Peter M. Flannery, Esq.

B :[ S C AIE R I_ir O F Eu—{ Member of the NJ & NY Bars
ad . E-mail: pflannery@bisgaierioff.com

Direct Dial ; (856) 375-2804

Attorneys At Law A Linited Lisbiliy Company
February 27, 2018

Via E-mail and Overnight Delivery
Brian Giblin, Esq.

Giblin & Gannaio

2 Forest Avenue, #200

Oradell, New Jersey 07649

Re:  In the Matter of the Township of Verona
Docket No. ESX-L-4773-15

Dear Mr. Giblin:

As you know, this office represents Defendant-Intervenor, Poekel Properties LLC
(“Poekel™), in the above-referenced matter,

As you will recall, when representatives of Poekel and the Township of Verona
(“Township”) last met on November 6, 2017, the parties discussed the possibility of Poekel
developing a 4- to S-story, 48-unit inclusionary development with ground floor retail and surface
parking on both the Poekel property designated as Lots 17 & 18 in Block 2301 on the Township
tax maps, as well as the Township-owned property designated as Lot 16 in Block 2301 (“Lot
16™) on the Township tax maps. This proposed development would also involve a “land swap,”
whereby Poekel would convey a portion of Lot 18, Block 2301 (“Lot 18”) to the Township to
offset Poekel’s purchase price for the Township-owned Lot 16. At the conclusion of this
meeting, the parties agreed that they would prepare and exchange appraisal reports — Poekel for
Lot 18 and the Township for Lot 16 — and then discuss next steps.

Since this November 6™ meeting, however, Poekel has not recejved any updates from the
Township regarding the proposed inclusionary development. On November 30,2017,1
forwarded to you a copy of the enclosed appraisal for Lot 18 prepared by McNerney &
Associates. Inc. and dated May 2, 2016 (“Poekel Appraisal”), but Poekel has not yet received an
appraisal from the Township for Lot 16. In addition, Poekel has not received any other updates
from the Township in response 1o inquiries from myself and Charles Poekel.

Please advise at your earliest convenience regarding the status of the T ownship’s
appraisal or any comments the Township may have regarding the Poekel Appraisal. Poeke] is
also amenable to meeting with the Township again to discuss this matter.

Thank you in advance for your cooperation with this matter and please feel free to
conlact me to discuss further.

Very truly yours,

BISGAIER HOFF, LLC ’
[ G

Peter M. Flannery, Esq.
Enclosure

25 Chestnut Street | Suite 3 | Haddonficld, NJ 08033 | Phone (856) 795-0150 | Fax (856) 795-0312
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ce: Pockel Properties LLC (w/encl., via e-mail)
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APPRAISAL OF THE
PROPOSED PARKING LOT
LOCATED AT
LINN DRIVE
A PORTION OF
BLOCK 2301, LOT 18"

VERONA, NEW JERSEY 07044

BY:

MCNERNEY & ASSOCIATES, INC.

266 Harristown Road - Suite 301
Glen Rock, New Jersey

McNerney & Associates, Inc.




McNerney & Associates, Inc,

Real Estate Appraisal Services » 266 Honislown Rd., P.O, Box 67, Glen Rock, Mew Jersey 07452-0067 + {201} 670-8558 « Fox {201} 670-0913

May 2, 2016

Nicholas R. Amato, Esq.
Genova Burns, LLC
Atterneys at Law

494 Broad Sirest

Newark, New Jersey 07102

RE: Proposed Public Parking Lot
A Portion of Block 2301, Lot 18
Linn Drive
Verona, New Jersey

Dear Mr. Amato;

McNerney and Assocuates In¢. are pleased to fransmit our report estimating the market
value of the Fee Simple Estate in the refetenced real estate. It should be understood that this is an
Appraisal Report with some of the detail presented being in an abbreviated format:

The value opinion reported herein Is qualiﬁed by certdin assumptions, fimiting conditions,
certifications, and definitions, which are set forth in the report, Upon ingpection. of the site, we did
not notice any potential envlronmental hazards to the property. This appraisal report is predicated
on the assumption that hazardous substances do not exist.

This report is prepared for the client and it is intended only: for the specified use of the client,
it may not be distributed to our relted upon by other persons or entities without written permission of
the appraiser,

As a result of our analysis, we have formed an opinfon that the market value of the Fee
Simple Estate in the referenced property, as of April 3G, 2018, was:

FIVE HUNDRED SFXTY FIVE THOUSAND DOLLARS
{($566,000)

The conclusion of market value is predicated upon the completion of the improvements
according to the plans and specifications submitted. Therefore the conclusion contained herein is
considered to be a hypothetical valuation and as such Is subject to the guidelines set forth in the
Uniform Standards of Professional Appraisal Practice as they relate to hypothetical valuations,

This valuation is subject a forecasted marketing petiod of no more than six (8) months. This
letter Is invalid as an opinion of value if detached from the report, which contains the text and
exhibits.

Respectully submitted,

Ul Z

Robert McNerney, MAL SRA, CRE Edmund Brown, CTA
President-SCGREA #RG00417 Staff Appraiser




SUMMARY OF SALIENT FACTS AND CONCLUSIONS

Location: Linn Drive
Verona, New Jersey

Tax ID: A Portion of Block 2301, Lot 18

Owner of Record: Poekel Plaza, LLC

Lot Size; 1.19% Acres

Description: The subject property consists of -a proposed

subdivision Involving Block 2301; Lots 16, 17, 18, and
19, The portion being addressed in this raport is a
1.19+ acre slte within Lot 18 which is currently made
up of 1.85+ acres. The site is vacant as of the daté of
this report and Js to be improved with a public parking
lot which will provide parking for 24 vehicles. The lot
will have two curb cuts on Linn Drive. The subject
parcel has a slight west to east grade from the straet
and is serviced by all utilities. Aside from the public
parking lot, the subject property will also provide.
passive recreational space as it stretches to also front
on Personetie Avenue as well.

Zoning: R-CMO - Residential — Conditional Mixed Office
Tax Assessment: - Land Improvements Total
20161 $66,500 50 $66,500
Tax Rate: $3.000/$100 (2015)
Equalization Ratio: 87.22%
Highest and Best Use:; FProposed Use as a Parking Lot
Date of Valye: April 30, 2016

Property Rights Appraised: Fee Simple Fstate

Concluded Valuation: $565,000

McNerney & Associates, Inc.
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CERTIFICATION

[, Robert McNerney, MAI, SRA, CRE, and Edmund Brown, CTA certify that:

The statements of facts 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 are my personal,
impartial, and unbiased professional analyses, opinions and conclusions.

We 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.

We have performed no services, as an appraiser or in any other capacity,
regarding the property that is the subject of this report within the three-
year period immediately preceding acceptance of this assignment.

We have no bias with respect to the property that is the subject of this
report or to the parties involved with this assignment.

Our engagement in this assignment was not contingent upon developing
or reporting predetermined results.

Our compensation for completing this assignment is not contingent upon
the development or reporting of a predetermined value or direction in
value that favors the cause of the client, 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.

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

Edmund Brown, CTA has made an inspection of the property that is the
subject of this report.

y A POy o F Yy o
v AASSQCIATES, 1110,




10.

i

12;

13.

14.

15.

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

The reported analyses, opinions, and conclusions were developed, and
this report has been prepared, in conformity with the Code of Professional
Ethics and Standards of Professional Appraisal Practice of the Appraisal
Institute.

The use of this report is subject to the requirements of the Appraisal
Institute relating to review by its duly authorized representatives.

As of the date of this report, |, Robert McNerney, have completed the
continuing education program of the Appraisal Institute.

As of the date of this report, I, Robert McNerney, have completed the
Standards and Ethics Education Requirement of the Appraisal Institute.

This appraisal is made, based on the assumption that the subject, unless
otherwise specified in the report complies with the New Jersey Industrial
Site Recovery Act (ISRA), and was signed into law on June 16, 1993. Itis
assumed that the subject property meets the residential environmental
standards, which is the highest standard, specific under ISRA. Properties
that do not meet this standard due to the existence of contamination, may
require restrictions on future uses which could have a material impact on
value.

Under ISRA the cleanup standard applicable to a property may be
dependent upon the use or future use of the property. For residential
properties the environmental standard must allow for the unrestricted use
of the property. For non-residential properties the standards take into
consideration the use of the property, and if contamination will require
future restricted use of the property. The non-residential standard may
permit a higher level of contaminants to remain on the site, which may
result in less costly clean up. However, it should be noted that anything
less than clear up to a residential standard can have a substantial adverse
impact on the value and the future use of the property.

In conjunction with the preceding paragraph, the appraiser(s) have not
been apprised of, nor are they qualified to ascertain, the existence of
Radon, a radioactive gas which occurs naturally in the soil of certain
identified areas. This gas, in concentrated form, has been shown to be
detrimental and its existence would create a negative impact on value. As
in the above instance, the value estimate assumes the subject is free and
clear of Radon gas.

. ASSOCIAtes, 11nc.




16. The Americans With Disabilities Act (ADA) became effective January 286,
1992.  We have not made a specific compliance survey and analysis of
this property to determine whether or nat it is in conformity with the various
detailed requirements of the ADA. It is possible that a compllance survay
of the property, together with a detailed analysis of the requirements of the
ADA, could reveal that the property is not in compliance with one or more
of the requirements. of the Act. If so, this fact could have a negative effect
upon the value of the properly. Since we have no direct evidence relating
to this issue, we did not consider possible non-compliance with the
requirements of ADA in estimating the value of the property.

5/2/16 5/2/16

Date Date

Robert McNeriay, MAI, SRA, CRE Edmund Brown, CTA
President-SCGREA#RG00041700 Staff Appraiser

McNerney & Associates, Inc.




IDENTIFICATION OF PROPERTY

The subject of this report consists of a proposed 1.19:¢ acre site which is to be
subdivided from a larger 1.85+ acre lot. The property is designated on the official tax
maps of Verona as Block 2301, Lot 18, and is more commonly known as Linn Drive,

Verona, New Jersey.

PURPOSE OF THE APPRAISAL

The purpose of the appraisal is to establish the current market value of the Fee
Simple Estate of this property subject to the proposed subdivision being granted and the
improvements being constructed,

SCOPE OF THE REPORT

The scope of this appraisal is to inspect the properly, consider market
characteristics and trends, collect and analyze pettinent data, and develop a conclusion
about the property's market value. In the course of our investigation we have
interviewed brokers, owners and other real estate professionals te uncover pertinent
information and develop our opinion of the property's market value.

FUNCTION OF THE REPORT

The function of this report is to assist the client with a potential transaction of the

subject property,

MARKET VALUE DEFINITION

The mast probable price which a property should bring in a competitive and open
market under all conditions requisite to a fair sale, the buyer and seller, each acting
prudently, knowledgeably and assuming the price is not affected by-undue stimulus———————————

McNerney & Associates, Inc,




MARKET VALUE DEFINITION (CONT.)

Implicit in this definition is the consummation of a sale as of a specified date and

the passing of title from seller to buyer under conditions whereby:

1. buyer and seller are typically motivated.

2. both parties are well-informed or well-advised, and each acting in what
they consider their own best interest.

3. a reasonable time is allowed for exposure in the open market.

4. payment is made in term of cash in U.S. dollars or in terms of financial
arrangements comparable thereto.

5. the price represents the normal consideration for the property sold

unaffected by special or creative financing or sales concessions granted
by anyone associated with the sale.’

EXPOSURE TIME DEFINITION

The estimated length of time the property interest being appraised would have
been offered on the market prior to the hypothetical consummation of a sale at market
value on the effective date of the appraisal; a retrospective estimate based upon an

analysis of past events assuming a competitive and open market.?

The subject of this report is made up of a generally rectangular lot which is
situated within a very populated area of Essex County. The lot is known as Linn Drive,

Verona, New Jersey.

! The Appraisal Instilule, The Diclicnary of Real Eslate Appraisal, Fifth Edition, Chicago, lllinois, ¢. 2010, p. 123

2 The Appraisal Instifute, The Diclionary of Real Estate Appraisal, Fifth Edition, Chicago, lliirois, ¢. 2010, p. 73

fu.F‘«j CreY ¢ ASSOCIAtES, E 1.




EXPOSURE TIME DEFINITION (CONT.)

A search of the immediate market area revealed that there are few similar type
properties available for sale. We have discussed listings with brokers and owners of
these properties and have concluded that the appropriate exposure time for this
particular property is between thrée and six months.

PROPERTY RIGHTS APPRAISED

Fee Simple Estate may be 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.’?

The property rights appraised are all rights existing in fee simple estate as of the
apprajsal date. These rights are the legal and economic properties of the owner that
may be rightfully exchanged for money or equivalent goods. Property rights inherent in
tha ownership of tangible parsonal property or intangible benefits of the property iiself,
are not the subject of this report,

CONTINGENT AND LIMITING CONDITIONS

The appraisers. assume no responsibility for matters legal in character, nor
render-any opinion as to the title, which is assumed to be good. The legal description, if
any furnished, is assumed to be correct. All existing liens and encumbrances have
beenh disregarded and the property is appraised as though free and clear under
responsible ownership and competent management.

e Appraisal Institute, The Diclionary of Real Estate Appraisal, Fifth Edition, Chicago, llincis, c. 2010, p, 78

McNerney & Associates, Inc.




CONTINGENT AND LIMITING CONDITIONS (CONT.)

A personal inspection of the property has been made and areas and dimensions
of the property were not physically measured but were confirmed with municipal
sources. Maps or sketches included in this report, if any, are to assist the reader in
visualizing the property. We have made no survey of the property and assume no

responsibility for its accuracy.

An analysis of local conditions and all relevant data has been made. Verification
of factual matters contained in this report has been made to the extent deemed
practicable. The appraisers certify that to the best of their knowledge and belief, such
factual matters are true and correct and that no important factors affecting the value of
this property were knowingly overlooked or withheld. Market data has been taken from
sources deemed to be reliable, but which could not be verified in all cases. The resulting
estimate of market value is predicated on the financial structure prevailing as of the date

of value,.

The appraisal report sets forth all limiting conditions (imposed by the terms of the
assignment or by the undersigned) affecting the analysis, opinions and conclusions

contained herein.

The distribution of the total valuation in this report between land and
improvements applies only under the existing program of utilization. The separate
valuations for land and buildings must not be used in conjunction with any other

appraisal and are invalid if so used.

The appraiser shall not be required to give testimony or appear in court by
reason of this appraisal, unless a specific agreement for these services is otherwise

arranged.

kA
1
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CONTINGENT AND LIMITING CONDITIONS (CONT.)

All major improvements on the land under appraisement appear to be structurally
sound, unless otherwise noted in the body of this. report, However, the appraisers are
not engineers and have not been instructed to secure a qualified engineer's certriﬁcation
to structural soundness of said improvements or functional utility of major appliances or
mechanical units. Therefore, no legal responsibility is hereby accepted for structural or
mechanical failures which would not be obvious in the scope of the appraiser's normal
inspection of the improvernents or be obvious to a prudent purchaser.

The appraisers assume no responsibility for site, soil or subsurface conditions
that are not readily evident upon a visual inspection of the property. It is further
assumed that the land is environmentally sourid.

The appraisal report has been made in conformilty with the Code of Professional
Ethics and Standards of Professional Conduct of the Appraisal Institute.

The Appraisal Institute conducts a voluntary program of continuing education for
its designated members. Those who meetthe minimum standards of this program, are
awarded periodic educational certification. Robert McNerney, MAI, SRA, CRE is
certified under these respective programs through December, 2016.

OWNER OF RECORD

The ownership of the subject property as of the date in question is listed as
follows:

Poekel Plaza, LLC
59 Avon Drive
Essex Fells, NJ 07021

There have been no transactions of the subject property within three years of the
valuation date, nor was the subject listed for sale relative to the valuation date

McNerney & Associates, Inc.




TAX IDENTIFICATION AND ASSESSMENTS

The subject property is identified on the tax maps of the Township of Verona,

County of Essex, State of New Jersey as:

’ Block 2301, Lot 18

PROPERTY TAX DATA
2016 Tax Year
Land: $66,500
Improvements: S0
Total: $66,500
Tax Rate: $3.000/5100 {2015)
Equalization Ratio: 87.22%

<5

McNerney & Associates, Inc.
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REGIONAL ANALYSIS

Essex County, located in northeastern New Jersey, is one of the oldest, largest,
and most highly developed, densely populated counties in the United States. It is an
urban-suburban county with a newly constructed airport, the largest containerized
shipping port in the world at Port Newark and a vast network of highways and rail
transportation. Newark, the county seat, is the largest city in New Jersey. There are 22

municipalities in the county which cover an area of 127 square miles.

Its strategic location in the New York-New Jersey Port Authority District has
attracted many of the world's major corporations. Essex County has long been the
industrial and financial center of New Jersey. Over 350 different types of businesses
and industry generate a total income of over $2.3 billion annually for the approximately
850,000 residents. Total real property values now exceed $10 billion with an annual
growth of $500 million.

Essex County is an educational and cultural center, with 10 colleges and
universities, making it the largest center of higher education in the state and the fifth

largest in the country.

Essex is separated from Hudson and Bergen Counties on the east by the
Newark Bay and the Passaic River, while Passaic, Morris, and Union Counties bound it
on the north, west, and south, respectively. With an area of only 127 square miles,
Essex County is geographically the second smallest county in New Jersey. The terrain
and character vary from the low, flat, industrialized eastern section which is less than 10
miles from New York City, to the suburban municipalities in the Orange Mountains and
on the higher flatland in the west and north. Therefore, the few remaining farms are
interspersed with the new industrial parks, shopping malls, and residential
developments. Buses, railroads, and a network of highways provide transportation to

and from the suburbs to Newark and New York.

McNerney & Associates, Inc.




REGIONAL ANALYSIS (CONT.)

A sophisticated system of rail and highway transportation makes it convenient for
businesses to aftract a trained labor force, receive raw materials and ship finished
products. Essex has eight major highways and three super highways crossing within its
boundaries. The largest traffic interchange in the world is at a site just opposite Newark
International Airport. Four of the most heavily traveled arteries in the eastern United
States converge at that point; Interstate Route 78, Routes 1 and 9, Route 21 and 22,

and the New Jersey Turnpike. It will accommodate a peak flow of 415,000 cars hourly.

The $500 million, 10-year redevelopment program at Newark International Airport
is one of the most ambitious economic development projects ever undertaken in the
county and will make Newark one of the fastest growing airports in the nation. Three
new passenger terminals completed in 1974 connects directly to 83 gate positions for
some of the largest aircraft in service today. A 10-minute cab ride to Newark and 30-
minute ride to New York City make Newark International Airport an increasing attractive
choice for national and international travelers alike. At present, with three new terminals
in service, 23 cargo and passenger airlines employ some 6,000 persons, carry

9,000,000 passengers and transport over 109,000 fons of commodities.

On 700 acres directly adjacent to the airport is Port Newark, the site of the
largest containerized shipping operation in the world and the nation's largest import-

export center for frozen meats.

Over 40 steamship lines carrying every conceivable commodity and type of
merchandise from all over the world use Port Newark as a regular port-of-call. There
are 18 cargo terminal buildings and over 24 cargo distribution buildings plus facilities for
bulk wines, lumber, and cold storage. The estimated annual cargo handled is over six

million tons.

McNerney & Associates, Inc.
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REGIONAL ANALYSIS (CONT.)

Railroads have always been of major importance to Essex, the "Gateway
County". Amtrak, Conrail and the Lehigh Valley Railroad link Essex, its people and its
products to the rest of the nation. A $24 million redevelopment of Pennsylvania
Railroad Station in Newark includes a 30-story office tower, a 10-story modern hotel and
a shopping plaza. Appropriately named "The Gateway Complex”, it is a symbol of the

vitality and economic diversity of this gateway county.

Essex County has been one of the most diverse counties in the state with regard
to production and employment. It feeds directly off the New York City market and is by
location one of the premier business and manufacturing centers of the northeast. The
county's future is very positive as the various amenities will continue to attract major

corporations.

TOWNSHIP DATA

The Township of Verona consists of 2.77 square miles with a 2010 estimated
population of 13,332 and a density of 4,812:1 individuals per square mile. The
population, like other Essex County Communities, has remained quite consistent with

the 2000 estimate being 13,597.

The Township is surrounded by Cedar Grove to the north, West Orange to the
south, Montclair to the east and Essex Fells and Caldwell to the west. Residential
properties account for approximately 83% of real property values in the municipality,
commercial properties represent approximately 3%, and industrial properties account
for less than 1%. The total number of vacant parcels reflect slightly less than 2% of the

total in the Township.
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TOWNSHIP DATA (CONT.)

The major local thoroughfares include Bloomfield and Pompton Avenues which
contain a variety of commercial land uses including retail stores, service stations,

restaurants, industrial buildings, residential dwellings and office buildings.

The housing stock is primarily large, older and gracious homes which have
proven to be very attractive to commuters. Access to Manhattan is excellent with both
trains and buses providing an easy trip. The highways accessible to Montclair are the

Garden State Parkway and Routes 3 and 46, leading to all major infrastructure.

In conclusion, Verona has been attracting businesses and residents for many

years and for many compelling reasons,

SITE DESCRIPTION

The subject property consists of a proposed subdivision involving Block 2301:
Lots 16, 17, 18, and 19. The portion being addressed in this report is a 1.19+ acre site
within Lot 18 which is currently made up of 1.85+ acres. The site is vacant as of the
date of this report and is to be improved with a public parking lot which will provide
parking for 24 vehicles. The lot will have two curb cuts on Linn Drive. The subject
parcel has a slight west to east grade from the street and is serviced by all utilities.
Aside from the public parking lot, the subject property will also provide passive

recreational space as it stretches to also front on Personette Avenue as well.

According to the National Flood Insurance Program rate map, Community Panel

#34013C0084F, effective date June 4, 2007, the subject property is not located in a

M

AcNerney & Associates, Inc.

designated flocd hazard area.
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SITE DESCRIPTION (CONT.)

All utilities including gas, electric, telephone, sewer and water are available to the

site. No soil report has been provided or reviewed of the subject parcel.

FLOOD MAP

ZONING

The subject property is located within the (R-CMO) Residential — Conditional
Mixed Office District of Verona. The only permitted use within this district is single
family dwellings. Conditional uses include: 1) mixed residential and professional offices
(non-medical); 2) mixed residential and commercial offices (non-medical); and 3)

planned commercial development (non-medical).

McNerney & Associates, Inc.




ZONING (CONT.)

The bulk requirements for this zone are as follows:

13

R-CMO Residential — Conditional Mixed Office - Bulk Requirements

Permitted Use

Conditional Use

Minimum Lot Area 12,000 Square Feet 1.5 Acres
Minimum Width 75 Feet n/a
Maximum Lot Coverage 30% 30%

Based upon a review of the permitted uses and lot & bulk requirements, the

subject is considered to be a conforming parcel.

The R-CMO Residential-Conditional Mixed Office zone allows for an accessory

use of off-site parking, albeit that the parking facility not be more than 250 feet walking

distance from the nearest point of the premises to be benefited thereby. Situated to the

west of the subject property and across Linn Drive is the Verona Community Center and

the Verona Volunteer Fire Department Engine Co. 1. Both of these facilities would be

benefited by the proposed parking facility.

LY
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HIGHEST AND BEST USE

Real estate is valued in terms of its Highest and Best Use. The highest and best
use of the land (or site) if vacant and available for use may be different from the highest
and best use of the improved property. The existing use will continue, however, until
the land value in its highest and best use exceeds the total value of the property in

existing use.

Highest and Best Use is defined 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 second corresponding definition is follows:

*..that the determination of highest and best use results from the appraisers' judgment and
analytical skill - that is, that the use determined from analysis represents an opinion, not a fact to
be found. In appraisal practice, the concept of highest and best use represents the premise upon
which value is based. In the context of most probable selling price (market value), another
appropriate term to reflect highest and best use would be alternative use. In the context of
investment value, an alternative term would be "most profitable use."

In arriving at the highest and best use of the subject property, it was necessary to
carefully examine the area in which the property is located and the actions of the

market, past, present and future.

In order for the subject site to fulfill its Highest and Best Use, that use must meet
our criteria: it must be: (1) physically possible, (2) legally permissible, (3) financially
feasible, and (4) maximally productive. For instance, it makes no difference that a use
is financially feasible it is physically impossible or not legally permitted. In the following

section, the subject property will be evaluated according to the four test criteria.

M The Appraisal Institute, The Dictionary of Real Estale Appraisal, Fifth Edition, Chicago, lilinois, ¢. 2010, p. 93)

AT svminvscr Q7 A coorrnimeae Fonom
McNerne v O Associates, incg,
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HIGHEST AND BEST USE (CONT.)

As Vacant

*Physically Possible: The size, shape, location, utility, availability, and terrain
impose physical restraints upon the type of uses possible of the subject property. Any
use incompatible with the utility, capacity or constraints imposed by the size, shape, or

terrain would not be considered physically possible.

In this case, the subject site is made up of a generally rectangular shaped parcel
containing 1,19+ acres. Due to the shape of the parcel, which is only 50+ feet deep as
well as lacking street frontage in areas, the subject parcel has constraints on

development.

*Legally Permissible: The zoning of a property usually dictates what the legal
potential of a vacant site is. The subject property is within the (R-CMO) Residential —
Conditional Mixed Office zone which permits single family residential use as well as
mixed residential / commercial uses conditionally. The minimum lot size for single
family residential use is 12,000 square feet while the conditional mixed use minimum is
1.50 acres. Based upon a review of the zoning requirements for this district, the subject

is deemed to be a conforming lot.

*Financially Feasible: Any use of the subject site which provides a financial
return to the land in excess of the cost of the land limits those uses which are financially

feasible. The cost of the land limits those uses which are financially feasible for the site.

Due to the setback requirements set forth in the Township's Zoning Ordinance,
the shape of the parcel puts constraints on development, The most feasible use of this
site would be for its development with a parking facility which is a permitted accessory

use.

McNerney & Associates, Inc.
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HIGHEST AND BEST USE (CONT.)

*Maximally Productive: After analyzing the first three tests of highest and best
use, we have determined that the most productive use of this site as vacant would be

for its development with a parking facility.

Thus, it is our opinion that the Highest and Best Use of the site is for its

development with a parking facility.

APPRAISAL PROCESS

An appraisal is an estimate of value. In order to arrive at this estimate, the
appraiser follows an orderly procedure by which the appraisal problem is defined: the
work necessary to solve the problem is planned; and the data involved is acquired,
classified, analyzed, interpreted, and translated into an estimate of value. This entire
procedure is referred to as the appraisal process. In determining the value estimate of
a parcel of real estate, the appraisers consider three separate but interrelated
approaches to value. These are the Cost, Income, and Sales Comparison Approaches.
In the Cost Approach, the appraiser estimates either the reproduction cost-new or the
replacement cost-new of the improvements and then the accrued depreciation (physical
deterioration, functional, and economic obsolescence) is deducted to arrive at a
depreciated cost of the improvement. This is added to the land value which is typically

derived through the analysis of comparable sales data.

The Sales Comparison Approach is primarily a comparative method whereby the
appraiser extracts data from the market regarding similar properties that have sold.
These properties or comparables are then adjusted to the subject and a final
interpretation is made in order to arrive at a value for the subject. Since the Sales
Comparison Approach is based upon the reaction of informed buyers and sellers it is
this methodology that is used to ascertain some of the various components in both the

Cost and Income Approaches

.s"w’fc_'_'l\?cfri"l{f_\,-’ & Associates, Inc.
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APPRAISAL PROCESS (CONT.)

In the Income Approach, the appraiser first determines the gross potential
income for the property from which are deducted allowances for vacancy and credit
losses as well as operating expenses in order to arrive at a net income. This net

income is then converted into value through a process known as capitalization.

All three approaches have been considered, however the Cost Approach and the

Income Capitalization Approach have been deemed the most applicable.

COST APPROACH

One of the approaches to value is the Cost Approach which is based up the
proposition that the cost to reproduce or replace is an indication of value. Inherent to
this approach is the principle of substitution which holds that no person will pay more for
a property than the amount for which he can obtain a site and construct a building, with

undue delay, a property of equal desirability and utility.

In the application of the Cost Approach, an appraiser first estimates either the
reproduction cost-new or the replacement cost-new of all improvements. He then
estimates in dollars the varying amount of accrued depreciation, which is comprised of a
physical deterioration, functional obsolescence and economic obsolescence. The total
depreciation is subtracted from the replacement cost-new in order to arrive at a
depreciated estimate. The depreciated cost estimate is then added to the land value to

arrive at a total indicated value.

The land sales relied upon are presented on the following pages with the
Marshall & Swift Valuation Service being relied upon in estimating the cost of the

struciure.

McNerney & Associates, Inc.
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COMPARABLE SALE #1 (176 & 200 Bloomfield Avenue, Verona)
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COMPARABLE SALE #2 (66 Passaic Avenue, Fairfield)
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COMPARABLE SALE #3 (435-449 Bloomfield Avenue, Verona)
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COMPARABLE SALE #4
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(141 Bloomfield Avenue, Verona)

lcNerney & Associates, Inc.
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LAND VALUATION CONCLUSION

The land sales relied are considered to be the most similar to the subject
property. Adjustments have been considered with regards to size, location, shape,

topography, etc.

The indicated adjusted range of the sales is an average of $371,917 per acre.

Based on the foregoing, the indicated land value of the subject property is

considered equitable represented at $350,000 per acre for the date in question.

April 30, 2016

1.19+ Acres @ $350,000 per Acre = $416,500

Relying on the Marshall & Swift Valuation Service (please see addenda) we have
estimated the market value of the subject property, as of the date of value is reasonably

estimated to be:

SEGREGATED COST PRO-FORMA - April 30, 2016

Unit Rate Cost

Grading 20,600+ Square Feet $0.29 $5,974
Paving 15,946+ Square Feet $2.82 $44,968
Curbing 1,040+ Linear Feet $17.65 $18,356
Drainage 193+ Linear Feet $19.70 $3,802
Lighting 6+ Fixtures $2,800.00 516,800
Underground Detention 1,395+ Linear Feet $3,175.00 $44,291
Total: $134,191

Entrepreneurial Profit (10%): 513,419

o Improvement Total; $147,610

Land Value: $416,500

Indicated Parking Facility Value: $564,110

Rounded: 5565,000

McNerney & Associates, Inc.
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PROFESSIONAL QUALIFICATIONS
ROBERT MCNERNEY
MAIl, SRA, CRE

BUSINESS ADDRESS:

MCNERNEY & ASSOCIATES, INC.
266 Harristown Road

P.O. Box 67

Glen Rock, New Jersey 07452-0067
Phone: (201) 670-8558

EXPERIENCE:

Active in the appraisal of real property and related real estate activities since 1977,
Appraisal experience covers commercial, industrial, residential and special purpose
properties. Emphasis has been on ad valorem appraisals as well as fair market

valuations.

Have been qualified as an expert in the field of real estate in both State and Federal
Courts and have appeared as an Expert Witness in Bankruptcy and Condemnation
Proceedings, Tax Appeals, Zoning Cases, etc.

Licensed Real Estate Broker - States of New Jersey and New York
Licensed Appraiser - States of New Jersey and New York
APPRAISAL RELATED EDUCATION:

A.A.S. Degree, Real Estate, Bergen Community College, Paramus, New Jersey.
Graduate - New York University, Real Estate Institute, New York, New York.

AFFILIATIONS:
Member - The Appraisal Institute

Senior Residential Member - The Appraisal Institute
Past President of the Northeast New Jersey Chapter of the Appraisal Institute
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PROFESSIONAL QUALIFICATIONS
EDMUND BROWN
CTA

BUSINESS ADDRESS:

MCNERNEY & ASSOCIATES, INC.
266 Harristown Road

P.O. Box 67

Glen Rock, New Jersey 07452-0067
Phone: (201) 670-8558

EXPERIENCE:

Active in the appraisal of real property and related real estate activities since 2003.
Appraisal experience covers commercial, industrial, residential, vacant and special
purpose properties. Emphasis has been on mass appraisal, ad valorem appraisals as
well as fair market valuations.

Has been qualified as an expert in the field of real estate in the Bergen, Passaic, and
Essex County Boards of Taxation

Certified Tax Assessor - State of New Jersey

Tax Assessor — Borough of Franklin Lakes (2014-Present)
Vice President — Bergen County Assessors Association
APPRAISAL RELATED EDUCATION:

- Appraisal Principals

- Appraisal Procedures

- National Uniform Standards of Professional Appraisal Practice (USPAP)
- Residential Report Writing and Case Studies

- Residential Appraiser Site Valuation and Cost Approach

- Residential Market Analysis and Highest & Best Use

- Residential Sales Comparison and Income Approaches

- Advanced Residential Applications and Case Study

- Statistics, Modeling, and Finance

- Appraisal Subject Matter Electives
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