























waterways.

7.8 Promote long-term natural resource conservation to: reduce the impact on wildlife habitats; provide for wildlife _
corridors to help maintain biodiversity; and to prepare ordinances to maintain large areas of land/forest where wildlife

habitats are protected.
Goal (p. 2-9)

8.0 Protect historic and cultural resources for the enjoyment and benefit of all Franklin Township residents, and future
residents.

Objectives:
8-6 Protect scenic vistas, scenic roads, stream corridors, and scenic landscapes from adverse visual impacts
Goal (p. 2-10)

9.0 Maintain and enhance parks and recreational facilities to promote and facilitate healthy lifestyles among residents of
all ages.

Objectives:

9.6 Increase the usability of park areas for diversified activities and programs.

9.11 Encourage community use of the parks by sponsorship if educational programs or events.
Goal (p. 2-11)

10.0 Maintain and expand the system of equestrian, walking, hiking and biking trails that provides access to streams and
woodlands and that connect parks and recreational access.

Objectives:

10.1 Enhance the community by linkage trails-for walking, hiking, horseback riding, biking.

True 07/25/2012 The Oxford Region Multimunicipal Comprehensive Plan
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The Oxford Regional Multimunicipat Comprehensive Plan includes the municipalities of East Nottingham, Elk, Lower
Oxford, Upper Oxford, and West Nottingham Townships, and Oxford Borough.

This project will advance the following goals of the Plan:

The Comprehensive Plan identifies the Subject Land as falling within the “Agricultural Lands” category of the Existing and
Future Land Use Plan (Figures 5-A and 5-G). The Land Use Plan encourages the Township to:

Preserve and Promote Agricuiture

“Agriculture is the primary land use in the Region and the common thread that links the Region's past with its desired
future. The preservation of agricultural resources, the agricultural industry, and the associated wayDofDlife is a priority
for the Region.”

The project furthers the following goals and objectives from the Comprehensive Plan:

Chapter 5: Land Use Goal

Provide for orderly growth and development by identifying regional and local centers for growth; ensuring compatibility
between present and future land uses; and establishing a balance between growth, transportation, and the protection of
resources that define the Region's rural character. (p. 5-1)

Chapter 10: Open Space Goal
Permanently protect, provide appropriate access, and maintain or restore open space lands through conservation
easement and regulation to provide economic, ecological, public health, and qualityDofOlife benefits. (p. 10-1)

Chapter 11: Agricultural Resources Goal

Promote environmentally and economically sustainable agriculture and the Region’s agrarian character through the
protection of the farming industry, conservation of agricultural soils, and the recognition of agriculture as a viable land
use. {p. 11-1)

Chapter 12: Natural Resources Goal
Protect, restore, and maintain natural resource features and landscapes to sustain the Region’s economy, maintain
watersheds, ecosystems, and public health, and to continue its rural character and qualityDofalife. (p. 12-1)

Chapter 14: Scenic Resources Goal
Identify, protect, and maintain the integrity of scenic resources that provide the rural character and cultural feel of the
Region. (p. 14-1)

Chapter 15: Recreation Resources Goal
Promote the establishment of, and the programming for, as safe, functioning, walkable, and well-maintained network of

public parks, recreation corridors, and recreation and pedestrian facilities that maintain and improve the physical health,
economy, and rural quality-of-life for residents of the Region (p. 15-1)

True 03/1 5/2003 Elk Creeks Watershed Conservation Plan
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Elk Creeks is listed on the DCNR Rivers Registry (March 15, 2003) because it meets or exceeds minimum standards in
the Rivers Conservation Planning Program. The Elk Creeks Watershed Conservation Plan discusses in depth numerous
natural resource conservation and other objectives. The goal of the Plan is conserving a healthy watershed. Over 7 miles
of the Big Elk Creek and 1st through 4th order tributaries weave their way through the Strawbridge property, and by
protecting and preserving these lands the following strategies will be advanced by this project.

Strategy 1: Protect and Preserve Natural and Cultural Resources and Farmland (pp. 41-42)

B. Establish Natural Areas Networks as priority networks for natural areas and corridors for protection to support the Elk
Creeks Watershed's diversity of native plants and wildlife (p. 42)

Initiative should involve direct conservation techniques such as acquisition of land or conservation easements (p. 42)
Strategy 2: Conduct Education and Outreach (p. 43)

Strategy 4: Continue Research and analysis needed to enhance water conservation (p. 47)

Strategy 5: Continue and Initiate Grassroots Stewardship Initiatives (p. 47)

The natural resources of the Strawbridge property are shown as priorities for conservation on numerous maps of the Plan
including:

Targeted Parcels (p. 52)

Water Quality Designations (p. 53)

Soils (p. 55)

National Wetlands Inventory & Hydric Soils (P. 57)
Biodiversity (p. 58)

1990 Land Use and Proposed Core Reserves (p. 59)
Riparian Buffers (p. 60)

Project Pariners .

Organization " General  Financial Technical
PA DCNR True True

PA-DCNR's financial and general support is important because "Pennsylvanians feel strongly about protecting their
natural resources and support conservation-related funding priorities, such as acquiring and protecting open space,
protecting wildlife and fish habitat. and restoring damaged rivers and streams."(Pennsylvania’s Statewide
Comprehensive Outdoor Recreation Plan 2014-2019 p. 29).

Beginning in January of 2017, and amended in January of 2018, PA-DCNR and The Conservation Fund have entered
into a grant contract for $2,000,000.00 for the acquisition of the Strawbridge property.

Elk Township True

Elk Township's general support is important because a portion of the Strawbridge property (Property) is in the township,
and the elected officials and residents support the acquisition. The Property contains the 2.25-mile Springlawn Trail held
and managed by the township, is adjacent to the White Clay Creek Preserve Big Elk Creek Section, and also to 87.6-
acres of preserved farmland eased through the Chester County Agricultural Land Preservation Board.

Franklin wanship True
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Franklin Township’s general support is important because a portion of the Strawbridge property (Property) is in the
township, and the elected officials and residents support the acquisition, The Property is specifically mentioned in the
Franklin Township Comprehensive Plan as a worthy candidate to be preserved (p. 9-3). The Property is adjacent to other
public lands in Franklin Township including the White Clay Creek Preserve Big Elk Creek Section, the 222-acre Natural
Lands Trust Peacedale Preserve, and also to 34.7-acres of preserved farmland eased through the Chester County
Agricultural Land Preservation Board.

New London ToWnéh.ip True

New London Township’s general support is important because a portion of the Strawbridge property (Property) is in the
township, and the elected officials and residents support the acquisition. The Property is adjacent to 116.2-acres of
preserved farmland eased through the Chester County Agricultural Land Preservation Board.

Chesapeéké Béy Fouhdétibn N . » - True

The Chesapeake Bay Foundation's general support is important because the Big Elk Creek is within the Chesapeake
Bay Watershed. The Chesapeake Bay and its tributaries are truly a national treasure. Founded in 1967, the Chesapeake
Bay Foundation is the largest independent conservation organization dedicated solely to saving the Bay.

Elk Creeks Watershed Assodiation — True

The Elk Creeks Watershed Association’s general support is important because more than 7 miles of the Creek and 1st
through 4th order tributaries flow through the Strawbridge property. The Elk Creeks Watershed Association is a non-
profit, volunteer organization committed to maintaining and improving the quality of the natural environment in the
drainage areas of the Big and Little Elk Creeks.

Friends of White'CIéy Creek Preserve 7 7 True

The Friends of White Clay Creek Preserve’s general support is important because the Strawbridge property is adjacent
to the White Clay Creek Preserve Big Elk Section, and through this acquisition will become part of it. The Friends of
White Clay Creek Preserve is dedicated to supporting and promoting the natural and cultural resources of the White Clay
Creek Valley.

Brandywine Consén)ancy True

The Brandywine Conservancy's general support is important because it owns lands in fee simple, holds conservation
easements, and has facilitated protection on more than 63,000 acres, most of which is in Chester County. Founded in
1867, the Brandywine Conservancy is a leading local and national advocate for responsible land use, open space
preservation, and water protection.

Mt. Cuba Center ' True

The Mt. Cuba Center's general support is important because it has a commitment to protect the habitats that sustain
native plants. The Strawbridge property supports eleven plant species of concern and three sensitive species of concern.
The Mt. Cuba Center is a non-profit horticultural institute in Greenville, Delaware for education, research, and display of
plants native to the Appalachian Piedmont Region. The Center is active in supporting land preservation in Chester
County, PA and New Castle County, DE.

County of Chester oo True True ‘False
The County of Chester's financial and general support is important because the Strawbridge property is in Chester
County, and the elected officials and residents support the acquisition. The threat of development is a concem for the
residents of the County. In 2013, a mail survey was conducted on behalf of the Chester County Commissioners, and it
was determined that open space, scenery, and rural areas were most prized by residents.

In April of 2016, the Commissioners and The Conservation Fund entered into a grant contract for $5,000,000.00 to be
paid in installments for three consecutive years. The contract will terminate in April of 2019.

'Aéti_v_é":a-rgric_:uiltqrél use? ) :r(ug
A_griculturavl use in Ia;t 3 _ygars_? 'I_'rue_ _

Pl_'irr_\e agri_cultu_ral la_nd? B True
Cause irre\/_ersib}e conversion? False
Only feasible site available? True

Rec'd by Rep. John Lewenestee 3/25/25 in response
to 11/25/24 DCNR Right To Know Request



The Strawbridge property is the only feasible site because it is uniquely situated adjacent to the Commonwealth’'s White
Clay Creek Preserve, Big Elk Creek Section, which in turn is adjacent to the Fair Hill Natural Resource Management
Area in Maryland, a national equestrian center. Preserving the Property would result in over 8,000 contiguous acres of
public open space, including natural areas and farmed portions, and protecting the 668 +/- acres of Prime Farmland Soils
and Soils of Statewide Importance. It is also adjacent to 238.5 acres of preserved farmland in 3 townships in
Pennsylvania.

Project Budget

DCNR Request 3,000,000.00

Match Amount 13,303,780.00

Donated Value

Total Project Cost 16,303,780.00

Percentage of Match 81.60

Project Authorization

Appointed Title Senior Vice President, Mid-Atlantic Director
Signed by Blaine T. Phillips Jr.

Date signed 03/23/2018

Rec'd by Rep. John Lawrence 3/25/25 in response
to 11/25/24 DCNRgRight To Know Request



ACQUISITION SAMPLE BUDGET

Project Costs
Lﬂdﬁs_er_nent Purchase Costs ~ |Amount Acreage
Tract Name oAy o
Strawbridge 2 L $16,215,00Q_ et 582.60
Eligible Costs e Amount 2
Appraisal #1 SE NS 51905
Appraisal #2 / Technical Review y B
Survey B e 515,000
Phase 1 Environmental Assessment $6,500
Title Insurance B 5 1 $40,700
Closing and Recording Fees . $655
Signage 1L _5325
Other Related Costs T _
Consultant Fees - $9,625 B
Total Project Cost 516,303,780
Project Match
Cash Match Source ~ |Amount Pending or Secure
_County of Chester - ) $5,000,000( Secure
PA-DCNR - $2,000,000 Secure
Private Donations $6,303,780 it Pending
Donated Land Value _|Amount Pending or Secure
Total Match Amount 513,303,780
Total Project Cost: $16,303,780
Total Match Amount: $13,303,780
DCNR Request Amount: $3,000,000
Percentage of Match: 81.60%

* Please round down to the nearest dollar amount

Rec'd by Rep. John Lawrence 3/25/25 in response
to 11/25/24 DCNR Right To Know Request



MANAGEMENT LEASE

This Management Lease (this “Lease”) is made this ﬂ day ofﬂﬁp jewmdt. |, 2014,

by and between The Conservation Fund, A Non-Profit Corporation (“TCF”), and the

Commonwealth of Pennsylvania Department of Conservation and Natural Resources (“DCNR”),

WHEREAS, pursuant to an Agreement of Sale dated October 15, 2013, by and between
Timbervest Partners Pennsylvania LLC, as the seller (“Timbervest”) and TCF as the purchaser,
Timbervest has agreed to sell and TCF has agreed to purchase approximately 1,122 acres of land
located in Franklin County, PA, as more fully described on Exhibit A (the “Property); and

WHEREAS closing on the purchase and sale of the Property to TCF is scheduled to
occur on or about August 13, 2014; and

WHEREAS, the parties acknowledge that the Propetty is of significant public importance
for its natural resources and recreation values and compliments lands owned and managed by

DCNR for resource protection and public enjoyment; and

WHEREAS, at this time, TCF and DCNR anticipant that TCF will transfer, sell and
convey all or most of the Property to DCNR, to be owned and managed by DCNR for
conservation and public recreation purposes, once funding from a variety of sources (State, local,

federal, foundation sources) becomes available; and

WHEREAS, TCF has requested and DCNR has agreed to lease the Property for an
interim period commencing on the date that TCF acquires title to the Property and terminating on
the date TCF’s conveys its interest in the Property to DNCR or such earlier termination as
described herein, to ensure the proper management of the Property during this interim period to
protect the conservation values of the Property for the benefit of the general public, and to help
defray from TCF the costs and responsibility for the management, maintenance and operation of
the Property and the improvements located thereon during the interim period, as more fully
described herein.

Rec'd by Rep. John Lawrence 3/25/25 in response
to 11/25/24 DCNR Right To Know Request
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NOW, THEREFORE, for and in consideration of the mutual entry into the Lease,
and for other good valuable consideration, the receipt and sufficiency of which are hereby
acknowledged, TCF hereby leases to DCNR and DCNR hereby accepts and assumes a lease of
the Property, including improvements thereon, in its “AS-IS CONDITION”, including sole
responsibility for the maintenance, management and operation of the Property.

1. Term of Lease. The term of the Lease shall commence on the date that TCF
acquires title to the Property (expected to occur on or about August 13, 2014). The actual
commencement date shall be the date that appears on the deed conveying the Property from
Timbervest to TCF. The Lease shall automatically terminate on the date TCF conveys its
interest in the Property to DCNR. In the event that TCF conveys all or a portion of the Property
to DCNR or another entity, this Lease shall automatically and immediately terminate on the date
of such conveyance as to that portion of the Property so conveyed, but shall remain in effect as to
the balance of the Property until such time as TCF is completely divested of title to the Property.
Any partial termination of the Lease resulting from an out conveyance of a portion of the
Property shall be documented in an amendment to this Lease.

2. Rent. DNCR agrees to pay to TCF & rent equal to One and 00/100 Dollars ($1.00)
for the entire term of the lease. In addition, DCNR shall also assume and pay for the cost of all
maintenance, management and operational expenses incurred in connection with the Property
during the term of the Lease, including utility charges (if any) assessed against the Property.

3 Permitted Uses of the Property, During the term of this Lease, DCNR shall use
the Property for, and only for the following purposes, hereinafter referred to as the “Permitted
Uses™:

a) DCNR shall operate, manage and maintain the Property for conservation
purposes, and shall have the right to limit, control or prevent public access and unauthorized use
of the Property.(_‘l‘here shall be no general public access allowed on the Property until such time
as the fee simple interest in the Property is conveyed by TCF to the DCNR. DCNR may post
and gate the Property, as DCNR deems necessary in its sole discretion.) DCNR shall conduct
regular inspections of the Property to protect against unauthorized use, trespass and vandalism on
the Property and shall provide prompt notice to TCF of any unauthorized use, trespass or



vandalism., DCNR mey, in its sole discretion, sub-lease ar grant licenses to allow the
impruvememsonthePropertytobeusedasneaidanoesinordertoprovideforaﬁﬂlﬁme
presence on the Property. Such sub-leases shall be based on such terms and conditions deemed
reasonable and necessary by DCNR. Such sub-leases however, must provide that the sub-lease
shall immediately terminate at such time as TCF conveys all or a that portion of the Property on
which the sub-leased improvement is located to an entity other than DCNR.

b) DCNR shall, at its sole cost and expense, conduct such routine maintenance of the
Property as deemed reasonably necessary and appropriate by DCNR. DCNR shall assume the
risk of loss or diminution of value to the improvements and the Property occurring during the
term of the Lease.

c) DCNRmaycut,u'imormovesuchlrees,brushandothmgrowthonsaid
Pmpertyﬂ:nmybemsonablynenasmrytomthempertyfordxePeunittedUses,andmay
construct, at its sole cost and expense without right to reimbursement, any improvements desired
bytheDCNRontheProperty.whichmayincludetheoomtrucﬁonoffenca,tmils,madsand
recreational facilities for future use. All improvements so constructed will be at no cost or
additional obligation to the TCF.

d) DCNR agrees that its use, management and operation of the Property during the
term of this Lease shall be in compliance with all applicable laws.

4.  Indemnification. DCNR agrees to pay for any loss, liability or expense, which
arises out of or relates to DCNR’s acts or omissions with respect to its obligations under this
Agwement,vd\ereaﬁnaldetemﬁnaﬂonofﬁabﬂityon&epartofDCNRisestablishedbyaoourt
of law or where settlement has been agreed to by DCNR. This provision shall not be construed
to limit DCNR’s rights, claims or defenses which arise as a matter of law or pursuant to any
other provisions of this Lease. This provision shall not be construed to limit the sovereign
immunity of the Commonwealth or DCNR. TCF agrees to pay for any loss, liability or expense,
which arises out of or relates to TCF’s acts or omissions with respect to its obligations under this
Agtemmt,whemaﬁnaldewminaﬁanofliabilityofthepartofTCFisustablishadbyaeourtof
law or where settlement has been agreed to by TCF. This provision shall ot be construed to
limit TCF's rights, claims or defenses which arise as a matter of law or pursuant to any other
provisions of this Lease.




)

5. Notices, All notices required or permitted hereunder will be deemed to have been
delivered only upon actual delivery thereof. All notices required or permitted hereunder shall be
given by hand delivery, or sent by telecopier, Federal Express or other courier for delivery,

directed as follows:

£ to TCF:

With Copy To:

With Copy To:

THE CONSERVATION FUND
410 Severn Avenue, Suite 204
Annapolis, land 21403

Vice President and Regional Counsel

|

THE CONSERVATION FUND
1655 North Fort Myer Drive, Suite 1300

Arlington, Virginia 22209
Attention: General Counsel

COMMONWEALTH OF PENNSYLVANIA
DEPARTMENT OF CONSERVATION
AND NATURAL RESOURCES

Rachel Carson State Office Building, 6% Floor
400 Market Street

Harrisburg, Pennsylvania 17105-8552

|

Martha Smith, Esquire

Office of Chief Counsel

Department of Conservation and Natural Regources
400 Market Street — 7" Floor

Rachel Carson State Office Building

Harrisburg, Pennsylvania 17105-8767

|

a) Goyerning L.aw, This Agreement shall be governed by and construed in accordance
with the laws of the Commonwealth of Pennsylvania.




b)  Assigns. DCNR may not assign this Agresment and DCNR’s rights as
tenant hereundsr without the written consent of TCF, which may be withheld, in TCF's abeolute
discretion. Such assignment shall mot relieve DCNR of DCNR’s obligations under this
Agrecment in the absance of express release from TCF.

©) Counterparts. This Agresment may be executed in counterparts, all of which
shall constltute one agreement which shalt be binding on all of the parties, notwithstanding that
all of the parties are not signatory to the original or the same counterpart.

d)  Severabilitv/Rules of Construction. If any provision of this Agreement shall be
held invalid, the other provisions hereof shall not be effiscted thereby and shall remaln in full
fores and effect. Rach party has fully considered, negotiated and participated in the drafting of
this Agreement. Accordingly, if any ambiguity or question of intent or interpretation arlses after
tho Effective Date, then no presumption or burden of proof shall arise either favoring or
disfavoring any party by virtue of the authorship of any provision of this Agreement.

¢)  Authorify, Each party to this Agrecment wartants to the other that the
respeotive signatories have full right and authority to enter into and consummate this Agreement
and all related doouments.

) Further Actlons,  Bach party shall execute and deliver or cause to be
executed and delivered any and all instruments roasonably required to convey the Property to
Purchaser and to vest in each party all rights, intorests and benefits intended to be conferred by

this Agreement,

IN WITNESS WHEREOF, the partics have set their hands on the date first abovo written.

WITNESS: THE CONSERVATION FUND
/Z A Non-Profit Corporation
. _ |
By: ﬁ/ Uﬂ Qod«(?. O ()Lﬂ_\
Jbdi R. O’Day

i ident and Regio! unsel
Date: é?‘r l";j?[ Y

Rec'd by Rep. John Lawrence 3/25/25 in response 5
to 11/25/24 DCNR Right To Know Request




WITNESS:

.f"’:-;:—
R
=

/’7

Approved as to Legglity and Form:

e

Chief Counsel —
Dept. of Conservation g

Office/of Attorney Generdl

THE COMMONWEALTH OF
PENNSYLVANIA

DEPARTMENT OF CONSERVATION
AND NATURAL RESOURCES

By: ,JvMM,/ ﬁ M
Printed Name: ZWa/6e A. Plvern
Title: Dep sSfcraErany “THeKS x FOLEs Y

Rec'd by Rep. John Lawrence 3/25/25 in response 6
to 11/25/24 DCNR Right To Know Request
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EXHIBIT A
LEGAL DESCRIPTION

ALL that tract of land situate, lying and being in Greene Township, Franklin County,
Ponnsylvania, more particularly bounded and described as follows:

BEGINNING at a point in or near the centetline of Stillhouse Hollow Road at lands identified on
the hereinafter reforenced survey as Lot C-15P-14A; thence by the same South 35 degrees 44
minutes 24 seconds West 357.34 feet to a pipe found in stone pile at corer of said lot; thence by
the same South 58 dogrees 05 minutes 25 seconds Bast 200.40 feet to a pipe found in stone pile
at comer of Lot C-15P-14 as identified on the hereinafter referenced survey; thence by the same
South 58 degrees 00 minutes 34 seconds East 206.21 feet to a pipe found in stone pile at corner
of Lot C-15P-15A as identified on the hereinafter referenced survey; thence by the same and by
Lot C-15P-15 as identified on the hereinafter reforenced survey, South 54 degrees 12 minutes 03
seconds Bast 249.54 feet to a rebar found at corner of Lot C-15P-16 as identified on the
hereinafter referenced survey; thence by the same South 60 degrees 20 mimutes 43 seconds Bast
245.81 feet to & polnt at the corner of said Lot C-15P-16; thence by the same North 34 degrees
57 minutes 50 seconds Bast 392,30 feet to a pipe found in stone pile at corner of lands of
Michaux State Foreat; thenoe by said state forest lands South 58 degrecs 49 minutes 11 seconds
East 968.30 feot to a rebar found at corner of said stato forest lands; thenoe by the same South 79
degrees 21 minutes 05 seconds East 813.35 feet to & point at corner of said state forest lands;
thence by the same South 03 degrees 47 minutes 32 seconds West 4,189.04 feet to a stake in
stone pile at corner of said state forest lands; thence by the same North 61 degrees 08 minutes 59
seconds West 3,355,36 fect to a point at corner of said state forest lands; thence by the same
South 29 degrees 05 minutes 49 seconds West 5,521,85 feet to a point at corner of said state
forest lands; thence by the same South 61 degrees 10 minutes 23 ssconds Bast 2,608.68 feet to &
pipe found in stone pile at corner of lands now ar fotmetly of Gilford Water Co.; thenoe by the
same South 77 degrees 29 minutes 04 secondz West 2,546.32 feet to a pipe found in stone pile at
corner of other lands now or formerly of Gilford Water Co.; thence by said other lands now or
formerly of Gilford Water Co., North 63 dogrees 09 minutes 26 seconds West 306,17 feet to a
pipe found in stone pile along said other lands now or formerly of Gilford Water Co.; thence by
the same North 63 degrees 52 minutes 36 seconds West 322.07 feet to a pipe found in stone pile
at corer of lands of unknown owner; thence by the same North 62 degrees 55 minutes 51
seconds Woest 812.57 feet to a pipe found in stone pile at lands of unknown owner; thence by the
same North 63 degreea 38 minutes 10 seconds West 2,544.49 feet to a stake in stone pile at
cornier of lands now or formerly of D. E. Hartman; thence by the same North 18 degrees 57
minutes 54 seconds Bast 201,95 feet to a rebar found; thenoe by the same North 25 degrees 36
minutos 18 seconds Bast 865.33 feet to a rebar found; thence by the same and by lands now or
formerly of John Kohler, Lot C-19P-200 as identified on the hereinafter referenced survey, North
26 degrees 03 minutes 56 scconds East 1,403,00 feet to a rebar found at corner of lands now or
formerly of B. G. Rensoh; thence by the same North 24 degrees 41 minutes 09 aeconds East
542.70 feet to a point at comer of lands now or formerly of W. A. Leat; thence by the same and
by lands now or formerly W. B, Brookens, Jr., North 26 degrees 13 minates 14 seconds East
2,107.93 feet to a polot at comer of lands now or formerly of R. J, McKenrick; thenco by the
samo North 28 degrees 25 minutes 19 seconds Bast 174.68 feet to e rebar found; thence by the
same North 24 degrees 54 minutes 47 seconds Bast 1,613.45 feet to a point at corner of lands
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now or formerly of C. R. Forrester; thence by the same North 21 degroes 08 minutes 04 seconds
Rast 400.30 feet to a point at corner of lands now or formerly A. L. Conrad; thence by the same
South 60 degrees 26 minutes 31 seconds Bast 397.91 feet to a corner; thence by the same North
35 degrees 47 minutes 38 seconds East 1,541.46 feet to a point at corner of lands now or
formerly of T. O, Stouffer; thence by the same Noxth 02 degrees 42 minutes 57 seconds West
376.14 feet to a rebar found at corner of lands now or formerly of M, S. Lisi; thence by the same
North 21 degrees 51 minutes 13 seconds Bast 785.03 feet to a rebar found at corner of lands now
or formerly of T. B, Fauver; thence by the same North 38 degrees 06 minutes 58 seconds East
534,77 feet to a rebar found at comer of other lands now or formerly of T. E. Fauver; thence by
the same North 38 dogrees 49 minutes 16 scconds Bast 528.96 feet to a rebar found at comer of
lands now or formerly of Kessler; thence by the same and by lands now or formerly of Cavens
and by Lot C-15P-12 as identified on the hereinafter refexenced survey, South 57 degrees 15
minutes 19 seconds Rast 289.97 feet to a point at corner of said Lot C~15P-12 as identified on the
hereinafter referenced survey; thence by the same North 46 degrees 11 minutes 42 seconds Bast
255.59 feet to a rebar found at corner of lands now or formerly of D, W. Perry; thence by the
same South 52 degrees 54 minutes 41 seconds Bast 998.10 feet to a rebar found at comer of said
lands now or formerly of D, W, Perry; thenoe by the same North 52 degrees 44 minutes 11
seconds Bast 128.84 fhet to a rebar found at ot near the centerline of Stillhouse Hollow Road;
thence in and along the centerline of said road South 61 degrees 53 minutos 50 seconds East
67,93 feet; thence by a curve to the right having a radius of 257.40 feet, an arc length of 141.23
feet, and a chord bearing of South 46 degrees 10 minutes 44 seconds Fast 139.47 feet to a point
in or near the centerline of sald Stillhouse Hollow Road; thence in and along said road South 30
degrees 27 minutes 38 seconds East 275,32 feet to a point at or near the centerline of sald road;
thence by a ourve to the left, having a radius of 359.52 feet, an arc length of 245.37 feet, and a
chord bearing of South 50 degrees 00 minutes 45 peconds Bast 240.64 feet to a point at or near
the centetline of said road; thence in and along said road South 69 degrees 33 minutes 53
geconds Bast 155.73 feet to & rebar found at of near the centerline of said road, the point and
place of BEGINNING. CONTAINING 1,133.1 158 Acres.

BEING a portion of the same which Glatfelter Pulp Wood Company by deed dated June 28,
2007, and recorded in the office of the Recorder of Deeds of Franklin County, Pennsylvania, in
Record Book 3518 at page 142, granted and conveyed unto Timbervest Partners Pennsylvania,
LLC, the Grantor herein.

Rec'd by Rep. JohRe AL AR S5 in response
to 11/25/24 DCNR Right To Know Request




Appraisal
Of
George Strawbridge, Jr.
Elk Creek Préperty
By
Luther Rife

March 2004
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REAL ESTATE

APPRAISAL REPORT
Prepared for
George Strawbridge, Jr.

Elk Township, Chester County 779.9 Acres
Franklin Township, Chester County 919.2 Acres
New London Township, Chester County 19.3 Acres

March 2004

Luther L. Rife, IFAS, CREA .

Certified General Appraiser

LUTHERLRITE RCAL ESTATEOAPPRAISER AND CONSULTAMT




LUTHER L. RIFE

REAL ESTATE APPRAISER AND CONSULTANT

PENNSYLVANIA SYATE CERTIFIED - GENLRAL
NATIONAL ASSOCIATION OF INDEPENDEMT FEE APPRAISERS  IFAS
NATIONAL ASSOCIATION Of REAL ISTATE APPRAISIRS CREA




LUTHER L. RIFE

REAL ESTATE APPRAISER

March 18, 2004

Re: Real Estate Appraisal
Property of Geoxrge Strawbridge Jr.
Elk, Franklin, & New London Townships
Chester County, PA.

Do QUENEED:

In accordance with your recent request and authorization I have
inspected the property referenced above for purposes of providing your
client with an estimate of the current market value. To that end I have
also viewed the neighborhood and pursued such other items as are
requisite to the formulation of a value conclusion.

The property comprises 18 separately identifiable parcels of ground
that, in ‘total, equate to 1,718.4 acres of ground. There are two single
family detached residences with a few small out buildings that are in
fair to poor. condition. At you request I have not attributed a
contributory value to these improvements - although for the record, I
have included photos for purposes of identification.

The following report of 85 pages is the summation of my findings
with regard to the property. 1 have described the land, zoning,
location and other factors that influence value. There are seven small
parcels that appear to be able to be considered as individual buildings
lots, and are valued accordingly. Otherwise, the parcels are valued

on a per acre value.

Based on the data and analysis contained herein; prevailing markat
and economic conditions; my familiarity with the property type and the
real estate market in the community, I have .concluded that the current
market vlaue of the property as presented herein is $ 37,500,000.

I trust that the following report will be sufficient for your client's
purposes. If you do have questions, please contact me. I appreciate
the opportunity to be of service in this matter.

Sincerel

LUTHER L. RIFE
IFAS, GREA

PENNSYLVANIA STATE CERTIFIED ~GENERAL
NATIONALIASSOCIATION'OF INDEPENDENT FEEAPPRAISERS | IFAS
NATIONADASSOTIATIO N OF REAL ESTATE ARRRAISERS  €REA
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SUBJECT OF APPRAISAL

The subject of this appraisal is 18 separately
identifiable parcels of ground, together with the improvements
thereto and thereon, 1located in Elk, Franklin and New London
Townships, Chester County, Pa. The parcels have many features in
common {ownership, locational influence, physical features of the
land) and they are contiguous. Because of these features the
appralser hag concluded that it would be reasonable to appraise
the parcels together without any influence on the value

conclusion. Any particular circumstances will be elaborated upon

as necessary.

REPORTING FORMAT AND INTENDED USER

The following appraisal is categorized as a Complete
Appraisal in a Summary Reporting Format, prepared under Standards
Rule 2-2 (a) of the Appraisal Standards Board, and as discussed

and agreed with the client.

The appraisal has been requested by (INEGINGNGEGD

Attorney, Blank Rome LLP, on behalf of his client, (D
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PURPOSE, DATE AND INTENDED USE

The purpose of the appraisal is to arrive at the current
market value of the unencumbered fee simple interest of the
property as presented herein.

The effective date of the appraisal, or the date which
the value estimate applies is the date of the most recent property
inspection, March 11, 2004.

The appraiser is advised that the appraisal is required
by the client for personal planning purposes. The market value
estimate, however, would be the same regardless of the intended

use, assuming the valuation concept was the same.

SCOPE OF THE APPRAISAL

The scope of the appraisal consists of the following:

° A detailed inspection of the property.
° View of the surrounding neighborhood.
° Gathering of general and specific data related to the

appraisal assignment.

° Verification of data with informed sources and available
public records.

° Comment on trends affecting value including market
changes, area growth and development.

° Consideration of the highest and best use.

Rec'd by Rep. John Lawrence 3/25/25 in response
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° BEstimating the defined value of the property interest
as of the effective date of valuation.

° Application of the Cost, Sales Comparison and Income
Capitalization approaches to value as they apply.

. Communicating the results of my analysis to the client in

a narrative appraisal format.

OWNERSHIP
The 18 parcels of ground are included within £five
conveyances as follows {in chronological order):

1. August 1984. Certificate of Award of Real Estate, Deed Book

B64 Page 175, to Delaware Trust Company, INEEEED
and QU
2. May 1996. Conveyance from (NG - QD

@ i» Deed Book 4049 Page 2075.
3. Maxch 1997. CcConveyance from (GiEEEEEEEEEEEEND
GNP i Decd Book 4158 Page 1495.

4. June 1998. Conveyance from Wilkinson Kemblesville, Inc. to

QIR i~ Dccd Book 4364 Page 823.
5. May 1999. Conveyance from (IIEEEGEGEGEGEEGEGENNENGN - o
G i Deed Book 4577 Page 2362.
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parcel

IDENTIFICATION, ASSESSMENT, TAXES

The 18 parcels can most easily be identified by a tax

number.

The

18 parcels

are

as follows

graphically illustrated later within this report.

Rec'd by Rep. John Lawrence 3/25/25 in response
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Parcel

Parcel

Parcel

Parcel

Parcel

70-5-6
70-5-7
70-5-8

70-5-15

70-5-15.
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Franklin Township

Parcel

Parcel

Parcel

Parcel

Parcel

Parcel

Parcel

Parcel

Parcel

72-6-1

72-6-4

72-6-10

12-6-14

72-7-11

72-7-11.

72-7-11.

72-7-11.

72-7-11.

1A

1B

1Cc

1D

Area

96.7 Acres

71.9 Acres

346.7 Acres

262.2 Acres

2.4 Acres

779.9 Acres

14.4 Acres
370.1 Acres
63.5 Acres
270.1 Acres
13.6 Acres
1.9 Acres
2.2 Acres
2.2 Acres

2.1 Acres
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Parcel 72-7-11.1E 2.1 Acres

Parcel 72-7-11.1F 2.8 Acres
|
Parcel 72-7-13 174.2 Acres :
919.2 Acres

New London Township

Parcel 71-4-32.3 19.3 Acres

Total Acres 1,718.4

The description of each parcel is contained- in a deed referenced

as follows:

Parcel Deed Reference Exhibit

70-5-6 B64 P.175 A

70-5-7 B64 P.175 A

70-5-8 B64 P.175 A

70-5-15 B64 P.175 A

70-5-15.3 B64 P.175 .

72-6-1 4158 P.1495 B |
|

12-6-4 B64 P.175 A

72-6-10 B64 P.175 A ‘

72-6-14 B64 P.175 A |

72-7-11 4049 P.2075 C !

72-7-11.1A 4577 P.2362 E :

72-7-11.1B 4364 P.823 D

72-7-11.1C 4364 P.823 b E

72-7-11.1D 4364 P.823 D |

Rec'd by Rep. John Lawrence 3/25/25 in response
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72-7-11.1E 4364 P.823 D

72-7-11.1F 4364 P.823 D
12-7-13 B64 P.175 A
71-4-32.3 4158 P.1495 B

Assessment Most of the property being appraised is enrolled in
either Act 319 or 515; both of which are agreements between the
property owner and the County whereby the property owner agrees to
limit the use of the land or perpetuate the use of the land (and
not subdivide or develop it) in return for which the County
affords a reduced assessment and therefore a reduced tax
liability. The reduced assessment applies to the land only (no
buildings) and if the covenant is breached there is a formula for
calculating the penalty. The following chart illustrates the
basic assessment, taxes, assessment as enrolled in a covenant and

the reduced assessment.

Regular | Annual Reduced Reduced
Parcel Assessment Taxes Assessment Taxes
70-5-6 $ 222,130. $ 5,276. $ 12,790. $ 304,
70-5-7 $ 151,410. $ 3,596, $ 9,530. $ 226.
70-5-8 $ 886,950. $21,065. $ 45,840. $1,089.
70-5-15 $ 634,960. $15,080. $ 34,630. $ 822.
70-5-15.3 $ 35,100, $ 834, $ 650. $ 15.
72-6~1 $ 85,870. $ 2,502, $ 2,210. $ 64,
72-6-4 $1,804,530. $52,580. $ 51,600, $1,504.
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Regular Annual Reduced Reduced

Parcel Assessment Taxes Assessment  Taxes

72-6-10 $  340,570. $9,924. $ 8,650. $ 252,
72-6-14 $1,396,190. $40,682.  $119,820. $3,491.
72-7-11 $ 304,100. $ 8,861. $123,910. $3,610.
72-7-11.14  $ 62,350, $ 1,817. $ 1,300. s 38.
72-7-11.1B §  69,460. $ 2,024. $ 1,500. s 44,
72-7-11.1C  §  69,460. $2,024. $ 1,500. s 44,
72-7-11.1D  $ 66,980, $ 1,952, $ 1,440, s 42,
72-7-11.1E $ 66, 980. $ 1,952, $ 1,440. $ 42,
72-7-11.1F  §  80,280. $ 2,339,  $ 1,920. $ 56,
72-7-13 $ 849,370, $24,749.  $ 22,000. s 641,
71-4-32.3 $ 287,710, $ 8,083. $ 11,570. $ 325,
Totals $205, 340, $12, 609.

SITE DATA

The property is spread out, primarily on the northerly
and southerly sides of Lewisville-Strickerville Road with small
amounts of frontage on Route 841; Mt. Olivet Road; Walker Road
and Elkton Read. With regard to maps which appear in this report,
it should be noted that Springlawn Road does not exist; Mt.
Olivet is a dirt road in poor condition; Bullock Road is a gravel
road and ends abruptly; School House Road is only paved for 1,700

feet (north from Lewisville-Strickerville Road) and Augustine Lane

Rec'd by Rep. John Lawrence 3/25/25 in response
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is a private lane which only exists for about 400 feet off of
Lewisville-Strickerville Road. What appears to be an abundance of
road frontage could be deceiving. Actually the roads may have
existed at one time or were “paper” streets (existed on paper
only), but what appears to be interior roads of the Strawbridge
property simply are not there.

The total land area is 1,718.4 acres. The paved road
frontages are two lane, two way, publicly maintained roads with a
bituminous asphalt surface. There are no curbs, gutters,
sidewalks or public street lighting - which is typical for the
area. There are occasional storm sewer type inlets along some of
the road frontages.

The overall appearance of the land is that of being
cleared and mostly tillable (about 65 to 70%) and the balance is

in brush and some secondary tree growth. There are very few large

trees. Overall, the land is best characterized as varying from
being level to gently rolling. There are a few areas of steep
slopes.

Exhibit F is an aerial photograph of the property being
appraised together with some of the surrounding area. BAll of the
18 parcels being appraised are noted thereon as outlined in red,
and have the tax parcel noted as well. Other property boundaries

are in yellow. The ordinary tax maps prepared by the County

Rec'd by Rep. John Lawrence 3/25/25 in response
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mapping department are too fragmented to put togetherx.
Accordingly this exhibit is also serving as a substitute tax map.

This exhibit notes the cleared areas; the areas of
brush and tree growth and the location of buildings on parcels 72-
6-14 and 72-7-11. It is also meaningful to nole that parcels 72-
7-11.1A through and including 72-7-11.1F (6 parcels) appear to
have been part of a single-family residential subdivision.
Because of how they will be valued, it is meaningful to be
specific with regard to these lots, They are almost entirely
cleared with a rise in elevation in a southerly direction. Three
of the parcels are below grade along the frontage, however, it
appears that they could be individually developed.

Exhibit G is a similar plan with the properties being
appraised outlined in red and other properties in black. The tax
parcel numbers are noted. Contour lines are at 10 feet intervals
and illustrate the rolling nature of the land, as well as the few
areas of steep slopes. fhis exhibit also notes waterways, ponds,
wetlands and flood hazard zones. The flood hazard data has been
plotted from the most recent FEMA data.

Elk Creek, which flows through the property, is noted,
along with scattered ponds and the flood hazard areas. There are

several small pond sites and small areas of wetlands.

Rec'd by Rep. John Lawrence 3/25/25 in response
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Exhibit H is a similar plan with the property boundaries
in red along with the parcel numbers. This exhibit notes the soil
profile of the land. Approximately 60% of the land is in the
Manor loam series with the greatest variation being the degree of
slope. The profile of this soil reflects suitability for typical
farm crops of the area as well as building foundations. Because
the soils are well drained and permeable, they readily absorb
wastes and are suitable fields for septic tanks. Only 2,9% of the
land is in the Wehadkee and Worsham series which is
characteristics of low lands around steams. The land is best
suited for pasture and not building foundations or on-lot sewage
systems. The other soils fall in between these parameters.
Overall the land use potential as compared to other large land

parcels in southern Chester County, is considered to be good.

(/// A report of title was not available or authorized. It

is assumed that there are, or may be, typical and ordinary rights
of way or easements granted for municipal and/or public utility
use. There were no apparent, known or divulged adverse easements,
encroachments or other negative features noted on or over the land

at the time of inspection.

LOVHER. RIEE RFAL FSTATEIAPPRAISER (NNID\CONSWTANT

1




IMPROVEMENTS

Parcel 72-6-14 for Franklin Township has a very old two
story stone and frame dwelling of 1,580 square feet above grade.
There is a 50% basement with an earth floor. The house is in poor
condition. There are two old frame stables in poor condition as

well.

Parcel 72-7-11 foxr Franklin Township has a two story

single family dwelling, circa 1916, with a full basement and 1,740

square feet of above grade area. The appearance of the house is
fair to poor. There is a two car detached garage and a four bay
metal panel and concrete block machine shed. The condition of

these auxiliary buildings is fair to poor.

A thorough inspection of these buildings was not made,
at the owner’s request. Based on my observation I have concluded
that the remaining economic life of any of these buildings is
nominal and that they lend very 1little to the value of the
property.

The buildings are mentioned merely as an acknowledgment

and at the request of the owner are not attributed a wvalue.

Rec'd by Rep. John Lawrence 3/25/25 in response
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ZONING AND USE

Elk Township. The land being appraised that is situated
in Elk Township is all in a classification designated as R-2
Agricultural Residential District as defined and outlined in the
Township Zoning Ordinance.

Exhibit I is a copy from the zoning map for Elk Township
with the location of the property being appraised noted thereon.
The text of the ordinance as it applies to this classification is

included as Exhibit J.

‘ \h§ Uses permitted by right include such things as
// agricultural |uses; woodland, game and wildlife preserve;
*J g horticultural uses; single family dwellings and customary home

(

;J \vipccupations.

(SN
v \Sl The area and bulk regulations vary depending upon the
use (agricultural use requires a minimum of 10 acres). Basically,
for residential development there are options, but typically two
acres is required per dwelling unit. The actual lot size may be

one acre with on-site water and sewer. If either, or both public

water and public sewer are available, the lots may be smaller.

Rec'd by Rep. John Lawrence 3/25/25 in response
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Franklin Township. The land being appraised that 1is

situated in Franklin Township is located in an area zoned AR -
Agricultural/Residential as outlined and defined in the Township
Zoning Ordinance.

Exhibit K is a copy of the zoning map for Franklin
Township with the location of the appraised property noted
thereon. The text of the ordinance as it applies to this
classification is included as Exhibit L.

Uses permitted by right include such things as
agricultural activity; single family detached dwellings; golf
courses; municipal use; and non-profit parks and recreational
use. Lot averaging of residential lots is permitted. The area
and bulk requirements require four acres for an agricultural use.
Otherwise, there is a two acre minimum lot size, together with

yard, height, coverage, set back and other limitations.

New London Township. The land being appraised that is

situated in New London Township is located in an area zoned R-1
Low Density Residential District as outlined and defined in the
Township Zoning Ordinance.

Exhibit M is a copy from the zoning map for New London
Township with the location of the appraised property noted
thereon. The text of the ordinance as it applies to this

classification is included as Exhibit N.

Rec'd by Rep. John Lawrence 3/25/25 in response
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Uses permitted by right include such things as single
family detached dwellings; lot averaging of residential lots;
agricultural pursuits; and municipal use. The area and bulk
requirements specify a minimum lot size of 2 acres with a lot
width at the building line of 150 feet and at the street line, 50
feet. There are coverage, height, set back and yard requirements
as well.

Currently, much of the cleared area is tillable and
appears to be actively used for agricultural purposes. The brush
and treed areas are held passively and there are two old
residences with farm type auxiliary buildings. Each of the eight
parcels of land meets the respective area and bulk requirements
for that township. The current uses of the land are also
conforming to the ordinances,

It is, perhaps, a coincidence that the zoning for all of
the land being appraised is almost exactly alike. Basically,
residential houses require a two acre lot or equivalency thereof,
and otherwise agricultural pursuits are permitted along with
municipal use and conéervation type uses.

HIGHEST AND BEST USE -~ That reasonable and probable use that
will support the highest present value, as defined, as of the
effective date of the appraisal.

Alternatively, that use, from among reasonably probable and
legal alternative wuses, found to be physically possible,

appropriately supported, financially feasible, and which results
in highest land value.

LYTHER V. RUE REAL ESTAT FAPPRASTIR AIND GO NSUETA NN,
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The definition immediately above applies specifically to
the highest and best use of land. It is to be recognized that
in cases where a site has existing improvements on it, the
highest and best use may very well be determined to be different
from the existing use. The existing use will continue, however,
unless and until land value in its highest and best use exceeds
the total value of the property in its existing use. See
Interim Use,

Implied within these definitions 1is recognition of the
contribution of that specific use to community environment or to
community development goals in addition to wealth maximization
of individual property owners.

Also implied is that the determination of highest and best
use results from the appraisex’s judgment and analytical skill,
i.e., 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 most probable use. In the context of
investment alone an alternative term would be most profitable
use,

Real Estate Appraisal Terminology
AIREA / SREA

Essentially the highest and ' best use 1is the
utilization of a property to its best and most profitable use.
It is that use, chosen from reasonably probable and legal
alternative uses, which is found to be physically possible,
appropriately supported and financially feasible to result in
the highest land value.

Basically there are only two uses which are likely
and/or productive for consideration, and these are agricultural

activity and residential development. For many years residential

LOTHER L/RIFE READ ESTATE APPRAISER AND-CONSUEFAINTD
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development was a small issue in this general area; however,
about 15 years ago residential growth started increasing by
leaps and bounds, and is continuing at this point. Between the
1990 and 2000 census, the population of Elk Township increased
by +31.5%; New London Township by +68.4% and Franklin Township
by +38.5%. Many farmers have relocated, and frequently out of
Chester County having sold their ground for “developers” prices
and purchased good farm ground at a fraction of what they had
received from the sale of their land in southern Chester County.
Based primarily on recent trends of growth;
prevailing nmarket and economic conditions; and other
influencing factors it is the appraiser’s conclusion that the
highest, best and most profitable use of the land would be for

residential development.

LOCATION AND NEIGHBORHOOD

Chester County is located in the southeast corner of
Pennsylvania and is bordered by the States of Maryland and
Delaware on the south and otherwise by the Counties of Lancaster,
Berks, Montgomery and Delaware (in Pennsylvania). The map
included as Exhibit O shows this proximity.

Elk, New London and Franklin Townships are contiguous
and situated along (or near) the boundary between Pennsylvania and

Maryland. Exhibit P is a map of Chester County with these three

Rec'd by Rep. John Lawrence 3/25/25 in response
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townships noted thereon as colored yellow. The area of the
property being appraised is approximated in red.

The area frequently referenced as southern Chester
County, which includes these three townships as well as numerous

other, surrounding townships has, historically, been characterized

as having a rural, tranquil, atmosphere. The primary economic
activity was farming. There was very little industrial
development and not much more commercial development. Beginning

about 20 +/- years ago and accelerating (especially) within the
past ten years, farm ground has yielded to developers and
residential construction. There has been some commercial
development to support the increasing population, and a small
amount of industrial growth. Much of the population of this

-general area commutes to employment in Delaware and Maryland.
Bxhibit Q is a map of the more immediate area which
shows the road system focused on Routes 472, 841 and 896 connected
by numerous township roads. The Route #1 By-Pass and Business
Route #1 are north of the appraised property but do proéide good
service in an east-west direction. In addition to municipal

boundaries and roadways, numerous points of interest are noted on

this map.
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Exhibit R is a map of the “neighborhood” which
particularly notes the single family residential developments
noted in blue ink. It is apparent that residential developments
are appearing throughout the area.

With regard teo the property being appraised; as well as
the surrounding area, there is still a rural, tranquil, atmosphere
—~ which is perceived to be desirable in the marketplace. Houses
in the area vary from small to large and differ in other respects.
The majority of housing appears in somewhat homogeneous
developments and is, therefore, built within the past 10 to 15
years and generally priced from $300,000. up.

In addition to the housing developments already built
and appear on Exhibit R, the appraiser has viewed numerous others
that are currently under construction. In addition, numerous
large developers (Wilkinson, Orleans, Toll, Pulte and Ryan) have
been “stomping” the area looking for parcels to develop.

Overall, the location of the property being appraised is
considered to be good. While there are a few older houses that
are not well maintained, the majority of houses appear to be well
maintained, reflect virtual full occupancy. Values for vacant

land as well as improved real estate are trending upwards.
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VALUATION

There are three generally accepted methods of valuing
real property, commonly known as the cost approach, market

approach, and income approach.

Cost Approach. The cost approach to value considers the

reproduction cost new of the physical structure(s), less all forms
of accrued depreciation (physical deterioration,” functional
obsolescence and economic obsolescence). To the remainder is
added the improved site value to arrive at an indication of the
overall property value.

In order to pursue the cost approach, it is
necessary to have structural improvements. The appraiser has
referenced structural improvements; however, the client has
indicated that they are not to be included in the appraised value.
Accordingly the cost approach cannot be pursued. It is worthy of
note however, that the contributory value of the buildings would
be very small in relation to the overall property value. Pursuing

a development plan would, most likely, require their removal.

Market Approach. The market approach considers the recent sales

of similar property types in the area. Direct overall comparisons
are made between the property being appraised and the recent

sales. Adjustments are made for those features which vary, and
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after all adjustments are made, a conclusion of value for the
property being appraised is reached.

When this method of valuation is used for vacant land,
comparisons are made of other vacant parcels. It is ‘acceptable,
however, to use a sale of land with buildings if the contributory
value of the buildings can reasonably be determined. 1In this type
of situation, the buildings value is deducted from the overall
purchase price to arrive at the land value as vacant. The value
is generally expressed on a per acre basis.

‘When this method is used for a property that has
buildings, comparable sales are researched that also have
(similar) buildings.

With regard to the 18 parcels being appraised, the
appraiser has made inquiry regarding land sales and researched
market data relevant to sales of property. For the three
townships where the appraised property is located, all of the
property record cards were reviewed (there is one property card
for each parcel of property) to note transfers of property.
Because of the amount of data available the appraiser did not
review property record cards for other municipalities, although
file data was considered especially for East Nottingham Township -

which borders Elk Township.
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The appraiser feels that it would be most meaningful to
consider small parcels as individual building sites, and 7 of the
18 parcels qualify for this consideration. The second category
are small parcels which have specific interest in the marketplace,
say from four to twenty acres, and there are three parcels in this
category. Larger parcels (about 20 acres) comprise the third
category, and there are eight parcels in this category. For
future ease of reference, these categories will be referenced as
A, B, and C.

A large amount of data has been collected, verified and
reviewed. The data included in this report reflects that which

has been concluded to be the most significant.

A. Small Parcel Sales - Individual Building Lots,

1. Pax Parcel 72-2-15.2 for Franklin Township. This is a
lot of 2.1 acres with 170 feet fronting on a curve of
South Guernsey and Hillcrest Road. The 1lot 1is
irregularly shaped and has a stream bordering the

property. The zoning is AR (Agricultural-Residential) .

The lot was sold by UG o GEEED
G i~ August of 2001 for a price of

$75,000.
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2. Tax Parcel 72-4-3.25 for Franklin Township. The lot
contains 2.2 acres, being an interior type lot with

limited access and located north of Beechwooq Drive and

north of Hess Mill Road. The lot is somewhat
irreqularly shaped and zoned AR - Agricultural
Residential. The sale was from Wilkinson Landenberg

L.L.C. to CCPSs, L.P. in August of 2002 for a price of
$95,000.

3. Tax Parcel 72—4—4.7 for Franklin Township. The 1lot
comprises 2 acres with 348 feet fronting on the westerly
side of Duncan Lane and northeasterly of Newark Road.
The parcel is somewhat irregularly shaped and has a
stream crossing a corner. The =zoning is AR -
Agricultural Residential. The sale was from—
A T S R A ) 1
March of 2002 for a price of $78,000.

4. Tax Parcel 72-4-35.2 for Franklin Township. The lot
comprises 2.1 acres of land with 322.2 feet fronting on
the westerly side of Franklin Road and northerly of
Walker Road. The lot 1is rectangularly shaped. The
zoning is Low Density Residential (R2, one acre). The

sale was from QUG

@ i November of 2003 for a price of $92,500.

HITHER &, RIES REAL ESTATE APPRAIST RAND)COMNSUITANT
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. Tax Parcel 71-2-82.3 for New London Township. The lot
comprises 2.4 acres with 150 feet fronting on the
easterly side of School Road and south and westerly of
Avondale Road. The lot is somewhat irregularly shaped
and is zoned R-1 Low Density (2 acres). The sale was

£ron QU o 2y

of 2002 for a price of $65,000.

. Tax Parcel 70-2-28.2 for Elk Township. The lot
comprises 2.06 acres with 25 feet fronting on the
southwesterly side of Hickory Hill Road and
southwesterly of Lewisville Road. The parcel is
basically an interior type lot that is regularly shaped.
The zoning is RH Residential (1 acre). The sale was
fron (D i March of
2003 for a price of $80,000.

. Tax Parcel 70-2-28.8 for Elk Township. The lot
comprises 1.07 acres with 114.15 feet fronting on the
southerly side of Hickory Hill Road and southwesterly of

Lewisville Road. The lot is regularly shaped and zoned

RH Residential. The sale was from (D -
D in October of 2003 for a

price of $85,000.
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B. Moderate Size Parcel Sales.

1. Tax Parcel 71-2-89 for New London Township. The parcel
comprises 5.5 acres with 612.88 feet fronting on the
westerly side of Blair Road and southeasterly of West
Avondale Road. The lot is regularly shaped and zoned RA

“ Residential Agricultural (4 acres). The sale was from
A P e S ) 11
October of 2003 for a price of $130,000. or at the rate
' of $23,636. per acre.

2, Tax Parcel 71-3-8.10 for New London Township. The lot
cohprises 7.508 acres of ground with 52 feet fronting on
a cul de sac of Brae Court and easterly of Mt. Hope
Road. The 1lot is an interior type parcel and
irreqgularly shaped. The zoning is .RA — Residential
Agricultural. The sale was from Berlin Construction Co.
Inc. to (NN in November of 2003
for a price of $199,000. or at the rate of $26,505. per
acre.

3. Tax Parcel 71-4-24.2 for New London Township., The lot
comprises 4.1 acres of land with 291.8 feet fronting on
the northerly side of Chesterville Road and easterly of
Lewisville Road. The lot is somewhat regularly shaped

and is zoned R-1 - (residential) at 2 acres. The sale

) was £ron (D
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in March of 2003 for a price of $115,000. or at the rate
of $28,049. per acre.

4. Tax Parcel 72-1-7.1 for Franklin Township. The lot
comprises 8.5 acres of land, being an interior type lot
with limited access and located easterly of Conard Mill
Recad and southwesterly of Pennock Bridge Road. The lot
is regularly shaped and has a stream crossing it. The

zoning is A-R, Agricultural Residential (2 acres). The

sale was fron U o
G i~ scptember of 2002 for a price of

$350,000. or at the rate of $41,176. per acre.

5. Tax Parcel 72-2-19.2A for Franklin Township. The parcel
comprises 4.45 acres of land, being an interior type lot
with limited access. The location is westerly of 0ld
School Rouse Road and southerly of Pennock Bridge Road.
The 1lot is rectangularly shaped. The zoning is AR,
Agricultural Residential (2 acres). The sale was from

D . !arch
of 2002 for a price of $82,000. or at the rate of
$18,427. per acre.

6. Tax Parcel 72-2-71.2 for Franklin Township. The parcel
comprises 4.2 acres of land with 50 feet frohtage on a
cul de sac in Glenloch Drive and easterly of North Creek

Road. The 1lot is irregularly shaped and borders on

LUTHER CKIFE REAL ESTAFE APPRAISER ANDCONSULTANT
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White Clay Creek. The zoning is LDR - Low Density

' Residential (1 acre). The sale was from (D
. G i~ April 2003 for a price of $135,000.

or at the rate of $32,142, per acre.

7. Tax Parcel 72-2-75,1A for Franklin Township. The 1lot
comprises 5.417 acres of land with 50 feet frontage on a
cul de sac of Highland Drive and easterly of North Creek

Road. The lot is somewhat irregularly shaped and is

. * zoned AR (2 acres). The sale was from (N INEEED
G i October of 2002 for

a price of $86,000. or at the rate of $15,876. per acre.
8. Tax Parcel 72-5-27.1 for Franklin Township. The lot

comprises 6.437 acres of land with 436.65 feet fronting

on the southerly side of North Creek Road and easterly
; of Flint Hill Road. The lot is regularly shaped and
zoned Low Density Residential, R-2 (1 acre). The sale
was from (I
in September of 2003 for a price of $175,000. which

equates to $27,186. per acre.

C. Larger Parcels,

1. Tax Parcel 72-1-2.2 for Franklin Township. The parcel
comprises 44.8 acres of land with 564.3 feet fronting on

the easterly side of Blair Road and northeasterly of

LOTHER) L. RIEE REALESTATEIAPPRAIS ER AND\CORNSETANE




Pennock Bridge Road. The parcel is rectangularly shaped
and zoned AR (2 acres). The sale was from _
—to Genterra Corp. in October of 2002 for a price
of $850,000. or at the rate of $18,973. per acre.

J 2. Tax Parcel 70-1-10 for Elk Township. The parcel
comprises 47.3 acres of land with 1,132.43 feet fronting
on the southerly side of Media Road and westerly of
Hickory Hill Road. The parcel wraps around with 100

feet fronting on the westerly side of Hickory Hill Road.

The parcel is unlarly shaped and is zonéd
\ (1 acre). .”The sale was from (D

R-H Residentia

e

in October of 2003 for a
price of $846,000. or at the rate of $17,886. per acre.
3. Tax Parcel 56-3-53.05 for Lower Oxford Townshib. The
parcel comprises 91.9 acres with 2,778.97 feet fronting
on Street Road,. 2,011.99 feet fronting on Jackson School
Road and 1,730.59 feet fronting on Union School Road.
'he _parcel is regularly shaped and zoned R-1 Residential

((1 acrg). There was a vintage house and a barn - both

A\
\in_veTry poor condition and having no contributory value.

The sale was from Penn View Associates to (D
@GP o February of 2002 for a price of

$2,205,000. or at the rate of $23,9393 per acre.
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4. Tax Parcels 72-2-7 and 72-2-7.5 of Franklin Tovnship,
totaling 30.1 acres of land with 400 feet on the
northerly side of Wickerton Road and 1,350 feet fronting

on the easterly side of School House’ggaq. The land is

- k
-~

rectangularly shaped and zoned ARCfi#acreg). The sale

-

28

was fron QI

GNP i Scptember of 2001 for a price of

$537,100. which equates to $17,844. per acre.

. Tax Parcel 69-6-153 (part of) for East Nottingham
Township. The property comprises 60 acres of land with
1,115 feet fronting on Twin House Road; 1,974 feet
fronting on Oaks Road; and 1,050 feet fronting on

Shadyside Road. Thj//EEEEgJMEiS regularly shaped and
. o B
zoned R2 Residentiq;’;(l/z acrqrz The sale was from

‘I.ll.llll.llll.ll.l‘lllllIiiillllll.llllllllllll.|in
December of 2003 for a price of $1,355,000. or at the
rate of $22,583. per acre.

. Tax Parcel 70-2-21 for Elk Township. The parcel
comprises 84.56 acres of land with 1,350 feet fronting
on the easterly side of Kings Row Road and northwesterly
of State Road. The land is irreqgularly shaped and
borders Big Elk Creek. The zoning is R-2 Residential (2

acres). The sale was from Corinth Partners to Bluffs at
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Big Elk Creek in July of 2002 for a price of $1,560,000.
or at the rate of $18,448. per acre.

7. Tax Parcels 71-2-85.3; 71-2-90; and 71-2-95 for New
London Township. The land area is 99.6 acres with 2,110
feet fronting on Pennock Bridge Road and 2,360 feet
fronting on the north side of Blair Road. The land is
somewhat irregular in shape and has two streams and a

pond. The zoning is R-A (4 acres). The sale was from

G i » October of 2003

for a price of $1,650,000. There was a house with a
contributory value of $200,000. which leaves $1,450,000.

attributable to the land, or at the rate of $14,558. per

acre.

There are seven small lots being appraised that are
considered to have the potential of individual residential
building sites. For purposes of comparison, they have been
measured against Group A sales. Adjustments were made for time or
market conditions, size and utility. Several of the lots along
Strickerville Road were 1low in the front and will require
additional site work, which detracts from the wvalue.

There are three parcels in the mid-range of sizes as

categorized by the appraiser. Parcels in this size range are

LUTHERL. RITE REAL ESTATE APPRAISIR'AND CONSULTART
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generally for one or two homesites and not for complete
subdivision. Generally purchasers desire land for the maintenance

of horses, gardening, or privacy. The most approprlate response

to this size parcel is %:n

Again, -adjustmérnts are made for time or market condltions:
and utility.

There are eight parcels being appraised that fall into
the category of larger parcels and comparisons are made with those
cited in Group C sales. The most common adjustments relate to
time or market conditions, size and utility. Overall, the
locational and neighborhood influences are not a large
consideration because of the similarity of the general area.
Large parcels typically include a small amount of marginal use
land, tillable land and a small percentage of brush and secondary
tree growth, Adjustments are typically made to reflect an

adjusted per acre value as a common denominator.

A. Single Lot Sales. Sales 5 and 7 were not heavily considered;

sale 5 because it was at the lowest end of a range, and sale
7 because it was smaller than the typical two acre parcel
requirement. The remaining sales provided a range from

$75,000. to $95,000, 4,}
¢

W
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. Mid Range Sales. Overall, the range of these sales is from

$15,876. per acre to $41,176. Because of the large
" variation, the appraiser has looked carefully at the sales
and concluded that the most appropriate range is reflected by

sales 1, 2, 3, 6 and 8 with a range from $23,636. to $32,14

C. Large Parcel Sales. The range of per acre sale prices ig

from $14,558. to $23,992. Sale 7 is felt to be adversely
influenced by the 4 acre minimum zoning and other features.
Therefore sales 1 thru 6 are most heavily considered and

these provide a range of $17,844. to $23,992. This range is
1
felt to be realistic. i ¥ de
. MIL

It is worthy of note .that 1larger parcels are most
attractive to developers. It is most common for developers to
offer a “large” price for land if there is a contingency thaé
provides for approval of a subdivision plan. Usually the final
sales price is adjusted on the basis of the number of approved
lots. The approval process is frequently in the range of 18 to 24
months. Actually, during this period there is nof really a sale,
but a contingent arrangement, which may or may not come to pass.
It is necessary for an appraiser to be aware of contingent
transactions so that adjustments can be made. Mixing contingent
with non-contingent sales could be misleading. The sales cited

were non-contingent transactions, and the large parcel sales will

LUTHERL. RIFL REAL ESTAVE APPRAISER AND CONSUTIANT
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be valued on that basis. If the large parcels being appraised
were offered for sale to a developer it is likely that the sales
price would involve a contingent agreement (as previously
referenced) and the sale - which would actually take place well

into the future - would reflect a largex value.

As adjusted, the appraiser has concluded that the

following values fairly reflect current market activity.

Tax Land Unit Current
Parcel Size Rate Value
70-5-15.3 2.4 Ac. - $ 80,000.
72-7-11.1A 1.9 Ac. - 80, 000.
72-7-11.1B 2.2 Ac. - 80,000.
72-7-11.1C 2.2 Ac - 80,000.
72-7-11-1D 2.1 Ac. - | 90, 000.
72-7-11-1E 2.1 Ac - 90, 000.
72-7-11.1F 2.8 Ac. - 80,000.
72-6-1 14.4 Ac. $26,000. 374,400.
72-7-11 13.6 Ac. $30,000, 408,000,
71-4-32.3 19.3 Ac. $26,000, 501.800.
70-5-6 96.7 Ac. $21,500. 2,079,050.
70-5-7 71.9 Ac;q7l J?7$21,soo 1,545,850 <—

70-5-8 346.7 Ac. .

21,5007, 454, 050.
\

$21,500. 5&637,300.

'

$21,500." 7,955, 000.
‘/

70-5-15.3 262.2 Ac.

72-6-4 370, Ac.

o
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Tax Land Unit Current
Parcel Size Rate Value
72-6-10 63.5 Aé. $21,500. 1,365,250.
72-6-14 270.1 Ac. zﬁiﬁfﬁiiff3 5,807,150.
72-7-13 174.2 Ac. <h¢3£L§oag: 3,745, 300.
1,718.4 Ac. $37,453,150.
Rounded to $37,500,000.

The market approach to value indicates a property value

of $37,500,000.

Income Approach. The income approach to value considers the total

income obtainable from all sources. From this is subtracted an
amount for allowances, expenses, and reserves to arrive at a net
operating income. This figure is then capitalized by a market
derivéd capitalization rate to arrive at an indication of the
overall property value. This method of valuation is, perhaps, of
the greatest concern to investors who typically consider a variety
of investment alternatives. It is preferable to have the three
prior years operating statements of income and expense for ‘the
property being appraised.

Much like the cost approach to value, the income
approach is typically dependent upon buildings on the land. There
are very limited cifcumstances where vacant land is purchased for
its rental potential and the property being appraised does not

fall into this narrow category.
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The income approach to value, therefore; cannot be
pursued.

SUMMARY

The properties being appraised are located in a part of
Chester County that still has a rural, tranquil type of
atmosphere. Much of the undeveloped land is farmed or held
passively. The 1level of development (mostly residential) is,
however, active. Population is increasing, as evidenced by census
data and Exhibit R notes many housing developments in the area -
with more underway and in the planning stages. Large residential
developers (the likes of Toll Brothers, Wilkinson, Puite, Ryan and
Orleans) are aggressively canvassing the area in search of
évailable tracts of land which they would develop.

As a result of this .interest, prices are trending
upwards. This is true for land which has no approvals in place as
well as for 1land which has been approved for a residential
subdivision.

There are two small houses as a part of the real estate
being appraised; however, the contributory value is small and the
client has requested that they not be considered at all.

The land, considered as an entirety, is above average
when compared to similar size parcels elsewhere. The ratio of

tillable land to brush and trees is somewhat typical, however, the
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percentage of lost land to steep slopes and flood hazard zones is
less than typical.

As noted previously much of what appears to be road
frontage does, in fact, not exist. There is, however, a
significant amount of existing road frontage that would enable
potential development.

Overall - as to location, usability, and other land

features - it is the appraiser’s feeling that the desirability of

the property is good.

CONCLUSION

All of the generally accepted methods of valuation were
pursued; however, as explained, only the market approach to value
could be meaningfully pursued. This is, however, generally agreed
to be the best measure of the actions and reactions of buyers and
sellers in the marketplace - which is the essence of value.

The appraiser feels that the highest and best use of the
property would be achieved and the value maximized by referencing
seven building lots, three “gentleman farm” size properties, and
eight large parcels. Data has been presented in a manner which
supports this premise. It is assumed that the seven individual
building lots are approved as they appear, and that a satisfactory
percolation test for a standard in-ground system could be obtained

as needed. The appraiser has allocated a value to each parcel.
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Large parcels tend to have a greater degree of overall homogeneity
and are therefore valued at the same unit rate. The individual
parcel values are given as a part of the market approach to value.

Based on the data contained herein; prevailing market
and economic conditions; my familiarity with the property type
and the real estate activity in the community, I have concluded
that the current market value of the property as presented herein
is:

THIRTY SEVEN MILLION FIVE HUNDRED THOUSAND DOLLARS

( $37,500,000. )
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to 11/25/24 DCNR Right To Know Request
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