject property. All
factors of similarity and dissimilarity should be weighed as to their contributive value. The
estimates of contributive value result in percent adjustments, made to the comparables. All
comparables are adjusted to the subject property.

Many of the adjustments found in the adjustment grid, are rather self-explanatory. This grid
depicts the characteristics of the comparable properties and the adjustments made,
Adjustment numbers that are less than one indicate that the comparable is superior to the
subject property; numbers that are greater than one indicate that the comparable is inferior.
Adjustments that equal one indicate that the subject and the comparable were rated as equal.

For the purpose of estimating the land value (the before value), the appraiser has utilized
comparable sales that were predominantly vacant land at the time of sale. Since the highest
and best use of the subject parcel is for residential subdivision, with a transitional use as crop
farmland, the appraiser has tried to find comparable sales that most closely approximate this
condition. The appraiser has tried to base the comparable selection on highest and best use of
the comparable sale, location, development pressure, and other physical attributes.

Information provided below includes: 1) property offerings, 2} property sales, 3} adjustment
grids that summarize the adjustments made, 4} brief narrative explanation of the adjustments
made and 5) summary statement. '

The appraiser has reviewed local area land sales and opines that the following sales are the
most representative of the subject market. In the paragraphs below the appraiser has
reconciled these sales, such that a reliable estimate of market value may be derived.
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APPROVED RESIDENTIAL SUBDIVISION
SOLD FOR RESIDENTIAL SUBDIVISION USES
VACANT LAND SALE
COMPARABLE LAND SALE NUMBER 1
190 Mill Rd (aka Warrington Mill Rd)

At the Intersection With Stone Meeting House Lane
Near the Logan Tp Municipal Border
Block 14, Lot 12, Tax Map #5
Woolwich Township, Gloucester County

Aerial Photo

Date of Sale: January 14, 2010 Deed Recording Date: J anuary 22, 2010
Recorded in Book: 4737 on Page: 272

Grantor: Alfio & Cathleen Previtera, Woolwich, NJ
Grantee: Russo Homes, LLC, Swedesboro, NJ

Consideration: $1,250,000 Reflects: $20,774 per acre approved/unimproved
841,667 per approved lot/unimproved
30 lot subdivision

Real Property Rights Conveyed: Fee Simple
Financing: Grantor provided financing to the Grantee, as follows: The principal is
$1,125,000. The terms are noted as - “no interest for the first 364 days” ... thereafter...the

Appraiser: Steven Bartfel{, MAI
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Utilities: Electric and Telephone: water, electric, telephone

Zoning: R-2 Residential District - The intent of the R-2 Residential District is to provide
appropriate regulations for the preservation of agriculture and for the development of
low-density single-family detached dwellings and other permitted uses in portions of the
Township characterized by a rural quality and regardless of the presence or the absence
of public sewer or water service

A. Use regulations.
(1) Principal and accessory uses. in the R-2 District, no building or premises shall
be used and no building shall be erected or altered which is arranged, intended or
designed to be used, except for one or more of the following uses: all principal and
accessory uses permitted in the 5A District.
(2) Conditional uses. In the R-2 District, the following uses may be permitted as
conditional uses: all conditional uses permitted in the R-1 District.
B. Bulk and area regulations
{)Minirpum lot size: 65,340 square feet.
(2)Minimum lot width: 160 feet.
{3) Minimum yards.
{a) Front yard: 50 feet.
(b} Side yard: 20 feet.
(c) Rear yard: 30 feet.
{4) Maximurm building coverage: 10%.
(5) Maximum impervious coverage: 35%.
(6) Maxirmurn building height: 35 feet.
(7) Maximum gross density: 0.66 dwelling units/acre.

Highest and Best Use at time of sale: Residential Subdivision

Description of Property: The subject was in agricultural production at the time of the
sale. At the time of sale the parcel was approved for 30 residential home sites. This is a
57.10 acre parcel (60.17 acres according to the tax records) approved by the planning
board in September of 2007.

AP Orleans had the parcel under contract (undisclosed consideration) and secured the
approvals but later backed out of the sale in February of 2008. The grantor
subsequently sold the parcel to the grantee above with grantor financing.

2010 Tax assessment — The parcel was assessed as 3B qualified farmland; for the land,
$42,100; for a totdl of 842,100,
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Aerial/Site Photo

Outline of Subject is Appmxi'mate
Wetlands in Blue Lined Areas

Block: 12401 Lots: 21.01 Tax Map: #124
Land Area: 17.059+/- Acres Frontage: 732

Topography: Is noted on the appropriate topographic map, attached below. The appraiser did
not perform a land survey, rather the topographic maps were reviewed prior to the physical
inspection and certain geographic elements are noted here.

The topography of the subject property as indicated on the topographic map indicates a parcel,
which is relatively flat. The overall elevation ranges around 140'. The terrain seems to
generally slope downward from the north towards the south.

Other geographic features include the old railroad right-of-way located towards the north of the
subject parcels; wetland areas, to the south, formed from the Hospitality Branch.

The map indicates a small number of improvements along Clayton Road. The frontage along
Clayton Rd has a mixture of commercial and residential improvements, mostly residential and
some agricultural. Seme of the commercial improvements were converted from residential ones.
Electrical transmission lines are indicated along the border and passing through lot 21.01.

Slopes located on the subject property are slight, 0-2% as indicated by the soil maps.

Appraiser: Steven Bartelt, MAT
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[1] The property to be developed shall be located east of Malaga-New
Brooklyn Road.

[2] No noxious, offensive or hazardous use shall be permitied unless
adequate provision is made to reduce and minimize such
objectionable elements. The use shall be required to meet or exceed
all governmental standards governing said elements.

[3] Should the proposed use raise questions of public health, safety
or welfare, the Board may bring in consultants and other
independent experts, as the Board deems necessary, for their
evaluation and opinion. The cost of any independent consultant or
expert shall be borne by the applicant from the escrow fees posted.
[4] No building may be erected, altered or used and no premises may
be used in or within 100 feet of a residential district or use.

[5] No occupancy permit shall be granted to a proposed new use
without first conforming to the requirements for site plan approval.
[6] Site design shall require maximum attention to proper site design
considerations, including the location of structures and parking
areas, proper ingress and egress, development of an interior street
system, architectural design, landscaping and the compatibility of
any proposal with the natural foliage, soils, contours, drainage
patterns and the need to avoid visual intrusions and performance
nuisances upon adjacent uses.

[7] At least the first 30 feet adjacent to any street line and 20 feet
adjacent to any lot line shall be planted and maintained in lawn area
or ground cover or landscaped with evergreen shrubbery and shall be
separated from the parking area by suitable curbing as determined
by the Township's Land Management Ordinance and the Planning
Board during site plan review.

[8] No merchandise, products, waste equipment or similar material
or objects shall be displayed or stored outside except for outdoor
storage of mobile equipment.

[9] All portions of the property not utilized by buildings or paved
surfaces shall be appropriately landscaped.

[10] A minimum buffer area of 50 feet in width shall be provided
along any comnon property line with a residential district or use in
accordance with § 175-93 of the Township's Land Management
Ordinance.

[11] Parking shall be as required by § 175-123 of the Township's
Land Management Ordinance.

[12] Each activity shall provide for off-street loading and unloading
with adequate ingress to and egress from streets and shall provide
such areas at the side or rear of the building. Each space shall be at
least 15 feet by 40 feet, and one space shall be provided for every
8,000 square feet of gross floor area or fraction thereof in each
building. There shall be no leading or unloading from the street.

[13] There shall be at least one trash and garbage pickup location
provided for each building, which shall be separated from the parking
spaces by the storage of trash and/or garbage in a steel-like, totally
enciosed container located in a marnmer to be obscured from view
from parking areas, strects and adjacent residential uses or zoning
districts by a fence, wall, planting or combination of the three.

[14] All such developments shall comply with the Schedule of
Limitations with respect to minimum requirements for area, setback
and coverage.
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Marrative Description of Property: This represents the sale of vacant farm land. The
parcel was listed on the open market at the time of sale but was purchased by a
governmental entity. The parcel was originally listed for $849,999 in August of 2008
and included two lots, with improvements. The parcel was on the market for 300+ days
prior to sale. The sale above included a subdivided portion of one of the two lots, less
improvements. The sale was to a cash buyer. According to the planning office there

were 110 approvals at the time of sale.

Tax Assessment for the comparable parcel is as follows:

Block /Lot Land Assmnt Building Assmnt Total Assmnt
12401/21.01QF .- 511,500 80,000 - 811,500
Seil And Subscil Analysis
Soil Classification Appx % of
Acres Subject
Aura-Sassafras sandy loam (AvtB) 7 .B.38. . . 30.25.
Fallsington sandy loam (Fama) 0.3 168
Manahawkin Muck {MakAt) _ © ..Nomimal . 0.1 .-
Woodstowrr/Glasshoro complex (WokaA) 1201 68.05
TOTAL Acres Listed ori Soils Map S 1778 - 100%

Soil Importance

% of Subject

. . Prime -

Statewide
-+ Unique
Total Wetlands

95%
1.7%
Nominal
5%
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APPROVED RESIDENTIAL SUBDIVISION
COMPARABLE SALE NUMEER 3
Clayton Road, South Side, West of Fries Mill Rd (CR 655)
Block 2005, Lots 6 & 7, and Block 2006, Lot 1,Tax Map #20
Borough of Clayton
Block 103, Lot 6, Tax Map# 1
Township of Franklin
Gloucester County, New Jersey.

Site Photos

Deed Date: January 8, 2009 Deed Recorded on January 16, 2009
Recorded in Beook: 4620 on Pages: 330

 Grantor: Qlive Floric, Cherry Hill, NJ
Grantee: County of Gloucester, Woodbury, NJ

Comsideration: $815,000 Reflects: $33,958 per approved building lot/unimproved
$19,996 per acre approved/unimproved

Real Property Rights Conveyed: Fee Simple

Financing: None Disclosed. No financing provided by seller.

Appraiser: Steven Bartelt, MAI
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Aerial Photograph

Topography: Mostly Open/Elevation 130+/-.
Overall Shape: Irregular/Mostly Contiguous/Slight Slopes/At or Near Street Grade
Utilities in Area: water, electric, telephone
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Accessory structures shall not be located in a front yard nor within five (5) feet of a
side or rear property line

Clayton/CF/I Community Facility/Institutional District - The intent of the CF/I
Community Facility /Institutional District is to provide regulations for public and quasi-
public or institutional land uses and to insure their compatibility with surrounding
land uses. Included in this designation, are open space and/or recreation sites under
the jurisdiction of various levels of government and non-profit organizations

Principal permitted uses on the land and in the buildings

Uses by right:

Governmental use or building, other than those enumerated as conditional uses below
including but not lirnited to a municipal adrinistrative or public safety facility,
comrmunity center, library, or park.

Private or public elementary, secondary or nursery school accredited by the State
Department of Education

Public playgrounds, woodland, wildlife preserve, natural resource conservation area and
parks

Conservation area, park or recreational facility under the jurisdiction of a non-profit
organization

Bulk standards - CF/I community facility/institutional district

Minimum lot size - Two (2) acres

Minimum street frontage - Three hundred (300) feet

Minimum lot width - Three hundred (300) {eet.

Minimuum front yard - Fifty (50} feet.

Minimum side yard (each)

The minimum building setback from a non-residentially zoned lot - Twenty-five

(25) feet
The minimum building setback from a residentially zoned lot - Fifty (50)
feet

Franklin Tp /R-A Residential Agricultural Districts -
Permitted Uses in the R-A Residential Agricultural include the following:

A. Single-family detached dwelling

B. Farming in any of its branches except that animal processing, confined feedlots and
like obnoxious businesses are specifically prohibited

C. Municipal building, police station, municipal park, municipal recreation area garage
for storage and repair of municipal or School Board equipment fire station, first-aid
squad building, private or parochial school or School Board office and other municipal
uses

D. Public utilities and public utﬂity substations

E. Privately owned outdoor recreation areas for use by the general publics such as
parks picnic grounds, riding academy, natural swimming area golf course and golf
driving range, provided that
(1) The use and its design are compatible with the natural character of the site
developed areas surrounding the proposed use
(2) The use includes only necessary accessory structures customarily included in
the operation. of such outdoor activity,
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TOPOGRAPHY was noted on the appropriate topographic map, enclosed in the appendix, as
well as actual field inspection. The appraiser did not perform a land survey as part of this
appraisal assignment. Rather the topographic maps were reviewed prior to the physical
inspection and certain geographic elements are noted here.

Bodies of water which are located close to the subject property included Wilson Lake located to
the east. A good portion of drainage on the parcel flows to the west. There is a plan own
located to the south of the subject property, in Franklin Township, at an elevation of 140'. The
road frontage is approximately 134' in elevation and slopes downwards to the east and west.
The rearmost portions are lots six and seven are approximately 130'in elevation.

According to the topographic map this appears to have been orchard at one time. This would
seern to make sense based on the general lack of any wetland area and the overall elevations.

The topography of the subject property as indicated on the topographic map indicates a parcel,
which is relatively flat. The map indicates a number of improvements along both Clayton and
Fries Mill Roads.

Slopes located on the subject property are slight. Most of the subject parcel is open and
available for agricultural production. Elevations are approximately 130" to 135' +/-. According
to the soils map there is a area running north to south on lots six and seven which have
slopes of 5% to 10%. The do not seem to be reflected on the topographic map.

Attached in the appendix is a copy of the Topographic map and a copy of the wetlands maps
provided by the county. None of the lots have improvements. Based upon the Gloucester
County Soil Survey the slopes of the subject parcel range from 0% to 10%.

A wetland map was provided by Gloucester County. The map indicates a small area of
wetlands to the rear of lots 6 and 7. The other lots do not show any wetland areas.

OWNERSHIP HISTORY: According to the deed which is attached indicated that the most
recent transfer was from Albert Florio Jr in June of 1991. This appears to be a family
transaction.. The consideration paid in this transaction was one dollar. This transaction is
recorded in deed book 2113, on page 135.

There is a transaction recorded and deed book 512 on page 537; from Johm Norman and
Kathryn Norman to Alberto Florio and Albina Florio and Louis Mosca and Lidia Mosca; in deed
dated March 1, 1945,

Lewis and Lydia Mosca subsequently conveyed their interest to Alberto and Albina Florio by
deed dated November 1, 1945; recorded in deed book 521 on page 113.

Alberto Florio died on July 23, 1975 and left Olga Albina Florio as his sole heir. Olga Albina
Florio died on February 14, 1984 leading Albert Florio, Jr. as her sole heir in at law
The subject property is currently assessed as class 1 - vacant land.

Block /Lot Land Improved Total
Assessment Assessment Assessment
2005/6 - 8194,600 - 8000 : ' 194,600
2005/7 $110,800 3000 $110,600
2006/1: - $22.400 5000 . . 522,400
103/6 $35,500 8000 ‘ 835,500

Totals  $363,100 8000 ' $363,100
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SOILS MAP

Appraiser: Steven Bartelt, MAI
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UNAPPROVED /UNIMPROVED LAND
"VACANT LAND SALE
COMPARABLE #4
Porches Mill Rd, At the Intersection of Woodstown Rd, NEC
Block 17, Lot 1, Tax Map #2
South Harrison Township

Block 39, Lot 1, Tax Map #8

Gloucester County, NJ

Subject Parcel: Bezr Homes, LLC/NAR Farms, LLC, East Greenwich Appraiger: Steven Bartelt, MAT

Site Photo/Aerial Photo

Date of Sale: December 18, 2009 Deed Recording Date: Decemnber 23, 2009
Recorded in Deed Book: 4727 on Page: 341 and 345

Grantor: Charles and Margaret Haines, Woodstown, New Jersey
Grantee: Thomas and Marie Sorbello, Swedesboro, New Jersey

Consideration: $504,000 Reflects: $17,114 per acre in unapproved/unimproved
Real Property Rights Conveyed: Fee Simple, with all development rights intact.
Conditions of Sale: Sale was an arms length fee simple purchase of the subject

parcels. The sale was contained within two separate deeds contained in deed book
4727. The deed recorded on page 341 contained the South Harrison Township parcel.
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the Township of South Harrison, (7} Cemeteries on lots at least two acres in size, (8)
Accessory uses and accessory buildings incidental to the above uses.

Bulk And Area Regulations for AR District: A. Minimum lot area: one acre, B. Minirnum
lot width: (1) Lots two acres or more in size: 200 feet. (2) Lots less than two acres in
size: 150 feet.

Woolwich Township R-1 Residential District - The intent of the R-1 Residential District
is to provide appropriate regulations for the preservation of agriculture and for the
development of low-density single-family detached dwellings and other permitted uses
in portions of the Township characterized by a rural quality and regardless of the
presence or absence of public sewer or water service.

Use regulations: (1} Principal uses in the R-1 District, include all prineipal and
accessory uses permiited in the BA District.

Bulk and area regulations include 1) Minimum lot size: 87,120 square feet, 2) Mintmum
lot width: 185 feet, 3) Minimum yards ((a) Front yard: 60 feet, (b) Side yard: 25 feet, (c)
Rear yard: 50 feet), 4) Maximum building coverage: 10%, (5) Maxirnum impervious
coverage: 30%, (6) Maximum building height: 35 feet, and (7) Maximum gross density:
0.5 units/acre.

Highest and Best Use at time of sale: Residential; Detached Single Family
Dwellings

Description of Property: Parcel is generally level and at street grade. Comparable
sale represents the transfer of unapproved, unimproved vacant land.

Soil types present on the comparable property are included in the following table:

Soils Table - Gloucester County, New Jersey {(NJO15)

FriB3 Freehold loamy sand, 0 to 5 percent 26.2 77.0%

Totals for Area of Interest 34.0 100.0%

Block/Lot/ Class Land Assmnt § Impvd Assm.nt $ Total Assessment $ '

N7/1/3A . - 580000 ... 82600 i . 52,600
17/1/3B 814, 300  S0000 T 300 -
39/1/3B7. . L870000 0 S0000. i 87,0000

_Total 1$21,300 $2,600 $23,900
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Topogi'aphic Map

Block 17, Lot 1, Tax Map #2
South Harrison Township
Block 39, Lot 1, Tax Map #8
Woolwich Township
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Sales Comparison Adjustments —~ Before The Easement: All of the comparable sales were
vacant land at the time of sale. The comparable sales considered range in size from 17 acres to 57
acres. All of the sales were located within Gloucester County. Two of the sales had preliminary
approvals, the others had no approvals.

Sale #1 sold with owner financing which in the current market may not be so unusual. I have
made a nominal adjustment for this financing as it was something other than, what may be
considered, sirictly “cash".

With respect to date of sale, all the comparable sales sold in 2009 or 2010. In my opinion, these
sales reflect current market conditions and therefore require no adjustment for date of sale/
market conditions.

The subject property is located in East Greenwich Township which typically has a high desirability
factor. Due to the overall lack of market activity, the appraiser has considered comparable sales
from areas which are similar to East Greenwich in terms of desirability. Township. These are
included as comparable sales #2 and #3. Because these areas are less desirable, the appraiser has
made an adjustment to each of these comparable sales.

All of the comparable sales considered, as well as, the subject property, were sold in fee simple title
with all development rights remmaining. Therefore, we have made it no adjustment based upon
rights conveyed.

The appraiser has attempted to only consider sales which had final approval for subdivision at the
time of sale, this being the most similar to the subject property. Unfortunately, it was not possible
to find 4 sales in that land category. It was necessary therefore to make adjustments to all of the
sales; two sales have no approvals and two others have preliminary approval. which sold with
approvals.

With respect to the category for zoning we had considered adjustments within the adjustment grid.
The subject property is in a different zone (and town) from the comparable properties. The zoning
designations are similar for each of the comparable properties. Since none of the comparable sales
are located in West Deptford Township, none of the comparables zoning ordinances are identical.
In this particular case, I have not made adjustments to comparables sales #1, #3 and #4. I did
make adjustment to comparable sale #2 which had some commerecial zoning potential. This
adjustment is nominal sinee the highest and best use for comparable sale #2, at the time of sale,
was for residential uses, irrespective of its individual zone classification.

Demand for land translates itself into higher land prices paid; often various zoning types translate
into higher or lower development density, presenting higher or lower development potentials and
eventually driving higher or lower prices paid. Purchasers of real estate typically pay more for a
parcel which has a higher development potential. The adjustments are made in this general
character.

Adjustments for size are based on the overall size of the parcel. Larger sites tend to have Jower
unit values. Smaller sites tend to have higher unit values. This largeness and smallness was
related to the subject property and adjustments made. Adjustments were made to comparable
sales #2 and #4.

Equally important as size, perhaps more so, is shape. The shape of the parcel in this appraisal is
adjusted on the basts of the ratio of overall size to available frontage. This ratio offers some
quantification for the basis of the shape adjustment. From this the appraiser forms a final opinion
as to the appropriate amount for the adjustment. Reliance on a strict mathematical model often
presents problems in the adjustment process. This is true because no mathematical model can
accommmodate for all of the variables in a real estate transaction. For this reason then the ratio
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VALUATION SECTION
SALES COMPARISON APPROACH
RESTRICTED USE

Highest And Best Use Of Site As Restricted: The appraiser has earlier considered the highest and
best use of the subject parcel, as restricted in the highest and best use section. It is important to
consider the highest and best use both restricted and unrestricted so that appropriate comparisons
can be made during the sales section.

The Farmland Preservation Bond Act of 1981 and the Agriculture Retention Development Act of
1983 provides the basis for the public purchase of development easements on farmland in New
Jersey. The voluntary sale of a development easement or rights by a landowner results in the
placement of a permanent deed restriction on the preserved property, prohibiting any future
non-agricultural development or subdivision into non-agricultural units.

In the after easement scenario the subject property may be considered to have the following possible
combinations of uses, crop farming, pasture, horse farming, estate, recreation and/or nursery. The
current use of the land is agricultural.

Sales Comparison Approach: As stated in the before easement scenario the sales comparison is
generally accepted to be one of the most accurate methods of estimating the market value of vacant
land. This method is predicated on the knowledge that there is an active market for the type of
property being appraised and that the market is analyzed using comparable sales which are as
similar to the subject, in as many respects, as possible.

The analysis, as carried out, consists of taking comparables listed in the following pages and
applying adjustments which yield an adjusted sales price for each comparable. The adjusted sales
price is then used as an indicator of market value for the subject property.

The comparables should share similar physical characteristics with the subject property. All factors
of similarity and dissimilarity should be weighed as to their contributive value. The estimates of
contributive value result in percent adjustments, made to the comparables. All comparables are
adjusted to the subject property.

The appraiser has provided, in order, below 1) development restricted (conservation) land sales, 2)
adjustment grids which summarize the adjustments made, 3) brief narrative explanation of the
adjustments made and 4) summary statement.
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The development rights were sold to the County of Gloucester. The transaction is recorded in
deed book 4522, on page 182. The consideration paid was $1,501,250.The deed was dated
April 7, 2008.

Financing: No seller financing was noted in the recorded documents.

Conditions of Sale: The sale was an arm’s length transaction with ne unusual concessions at
the time of sale.

Land Description: The comparable parcel is identified as fronting along Repaupo Station Rd,
Northeast Side, At Exit #14 of Interstate Highway Rt 295, Block 605, Lots 8, 9 & 11, Tax Map
#6, Logan Township, Gloucester County, NJ.

The comparable parcel consists of three separate lots forming a contiguous tract bordered by the
Interstate Rt 295 right of way. Lots 8, 9 & 11 contain about 124.09+/- dcres, according o
municipal records. Frontage was estimated at approximately 228, exclusive of the exception area
(p/o lots 8 & 9). Other frontage existed {lot 11) but was inaccessible due to the presence of the exit
ramp and associated right of way area. Lot 8.01 is also believed to diminish the frontage of the ’
subject parcel on lot 8. The effective frontage then is approximately 115", According to the CADB
deed there was a gross total of 121.1+/- acres, with one exception which accounted for about 1
acres. The parcel contained minor agricultural improvemernits.

CURRENT TAX AND ASSESSMENT was extracted from municipal records*®. Municipal records
indicated the following assessmenis and acreage sizes.

Location  Size (Acs)* | Land $8 | Bldg$$ | Total $8 !
. Lot 8 @ Farm | 46+/-acs | $22,000 | $00 - $22,000
Lot 9 @ Farm | 3.49+/-acs | $2,100 | $000  $2,100 |
Lot 11 Q Farm | 716+/-acs | $34,700 | $000 | $34,700 |
| Lot 11 FarmReg | 3+/-acs | $18,000 | $7,000 i $25,000 |
. TOTAL 1 124.09+/- | $80,700 | $7,000 | $87,700 |
Block: 605 Lots: 8, 9 & 11 as Indicated on Tax Map #: 6

Land Area: 121.1 Acres (5,275,116 sq ft) Shape: Irregular/Multiple Sites Frontage: 228

Topography: Topography across the comparable parcels is varied. There are a number of
wetland areas to the rear and across the central sections of lots 8 and 11. The map also
shows a power line crossing the rear segments of lots 8 and 11. At least half of the parcel
was open and used for crop production. The remainder was wooded or wetland, mostly
towards the rear of the parcel, as noted.

Based on area elevations it would seem that most of the parcel tends to slope downward,
towards the rear swamp areas. This would create a positive drainage pattern. Slopes noted
on the subject parcel appear slight, 0% to 5%. Drainage should generally be adequate given
the slopes of the area in general, the watershed affect of the wooded/wetland portions.
Overall elevations run from <0’ to 10’ with some limited areas up to 20". Almost all of the
parcel is located in an “A” flood zone.
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Zoning (Uses permitted/Bulk requirements):

DISTRICT: 8-2 {Residential}
SiTE PLAN APPROVAL - PRINGIPAL USBES:
Single Tamily detached dwellings
Lgrieculturs
Home Occupations _
Parks, Playgrounds & Recreabional facilities
Covernmental Uses
Soecial clubs and other non-profit institutions
Schools {ses note 17}
Places of worship {see nokte §)
SiTE PLAN APPEOWAL - ACCESSORY USES:
Accessory buildings and structures incidental te permitted
uses and located in the same district.
CONMDITIONAL USES ALLOWED BY ZOWIKG ORDINANCE:

DENZITY (DHELLING UMITS FER ACRE)}:
.5 DDLU facre

MINIMUM LOT DIMENS|ONS
AREA: 2 acres
WIDTH (FT.}: 150
FRONTAGE {FT.): 3100

MINIMUEM YARD DIMENSIGNS - PRING!IPAL BUILDINGS
FRONT {FT.}: 00
SIDE {(FT.): 25 ft. total/se ft. one side
AEAR {FT.)}: 150

MIKIMUM YARD RIMENSIONS -~ ACCESSORY BUILDIRGS
FRONT {FT.):
SIDE {FT.): 10
REAR {FT.}: 10

HMAX FMUM HEIGHT OF BUILDINGS (STORIES/FEET):
2.5/3% ft.

MAXIMUM COVERAGE OF IMPERMEABLE SURFACES [NCLUDIRNG BUILDINGS:

MAX [HMUM COVERAGE OF LOT BY BUILDINGS:
5%

Appraiser

: Steven Bartelt, MAT
Page 90
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not exceed one residential improvement. Any type of agricultural immprovement may be
constructed, including farm labor housing, on any portion of the property.

In the tables and maps listed below the appraiser has illustrated the various soil types
noted on the subject property, and various maps which illustrate the soil types,
wetlands and flood plains.

Approximately 43% of the comparable parcel is affected by environmental restrictions,
most notably freshwater wetlands. While some of the wetland area would not be
suitable for farming the majority of the wetland area, as well as the remaining upland
areas offer good agricultural production. The exception area located towards the
frontage offers an opportunity to develop a single-family residence.

Property is also mildly constrained by overall access. Although the parcel has several
hundred feet of the physical road frontage, a large portion of that is inaccessible due to
the Interstate Route 295 Right of Way, and the subsequent guard rails which border it.

Tax Map
Block 605, Lots 8, 9 & 11

Logan Township

GREENWICH
TOWNSHIP

Appraiser: Steven Bartelt, MAT
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Photos of the Overall Site

Deed Date: January 30, 2009 Deed Recorded On: Feb 9, 2009
In Deed Book: 4626 _ On Page: 337

Grantor: Barbara Keefer, Mullica Hill, NJ
Grantee: Joseph and Grace Visalli,

Consideration: $365,000 Reflects: $6,053 per acre approved/improved
includes improvements - residence and agricultural improvements

Real Property Rights Conveyed: Fee Simple - Development Rights previously sold to
Gloucester County. Currently approved/improved as a single family residence.

Conditions of Sale: Sale was arms length for the fee simple purchase of the subject
parcel with all development rights removed and deeded to the County of Gloucester. The
easement to the County is recorded in deed book 4551, on page 282, dated June 9,
2008&. It was for a consideration of $1,062,250 for 60.700 acres.

Location of Sale: he subject parcel is somewhat rectangular in shape and consists ofa

single parcel. The road frontage is along an improved roadway, Lincoln Mill Rd in the

amount of 1,421°. The current road frontage to overall area ratio was about 25'+/- per

acre. The parcels contained residential and agricultural improvements. _
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Aerial Photo

Highest and Best Use at time of sale: Agricultural with Secondary Limited
Residential Use

Other Comments: The subject consisted of preserved farmland with a residence and
agricultural outbuildings. Dimensions, shape and area of the comparable parcel can be
seen graphically in the attachments below. The parcel was rather irregular in shape.
According to the deed of easement the parcel contained 60.700 acres of restricted land.
The road frontage was along Lincoln Mill Rd, and noted as 1421'+/-. The parcel did
appear on the municipal tax maps, attached.

The subjéct parcel was last transferred on April 21, 1992 for $1. The sale was believed
to not be arms length since it appears to be between family members. The sale included

all improvements and land.

According to the SADC the subject lands contained 89% prime soils, and 11% statewide
importance soils. The cropland is 99% open field with 1% woodlands. House reported in
good condition; 27 days on market with full list price offer.

The sales price included both land and buildings. The broker confirmed that the parcel
was marketed and sold as an improved farm with improvements, including a
farmhouse, in which the grantee expressed an interest. The value allotied to the
improvements was determined by dividing the 2009 tax ratio by the tax assessment for
the improvements. This resulted in $56,700 divided by 0.5962 or $95,102, rounded to
$95,000. The appraiser was inside the subject dwelling prior to demolition and noted
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Wetlands Map
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PRESERVED FARMIEAND
UNAPPROVED/UNIMPROVED
COMPARAEBLE LAND SALE NUMBER 3
Both Sides of High Street, at Tomiln Station Rd, West Side
Near the Municipal Boundary with Woolwich Township
Block 51, Lot 8, Tax Map #29
Harrison Township, Gloucester County, NJ

Site Photographs

Deed Date: November 14, 2008 Deed Recorded on: December 1, 2008
Deed recorded in Book: 4607 On Page: 18

Grantor: Aaron Butler & Dorothy Sconyers, Mullica Hill, NJ
Grantee: Joseph A. Leone, Clarksboro, NJ

Consideration: $239,200 Reflects: $5,750 per acre unapproved/restricted

Real Property Rights Conveyed: Sale included all rights included in the fee simple estate with
the exception of the right of development.

Financing: No seller financing was noted in the recorded documents.
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Land Description: The comparable is identified as Block 51, Lot 8, Tax Map #29, Harrison
Township, Gloucester County, NJ. The dimensions and shape of the parcels can be seen
graphically in the attachments contained below. The subject parcel consists of a single
contiguous lot located within the same municipality. Overall, the parcel had an irregular
shape. According to the municipal tax records there is a total of 42.3+/- acres, gross, which
was roughly the same amount as indicated by municipal tax maps. Actual survey indicates an
area of 41.6+/- acres. Road frontage was estimated at approximately 2,655'+/-, 865" along
along Tomlin Station Rd and 1790’ along High St.

Block,/Lot Frontage Area in Acres
51/8 1790 High S5t 41.6+/- acres
865" Tomlin Station
Block: 51 Lot: 8 as Indicated on Tax Map #: 29
Land Area: 41.6+/-Acres (1,812,096 sq ft}  Shape: Irregular Frontage: 2,655

Topography: Topography across the comparable parcels is varied. There is some wetland
area to the rear. More than half of the parcel was open and used for crop production. The
remainder was wooded or wetland, mostly towards the rear of the parcel, as noted.

Topographic Map

Utilities: Electric & Telephone

Zoning (Uses permitted/Bulk requirements): Harrison Township - R-1 Residence -
Agricultural District - Uses by right include single-family detached houses, agricultural
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Soils Map

/\t

Wetlands Map
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UNAPPROVED /UNIMPROVED
RESTRICTED VACANT LAND
COMPARABLE FARMLAND SALE NUMBER 4
Franklinville-Swedesboro Rd (ElIk Rd), SWS
North of Monroeville Rd
Block 2601, Lot 5, Tax Map #26
Franklin Township, Gloucester County, NJ

Site Photos

Deed Date: February 5, 2010 & Deed Recorded On: March 18, 2010
Deed Recorded in Book: 4750 On Page: 194

Grantor; Edward & Susan Eivich, Pitman, New Jersey
Grantee: Liberty Bell Bank, Custodian for Peter G. Buchert, IRA

Consideration: $170,000 ‘Reflects: 54,191 per acre preserved farmland
Real Property Rights Conveyed: The sale included all rights in fee simple.
Conditions of the Sale: Sale was arms length for the fee simple purchase of the subject

parcel with all development rights removed and deeded to the County of Gloucester.
Deed of Easement recorded in deed book 3873, page 337, dated October 29, 2004 for a

consideration of $154,888 or $3,800 per acre.
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Topography: The actual topographic quadrangle indicates a number of residential
structures along Swedesboro Rd. Other topographic features seemed to be common to the
area in general. The subject parcel appeared to be gently rolling with slopes of 0% to 5%.
Except for the very rear the parcel was clear, 34+/- acres cropland, 5+/- acres of woodland,
leaving 1+ acres for roads and miscellaneous areas. For purposes of appraisal I would
estimate that approximately 12% was wooded, approximately 87% open.

The public UTILITIES consisted of electric. Both water supply and sewage disposal were
handled by a private system, i.e. water well and septic system, respectively. The subject
property has a high tension electric line easement traversing the central portion of the
parcel.

Topographic Map

Highest & Best Use At Time Of Sale: Agricultural/No Residential Development Potential

Remarks/Narrative Description of Property: This is the sale of vacant, preserved
farmland containing some 40+ acres. The comparable parcel is unimproved. The property
has wooded margins and central fields/pasture. Crop farming is the main agricultural
activity.

The subject property has minor site improvements, which are for the current agricultural
use. The parcel seems well adapted to this use.

Grantor had planned a paintball operation but this was eventually denied as it was not an
agricultural use which is specifically required in the deed of casement.
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The 2010 Real Estate Tax Assessment (farm qualified) is Land = $16,000; Improvements
= $00; Total = $16,000.

SOILS and WETLANDS MAPS

DIANE E. WAGNER
FRANKLEN TWP.
GLOUCESTER CQ.
BLOCK 2601/LOT §
DIANE E. WAGNER.
FRANKLIN TWP.
GLOUGCESTER. CO.
BLOCK 26011075

0 {25 200
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PRESERVED FARMILAND
IMPROVED FARM SALE

COMPARABLE SALE NUMBER 5

720 Eldridge’s Hill Rd (aka Woodstown-Harrisonville Rd}, North Side
West of Harrisonville-Mullica Hill Rd

Block 28, Lot 3.01, Tax Map #6
South Harrison Township

Gloucester County, New Jersey

Site Photos/ Aerial Photo

Deed Date: June 29, 2010 Deed Recorded On: July 7, 2010
In Deed Book: 4785 On Page: 215

Grantor: NJ SADC, Trenton, NJ
Grantee: Sebastian & Jacqueline Marion, Swedesboro, NJ

Consideration: $705,000 Reflects: $5,595 per acre approved/improved
includes improvements - residence and barn

Real Property Rights Conveyed: Fee Simple - absent all residential development
rigshts except for the single existing house which is permitted to remain as a residence
but is limited to a maximum area of 3500 sq ft.
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seasonal basis, and processing of agricultural products, (3) Detached single-family
dwelling units, (4) Public and nonprofit playgrounds, athletic fields, swimming pools,
conservation areas and parks, (5) Temporary buildings, temporary construction office
and temporary storage of materials, provided that such use is located on the lot where
construction is taking place or on a lot adjacent to-or part of the development site, (6)
Buildings, structures and uses owned and operated by the Township of South Haxrison,
(7) Cemeteries on lots at least two acres in size, (8) Accessory uses and accessory
buildings incidental to the above uses.

Highest and Best Use at time of sale: Agricultural with Secondary Limited
Residential Use

Other Comments: The subject consisted of preserved farmland with a residence and
agricultural outbuildings. Dimensions, shape and area of the comparable parcel can be
seen graphically in the attachments below. The parcel was rather irregular in shape.
The sale is believed to be arms length. The sale included all improvements and land.

According to the SADC the subject lands contained 37% prime soils, and 56% statewide
importance soils an 7% other. The cropland is 77% harvested with 16% woodlands.
House reported in good condition; auction sale.

The sales price included both land and buildings. The value allotted to the
improvements was determined by dividing the 2010 tax ratio by the tax assessment for
the improvements. This resulted in $116,900 divided by 1.00% or $116,200.

Tax Assessment: (extracted from municipal records). The parcels contained residential
improvements. Municipal records indicated the following assessments, at the time of
sale.

Classification Land $% Bldg $$ Total 88
-Unspecified .. .:81,885,000 116,900 $2,001,900:

Map Unit Name Acres in Percent of
AOL AOI

Colemantown"'loam 0162 percent slopes e 1.2%
occasionally flooded. i - i e e e e
Freehold sandy loaIn Oto 2 percent slopes _ 12.3 11.1%
FrkB - = Frechold sandy loam, 2 16 5 percent slopes ..+ - 2:8° S 2.1%
LenA Lenni loam, O to 2 percent slopes o 10.2 9.2%
SabB . Sassafras loamy sand, 0 to 5 percentslopes 4790 43.4%
SabF Sassafras loamy sand, 15 to 40 percent 7.4 6.7%
_ slopes N |
SacA o000 Sassafras sandy loam 0 to 9 percent slopes S oG S 18.9%
SacB _ Sassafras sandy loam, 2 to 5 percent slopes . 34 3%
WeeB - ""Westph:alla ﬁne sancly Ioam 2105 percent g S gl 4,20
i glopesti P '
WokA Woodstown Glassboro complex 0 to 2 0.0%

percentslopes _ S
Totals for Area of Interest : I 110.2 100.0%
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Adjusted Land Sales Unit Values As Restricted: The appraiser did not make time adjustments
as were made on the unrestricted sales. The numbers of restricted land sales are too few to make
a statistically relevant analysis of the change in value over time. Although values have risen over
recent years the market downturn of this year has all but erased those gains. I do not feel as
though there is any need for a negative time adjustment, as I have not seen any evidence that
supports such an adjustment for preserved farmland.

While restricted farms had a limited utility there is still some allocation made by buyers for
location within the county. All of the preserved farmland sales were located within Gloucester
County. As the reader will b no doubt note, and as can be seen from historical data, there are
certain areas which simply sell at lower unit values than others. For this reason I have felt it
necessary to adjust the comparables for location.

The appraiser has made no adjustments for zoning. Zoning on development-restricted parcels is
irrelevant to the extent that zoning is in place primarily to control development. The very act of
developmment restriction precludes any consideration for zoning. Comparable property selection
was based on highest and best use of the subject property as restricted. The appropriate zoning
designation is supplied as a reference for the reader.

Size is based on the overall size of the parcel. Larger sites tend to be more “farmable”. Smaller
sites are not as conducive to farm operations and often appeal to a different market segment,
estate type properties. These estate type of purchasers often have a larger disposable income
with which to purchase such lands. They often pay a premium as measured by the unit value.
These features of largeness and smallness were related to the subject property. In this case no
adjustments were made.

In the cases where property is not restricted for development purposes the shape of the site is as,
or more, important than size. In the case of restricted property however, provided that access is
available, the amount of frontage or the quality of frontage is not necessarily important.
Generally speaking, I have not considered adjustments for this category. Neither were these
physical characteristics reported in the summary grid.

I have made some adjustments for wetlands influences. The adjustments for soil types were
considered but due to the nature of the subject soils, no specific adjustment is made for soil types
since the wetland areas account for the majority of soil differences. Thus, an additional soil
adjustment would be a double dip.

FINAL ESTIMATE OF LAND VALUE RESTRICTED

The subject parcel in the restricted state will have the same dimensions and frontage as that
previously described in the unrestricted state. The parcel contained a total area of 119+ /- net
acres and had access along Ogden Rd. The estimated value of the site as restricted was calculated
by multiplying the proper unit factor by the appropriate number of subject units for the subject
site. The final calculation would be 119 acres times the unit value of 85,000 per acre. This results
in a final indicated value for the land as restricted of $570,000.
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INDEX TO APPENDICES

1) ZONING MAP
2) PLAT MAP/MUNICIPAL TAX MAP
Location of Subject
Location of Exception/Aerial Photo and Tax map Overlay
3) LOCATION MAP
4] DEED
5) TOPOGRAPHIC MAP
6] WETLANDS MAP
Location of Subject & Exception Area
7] SOILS MAP
Location of Subject & Exception Area
8) SURFACE WATER QUALITY STANDARDS
9) APPROVED SITE PLAN
10) CALCULATIONS FOR IMPERVIOUS COVER ALLOWANCE
11} AERIAL PHOTOGRAPH '
12) DEEDS
13) CITED REFERENCES
14) QUALIFICATIONS OF APPRAISER

« The indicated location of the subject parcel on any
« of the attached maps is approximate.
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MUNICIPAL TAX MAPS

Taken from General Development Map

Qubject Parcel: Bezr Homes, LLC/NAR Farms, LLC, East Greenwich

Client: County of Gloucester/Oct 2011
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LOCATION MAP
Location of Subject is Approximate
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Subject Parcel: Bezr Homes, LLC/NAR Farms, LLC, East Greenwich

Client: County of Gloucester/Oct 2011
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Client: County of Gloucester/Oct 2011
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SOILS MAP

Location of Subject is Approximate
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Appraiser: Steven Bartelt, MAI

Page 132

BLOCK 1102/LOTS 1, 2.01, 2.05, 3, 3.02, 5,7
E. GREENWICH TOWNSHIP

BEZR HOMES LLC

GLOUCESTER COUNTY

1 inch equals 500 fest

EN - EXCEPTION

SSURGOSOILS

"
)

7 P

AL g 11 S

musym
AVIB
FamA
Faph
FapA
FifB
FriB
FrfC
FriA
FrikA
FrkC
WokA
WokA
WokA

muname
Aura-Sassafras sandy loams, 2 to 5 percentslopes
Fallsingion sandy loam, 0 to 2 percent stopes
Fallsington loam, & to 2 percent slopes '
Felisington toam, 0 o 2 percenl siepes
Freshoid loamy saad, 010 b percent slopes
Freehoid loamy sand, 0 1o 5 perceni slopes
Freeghoid loamy sand, 5 ic 10 percent siopes
Freehoid sandy loam, 0 to 2 percent slopes
Freehold sandy lcam, 0 to 2 percent slopes
Freehoid sandy loam, 5 to 10 percent slopes
Woodstown-Glassboro complex, 0ic 2 percentslopes
Woodsiown-Glassporo complex, 0o Z percenisiopes
Woodstown-Glassboro complex, 0 to 2 percent slopes

farmindcl
AH areas are prime farmland
Farmland of statewide importance
Farmland of statewide importance
Farmland of stalewide impanance
All areas are prime farmland
At areas are prime farmland
Farmiand of statewide importance
Ail areas arg prime farmiand
All areas are prime fermfand
Farmland of statowide importance
All arsas are prime farmland
All 2reas are prime farmiend
All areas are prime farmland

Acres
7.653562
4.386080%
3.085043
2.460881
45.2595358
2.928763
0.162268
28112237
31.637415
0.398284
1,168665
146 556218
2.676088
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APPROVED SITE PLAN

Site Plan in Yellow
Remainder of Lot 5 in Red - included in appraisal
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Subject Parcel: Bezr Homes, LLC/NAR Farms, LLC, East Greenwich
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PHOTOS OF SUBJECT PROPERTY

Aerial Photos

Appraiser: Steven Bartelt, MAI
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— : DOCKETS 2538% DB 3944 P a9

This Fread is made on April 1\/, 20605,

i il CONGTTERNTEDH: $1r1700254.00  EXENPT CE: B
- is wi Shake H.P.R-R.F.
ERNEST BEIER, JR. and ELTNOR BEIER, his wife, tu:i':ti!ﬁ.&i ke o s o
: ‘ BB E-AR. .
whose post offici address s 1609 Ravenswood Way, Cherry Hill, M1 08003, ? ,.%:;5_‘:25 :1,333_15 £51 58005
- : $E30 ]

‘ 4 PIRP
referred to as the Grastor, RTS8 o

AND

BEZR HOMES, L.L.C., 2 New Jersey Limited Liabifity Company,

whose past office address s 716 Nicole Drive, Micklston, MI GB056,
referred to &s the Gramee. "
- The words "Grantor” and “Grantes” shall mean a1l Granters and all Grantees Fisted above.

1. Transfar of Ownership. The Grantor granes and conveys {transfers ownership of) the property
{called the “Proparty) described below to the Grantes. This transfer is made for the sum of
ONE MILLION, ONE HUNDRED NINETY THOUSAND, TWO HONDRED SIXTY-S5IX DOLLARS ($1,190.266.00).

The Gramor ecknowledges receipt of this money,

2. Tax Map Reference. (N.JS.A. 46:15-1.DMunicipality of TOWNSHIP OF EAST GREENWICH

Block No. 1102, LotMos. 3,3024&7 Account Ho.

No property tax identification nember is available on the date of his Deed. (Check box is applisable)

3. Praperty. The Property consists of the land and al! the buildings and structures on the land in -
the TOWNSHIF of EAST GRE_ENWICH

County of GLODCESTER  and the State of new Jersey. The Tegal deseaipiion is:

XX Please see attached Legal Description annexed hereto and made a part hereof {check bax if applicable).

SEE LEGAL DESCRIPTION APPENDED HERETC AND MADE R PART HEREQF.

Ernest

BEING 2 part of the same lands and premises which became vested in
wicow,

Beier, Jr. end Elinor Beier, his. wife, by Deed from Mary Jane Heritage,
dated 12-31-87, recorded 1-6-88, in Deed Book 1654, Page 210,

AND

BEING a part of the same lands and premises which became vestad in Ernest
Beiar, Jr., married man, by Deed from Adelbert BE. Thompscen and Martha C.

Thompson, his wife, dated 7-14-88, recorded 7-26-88, in Deed Book 1763, Page 225.

/ {(For Recorder’s Use Oniy)

Pre?a‘;gji/\ /
, .

JCEL C. mzm?fsm.

103rD - Desd - Bargale apd Sale w/Cov.




Subject Parcel: Bezr Homes, LLC/NAR Farms, LLC, East Greenwich Appraiser: Steven Bartelt, MAI
Client: County of Gloucester/Oct 2011 Page 140

CITED REFERENCES USED IN THIS REPORT

1 The Dictionary of Real Estate Appraisal, 5% edition. 2010. Chicago: Appraisal Institute.
2  Real Estate Appraisal, 13T edition. 2008. Chicago: Appraisal Institute.
3 Jay. D. Eaton, MAIL, SRA. 1995. Real Estate Valuation in Litigation. Chicago: Appraisal Institute,

4  Tony Sevelka, MAIL. 2003. Expropriation and Condemnation: the Larger Parcel. The Appraisal
Journal, January.

6  Uniform Standards of Professional Appraisal Practice. The Appraisal Foundation. Washington, DC.

7  NJ State Agricultural Commitiee. 201 1. New Jersey Farmland Preservation Program Appraiser
Handbook. Trenton, NJ. Available From: SADC Office in Trenton.

19 Hodges, Jr. Three Approaches. 1993. The Appraisal Journal. Chicago: Appraisal Institute, October,

45  Uniform Appraisal Standards for Federal Land Acquisitions, 5 edition. 2000. Chicago: Appraisal
Institute. ‘

*  The appraiser also utilized a number of websites for informational data related to the description of

the regional and local areas, i.e. census data, county and township descriptive data. Some of these items
are formally cited; others are not.
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Appraisal of Real Property

Development Easement Acquisition
115.00 Acres of Land — 87 Lot Approved Subdivision
Owner: Bezr Homes, LLC & NAR Farms LLC
Northwest corner of Kings Highway (C.R. 551) & Tomlin Station Road (C.R. 607)
(Block 1102, Lots 1,2.01,2.05,3,3.02,5, & 7)
Fast Greenwich Township, Gloucester County, NJ
E & A File #211004

Effective Date of Valuation
October 3, 2011

Prepared For

Ken Atkinson, Director
Gloucester County Office of Land Preservation
1200 N. Delsea Drive
Clayton, NJ 08312

Prepared By

Albert R. Crosby, CTA
NJ Certified General #42RG00222000
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Real Estate Appraisal & Consulting

109 Appaloosa Way
Sewell, NJ 08080
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Albert R, Croshy, CTA, NJ SCGREAT

109 Appalooss Way

/ Sewell, New Tersey OB0B0

/ \\.N_ Phone: (600) 9224815
Fane: (856) 5824711

albertcrosbv@comeast.ner

W] Srate Cerrified General Real Estate Appraiser

E&A Asgsociates, LLLC

October 31, 2011

Ken Atkinson, Director

Gloucester County Office of Land Preservation
1200 Delsea Drive

Clayton, NJ 08312

Re:  Appraisal of Real Property
Owner: Bezr Homes, LLC & NAR Farms LLLC
Northwest Corner of Kings Highway & Tomlin Station Road
Block 1102, Lots 1, 2.01, 2.05, 3,3.02,5, & 7
East Greenwich Township, Gloucester County, NJ
E & A File No. 211004

Dear Mr. Atkinson,

Per your request and in accordance with our agreement, I have prepared a narrative report in a
self-contained format for the above referenced property. The intended use of the appraisal was
to provide a market value estimate of a development easement on the property as per the
restrictions of the New Jersey Agriculture Retention and Development Program. The intended
user is the client, the County of Gloucester, their legal representation, the State Agricultural
Development Committee (SADC) and Natural Resources Conservation Service (NRCS).

The analyses, opinions, and conclusions presented in this report are subject to the attached
Assumptions and Limiting Conditions, our knowledge of the market area, 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 characteristics.

The enclosed appraisal report includes the information relevant to the valuation of the property
as well as the methodology used to arrive at the value conclusion, using a Before and After
valuation methodology. It has been prepared in conformity with the Uniform Standards of
Professional Practice of the Appraisal Foundation, the Uniform Appraisal Standards for Federal
Land Acquisition {Yellow Book), the code of Professional Ethics and Standards of Professional
Appraisal Practice of the Appraisal Institute, and in compliance with the appraisal regulations
promulgated by the State Agriculture Development Committee (SADC).

In the valuation I have carefully considered all the relevant factors affecting value, including
subject property location, zoning, physical characteristics, approvals, and recent sales for stmilar
properties.




The subject property is located on the northwest corner of Kings Highway (County Route 551)
and Tomlin Station Road (County Route 607) with additional frontage along Wolfert Station
Road (County Route 604) in the central portion of East Greenwich Township, Gloucester
County, NJ. It is known as Block 1102, Lots 1, 2.01, 2.05, 3, 3.02, 5, & 7 on the official tax
assessment map of East Greenwich Township.

The site offers a combined land area of 115.00 acres that is mostly clear and level fo gently
sloping with approximately 6% encumbered by wetlands, of which a majority is classified as
modified agricultural. It offers final approvals from East Greenwich with all of the required
conditions for approvals having been met. The approved subdivision, known as Kings Gate
West is an 87 lot residential subdivision with lots ranging in size from 23,370 SF to 64,711 SF
and an average lot size of 28,997 SF. Additionally, there are two lots dedicated for storm water
management basins/open space.

The estimated market value is based upon the following hypothetical
conditions/extraordinary assumptions:

1. Itis a Hypothetical Condition of the report that subject’s land area is net of the proposed
severable exception areq.
2. Itis a Hypothetical Condition of the report that the “After” value is Deed Restricted to
farm use.
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 development easement on the
subject property, as of the retrospective date of October 3, 2011, to be:

Value of the Development Fasement
THREE MILLLION THREE HUNDRED TEN THOUSAND DOLLARS
53,310,000

- Estimated MV " PerAcre

$3,930,000 834,474
$5.400

Respectfully Submitted,
E & A Associates, LLC

Albert R. Crosby, CTA
NI SCGREA #42RG00222000
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E & A Associates, LI.C

Section 1: Introduction

Summary of Salient Facts & Ceonclusions

Property type & Reference:

Property address:

Assessor’s Parcel Number:
Appraisal Format:

Date of appraisal report:
Date of value:

Date of site inspection:

Real estate interest appraised:

Land area:

Residential Opportunities:

Building Improvements:
Zoning designation:

Highest and Best Use:
Unrestricted

Restricted

Value Conclusions:

Kings Gate West - an 87 lot single-family subdivision with
final approvals

Northwest Corner of Kings Highway & Tomlin Station Rd.
East Greenwich Township
Gloucester County, NJ 08056

Block 1102, Lots 1, 2.01, 2.05, 3,3.02, 5, & 7
Self-contained

October 31, 2011

October 3, 2011

October 27, 2011

Fee Simple

115.00 Gross acres

1.00 Requested exception area (Non-severable)
114.00 Net acres (Net of Exception)

Owner is requesting a 1 acre non-severable exception area
located at the southwestern portion of the site and along
Tomlin Station Road for a future residential dwelling.

None

RR, Rural Residence & RKD, Rural Kings Highway
Development of a single-family residential subdivision
comprised of 87 building lots.

Agricultural purposes.

Bezr Homes & NAR Farms - East Greenwich Township, Gloucester County, NJ 1




E & A Associates, LLC

Before Easement (Unrestricted) After Easement (Restricted) -

oach | $3,930,000 - $34,474 | 8620,000 e
Cost Approach oy NA N NA o NA
Income Capitalization Approach N/A ' N/A N/A : N/A

Per Acre

‘Fstimated MV

Before Easement (Unrestricted)

_ _$3,930,000 834474
After Easement (Restricted) $620,000 $5,400

Bezr Homes & NAR Farms - East Greenwich Township, Gloucester County, NJ




E & A Associates, LLC

Photographs of the Subject Property

Northerly View from Tomlin Station Road (Taken by ARC o 10/27/11)

*Additional photographs are exhibited within the Addenda of this Report

Bezr Homes & NAR Farms - East Greenwich Township, Gloucester County, NJ




E & A Associates, LLC

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.

¢ I 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) and the Uniform Appraisal Standards for Federal Land

Acquisitions. :

¢ 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 October 27, 2011.

¢ | certify that, to the best of my knowledge and belief, the reported analyses, opinions,
and conclusions were developed, and this report has been prepared in conformity with
the Appraisal Foundation’s Uniform Standards of Professional Appraisal Practice
(USPAP), except to the extent that the Uniform Appraisal Standards for Federal
Land Acquisitions required invocation of USPAP’s Jurisdictional Exception Rule, as
described in Section D-1 of the Uniform Appraisal Standards for Federal Land
Acquisitions. In addition, the report is in conformity with the requirements of the
Code of Professional Ethics and Standards of Professional Appraisal Praciice of the
Appraisal Institute, with which I am affiliated.

¢ As of the date of this reporf, Albert Crosby has completed the Standards and Ethics
Education Requirement of the Appraisal Institute for Associate Members.

¢ No one provided significant professional assistance to the appraiser.

¢ Albert Crosby provided assistance for a prior appraisal of the subject property
performed by Insight Appraisal Group dated March 18, 2009 with a valuation date of
March 3, 2009 prepared for Gloucester County Land Preservation.

In my opinion, as of October 3, 2011, the market value of the subject before and after
conveyance of the partial interest is as folows:

Bezr Homes & NAR Farms - East Greenwich Township, Gloucester County, NJ 4




E & A Associates, LLC

Value of the Development Easement

THREE MILLLION THREE HUNDRED TEN THOUSAND DOLLARS

$3,310,000

Estimated MV -

Per Acre

/1 / / 7 / A /); e
G4 K 5@% S

Albert R. Crosby, CTA
NI SCGREA #42R(G00222000

DATE OF REPORT
October 31, 2011

$3,930,000 $34,474
After Easement (Restricted) $620,000 $5,400

Bezr Homes & NAR Farms - East Greenwich Township, Gloucester County, NJ




E & A Associates, LLC

Section 2: General Information

Purpose of the Appraisal
The purpose of the appraisal was to provide a market value estimate before acquisition of the

development easement and a market value estimate of the subject property after the proposed
easement has been placed on the subject per the restrictions of the New Jersey Agriculture
Retention and Development Program.

Property Rights Appraised
The property ownership rights appraised in this appraisal are those known as Fee Simple and
represent only the surface rights.

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

governmental powers of taxation, eminent domain, police power, and escheat. »1

Definitions
The market value definition that will be stated and used in developing and reporting of this
assignment is the definition as stated in the Uniform Appraisal Standards for Federal Land

Acquisitions (aka Yellow Book) which is defined as:

Market value is the amount in cash, or in terms reasonably equivalent to cash, for which
in all probability the property would have sold on the effective date of the
appraisal, after a reasonable exposure time on the open competitive market, from a
willing and reasonably knowledgeable seller to a willing and reasonably
knowledgeable buyer, with neither acting under any compulsion to buy or sell,
giving due consideration to all available economic uses of the property at the lime
of the appraisal.

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

The market value that a property will bring in the open market under all conditions
requisite for a fair sale and which includes all rights of fee simple ownership.*

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

The market value of property subject to the deed restrictions placed on the title of
the property as set forth in NJ.S.A. 2:76-6.15°

As used within this report, Development Easement is defined as:

! The Dictionary of Real Estate Appraisal, Fourth edition, The Appraisal Institute, Chicago, Hlinois (U.S., 2002),
page 113
* New Jersey Farmland Preservation Program Appraiser Handbook dated May 26, 2011, pg. 16.
j
Ihid, pg. 17.

Bezr Homes & NAR Farms - East Greenwich Township, Gloucester County, NJ
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...an interest in the land only. As such it is the difference in the value of the land
in the “Before”, unrestricted and the value of the land “After”, or resitricted
under the terms of the Deed of Easement. *

Intended Use & User of Appraisal

The intended use of the appraisal is to report to the client the estimated market value of the
development easement to assist as a valuation guide for the potential acquisition of the
development easement rights of the subject property. The intended user is the client, the County
of Gloucester, their legal representation, the State Agricultural Development Committee (SADC)
and Natural Resources Conservation Service (NRCS).

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 except to the extent that the
Uniform Appraisal Standards for Federal Land Acquisitions required invocation of USPAP’s
Jurisdictional Exception Rule. The Scope of the Appraisal is summarized 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.

¢ The following documents were reviewed:

¢ Tax Records and Assessment information

Zoning Map and Ordinance

Aerial Photograph

Soils Map, Wetlands Delineation, and Aerial provided by Gloucester County

Site Plans prepared by FPPE Consulting Engineers, Inc. dated September 30, 2003
Copy of Resolution 2004-26 (R)

Letter of Interpretation from the NJ DEP dated March 1, 2004

Authorization to Discharge Stormwater from the NJ DEP with an effective date May
11,2005

¢ Bnvironmental Impact Statement prepared by FPPE Consulting Engineers, Inc

¢ > > S P S O

“Ibid, pg. 15.

Bezr Homes & NAR Farms - Fast Greenwich Township, Gloucester County, NJ 7
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¢ Fach 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 Iocal 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 order 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 Appraisal Foundation’s Uniform Standards of Professional
Appraisal Practice (USPAP), except to the extent that the Uniform Appraisal Standards for
Federal Land Acquisitions required invocation of USPAP’s Jurisdictional Exception Rule,
as described in Section D-1 of the Uniform Appraisal Standards for Federal Land
Acquisitions. In addition, the report is in conformity with the requirements of the Code of
Professional Ethics and Standards of Professional Appraisal Practice of the Appraisal
Institute, with which I am affiliated as an Associate Member.

Bezr Homes & NAR Farms - East Greenwich Township, Gloucester County, NJ 8
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Assumptions & Limiting Conditions
The appraisal report is subject to the following assumptions and limiting conditions set forth as
follows.

1. To the best of my knowledge, the statements 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.

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

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

4. 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 responsibility.

5 Ttis assumed that there are no hidden or adverse conditions of the property, subsoil, or
structares 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 concern 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.

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

7. Management and ownership are assumed to be competent.

8. 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.

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

10. Tt 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.

11. It is assumed that all required hicenses, consents or other legislative or administrative
authority from any local, 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.

12. 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.

Bezr Homes & NAR Farms - East Greenwich Township, Gloucester County, NJ 9
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13. I am not required to give testimony or be in attendance at any court or administrative
proceeding with reference to the property appraised, unless arrangements have been
previously made.

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

15. No change of any item of the appraisal report shall be made by anyone other than me, and [
shall have no responsibility for any such unauthorized change. '

16. 1 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
Disabilitics Act (ADA), which became effective on January 26, 1992. It 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 is not in 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 any items of non-compliance are
detected, they could have an impact on the value estimated herein, and thus, I reserve the
right to modify the value conclusion if such items of non-compliance are found to be present
on the property.

Hypothetical Conditions/Extraordinary Assumptions
A Hypothetical Condition is defined as, “that which is contrary to what exists but is supposed
for the purpose of analysis 5

An Extraordinary Assumption is defined as, “an assumption, directly related to a specific
assignment, which, if found to be false, could alter the appraiser’s opinions or conclusions. 8

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

1. It is a Hypothetical Condition of the report that subject’s land area is net of the proposed
non-severable exception area.

2. Iris a Hypothetical Condition of the report that the “After” value is Deed Restricted to
Jarm use. '

S Uniform Standards of Professional Appraisal Practice as promulgated by the Appraisal Standards Board of the
Appraisal Foundation, 2010/2011 Edition.
§ Uniform Standards of Professional Appraisal Practice as promulgated by the Appraisal Standards Board of the
Appraisal Foundation, 2010/2011 Edition.

Bezr Homes & NAR Farms - East Greenwich Township, Gloucester County, NJ 10
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General Property Identification and Description

The subject property is identified on East Greenwich Township Tax Assessment roll as Block
1102, Lots 1, 2.01, 2.05, 3, 3.02, 5, & 7, which are all qualified farmland lots. It is situated at the
northwest corner of Kings Highway and Tomlin Station Road and contains a gross land area of
115.00 acres that is mostly level to gently sloping with a mostly cleared topography and frontage
along three county routes. The site is currently approved for the development of an 87 unit
single-family subdivision known as Kings Gate West.

Effective Date of Valuation & Property Inspection

The primary inspection of the subject property was conducted on Qctober 27, 2011. As per the
request of the client, Gloucester County Farmland Preservation, the effective date of valuation 1s
October 3, 2011, while the date of the report is October 31, 2011. The appraiser spoke with Mr.
Ronald Zeck, principal for Bezr Homes and NAR Farms, via telephone regarding the appraisal
and was unaccompanied for the property inspection. -

History & Ownership of the Property

Current ownership is in the name of Bezr Homes LLC (Lots 1, 2.01, 2.05,3,3.02, & 7)and
NAR Farms LLC (Lot 5). The principal for each of the limited liability corporation’s is Ronald
Zeck. The site was assembled in three acquisitions as summarized in the table below.

FE: Bezr Homes LLC
OR: Karen Beier Korkuch &
Elinor Beier
1102/3,3.02, &7 4/15/2005 $1,190,266 3964/292 EE: Bezr Homes LLC

: OR: Ernest & Elinor Beier
1102/5 11/6/1997 $215,000 2820/337 EE: E & 7 Construction (NAR
Farms L1.C)
OR: Estate of Anne Pennell

SraE e o P ~: S C e
1102/1, 2, & 2.01 $1,240,624 3944/338

i Ac U
$23,008

$2.645.890

The property was under contract with Beazer Homes, who had the option to acquire the approved
lots at their timing discretion. Beazer Homes sold previously acquired sites in the Kings Gate
East and North developments and had not yet begun to develop the subject, Kings Gate West.
Although the subject offers final approvals, the plat has not been filed nor has any site work been
performed, the land is currently being farmed. The contract was terminated by ownership when
they applied to the County’s Farmland Preservation program sometime in 2010 in an effort to
preserve the farmland. Ronald Zeck indicated that letters of interest have been recetved for the
property from national builders in an effort to acquire building lots to be developed.

Bezr Homes & NAR Farms - East Greenwich Township, Gloucester County, NJ 11
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A copy of one letter of interest dated April 2011was provided to the appraiser. The recently
interested purchaser was not Beazer Homes, but is a national home builder that is active in the
home construction market. They proposed to acquire all of the building lots in a sequence of
takedowns within an approximate 30 month timeframe. Mr. Ronald Zeck indicated that some
negotiations took place and both parties agreed to an acquisition price. The details are
summarized in the following table.

I $55,000 $60,000 9 N/A

ond $55,000 $60,000 19 15 months
3% $60,000 $62,500 20 24 months
4™ $63,000 $63,000 38 30 months

¥ etter indicates a total of only 86 lots, where the subdivision offers 87 building lots.

The total acquisition price would be $5.460,000 ($62,759/lot) which includes the additional lot
not included in the letter of interest. Discounting the proposed takedown of lots back to the date
of valuation to reflect the acquisition of all 87 lots at an appropriate discount rate results in a
single acquisition price ranging from $3,790,00 or $44,000/Iot (discounted @20%) to $4,370,00
or $50,000/10t (discounted @10%).

Occupancy and Use ,,
As per the farmland preservation application, the subject is currently being farmed for soybeans

by a local farmer.

Real Estate Tax Assessment

- Tax Assessor’s Parcel ID: Block 1102, Lots 1,2.01, 2.05,3,3.02,5, &7
[ Block/Lot - 1102/1 | 1102/2.01 ] 11022.05 | 1102/3 | 1102/3.02 | 1102/5 1102/7 | Combined
Land | 81,100, SLE00|  §20.200)  $24200 $43,200 . $4700|  $108,600
Building 80 $0 50
B 108,600}
TaxRatio2011) ¢ 5443% e e
EEmeiTaes SismAS_ T T T T
Egualized Assessed Value . §199,522. 3 : I

The subject property is assessed as qualified farmland and if developed would require paymernt
of rollback taxes.

Bezr Homes & NAR Farms - East Greenwich Township, Gloucester County, NJ i2
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Land Use Controls (Zoning)

The subject property currently lies within the RR, Rural Residential District with the exception
of a strip along Kings Highway, which is zoned RKD, Rural Kings Highway District. The
requirements for residential development within the RR district have been modified over the last
couple years, mainly the Iot size which was increased to 2 acres. The subject offers final
approvals for an 87 lot subdivision that were obtained under the previous requirements.

Permitted uses include agricultural uses, single-family detached dwellings, and municipal
buildings, parks, playgrounds and/or other township services. Conditional uses include churches
and schools. '

The following chart provides a summary of the current schedule of limitations and the limitations
that the subject has been approved under. Tt is based on the township’s schedule of yard, area
and building requirements as of the time of approval.

_ o Do S “Conservation L

| Minimum Lot Size §7.120 ST 43,560 SF 87.120 SF

| Minimum Lot 210° 125° 210°
Frontage

{| Front Yard Setback 150° 75’ 150°
Side Yard Setback 35’ 35 35°
Rear Yard Setback 75’ 75° 75°
Max. Impervious 20% 20% 20%
Coverage

8 acres per

1,000
residents

8 acresper i
1,000 residents

8 acres per 1,000
residents

Open Space
| Requirement

Minimum Lot Size
D Maximum Lot Size

| Minimum Lot Frontage

# Minimum Lot Width
| Minimum Lot Depth
| Front Yard Setback
Side Yard Setback

| Rear Yard Setback

- _Requirément o

RR Conservation -
20,000 SF¥
25,000 SF

100°
120°
150°
60’
15°
50

Mazx. Impervious Coverage 45%
Il Open Space Requirement 10%

The present use as a farm is a permitted use and the site appears to meet the bulk requirements

specified above for development of any of the permitted uses.

RKD
43,560 SF
N/A
125°
N/A
N/A
100°
15°
75’
N/A
N/A
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As per resolution #2006-26 dated September 22, 2004, it offers final approvals for an 87 lot
single family residential subdivision, which were obtained under the previous zoning
requirements that permitted development on smaller lot sizes. The approvals are good for 2
years from the date they are granted with extension periods of 1 to 2 years. However, on June
23,2008 the State Legislature and Senate passed the “Permit Extension Act”, which granted
automatic extension of certain approvals through 2012 with a (1) six month extension, granting
extension of approvals through June 30, 2013.

red
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Regional Data

The subject is located in Fast Greenwich Township a community 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 southwesterly portion of the state with Camden and Burlington
Counties to the north, Atlantic County to the east, the Delaware River to the west, and
Cumberland 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. It enjoys a strong network of state and county highways along
with some public transportation. These factors have contributed to the extensive growth of the
county and with its strategic location, continued expansion is anticipated.

East Greenwich is situated in the northwesterly portion of the county. It is a relatively rural area
with much of the land as farmland. However, with its strategic location, in proximity to
Interstate 295 and the NJ Turnpike, residential development has been increasing over the last few
years. It is bound by the Greenwich and Deptford Township’s on the north, the Mantua on the
east, Logan Township on the west and Swedesboro on the south.

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

Forecast Change
1990 2000 2019 2015 2000-2010
State 7,719,900 8,414,350 8,822,373, 8,926,303 +0.95%/YT
County 230,082 255,698 294,832 312,981 +1.53%/Yr
Municipality 5,258 5,430 8,643 10,057 +5.90%/YT.

Source: U.S. Census Bureau's 2010 Censius

As shown, the population within each of the sectors has shown annual increases during the
current decade, while East Greenwich grew at a much greater rate and continued growth is
expected. Fast Greenwich Township along with Woolwich Township and Harrison Township,
were among the fastest growing communities in the State of New Jersey. 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.

The population within the county and municipality was distributed as follows:

Bezr Homes & NAR Farms - East Greenwich Township, Gloucester County, NJ 16




E & A Associates, LLC

Median Persons/

19 Yrs & Under 65 Yrs & Over Male Age Household
fl County 28.7% 10.9% 48.4% 38.3 2.73
_ Municipality 25.6% 15.0% 47.9% 42.7 2.76

] ouce: U.. ensuBueau 'OO Cnsus .

As shown in the table above, the municipality appears to have a much older population with less
individuals under 19 and more that are 65 years of age and older. It is also noted that the median
age is almost 4.5 years older as compared to the county.

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

Year Count? Mounicipality
2000 1,337 27
2001 1,635 g1
2002 1,802 71
2003 1,859 91 |
2004 2,050 107
2005 2,075 169
2006 1,141 173
2007 888 204
2008 788 219
2009 865 175
2010 716 91

As of August 2011 71

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

As shown in the above chart, the state has remained relatively steady throughout the prior
decade; however, beginning in 2006 has demonstrated an annual decline over the prior year’s
permits issued. The state and county have continued to decline from 2006 through current. East
Greenwich experienced a boom in growth from 2005 through 2009 with permits issued
exceeding 150 in each of those years, when the high over the previous couple years was 91.
Development in the municipality and it is one of the strongest growing municipalities in the

County.

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:
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R,
Eldining & Consimntion
Erdanufactunag
TWhalesale Trade
OX etiif Trade
B Transportanon. Warshousng, Utbies
GFinanee & Insurmes
BPycfesaonal Sennces
CrEducatonal & Health Sovices
@Lcigure & Hospitakty
BFCither Services
Bloveinment

As shown in the pie chart, the strongest sector is the Trade, Transportation, and Utilities industry
followed by the Public Sector with public education and Retail Trade, respectively.

Gloucester 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
experienced a moderate increase in light industrial and wholesale trade development. Most of
this development has occurred along the Interstate 295 corridor. Major development completed
or proposed within the county and surrounding area includes the following:

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

< Construction is presently underway for development of 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.

< Virtaa Ambulatory Center in Washington Township opened on Hurffville-Cross Key
Road. This is a combination of medical office space and health and fitness center
consisting of approximately 255,000 SF.

< Tomlin Station Commerce Center in Harrison Township is under construction. This is
a light industrial center that will offer (17) 3 to 5 acre lots at Woodland Avenue and
Tomlin Station Road just off of US Route 322 and in proximity to Exit 2 of the NJ
Turnpike. ‘

4 In September 2011, the Hospital of the University of Pennsylvania plans to open 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.
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< 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 short-term care after surgery.

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 aquifers. 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.

Neighborhood Analysis

The subject is located at the northwest corner of Kings Highway (County Route 531) and Tomlin
Station Road (County Route 607) in the north central portion of East Greenwich Township with
additional access and frontage from Wolfert Station Road (County Route 604). The immediate
area has experienced residential growth over the last decade with various residential subdivisions
approved and constructed. Many of the immediate surrounding uses are residential and
agricultural uses. Most of the commercial uses are located mainly along the Interstate 295
corridor to the west of the subject with some local commercial uses along Kings Highway.

Kings Highway (County Route 551) is a moderate to heavily traveled county roadway that offers
two lanes of bi-directional traffic flow running in an east to west direction. A mix of residential
and farmland type uses are located along this roadway. It is provides access to US Route 322
and State Route 45 as well as other local and county roadways. It does not offer curbing or
sidewalks along the subject’s frontage.

Tomlin Station Road (County Route 607) is a moderately traveled county roadway that offers
two lanes of bi-directional traffic flow running in a north to south direction. A mix of residential
and farmland type uses are located along this roadway. It is provides access also to US Route
322 as well as other local and county roadways. It does not offer curbing or sidewalks along the

subject’s frontage.

Wolfert Station Road (County Route 604) is a moderately traveled county roadway that offers
two lanes of bi-directional traffic flow running in a north to south direction. A mix of residential
and farmland type uses are located along this roadway. It is provides access to State Route 45 as
well as other local and county roadways. It does not offer curbing or sidewalks along the
subject’s frontage.

The immediate surrounding area offers a mix of single-family residences and agricultural uses,
with some of the agricultural lands offering residential subdivision approvals. The surrounding
residences are comprised of a mix of older and newer residences with some of the older
residences located along busy roadways, such as Kings Highway. Most commercial uses are
typically along the main thoroughfares including US Route 322 and S.R. 45 as well as along the
Interstate 295 corridor.
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In summary, the subject offers an average location in an area that has experienced a growth in

residential uses with nearby parcels offering approvals for additional residences. It offers
adequate access to many of the county and local roadways as well as S.R. 45, S.R. 77, US Route

322, Interstate Route 295 and the NJ Turnpike.
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Market Analysis

The market analysis must specifically relate market conditions to the property under
investigation. It must show how the interaction of supply and demand affects the value of the
subject property. For this analysis, the appraiser has reviewed various demographic and
historical sale information from 2001 through the date of report. 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 2000 Census and a web based program, STDB (Site to do
Business) online, were utilized for the demographic data. The number of housing units within
the township is projected to be approximately 4,423 in 2012, an increase of 14% or 539 units
from 2007, while an increase from 2000 to 2007 was approximately 32% or 945 units. Based
upon these estimates, approximately 500 to 600 additional units will be needed by year 2012.

Within East Greenwich, many new projects are on-going with asking prices for single-family
residences in the $350,000 to $500,000 plus range. With interest rates at record low levels
combined with non-traditional mortgage products, average buyers were taking advantage ofa
market that was once unachievable, housing in the $400,000 to $500,000. This created a demand
for such housing and a sufficient number of units were selling. However, beginning in late 2008,
default rates began to increase and non-traditional mortgage products have been exposed to the
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average buyer and once attainable housing pricing no longer was, creating siowdown within the
market. As a result, the pricing has begun to fall and the number of buyers has also decreased.

Supply Analysis

Based upon the 2010 Census, there are currently 3,070 housing units within East Greenwich.
The single-family residential market has been experiencing high demand, which is exacerbated
by rapid appreciation, lack of supply of newer housing, and low interest rates. More recently the
demand has shown a significant cooling off as the market has softened and supply increases.
Based upon the available building permit data for East Greenwich between 2008 and 2010, the
number of single-family building permits for new construction had ranged from 91 units to 219
units.

The following chart summarizes the proposed and/or completed housing developments within
East Greenwich. This information was obtained from a map in the Planning Board’s secretary’s
office. It was developed by the Township Planner, Mike Wisnowski of Reggan Design Group.

Kings Gate East Lots, Single-family Detached
Caltabiano 68 Lots, Single-family Detached
Quail Ridge 43 Lots, Single-family Detached
Stoneville 31 Lots, Single-family Detached
Heritage 14 Lots, Single-family Detached
Russ Nolte 38 Lots, Single-family Detached
Beazer Homes 51 Lots, Single-family Detached
Fox Hollow 53 Lots, Single-family Detached
Kings Highway & Wolfert Station 35 Lots, Single-family Detached
Maccherone 25 Lots, Single-family Detached
Amberst Farms 184 Lots, Single-family Detached
Total Units Proposed/Developed 619 S¥ Detached Units

As shown, approximately 619 units were proposed and/or completed within Hast Greenwich. All
of the proposed units are detached housing. Based upon the township®s proximity to Interstate
295 and the New Jersey Turnpike combined with a surplus of vacant ground, growth is expected
to continue but not to the degree that it has experienced during the boom years Additionally, the
State, County and Municipality have aggressively sought after vacant sites for preservation.
Some of these sites that have approvals are in the process of possibly being preserved.

To expand the analysis of changes within the residential market, Gloucester County and East
Greenwich Township MLS data was analyzed to determine what changes in the existing housing
market have occurred in the past couple of years. As shown in the chart below, the average list
price for the county and township shows an overall decrease from 2006/2007 to present. The
average sales price for both the county and township also indicate a decline in the average sales
price since 2006/2007, while the days on the market have increased.

Most recent data exhibits an uptick in the sales prices. It is likely that the market conditions will
remain relatively stable in the near future.

Bezr Homes & NAR Farms - East Greenwich Township, Gloucester County, NJ 22




E & A Associates, LLC

Additionally, developers were interviewed to determine if the product they will be marketing in
the near future will change due to the change in market and economic conditions. As such, most
of those interviewed indicated that they will be focusing on housing in a slightly lower price
range, which was estimated at approximately $300,000 to $450,000 to capture greater number of
buyers. Previously, developers were targeting single-family housing in the $500,000 to
$600,000 range. This reflects a 25% to 40% decline in target pricing for new construction
housing.

Kings Gate East, a development that was part of the subject’s overall general development plan
that was presented along with Kings Gate West to the Township, offered 77 single family lots
and began construction in 2006 with Beazer Homes, who recently completed construction. A
portion of the development was sold to a local builder, Bruce Paparone, who has an estimated 3
lots remaining. Overall, between the two builders this represents approximately 16 units a year
being absorbed within the development known as Kings Gate East.

In conclusion, the market analysis indicates that demand for new construction and/or existing
single family residences continues; however, it is not as strong as what the area experienced in
during those boom years. Due to the subject’s relative rural location along an arterial roadway
with access to the surrounding highway network it is estimated that demand will continue to
remain for such a project.

Sales Avalygis

/2006-§/2007 WA |8 292770 | Na 3,027 B 323 |  NiA
| 5/2007-8/2008 | 5,905 | -11.08% |$ 283,779 -3.07% 2252 | -2560% |§ 253979 -3.1%%
| 5/2008-872009 | 4,718 | -20.10% |§ 273,648 | -3.57% |  1,781] -2091% |$ 252363 | -064%
9/2009-82010 | 4,399| -6.76% |3 261719 | -436% LE37 | 3.14% [§ 242363 -3.96%
9/2010-82011 | 3,773 | -14.23% | $ 256,550 | -1.97% 1A12 | -23.04% [§ 245172  1.16%

" East Greenwich T . Existing Home Sales Analysis

9/2006-82007 2451 N/A |5 3612021 N/A 87| NA S 332827 NA | 9% 72 N/A
9/2007-872008 | 24| -041% |5 360,846 | -0.10% 87| D00% |5 328975 -L1% . 91% | 115 | 59.7%
 9/2008-£/2009 1971 -19.26% |$ 335223 -7.10% 98 | 12:64% 3 334497 1.68% 100% | 128 | 1130%
9/2009-8/2010 2061 457% |5 333622 -048% 107| 9.18% 5 298878 | -10.65% 90% | 92 | -28.13%
T 9/2010-8/2011 204 | -097% | 309153 | -7.33%" 93| -13.08% |$ 311,559 | 4.24% 101% 130 41.30%

* Statisics talken from Trend MLS for exisitng residences in the price range of 8150,000 io §900,600

Average Home Sale Price Analysis

Sale Price

Ovenll Change

Clenge | 6,2 ‘ 6.5 6.3%%
Chenge from 2007/2008 to present 5.59% | -14.33 347%  -529%

Change from 2008/2009 to present -6.24% -2.83%  <6.86%

| Change from 2003/2010 to present -197% . -7.33% L16% . 4.24% -

In conclusion, the market analysis indicates that demand for building lots and/or single family

residences continues; however, it is not as strong as what the area experienced previously. Due
to the subject’s good location attributes, it is likely that this area will not experience a continued
downturn; and once the economy shows some stabilization would again be an attractive market.
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Site Description

Determination of the Larger Parcel

There are three conditions that establish the larger parcel for the consideration of severance
damages in most states are: unity of ownership, contiguity, and unity of use. In federal and
some state cases, however, contiguity is sometimes subordinated to unitary use.” The larger
parcel may be all of one parcel, part of a parcel, or several parcels, depending to varying degrees
on unity of ownership, unity of use, and contiguity.

In the case of the subject, ali of the subject’s combined lots represent the larger parcel since they
satisfy all three conditions and offer final development approvals for an 87 lot single-famuily
residential subdivision. Therefore, the combined lot area is utilized to determine the estimated
market value for the subject property.

Block/Lot: - Block 1102, Lots 1, 2.01,2.05,3,3.02,5, &7

- Address: - " "Northwest corner of Kings Highway and Tomlin Station Road
: - East Greenwich Township

_ - Gloucester County, NJ 08056

Tand Area: 115.00 Acres - Gross Land Area

- 1.00 Acres — Requested Exception Area (Non-Severable)
: 114.00 Acres — Net Land Area
Frontage: - 2,079.45" along Kings Highway (C.R. 551)
' 878.61" along Tomlin Station (C.R. 607) (Non-contiguous)
~125.00° along Wolfert Station (C.R. 664)
- 3,083.06° Total (27’ per acre)

Logal Description:

1) S53.3839E 12%°

2) S$36.2121W 34936
3) S$53.3839E 103.1%
4)  §60.0050W 142.08°
5) S07.0219E 118.52
6) S 58.3050W 307.69°
7y S03.3536W 482.75°
8) S86.1820E319.62°
9) S064150E 1136.43°
10) S 533.3607 W 2079.45°
11) N 43.4004 W 599.62°
12) W 56.5443 E 2283510

U3 N 434004 W2s46®

14) N 574551 E 478.59°
15) N 43.4320 W 356.09°
16) S 57.4351 W 709.69°
17y N 43.430620 W 5091’
18) N 57.4551 E 709.78°
19) N 43.0620W 1125.08°
200 N 57.4551 E 2544 44°
21y §32.1346 E278.91°
22) N 53.4936 E 122.9¢’
23) N36.2121 E436.46°

Shape of Tract:

| 'iuegular
Topography "‘Mostly level to géhtly sloping and cleared.
Access: 7 Access is available via each ofthe three roadways AR

E'Comer Influence: : Yes nonuszgnal controlled

7 The Dictionary of Real Estate Appraisal, 4™ Edition. (Chicago: Appraisal Institute, 1993), 200Z.
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Basements. 7T The site, as approved, is subject to multiple casements including a drainage |
: _ easement, roadway easement, and sight triangle easement that have been
‘ recorded via a deed.

Encroachmentss | Nome noted from inspection.

| "

Walks and " There are no sidewalks or curbing along the frontage,miéndscaping is
- Landscaping:  minimal.

- Utilities to Site: . Sewer Septic
- Water Public available
Electric: Public available
Natural Gas:  Available
Telephone: Provided by Verizon

- Wetlands: - The subject is impacted by approximately 6% wetlands located in the
: - northwesterly boundary of the site.

Tlood Zone: Panel Number 34015C0067E, dated January 20, 2010, the subject is within -
Flood Zone C, an area determined to be outside the 0.2% charnce of annual

flooding.

- Soils: - The soils are summarized as foﬂos and a soil 'inap is located in the -
- following section: "
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Soil Code Soil Name " | Slopes # of Acres | % of Total Farmland
' : ' Classification
AviB Aura Sassafras 2-5% 7.554 6.72% Prime Soi
FamA Falsington sandy loam 0-2% 4387 3.90% Statewide Importance
FapA. Fallsington loam 0-2% 5.546 4.93% Statewide Importance
FriB Freehold sandy loam 0-5% 48.188 42.88% Prime Soil
FrfC Freehold sandy loam 5-10% 0.162 0.14% Statewide Importance
FrkaA Freehold sandy loam 0-2% 31.750 2825% Prime Soi
FrkC Freshold sandy loam 5-10% 0.398 0.35% Statewide Importance
WokA Woodstown-Glassboro Complex 0-2% 14.403 12.82% Prime Soi
 |Total 112.387 100.00%
[Percentage Prime Soit v
l Percentage of Statewide Importance 9% '

;'Site Improvements:

 There is an irrigation pond located in the western portion of the site.

Development
- Approvals:

- The subject offers final major subdivision approvals for an 87 lot single-
- family residential subdivision with all conditions having been met. 77 of
 the lots are known as Sections I & Il and 10 lots are known as Section III.

' The site was approved as part of a larger development plan known as :
- Kings Gate East and West under previous zoning requirements. Under the .
' requirements, developments could be subdivided into ¥ acre lots with the
- dedication of open space as part of the application. As per the site

~ development plan, the 87 residential building lots range in size {from .
© 23,532 SF to 64,711 SF with two open space lots and an average lot size of -
28,997 SF. Almost every building lot either backs up to or is positioned
.~ adjacent to the dedicated open space.

" The application for final subdivision was adopted on September 22, 2004
- as per resolution No. 2004-26 (R), which is exhibited in the addenda of

. this report. As of the valuation date of this report the approvals are still
effective for the 87 lot subdivision.

Improvements Description
The subject does not offer any building improvements.
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Tax & Aerial Maps
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*Newer tax map reflecting the subject property.

Bezr Homes & NAR Farms - East Greenwich Township, Gloucester County, NJ 27




E & A Associates, LLC

Aerial Photograph (Taken from Gloucester County Website)

* Subject is shown in the shaded areas as depicied on the Gloucester County GiS web based program
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| USGS Topography Map
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Aerial Photograph — Surface Water Quality Standards

Surface Water Quailty Standards

FARMLAND PRESERVATION PﬁOGRA?ﬂ
MJ State Agriculture Develogmem Commities

BEZR Homes, LLC .
ook 1102, Lats 1, 201, 2,05, 3, 3.02, 5, 7 (1125 an)
EN {1 ac)
Tatal 1126 ac.
E. GreenwichTownsmn Gloucester Courty
. . . e SOURSES, _
'm i i s e NSUEF Sorfoe Gister Duglly Sisndards

MIDER BTaemwsier Rifls Ataae
Affactsy DY 300 Feat Buffers
Digfal Gritmpisdos

d—i‘{-‘-&éﬁl"ﬁt sy e of i promuet wit mtnﬁmn:r..m;v, BiL BRUETbA Sl by the Sola ranponaiity ARk
Th srruet gemve e Lt €24 Joynt ni S Aoy
ummnrrsr PR pmm Thez: geaacas numrv- L ST 5 N GIS date ekl B
ki ?ml! Thik i R 25 s vmm aling AP mnHr e delirsbriiee ol letaln B Fug proand

veriEAl Samtnem Lyt antiuh g o surey Bt R Fmem . SI2EMY
Fiolessionil Lamd Surbmper.

DEZLAIRER; Tz “Wteirmrstits o dos i ARarbes o DT Eosk luOE sonl 60 "‘mm’esm,xm \‘.’.}.m E,\,-gmvéhﬂ!wm’:lmwﬂwﬁﬁx*h Hoop e S o] s sty = untep. e b i ey
DT i st g b ol brbe e L ASTTR, Tme SWOE rerplmpont 31 KD, TI0E W Surtyr s fonmmiafion e (R 1GHICAT
opiersmersad o =Tl Dot gl ;mmr.,, foal s sty of GaTETY ratemerm R e e sed s not by ss{hly R von (e oF- DR Sei Thon EI00S 3E) B parvens
Remnigh nimege. ot Bipoytd, TG, Tk Bhostti-migs r;»;:l\m,:\ﬂmwmmrmmu"ﬂmn AT IR e KngT e 25, B wihen, T otte xfarhs rogniamy roirie

o il Ll g

Bezr Homes & NAR Farms - East Greenwich Township, Gloucester County, NJ 30




E & A Associates, LLC

Wetlands Maps

Wetlands
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Section 3: Property Valuation - Before the Easement

Highest & Best Use Analysis — Before the Easement
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
Financially Feasible
Maximally Productive

¢ ¢ >

Highest and Best Use - As 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 East
Greenwich Township along with all other county and state regulations. The subject is mainly
located within the RR, Rural Residential zoning district with a small portion within the RKD,
Rural Kings Highway district. Each of the districts primarily permits detached single-family
housing, agriculture uses and associated farm related buildings, public/private recreation, and
municipal services. Under the current requirements, the minimum lot size is 1 acre; however, the
subject offers final approvals for an 87 lot subdivision with lots sizes ranging from %2 acre to 1
acre obtained under the previous requirements.

Overall, the legal restrictions affecting the property appear to allow development of most of the
permitted uses as dictated by the municipal land use ordinance. Additionally, the subject offers
final approvals for 87 single-family building lots.

Physically Possible addresses the possible use of the property given the physical aspects of the
site itself. Size, shape, topography, and soils of the site affect the uses to which it can be
developed.

The subject offers 115.00 acres of land area that that is mostly clear offering adequate frontage
along three county routes, an irregular shape and a minimal amount of wetlands. The soil
characteristics and land capabilities throughout most of the tract appear to be conducive for
development of most of the permitted uses including farming and residential development.

Based upon the physical features of the subject, development of most of the permitted uses
would appear to be possible. Additionally, it is noted that final approvals exist for an 87 lot
subdivision.

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
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producing a positive return are considered to be financially feasible. However, in order 1o
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 has seen growth of
single family housing with an expected demand in the future. It offers a good location within
proximity to numerous state and interstate highways as well as county roadways. Residential
development is considered financially feasible since the property offers all the necessary
approvals for an 87 lot residential subdivision.

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

Due to the demand for developable residential land in this municipality, development of the
subject with 87 residential units is considered the highest and best use. The potential buyers of
this property are considered to be builders, local investors interested in development, or investors
holding for future residential development. Although the market has slowed, this type of buyer
is still active.

Valuation Process

An appraisal is an estimation of value. In order to arrive at an estimate of market value for a
given property, special atterition 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 Income Capitalization Approach is a procedure, which converts anticipated benefits
(dollar income or amenities) to be derived from the ownership of property into a value estimate.
Since the valuation will only include the underlying site and the market research indicated a lack
of comparable lease information for vacant land, this approach to value has not been utilized in
the development of a market value estimate for the subject land. Additionally, a subdivision
analysis would require too many assumptions, including site improvement costs, other carrying
costs, absorption rates, and estimated discount rate, which would be highly speculative for this
type of property in this market.

The Cost Approach is a procedure, which 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. This approach to value has not been
developed, since the subject does not offer any building improvements.
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The Sales Comparison Approach is a procedure, which has as its premise a comparison 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 is considered to be the most
reliable indicator, Before and After the Easement, due to an adequate supply of comparable sales
data available in the market. Tt is considered to be the only reliable indicator of value.

Sales Comparison Approach — Before the Easement

In the valuation of the subject property the basis of comparison utilized in our analysis is the sale
price per acre. The research was focused within the subject’s immediate market area, which
includes Fast Greenwich, Harrison, Woolwich, South Harrison, and Mantua Townships. The
sales chosen reflect similar land parcels with similar development potential.

A summary of each comparable sale used within the analyses is shown on the following pages
followed by the Comparable Sales Adjustment Analysis for the subject property and a brief
discussion of the adjustments made by the appraiser. Adjustments have been considered for
various factors that would influence value, such as location, land area, frontage, topography,
zoning, physical characteristics, and development approvals. An analysis has been made of the
properties that are considered to be comparable to the subject property.
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Comparable Land Sale #1

acatio

Address: East Side of Route 45

South Harrison Township, NJ
County: Gloucester County
Distance to Subject: Approximately 6 miles

LegalData = =

Date of Sale (Date of Contract): 8/24/2010 (Early 2010)
Deed Book/Page: 4805/1
Grantor: Meadowbrook Real Estate Holdings & Exeter Street LLC
Grantee: ' Bruce Paparone Communities
Consideration: $1,120,000 Deeded Consideration
Assessor Tax ID: Block 11, Lots 4.02 - 4.17
Zoning: R-2 —Residential

Real Property Rights Conveyed: Fee simple

808,038

Land Area (Acre): 18.55 (lots combined)

Frontage (feet): Each lot offers sufficient frontage along Springstone Court
Depth: Each lot offers sufficient depth for residential development
Shape: Most of the lots are moderately rectangular

Topography: Gently sloping and mostly cleared

Wetlands: None known :

Soil Characteristics: 52% Prime, 39% Statewide, & 9% Not Prime (86% Not Limited)
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Utilities: Well and Septic
Street Access: Adequate

Approvals: 16 single-family building lots with filed plat

Existing Improvements:

Sale Price: $1.120,000

Verified With: William Blank, Representative of grantee
Conditions of Sale: Market

~Same as

h

Residential development.

Field Inspection Date(s): October 12,2010
Price Per Building Lot: $70,000 Improved & Approved
-$20.000 Estimated Site Improvement Costs per Lot
$50,000
Price Per Land Area (Acre): $41,948
Comments: Reportedly, the transaction was arms length. This is the sale of 16

building lots within the development formerly known as Springstone.
The site improvements included curbing and paving and the costs per
lot were estimated by the appraiser. The grantee, Paparone, has been
developing a site adjacent to this property over the last couple years
with similar bousing units. Homes are expected to be marketed in the
$300,000 to $450,000 range offering 2,500 SF to 3,500 SF +/- and
situated on 1 acre plus lots.  Lots range in size from 1.0 acre to 1.69
acres with the average being 1.16 acres.

The first home was recently constructed and is presently being
offered for sale with an asking price of $408,170 offering 3,160 SF.

The property is located along a state route in the northern portion of
the township near its boundary with Harrison Township. It offers
good frontage along two roadways with gently sloping and cleared

topography.
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Tax Map Comparable Land Sale 1
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Comparable Land Sale #2

gcation Ja
Address: South Side of Warrington Mill Road
Woolwich Township, NJ
County: " Gloucester County

Distance to Subject: Approximately 3 miles

“Date of Sale (Date of Contract): 1/14/2010 (2008 with amendments & revisions since)

Deed Book/Page: 4737/272

Grantor: Alfio & Cathleen Previtera
Grantee; Russo Homes, LLC
Consideration: $1,250,000

Assessor Tax ID: Block 14, Lot 12
i R-2 —Residential
Fee simple

Tand Area (SF); 2,621,005

Land Area (Acre): 60.17
Frontage (feet): 2,400° along Mill Road

480’ along Stone Meeting House Road
2,880° Total

Frontage/Acre: 48’

Shape: ' Moderately Irregular

Topography: Mostly level & cleared

Soil Characteristics: 84.1% Prime, 11.3% Statewide, 3.5% Unique, & 1.1% Not Prime
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Wetlands:

Utilities:
Street Access:
Approvals:

(74% Not Limited)

There is a small amount of freshwater wetlands along the
southeasterly boundary and a small portion of modified agricultural
wetlands in the northeasterly portion.

Well and Septic would be required for development

Adequate

Sold contingent upon grantee obtaining approval for 29 single-family
building lots (0.48 units/acre

FExistin g Improvements

an D

Sale Price:
Verified With:
Conditions of Sale:

Financing:

$1,250,000
Nate Russo, Representative of grantee
Market

Same as Cash

Highest and Best Use at time of sale:
Field Inspection Date(s):
Price Per Building Lot:
Price Per Land Area (Acre):
Comments:

Residential development.
May 3, 2010

$43,103

$20,774

Reportedly, the transaction was arins length. The property was sold
contingent upon the grantee obtaining development approval for a 29
lot residential development. This is equivalent to an overall density
of 0.48 wnits per acre. The approvals were granted under a cluster
option allowing for minimum lot sizes of 2 acre with 50% of the
overall tract dedicated for open space. As of October 31, 2011, there
has been no construction.

The property is located at the intersection of three county routes in the
northern portion of Woolwich Township. It offers adequate frontage
along two county routes with a mostly level and cleared topography
with a small amount of freshwater wetlands along the southerly
boundary of the site. There is no public water or sewer and
development would require the installation of private well and sepiic
systems.
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