
















wateIways.

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

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€ 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 recreationalfacilities to promote and facilitate healthy lifes$les among residents of
allages.

Objectives:

9.6 lncrease the usability of park areas for diversified activities and progmms.

9.11 Encourage communig 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 OTl25l2O12 The Oxford Region Multimunicipal Comprehensive Plan
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The Oxford RegionalMultimu_nicipal Comprehensive Plan includes the municipalities of East Noftingham, 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 encourag-es the Township to:

Preserve and Promote Agriculture
'Agriculture is the primaryland 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 waynototite is a priority
for the Region."

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

Chapter 5: Land Use Goal
Provide for orderly growth and development by identifuing regional and local centers for groMh; ensuring compatibility
between present and future land uses; and establishing a balance between groMh, transportation, and the prdtectionof
resources that define the Region's rural character. (p. 5-l )

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 qualityDoftrllfe 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 hnd
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 quality-of0life. (p. 12-1)

Chapter 14: Scenic Resources Goal
ldentiff, protect, and maintain the integrig 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 conidors, 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 03/15/2003 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 anl 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.4142)

B. Establish Natural Areas Networks as priority networks for nalural areas and corridors for protection to support the Elk
Creeks Watershed's diversity of native plants and wildlife (p.421

lnitiative 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 lnitiate Grassroots Stewardship lnitiatives (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)

NationalWetlands Inventory & Hydric Soils (P. 57)

Biodiversity (p. 58)

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

Riparian Buffers (p. 60)

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+elated 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 201 *201 9 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 2.25mile Springlawn Trail held
and managed by the township, is adjacent to the White Clay Creek Preserve Big Elk Creek Section, and also to 87.&
acres of preserved farmland eased through the Chester County Agricultural Land Preservation Board.

Franklin Tortrnship True

. . ; ;.:,.t*i;i,1.;i . t .i=j:,_._ j .ri.;iii;i::i:.'..,:ti:.,,,::,,rg,,,

,Fr<iibctliiCifhEis ' -, .. ' ::.1 i r

ii-i-{'--::--::-'T..T;,---, . j: -:1".-. '- .,"::. . . ': . .-,,.,
o;s;";;;til
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Franklin Township's general_sup.port is important because a portion of the Strawbridge property (property) is in the
township, and the elected officials and residents gtpport the'acquisition. The eropeiy ii sfecmchry inenlioneo in tfrefrgLfttn Townslip Comprehensive Plan as a worthy candid_ate tb be preserveO tir. g-'31. fiie Froperty iJ iOjacent to otfrerpublic lands in Franklin Township including the Whiie Clay Creek Preiserve aig Eir Crd.ir siaioi,mlzZzzlacre t'.taturat
Lands Trust Peacedale Preserye, and also to 34.7-acres 

-of 
preserved farmlan? eased through th; Chester County 

- -
Agricultural Land Preservation Board.

New London Township True
New London T.ownship's general support is important because a portion of the Strawbridge properg (Property) is in the
township, and the elected officials and residenis support the acqdisition. The property iC iOjicent to 116.2-acres of
preserved farmland eased through the Chester County Agricultdral Land Preservbtion goard.

Chesapeake Bay Foundation ' True
The.ChesapeaklBay Foundation's_general support is important because the Big Elk Creek is within the Chesapeake
Bay Watershgd. The C.hesapeake Bay and its iributaries ire truly a national treaiure. Founded in 1967, ttre CnJsifeafe
Bay Foundation is the largest independent conservation organizition dedicated solely to saving the Bay.

Elk Creeks Watershed Association True
The Elk Creeks Watershed Association's general support is important because more than 7 miles of the Creek and lst
through 4th ordertributaries flow through the Shawbiidge propbrty. The Elk Creeks Watershed Association is a non-
profit, volunteer o-rganization committed to maintaining -nd improving the qualily of the natural environment in the
drainage areas of the Big and Little Elk Creeks.

Fiiends of White Clay Creek Preserve True
The Friends of White Clay Creek PJeserve's general support is important because the Strawbridge property is adjacent
to the White Clay Creek Preserve Big Elk Section, and ihrough thib acquisition witt become part 6f il. ttre Fiiendsot
\Mite Clay Creek Preserve is dedicated to supporting and promoting tlie natural and cultural resources of the White Clay
Creek Valley.

Brandywtne Conservancy 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 Cheiter County. Founded in
1967, the Brandyrine Conservancy is a leading local and national advocate for responsible land use, oftn space
preservalion, and water protection.

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

County of Chesier True True False
The County of Chestefs financial and general support is important because the Strawbridge property is in Chester
Coun$, and the elected officials and residents support the acquisition. The threat of developmerit is-a concem for the
residents of.the.County. ln 2013, a mail survey was conducted on behalf of the Chester Coung Commissioners, and it
was determined that open space, scenery, and rural areas were most prized by residents.

ln 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 conbact will terminate in nfrit of 2019.

Active agrlcultural use? True
Agricultural u9e in last 3 yqars? True
Prime agricultural land? True
Causeirreversibleconversion? False
Only feasible site available? True
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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 lmportance. lt 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 0312312A18
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ACQUtS|TION SAMPTE BUDGET

Total Project Cost s16,303,780

Total Match Amount s13,303,780

Total Project Cost:

Total Match Amount:
DCNR Request Amount:

s16,303,

S13,303,

Percentage of Match

Landf Easement Purchase Costs Amount Acreage

s16,215,000 982.60

Amount

S1s,92s

$g,e zs

Closing and Recording Fees

Troct Nqme

Strawbridge 2

Phase 1 Errvironmental Assessment

Consultant Fees

$rs,ooo

S:zs

S6,5oo

S6ss

S4o,70o

Costs

Su rvey

Title lnsurance

Signage

Other Related Costs

.Appraisal#1
AppraisalH2 / Technical Review

Project Costs

Cash Match Source Pending or SecureAmount

Private Donations

55,ooo,ooo

$6,303,780

s2,000,000

Secure

Secu

Pend

County of Chester

PA-DCNR

Donated Land Value Amount or

Project Match

* Please round down to the nearest dollar anrount

87.60%
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MANAGEMENT LEASE

This Management Lease (this "Lease') is made this taay ot4$fu*bv---20rc,
by and between The Conservation Fund, A Non.Profit Corporation ("TCF"), and the

Commonwealth of Pennsylvania Deparlment of Conservation and Natural Resources ("DCNR').

WHBREAS, pursuant to an Agreement of Sale dated October 15, 2013, by and between

Timbervest Partners Pennsylvania LLC, as the seller ("Timbewest") and TCF as the purchaser,

Timbervest has agreed to sell and TCF has agteed to purchaso approximately lrl22 acres of land

located in Franklin county, PA, as more fully described on Exhibit A (the "Property); ano

WHEREAS closing on the purohase and sale of the Property to TCF is scheduled to

occur on or about August 13, 2014; and

WHERBAS, the parties acknowledge that the Property is of significant public impor&ance

for its natural lesoul'ces and recreation values and compliments lands owned and managed by

DCNR for resource protection and public enjoyment; and

WHBREAS, at this time, TCF and DCNR anticipant that TCF wilt hansfer, sell and

convey all or most of the Property to DCNR, to be owned and managed by DCNR for

consewation and public recreation pulposss, once funding from a variety of soulces (State, local,

federal, foundation sources) becomes available; and

WIIEREAS, TCF has rcquested and DCNR has agreed to lease the Property for an

interim period mmmencing on the date that TCF acquires title to the Property and terminating on

the date TCF's conveys its interesr in the Property to DNCR or such earlier termination as

described herenl to ensure the proper management of the Ploporty during this interim period to

protect tho conservation values of the Property for the benefit of the general public, and to help

defray from TCF the costs and responsibility for the managemenf rnaintenance and operation of
the Prcporty and the improvements located thereon during the interim perio4 as more fully

de.scribed herein.
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NOW THERBFORE, for and in considaation of the mutual entry into the Lease,

and for other good valuable considoration, the receipt and sufficiency of which are hereby

acknowledgd TCF hereby leases to DCNR and DCNR hereby accepts and aszumes a leaso of

the Proporty, inoluding impmvements theteon, in its "$!$!IDIX!QDI"' including sole

rasponsibility for thc mainteaance, management and operation of tho Property.

l. Term. of Loase. The term of ths Lease shall mrnnencc on the datc lhat TCF

acquireo title to the Property (expected to occrr on or about Augttst 13, 2014). The ac'fital

commencement dat€ shall be the dato that aprpears on the decd conveying tho Propccty from

Timbervest to TCF. The Lease slrall automatically tannina@ on the date TCF conveys its

intcrsst in the Property to DCNR. In ffrs ovent that TCF convoys all or a portion of the Propcrty

to DCNR or anolher entity, this Lease shall automatically and immediarcly brminate on the dats

of suoh conveyaneo as to thatportion of tlreProperty so convoyed, but shall remain in elhct as to

the balance of the Property until such timo as TCF is completely divesrcd of tifle to ttro Proporty.

Any partial ermin*ion of the I*ass resulting from m out convolnnpe of a portion of the

Property shall be documented in an amondment to this Leaffi.

2, BsAt DNCR agrces to pay to TCF a rent equal b One and 00/100 Dollars ($1.00)

for tlp otire term of the lease. In additiort DCNR rhall also assumc and pay for the co* of aU

maintenance, managcment and operational expenses incuned in connestion with the Propeny

duing the tern of the Lcaso, inctuding utility chargee Gf any) asse$ed against the Property.

3. Pprmitted Usss.pf tho Propsrty. During the term of thie L,ease, DCNR shall usc

the Pmperty for, and only for the following purposes, lreneinafter referred to as ths'?ermitted

Useset:

a) DCNR shall opera!0, manago and mnintain the Proporty for oonservation

prxposes, and shall have ths right o limit, conuol or prevent public accecs and unaulhorizcd us6

of ths Propcrty.t*r* shnll be no gcnc,ral public acoess allowed on the Pmperty undl such time

as tlrc fee simple intenest in 6e Propsrty is conneyed by TCF lo ths DCNR. DCNR may post

r qud garc the hroperty, as DCNR decrns nec€ssrry in its sole discr€don)DCNR shall condust

rogrlar lnspectiong ofthe Propsrty to protect against unauthorired use, trcspas and rradalisnr on

[re Property and *all Fovide pronpt notioc to TCF of any mardtorized u,eo, Eespass or

{'1"
. ('FIJ

Lts". $
tt.t\5 .

n'+ft
\LLL9
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vudalim. DCNR mcy, in lts sole disouion, n$-l€ase or grot licensos to atlow ths

ir4prorrements on tbe Proparty to bo used as reside,noes in order to provtdo for a full time

prcsgnoeotrthoProperty. Suefisublesesshallbghssdon$16ttrmEandconditionsdcemcd

reason$lo and neceseary bV DCI{R. Suoh gub.lcascs hourcvor, must plovide fiat lhE sub-lsorc

sha1 immedidety tornfnde d n1oh dmc as TICF oonveys all or a that portion of tte Property on

whichlhe sub-loared inprovrmentis logd€d b m ontity otrerthsnDCSIR

b) DCNRshall, atits sole cootd €rxponso, oonduot sughrcutine mainfnsrce of 6P

P[opqty as deemsd rcasonably mc€ssily and appoogiab by DCNR. DCNR slu[ assumc tho

dsk of loss q dhinution of valuo to tb lnpovemeofs 8d the hopfity occurlng duri0g tb
tonn ofths Learc.

o) DCNR a1gy qrt, ttim c rcmoyo sucfi bcos, brush and olher growth on rald

plop€rty thd,may be rsasonably nscossart/ to rrso fte Pmpofty for dre Psnined Uses' and may

congtlctr d ib soto oost and oEenm wilbout rist t0 rolmbunsmot, any inrprovmts dedrd

by tb DCNR on lhs hoperty, yfiich may inctudo tro constrptlon of fenceq tratls, rc8ds tnd

rrecndional faoilidss for ftrfu,e uso. All lmporromens so consfuobd will be at no coct or

addidond obligEtion o lhe TCF.

O DCNR agpos frtt its uso, mmrg€mmt and opcmtion of &s hopsrty drring the

tem of fiis L€aso shalt bc ln conplianoo wifi dl appllcohla lmn'

4, Indcmqtfication. DCNR agr€cs to poy for my lo$' tiabinty or exDsnss, vhtc;h

6.lssg out of or rclatss b DCNR'g actr c missions wift tospoct to itr obligdios undq thls

Agreernot,cftor€afnal deerminadonof liablllty on6s putofDCt'lRis€sbblishcdby acourt

of taw orvhos s€iltl@&t hag bom agfeod to by DCNR. This povirion rhall not bc cmcmrcd

to limit DCNR'g ddtrs, claims or dsfom which arirc ao I trutbr of law or purflimt to any

otho provisions of 6is Loaso. Tbtr provision chalt not bc cmstnrcd to limit tb eovorolgn

immuntty of ths Commonurcafth o DCNR. TCF agrces to pry for any loss' Iisbiftry or crp€osor

qfrich arisss ou of or rulabs to TCF s asts or omisdons wi0r t€sp€cf b its oblig8iors tmds &le

Agrc€m€of, urhsrc a final dsffinindimofliabilityofthepartof I1CF i8 €shbtishod by aoontof

lcw or uihre 3pdmsnt has b€@ agford to by TCF. this povirion shall rot be oonslnlod b

lfunit IICF g dghts, chims or de,ftnsor y,tich eriss as a msttcr of tarv or punuatrt to my othor

prrovlsiom of lbis Laso.
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5. Notioc* All notices rtquircd u pernitted hercundec wtll be dcemed to hfl,s bocn

tlslfttund only upon acntsl dofiuy th€r€of. All notioss required or permitted hmmder shsll be

givo by hmd dellrrcry, or srt by tslscodor, Fedenl Erpross or o&tr corrior for dellvery,

dircabd as follorrys:

lf toTCP: TI{E CONSERVATION FTJND
410 SeveenAvonue, Suib 204

mdRoglond Counml

WithCopyTo: TITE @NSERVATION FT,]ND
1655 Norlh Fort Myer Drirrc, Suhe t300
AdhgtoqUryida Tli209
Afrootion: Gosal0ounsol

Ifto hrchaser: COMMONWBALIH OF PE{NSYLVAI\IIA
DBFAIUIMts.IT OF @NSERVATION
AT.ID }iIATT'RAL RESOTJRCBS
Rrdhd Carson Sbb Ofros Building,66Floq
400lvla*€t S:ts€ot

t?105{552

WithCopyTo: l&re8Slrillb BEqdrc
Offosof0hief Cormssl
Depffinmt of Conscnradon and Nonal Resrucas
IOO trf*et Sneet-flfbor
Rsohel Corsol Stato Offios Building
Harishng Ponnsyh,uie l7l0i-V167

6, Miscsllm€ousPmvisions.

a) GowmhslCry. Thir Agrcermt stdl bo gorremed by ad conshrcd in aooodancc

with the laws of the Commonrvealth ofPeonsylwoia.
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b)Atr@,DCNRneynotost$tht'Agreus'rtsndDcI{R'srighffias
Onaot lrsrcrmdor wtthout &o wrlmo commt of TCF, wblch nay bo withhld, ln TCFI rbsoluA

digectiq1 lluo; udgnnmt shall not rsllws DCNR of DCNR'I obligndonr utdct thls

&treomq* in tho abconce of orprcm rcloaro fton ltCF.

c) Srg@ffg. 11rh Agmont may bo orccutod in couaterrpartr, sll of whlch

rlrall mnrdnrb ons ajrc€malt uftloh rtralt bc trinrtlng on all of tb partlc, notwlth*andl$ thtt

rlt of &c padss a€ not dgnabry to tlrc dgind c &o ramo oomtocpart

O Samrbllltv/Rdc otcoptnrcilon. If any provbion of eis Agrccnrcntrhall b
lpld lnrallq thc o&il pnlovldone hatof slull not bc aftomd Seoby aod thsll mdn ln ftll

foroo srd oftot Brch paily has flrlly conridmcd, nogodatod and pqntdpabd tn tho dreffng of

drls Agpg@6t Aooordn$n if any ansguity or qucetlon of inffi c tnorprsnfon arhe afrcr

tho ffiootivc Ddq lht no prcsmpdon ol burdon of pmof aholl ulto d6c Fvqing or

dlftvodng ary prrty by virtuc oftho auttroreftlp of any prcvlrlon of tbie AgnpcrmL

c) ASd[t Bssh party t0 frb ,1ercffi warffi to tlu othu 0rat tho

36gp€odw clgnabrio bavo ftrll rlsb md dtfuig to mh into od omrumnato ftir Agrcqn€d

rdsll drtod dmunots

O eflht.lleflQlt Eaoh pcty Sall exsotilo and dcltwr or causo to bo

qccndpd gnd &livood auy rnd all insttuonls naronrbly rcquiFd !o oonvty Sc Plopltly io

purohasor and to vset ln oac,[1l6rty rI dglds, itilEr€rts and bocfits itudod b bo oonftflld ldy

thisAgrcornent

IN WffNBSg $mnREOF, trs putics hillc 8d &oh bands on tbs dnn f* Sovo rvrittsn'

WTINBIIS: THE OONSNRYATTONTUND
ANon-ProfltCorPontbn

Btr
R. O'Day

and

a
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THE COMMONWEALTH OF
PENNSYLVAI\IA
DEPARTMENT OF CONSERVATION
AND NATT'RAL RESOURCES

By: A*,/ A Z/a
PrintedNamoz 2epr6l A. Vdturp
Title:vez sFcaeratl 74tJ1s t FalEsRl

WITNESS:

Approved as to

Chicf Counsel
Dept of Resources

ht'+a

/' / * a/n'
omcofrenorneyGenerdl t
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NXUIBITA
IBI}ALDBSCRNflON

AIL thattaotof hnd dtuatElyiw and bolng in choono Toumrhip, Franklin county,
Ponncylvanla, moro pardcuhly boundod ad doscrlbed rs bllows:

BBOINNINC at a point in or nou tho conlodino of Stillhouo Hollow Road at latrds tdontlf,ed on
&o horcinaftor ro&ronepd gun oy as tot C-15P-I4A; thonco by tho rams Souh 35 dogrt€s 44
minubs 24 rcconde Wert 35?.34 feet b a ptpc found ln stons plle at comcr of said loq ftorcc by
ths sams Sor$h 58 dogro€s 05 mlnrilse 25 gcoords Bast 200.{0 Sot to a pipa foimd ln stono pllo
at cornor of [.ot C-l5P-14 os ldmtlfiod on the h€relnrftor rvformced mnloy; thsncs by tho enre
Souft 58 dogtcos 00 minutor 34 seconds B!sr?tr6.21fbot to a plpo found in stono pilc * cornc
of LptGISP.ISA asidcntifiodonthchcoiraftprlofuinccd euwy; thcnco by&osrlo andby
Int GISP-1S as ld€dtfed on ths hsrelnafor rcfonnced swW, Soutr 54 dogreos 12 ninuter 03
scoondE Esst 249.54 fest to s rtbar found at oornor of lot GISP-16 m idontlffod on tho
hsrolnafior refepncod rttrwyi thonco by tho samo Soutb 60 dogrces 20 mhnhs 43 seoonds Bast

45.q1 &d to a polnt A tho oorner of stld td G15P-16; thsnoo by ths ssmo North 34 dogroos
57 minubs 50 soconds Batt 392,30 Sot to a pipe frund ln cono pllc d cornar of lands of 

-

Mlchoux Stab Forcrf, thenoo by said rhlo ftrort lmds Sou& 53 dqrccc 49 minuhr I I ssgonds
Ea$ 968.30 ftdlo orcbar ftrud at comer of satd smlo forcrt lande; thouoo by thc oamo South 79
dcgu 2l minuhs 05 s€oondsBnt 813.35 6e to apolrt atcomcofsaid gdrts forest landsi
tr!n06 by tho nno SouO 03 dogtoos 47 nhut€s 32 soconde Wst 4189.04 frot to a ghke in
ltmo pllo at oomor of ssld shto ftrut lands; thenco by tho srsre Nofih 61 dogroos Og mlrubs 59
wonds Wst 3"355,36 ft6t !o apoiilatcorncof said gtato brcrt hnds; thuos by tho oamo
Sou&29 doglos 05 ntnr$os 49 sooonds Wost 5,521,85 ftotto a point at comcr of satd steto
forca laills; lhmcc by tho mmo South 61 dsgscs 10 minutos 23 soconds Bast 2,608.68 ftd b a
ptpo fornd tn stonc pilo at oornr of lurds mw o formcrly of Ollford Wator Co.; themo by tho
eamc llouh 77 dognoos 29 rnhutrs 04 oeaonds Wost 2,546.32 &et to a plpc fourd ln Suraplle at
oornorofothsrhndsnoworformclyof Gllford WrHCo.; thmoo bymldotborlan& norlor
formcty of Otlbrd Srator Co., Norlh dJ dogtocs 09 mim$as 26 sccords UrGst 306.17 ftot to a
plpo found ln rbm pllc almg sntd otlra lodr now c formcly of Oilfrnd Wator Co.; thonoe by
ths ssmo Nodh 63 dogr€ar 52 mirn&s 36 sccotds U/cst 322.07 Sol !o a ptpo folnd in etono piio
atconsoflards ofrmhown oilnor; thnncobythosamcNorth@ dogrced s5 dilnutss 5r
e€cond8 WBtgl2.5TfodtoapipofoundingbnsBlloatlando ofuoknownownor; ffEncs b'r 0F
smo Nodh 63 dogrooe 3t nlnrrcs l0 ssoonds wrrlr2,544,49 fea b a sbko ln rhno pilo at
corns of lands now or fcmorly ofD. E Hartmaa; thcnco by tho eame North lS dogt€os 57
mlnutos 54 econds Bast 201,95 b* to a rdr foun{ rhcnos by tto rmo Nodr 25 dcgrc€s 36
mtnubs 18 sccondt Bst 86533 bd to a robr foud; lbom by 6o sam€ ald by lrnds now or
fottttclyofJohnKohlq, L,otGl9P-200asidostifiod onihohorshaftunftaasod ernvcy, Nortf,
26 dogrcos 03 mi$rbs 56 rmdr Eart 1,403,00 &d b a rcbsr fourd at cotner of tandg now or
bmcly of E. G. Rrasoh; thonco by the sarns North 24 dogrcor 4l mlnutos 09 scoo1{r Bmt
142.70 ftffto a point at conn of lenrls now c btrncrly of W. ,4,. Ir{i eonoo by tho cano and
by landr now or 6mcly W. B Brmlrcns, Jr. Nortl 26 dogrooa t3 Etnubs 14 sa@u& Bsrt
2,107:n ftot to apolnt at oornsr of lsnds now or fonncp of R. J. MoKqdd$ thonoo by tho
ssno North I dqrcos 25 mlnubs t9 scconds Ba$ 17{.68 fest to a rcbu bun{ tharc by tho
samc Nodt 24 dqnos 54 mlnutor 47 rcconde East 1,613.45 ftct to spoid d cor6r of ftiods

hg! t of2-ta6rl D!mrt*|o
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now or fofltrorly of C. R. Forrtst€r; thonco by the samc Nodr 2l dogrtor 08 ntnues 04 scconds

ii;t 4b0:t0 ftot to a point * com* of lands now or ftrmody A. L. Conrad; &onao by the 88ry

dftia0arsgogze infnutes gieooonng BNst 39?.91 ftst t0 acomor; thenco bytho gomoNorlh

ii Oo$t* l--? minutos 3E rconds Bart 1,541.46 foot to apoint at-cmnr of lands now u
i.trf;i o1t. O Soumtr Ut** UV tno samo North (D dogros 

^+?-*1n 
nut 5? asonds West

iZif l h"t to a mbr ftturd at m'mor of landr now or ftrmcrly of M' S. Lisi; thsco by tho rams

r,,l"rrft ziCrgr"r jirn rrr tl r*onlr Bast ?85.03 feot lo o rnbsr bund at oompr of lrndr now

;; ffi;1y[f T. B. Faner; tbenco by tho 9nm9 Norlb 38 dcgreeg Q6 
minnor 58 scconds Bast

ai4:t il 19 s robn ftund Et cornar otothor lands now ot fomedy of T. E Fawor; thoco bry

rhs samc Nortb 3 S dogltos 49 minutos I 6 sgrrdr Bast 528.96 fcd b a rsbsr fuud at cmsr of

hrdr;;;;fotmdioffclsta; thoncc by thc samo ard by lands nowfffonnodyofCavan
*d by l"tebF-ri'g3iamnnoi onths drchaftarrutucnaod ffinryyr llouth 57 degroor t5

,ioufo ig rocon& nnies$ioor o a pon* at oorntr of cald lrt GlSP-r2 as idoffiod on tho

nro|*not t n*t *e et"noyl tbmoo by rfr's sme Notth 46 dogtgoo { mirnrbr 42 scomds Brg1

iSj.Sf rut to a rcbar mJii cornon oitands now or btuorly of D. !V. Pcrq6l$onoo by q 
.

t ru So,rft 52 dogtrcs 54 r,l*t"r 11 eeconds gut 993.10 fcit to a rcbr fourd at oornor of raid

hd;;il; iornfuiy of p. W. Porrr thmoc by thc srmo Nodr 52_degrsss 44 nt6rsl I 
-

r*nOi garr f ?f.Ba ibJ m . r*ar fi nC rt a nsrr ths cootcdino of Stillhouge ltrollow Road;

ffi;fnrd atong &o ccrmrllno of said rord thuth 6l dogreos l3 phmc 50 seoonds ErS

;7.9t-fi{ 6** 5y r 
"uti 

o thc dght hcylng a radus oizfl ,40 fcct, m uo long$ of 14123

[g; *d ; dr*d Lifuing;i s"utL ae 
-Asgroos 

t 0 mindos 44 sogonds E08t I 39.47 ftet !o a poittt

h; n*r 0,r oenhdirolirru Sdtlhou; Hoilow Road; tlmoo ln rnd alone ryld ru{ *m P
doqrc6s2? mlnubs $ so-ffiEast2?5.32ftot b apolotatornoartho csrtsllneof scldmad;

ffi;b!t;""*; t'i;i;& hctttttg t radluo of 359'iz ea, an arc-longlh of245'37 ftct" and a

.t"rO6i.l"S tf SJ,ltr SO ALg,*tbO dnrter +l ncods Bsst 7i10.64 f&t b a lnln at c ncar

tllo c@ttdof sstd loadi ft;noe h and alorry rald roed $outh 69 dsgr68 33 mlnutos 53

scoonds Brgt 155.?3 not ti arOarfoundatolnortths conbrlinsofsaldrcod,thopolntand
plmo of BEOINNINO. COMAININO I'133, I 158 Aqts'

BEING a por&noftbo ramowiidt0lffilhrnb-Wood Cgp1rr.f ry dood dntcd Jrmo 28'

t00?, ntdiocrdnhrhr-;n;ofUnro*Ucroiuoeasortrhsoutncounty, Pcnnrylvrnia'.ln

nipoiOgook3sls atprgo l1t gr.otudrdmnrru5nd rntofimbcvpstPdno$Pcruylvanla,
tLGtheOnmhodr
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REAL ESTATE

APPRAISAL REPORT

Preparcd for

George Strawbridge, Jr.

Elk Township, Chester County

Franklin Township, Chester Counfi

New london Townshlp, Chester 6unty

Mardr 2004

779,9 Acres

9L9,2 Acres

19.3 Acres

Lr.rther L Rife,IFAS' CREA

Certified General APPraiser
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LUTHER L. RIFE

REAL ESTATE APPMISER

March 18, 2044

Re: Real Estate Appraisal
. Property of George Strawbridge Jr.' Blk, Franklin, ti New London Townships

Chester Gounty, PA.

Du"r(-,

In accordance with your recent request and authorization
inspected the property reforenced above for purPoses of providin
clie-nt wlth an 

-ostimate of the current market value. To that end

I
g
I

have
your
have

also vlerved the neighborhood and pursued such other items as are
requisite to the formulation of a value conoluelon.

The property comprises 18 separately ldentifiable parcels of ground
that, tir't6tal-,'e{uate io L,?L8.4 acres of ground. There are two slngle
family detached reeidences with a few small out buildlngs that are_ in
fair to poor. condltion. At you request I have not attributed a

contributoiy value to these lmprovements - although for the record, I
have included irhotos for purposes of identification.
' The follorving report of 85 pages is the summation of my findlngs

with regard to the -property. I have desoribed the land, zoning,
locatlon and other faciors that influenco value. There are seven small
parcots that appaar to be able to be consldered as individual buildlngs
Iots, and are 

- lalued accordingly. Otherwise, the parcels ar€ vduod
on a per acre value

Based on tlre data and analysis contained herein; prevaillng markbt
and. economic conditions; my familiarity with the property type and the
real estate market in the comnrunlty, I have .concluded that 'thb current
markel vlaue bf tne property as presentod herein is $ 37,500'000.

I trust that the follorving report will be sufficient for your cllontrs
purposes. If you do have quesfione, please contact mo. I appreclate
the opportunity to be of servlce in this oatter.

L L. RIFE

PCNNSYTVANIA STATE CERTIFIED . GENER/{T

NATIONAI ASSOCIATION Or INDTPENDENT ttE APPRi{ISERS lFAs

NATIONAI. ASSOCIATION OF RFAI. TSTATE APPMISTRS CREA

IFAS, GRBA
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SUBJECI OF APPRAISAI'

The subject of this appraisal is 18 separate-Ly

identifiable parcels of ground, together with the improvements

thereto and thereon, Iocated in EIk, Franklin and Nevr London

Townships, Chester County, Pa. The parcels have many features in

common (ownership, Iocational influence, physical features of the

Iand) and they are contiguous.

appraiser has concluded that it

Because of these features the

would be reasonable to appraise

any influence on the valuethe parcels

conclusion.

as necessary.

together without

Any particular circumstances wlll be elaborated upon

REPORTTNE FORIAB AND INEEI{IDED USER

The follorving appraisal is categorized as a Complete

Appraisal in a Sunmary Reporting Format, prepared under Standards

Rul.e 2-2 (a) of the Appraisal Standards Board, and as discussed

and agreed with the client,

The appraisal has been reguested by

Attorney, Blank Rome LLP, on behalf of his client, (-

trrrHrR t. Rlf I RIA1 TSI^TT APPRAISTR AND COFISTJI.TANT
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market

The purpose

value of the

PT'RPOSE, DATE AND INTENDED USE

of the appraisal is to arrive at the current

unencumbered f ee si.mple interest of the

property as presented herein.

The effective date of the appraisal, or the date which

the dat.e of the most recent property

advised that the appraisal is required

market value

the intended

purposes. The

regardless of

the sane.

the value estimaLe applies

inspection, March 11, ZOO4.

The appraiser is

by the cl-ient for personal

Ls

estimate, however, would be

planning

the same

use, assuming the valuation concept was

SCOPE OI' TTIE APPRAISAL

The scope of the appraisal consists of the following:

. A detailed inspectj.on of the property.

I Vievr of the surrounding neighborhood.

r Gathering of general and specific data related to the

appraisal assignment.

o Verification of data rvith informed sources and available

public records.

r comment on trends affecti'g varue incruding market

changes, area grorvth and development.

o Consideration of the highest and best use.

ruTltrRI.Rtft Rf At f SIAI I API'RAISI R A]11) (.t )NSl,lt Tr\l.l t
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o Estimating 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 namative appraisal format.

OIINERSEIP

The 18 parcels of ground are included within five

conveyances as follows (in chronological order):

1- August L984. Certificate of Award of Real Estate, Deed Book

864 Page !75, to Delaware Trust Company, 

-

"nd-
2.t"lay 1996. conveyance t"o* e t" (I

- 

in Deed Book 4049 Page 2o75.

3. March L997. Conveyance from

- 

in Deed Book 4158 Page 1495.

4. June 1998. Conveyance from WiLkinson Kemblesville, fnc. to

in Deed Book 4364 Page 823.

5. May 1999, Conveyance from

in Deed Book 4577 Page 2362.

o

o

TUTHER T. RITI R[Al- €STATI APPRAISIR AND CorrlSllt.rAN]
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IDENTIF'TCAIION, SESSMENT, TA:GS

The 18 parcels can rnost easily be identified by a tax

parcel number. The 18 parcels are as follows and vrill be

graphically illustrated later within this report.

Elk Townshi Area

Parcel

Parcel

ParceI

Parcel

Parcel

7 0-5-5

7 0-5-7

7 0-5-B

70-5-L5

70-5-15. 3

Franklin Tor*nship

Parcel 72-6-L

Parcel 72-6-4

Parcel 72-6-1,0

Parcel 72-6-L4

Parcel 72-7-LL

Parcel 72-7-11.1A

Parcel 72-7-LL.LB

Parcel 72-"1-Ll .IC

Parcel 72-7-LL.LD

96.7 Acres

71.9 Acres

346.7 Acres

262.2 Acres

2.4 Acres

779.9 Acres

14.4 Acres

370.1 Acres

53.5 Acres

270.L Acres

13.6 Acres

1.9 Acres

2.2 Acres

2.2 Acres

2.1. Acres

{.OC;q
{., 31

i
I

ItrlHtRl.Rltf RfAl l.Sl,\If APPRAISf R,\Nl) ('()NSlll l,\NI

i,vbr

1

1 b
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L74,2 Acresrcel 72-7-L3

Parcel ?2-7-11. LE

Parcel 72-7-11.LF

2.1 Acres

2.8 Acres

9I9.2 Acres

,,ttt
New London Township

Parcel 71,-4-32,3 l-9.3 Acres

Total Acres 1t7'1"8.4

The description of each parcel is contaj.ned.in a deed referenced

as follows:

Parcel

?0-5-6

70-5-7

7 0-5-8

70-5-15

Deed Reference

70-5-r_5. 3

72-5-L

72-5-4

72-6-t0

72-6-L4

72-7-tL

72-7 -Lt. tA

72-7-It.tB

72-7 -lL.1,C

72-7.LL.LD

864 P.1?5

864 P. L?5

864 P.175

864 P.1?5

854 P.175

41s8 P.!495

B5A P.175

864 P.175

B64 P.1.75

4049 P.2A75

4577 P.2362

4364 P.823

4364 P -823

4364 P.823

Exhibit

A

A

A

A

A

B

A

A

A

c

E

D

D

D

TIJIHTR I. RITf RfAt. TSIAII APPRAISTR AND CONSUTTANT
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72-7-rL.tE 4364 P.823

72-7-IL.tF 4364 P.823

72-7-L3 864 P.175

7L-4-32.3 4158 P.1495

Assessment Most of the property being appraised is enroLred in

either Act 319 or 5L5; both of which are agreements betrveen the

property ovrner and the county whereby the property owner agrees to

limit the use of the Land or perpetuate the use of the rand (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

buildtngs) and if the covenant ls breached there is a formula for
calcurating the penalty. The follor.ring chart illustrates the

basic agsessment, taxes, assessment as enrolled in a covenant and

the reduced assessment,

D

D

A

B

Parcel

70-5-6

70-5-?

70-5-8

7 0-5-1s

7 0-5-15 . 3

72-6-L

Regular
Assessment

$ 222,t30.

$ 151 ,4L0.

$ 886,950.

$ 634,960.

I 3S, 1.00.

$ 85, 870.

$i., 804, 530 .

Annual
Taxes

i 5,276.

$ 3,596.

$21. , 065 .

$15, 080.

$ 834.

$ 2,502.

$52,580.

Reduced
Assessrhent

$ 12,790.

$ 9,530.

$ 45,840.

$ 34, 630.

$ 650.

$ 2,zLA.

$ 51,600.

Reduced
Taxes

$ 304,

$ 226.

$1, 089.

$ 822.

$ ls.

$ 64.

$1, 504.72-6-4

r.urHER t. Rrrf RIAT ISTAIT 
^PPR,\I5[ 

R 
^ND 

CTJNSUITANI
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Parcel

7 2-6-L0

7 2-6-14

12-7 -1,1

7 2-7 -\7 .1_A

7 2-7 -7I . LB

72-7-Lt.LC

7 2-7 -It .1,D

72-7 -t L .1,8

72-7 -LL .tF

72-7-I3

11.- 4-32 . 3

Regular
AssessmenL

$ 340, 570.

$1,396, Lg0.

$ 304, :[00.

$ 62,350.

I 69,460.

$ 69 | 460.

I 66, 980,

$ 66,980.

$ 80 ,280,

$ 849,370.

$ 287 ,1r0.

Annual
Taxes

Reduced
Assessment

$ 8,650.

$119,820.

$ 1_23, 910 .

$ 1,300.

$ 1, 500.

$ 1,500.

$ 1,440.

$ 1r440.

$ 1, 920.

$ 22,00a,

$ 11,57o.

Reduced
Taxes

$ 9,924-

$40,682.

$ B,B6L.

$ 1,817.

$ 2,024.

$ 2,024.

I 1, 952.

I l, 952.

$ 2,339.

924,7 49,

$ 8,083.

$ 2s2.

$3,49L.

$3, 610.

$ 38.

$ 44,

I qq.

$ 42,

$ 42.

$ s5.

$ 641.

I 32s.

Totals $205,340 912, 609.

SITE DATA

The propert,y is spread out, primarily on the northerly

and southerly sides of ter.risville-Strickerville Road with small

amounts of frontage on Route 841"; Mt. OLivet Road; Walker Road

and Elkton Roacl. With regard to maps rvhich appear in this report,

it should be noted that Springlar.rn Roacl does not exist; t{t ,

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, ?00

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

r.ulilf R r. RlrF R[Al tSIAtE APPRAISI.R r\Nl) CONSIJLIANI
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is a private Iane which only

Lewisville-Strickerville Road.

exists for about 400 feet off of

What appears to be an abundance of

road frontage could be deceiving. ActualIy

uere "paper" st.reets

to be interior roads

the roads may have

existecl at one time or (existed on paper

only) , but vrhat appears of the Strawbridge

property simply are not there.

The t.oLal land area is 1,?l_8.4 acres. The paved road

frontages are two lane, two way, pubricty maintained roads with a

bit.uminous asphalt surface. There are no curbs, gutters,

sidewaLks or pubric street lighting which is typical for the

area. There are occasionar storm sewer tlpe inlets arong some of

the road frontages.

The overall appearance of the land is that of being

cleared and mostly tillable (about G5 to iotl and the balance is

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

trees. overa1L, the rand is best characterized as varying from

being leveL to gentry rolring. There are a few areas of steep

slopes.

Exhibit F is an aerial photograph of the properLy being

appraised together with some of the surrounding area. Al1 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 yerlow. The ordinary tax maps prepared by the county

ilJ tlltR 1.. Rtf E Rl Al tsl,\t I Apt'R,\tsrR ,\ItD coNst,|.TANt
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mapping depa rt.ment a re too f ragrnented to put

a substituteAccord-ingly this exlribit is also serving as

Th is exhibit notes the cl"eared areas; the

bruslt and tree gror.rth ancl the location of buildings on parceJ..s 72-

6-14 ancl 72-?-L1. Tt is arso meaninqful to not-e fhaL parcels 12-

'/-11.1A through and including i2-7-ll.1F 16 parcers) appear to

have been part of a singre-family residentiaL subdivision.

Because of hol they wilr be varued, it is meaningful to be

specific r+ith regard to these 1ots. They are almost entirely

cleared with a rise in elevation in a sout,herly direction. Three

of the parcels are berow grade along the frontage, however, it
appears that they could be individualty developed.

Exhibit c is a similar pran with the properties bei.ng

appraised outlined j.n red and other properties in brack. The tax

parcel numbers are noted. Contour lines are at 10 feet intervals

and illustrat.e Lhe rolling nature of the Iand, as vreLl as the ferv

areas of steep slopes. This exhibit also not,es watervrays, ponds,

t'retlands and flood hazard zones. The flood hazard data has been

pJ.otted frorn the most recent FEI4A data.

Elk Creek, vrhich flor,rs through the property, is noted,

along vritlr scattered ponds and the flood hazard areas. There are

several smal} pond sites and small areas of r,rel-l_ands.

together.

tax map.

areas of

il,llltR l Rrf I Rl At I S l;\t I API'RA|S I R A l.!tj (.( lnwSl.ll. L\l.l I
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Exhibit H is a similar plan r.lith the property boundaries

in red along with the parcel nurnbers. This exhibit notes the soil

profile of the land. Approximately 508 of the land is in the

Manor loam series r'rith the greatest variation belng the degree of

slope. The profile of this soil reflects suitabllity for tlryical

farm crops of the area as welL as building foundations. Because

the soils are well drained and permeable, they readily absorb

erastes and are suitable fields for septic tanks. Only 2.9+ of the

Iand is in the Wehadkee and Worsham series which is

characteristics of low lands around steams. The land i.s best

suited for pasture and not building foundations or on-l-ot sewage

systerns. lhe other soils fall in betrqeen 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 advexse easements,

encroachrnents or other negative features noted on or ovex the land

at the tlme of inspection.

\ {'

4
ll/
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Parcel 72-6-74 for Eranklin Tolnsh ip has a very old two

above grade.story

There

stone ancl frame dwelling of 1,580 square feet

is a 50t basement with an earth floor. The house is in poor

condition. There are two old frame stables in poor condition as

well

ParceL T2'1-IL for Franklin Township has a

single family dwelling, circa L9L6l

square feet, of above grade area.

fair to poor. There is a two car

nominal and that they Lend very

property.

with a fuLl basement

The appearance of the

detached garage and a

two story

and 1,740

house is

four bay

metal panel and concrete block machine shed. The condition of

these auxiliary buildings is fair to poor.

A thorough inspection of Lhese buildings vras nob made,

at the olrner's request. Based on my observation f have concluded

that, the remaining economic life of any of

little to

these buildings is

the value of the

The buildings are mentioned merely as an acknonledgment

and at the request of the ovrner are not attributed a value.

ttrilttR t. r{tff RT,\T TSTATT APPRAISI R ANI.-' CONSIJI IANI
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ZONING A}ID USE

Elk Township. The land being appraised t.hat is situated

a cl-assification designated as R-2in Elk Torvnship is aIl in

Agricultural Residential District as defined and outlined in the

Townsh-i-p Zoning Ordinance.

Exhibit I is a copy from the zoning map for EIk 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.

Uses permitted by right include such things as

cultural uses,. woodLand, glame and wildLife preserve;

icultural uses,' single family dwel1j-ngs and customary home

pations.

The area and bulk regulations vary depending upon the

(agricultural use reguires a minimum of L0 acres). Basically,
'.;' \''" for residential. development there are options, but typicatly two

acres is required per dvrelling unit. The actuaL lot size may be

one acre with on-site water and serl,er. If either, or bot.h public

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

ttJIiltR t. Rttt R[AI" [SfAIt APPRr\ISTR AND CONSIJI-I,\I.IT
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Franklin Torsnship. The I and being appraisecl l-hat is

situated in Franklin Tor+nship is located in an area zoned AR

Agricultural/Re.siden[ia1 as ouLlined and defined in the Tor'rnship

Zoning Ordinance.

Exhibit K is a copy of the zoning map for Franklin

Torvnship with the location of the appra-ised proper:ty noted

Lhereon. The text of the ordinance as |t 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 usei and non-profit parks and recreational

use. tot 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.

situated in Neur London TownshiP

Lovr Densit.y Residentlal District

Tounship Zoning Ordinance.

Exhibit M is a copy from

The land being appraised that is

is locatecl in an area zoned R-L

as outlined and def ined in l-he

the location of

the zoning map for Nevr

the appraised propertYTovrnship rvit h

thereon. The

classification

London

noted

thistext of tbe ordinance as it' applies Lo

is included as Exhibit tl.

t.trTHf R t. Rlf t R[Al. f'SlATt APPRT\15[R r\ND CONSIJIIANI
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Uses permitted by right include such things as single

family detached drvellingsi lot averaging of residential lots;

agricultural pursuits; and municipal use, The area and bulk

requirements specify a ninimurn lot size of 2 acres with a lot

width at the building line of L50 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 agriculturar purposes. The brush

and treed areas are hel.d passively and there are two old

residences with farm type auxiliary buirdings. Each of the eight

parceJ.s of land meets the respective area and bulk requirements

for that township. The cunent uses of the land are also

conforming to the ordinances.

ft is, perhaps, a coincidence that the zoning for all of

the land being appraised is almosf exactly arike. Basically,

residential houses require a two acre lot or equivalency thereof,

and otherwise agricurtural pursuits are permitted arong vrith

municipal use ancl conservation type uses.

EreHEsr AllD BEST usE - That reasonable and probable use that
vrill support the highest present value, as defined, as of the
effective date of the appraisal.

Alternatively, that use, from among reasonably probable and
legar arternative uses, found to be physically possible,
appropriately supported, financialty feasibre, and whj.ch results
ln highest land value.

LUTilI:R t.. Rtrl RfAl. ISTAII ApFRAlStR,\ND CONSTI.TANT
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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 slhere 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
fnterim Use.

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

AIso implied is that the determination of highest and best
use results frorn the appraiser's Judgment and analytical skiLL'
i.e., that the use det,ernined from analysis represents an
opinion, not a fact to be found. fn 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 alLernative term wouLd be most profitable
use.

ReaI Estate Appraisal Terminology
AIREA / SREA

. Essentially the highest and best use ls 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 ls found to be physically possible,

appropriately supported and financially feasible to result in

the highest land value.

Basica}ly there are only two uses vrhich are tikely

and/or productive for consideration, and t.hese are agricultural

act,ivity and residential development. For many years residential

r.t.rTt.ltR t. Rlff Rf^l ISIATt APPRAISI:R AND CONSIJITAMT
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deveroprnerrt $,as a smal-l issue in t.his general area i horvever,

about 15 years ago residential grorvth started increasing by

reaps and bounds, and is cont,inuing at this point. Between lhe

1990 and 2000 census, Lhe population of Elk Township increased

by +31.5tj Nevr London Township by +68.4a and Franklin Township

by +38.58. Many farmers have relocated, anc'l frequently out of

chester county having sord their ground for "deveropers,, prices

and purchased good farm ground at a fraction of r,rhat they had

received from the sale of their land in southern chester county.

Based primarily on recent, trends of growth;

prevailing market and economic conditions; and other

influencing factors it is the appraiser, s conclusion that the

highest, best and most profitable use of the land wourd be for
residential development .

TOCATION AI'ID NETGEBORSOOD

chester county is rocated in the southeast. corner of
Pennsylvania and is bordered by the states of Maryrand and

De-Larvare on the south and otherwise by the Counties of Lancasler,

Berks, Montgomery and Delaware (in pennsylvania). The map

included as Exhibit O shor.rs Lhis proximity.

81k, New London and Franklin Tovlnships are conLiguous

and situated along (or near) the boundary between pennsylvania and

Maryland. Exhibit p is a map of chester county r,rith these three

r-uTlltR 1.. Rtrt RT,\L TSIATI APPRAISfR AND COI.ISI,'I I,\NT
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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 townshlps as rvell as numerous

other, surrounding torunshj-ps has, historically, been characterized

as having a rural, tranqull, atmosphere. The primary economic

activity tras farming. There htas very little industrial

development and not much more comrnercial. development. Beginning

about 20 +/- years ago and accelerating (esPecially) within Lhe

past ten years, farm ground has yielded to developers and

residential- construction. There has been some corunercial

development to support the increasing population, and a snalI

amount of industrial growth. Much of the population of this

general area commutes to employment in Delaware and Maryland.

Exhibit 0 is a map of the more imrnediate area which

shosrs the road system focused on Routes 472,841 and 896 connected

by numerous township roads. The Route #L By-Pass and Business

Route ll1 are north of the appraised property but Ao provide good

service in an east-west direcbion. In additlon to rnuniclpal

boundaries and roadways, numerous points of interest are noted on

this map.

tulHtR 1.. Rtt,I RfAL fSL\If i\Pl'RAlSliR AND CONSULTANT
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Bxhibit R is a map of the '.neighborhood,, which

particularly notes the single family residential developments

noted in blue ink. ft is apparen.t that residential developments

are appearing throughout the area.

With regard to the property being appraiseO, as well as

the surrounding area, there is stirl a rural, tranquil, atrnosphere

uhich is perceived to be desirabre in the marketprace. Houses

in the area vary from smarl to rarge and differ in other respects.

The majority of housing appears in somewhat homogeneous

developments and is, therefore, buirt within the past 10 to 15

years and generally priced from $300,000. up.

fn addition to the housing developments already built
and appear on Exhibit R, the appraiser has viewed. numerous others

that are cunentry under construction. rn addition, numerous

large developers (Wilkinson, Orleans, TolI, pulte and Ryan) have

been "stomping" t.he area looking for parcels to develop.

overall, the location of the property being appraised is
considered to be good. I'lhile there are a few older houses that

are not welr maintained, bhe majority of houses appear to be vrell

maintained, reflect virtuar fu11 occupancy. Values for vacant

Iand as vlelL as inproved real estate are trending upwards.

ruTt-l€R t-. Rtrt RFAI I:SIATI APPRAISIR r\ND CONSIJLTANI
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There are three

real property, commonly

ldarket ,Apnroac4. The market approach

of similar property types in the area.

are made between the property belng

sales. Adjustments are made for those

VAIUATTON

generally accepted methods of

known as the cost aPProach,

valuing

market

approach, and income approach.

Cost ApproEch. The cost approach to value considers the

reproduction cost new of the physical structure (s), Iess all forms

of accrued depreciation (physical deteriorationr' functional

obsolescence and economic obsolescence). To the remainder is

added the improved site value to arrive at an indicaLion of the

overall property value.

In order to pursue the cost approach, it is

necessary to have structural improvements, The appraiser has

referenced structural improvenents; however, the client has

indicated that they are not to be included in the appraised value.

Accordingly the cost approach cannot be pursued. Ib ls trorthy of

note however, that the contributory vaLue of the buildings would

bb very small in relation to the overall property value. Pursuing

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

considers the

Direct overall

recent sales

comparisons

the recentandappraised

features

t.rjrlttR L, Rlf[ RrAL ISTATI APTRAISIn AND COI'ISUtTAl.ll
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af ter alI adjustrnents are nracle, a conclusion of value f or the

property being appraised is reached.

When this method of valuation is used for vacant land,

conparisons 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, fn this type

of situation, the buildings value is deducted from the overall

purchase price to arrlve at the land value as vacant. The value

is genera.lly expressed on a per acre basis.

When this method is used for a property that has

buirdings, comparabre 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 sares of property. For the three

tolnships where the appraised property is rocated, all of the

property record cards trere reviewed (there is one property card

for each parcer of property) to note transfers of property.

Because of the amount of data avairable the appraiser did not

review property record cards for other municipalities, although

fire data was considered especiarry for East Nottingham Township

which borders Elk Township.

l.tJTlll:R t. Hrt IITAI [5I^TE APPRAISI R AND C()NSUIIANI

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



The appraiser feels that it r.rould be most meaningful to

consider srnall 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. targer 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 leferenced 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 si-gnificant.

A Snall Parcel Sales - Individual Building Lots,

1. Tax Parcel 72-2-t5.2 for Franklin Torvnship. This is a

South Guernsey and

irregularly shaped has a stream bordering the

AR (Agricultural-Residential) .

Iot of 2,I acres with L70 feet fronting on a curve of

Road. The lot is

toI
a price of

Hillcrest

and

property. The zoning is

The lot vras solct UV

in August of 2001 for

$?5, o0o.

I

LUTHTR t. Rlrr RFAI. f St Al t APPR,\lsI R Al.lD (:( )l'lst.luAl.ll
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2, lax Parcel 72-4-3,25 for Franklin Township. The lot
contains 2.2 acres, being an interior type lot r,rith

limited acceas and located north of Beechwood Drive and

north of Hess MilI Road. The lot is somewhat

t.L.C. bo CCPSS, L.p.

$95,000.

3. Tax Parcel '12-4-4.7

comprises

side of

2 acres with 348

Duncan Lane and

in August of

AR Agricultural

Wilkinson Landenberg

2402 for a price of

Franklin Tovrnship. The lot

feet fronting on the westerly

northeasterly of Nevrark Road.

and has a

is AR

irregularly

Residential.

shaped and zoned

The sale was frorn

for

The parcel is somewhat irreguLarly shaped

stream crossing a corner, The zoning

Agricultural Residential. The sale was frorn

f,-n

March of 2OA2 for a price of g?8r000.

4.Tax Parcel 72-4-35.2 for Franklin Township. The lot
comprises 2.L acres of land witlr. 322.2 feet fronting on

the vresterly side of Frankrin Road and northerry of
I{alker Road. The Iot is rectangularly shaped. The

zoning is Lovr Density Residential (R2, one acre), The

sale was from

-in 

November of 2003 for a price of 992,500.

r_rrTl.lIR t.. Rlrf RfAt ISTATT APPRAISIR AND COIqSUI.IAI.IT
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5. Tax Parcel 7L-2-82.3 for New London Tovrnship. The }ot

comprises 2.4 acres with 150 feet fronting on the

easterly side of Schoo1 Road and south and westerly of

Avondale Road. The lot is someuhat irregularly shaped

and is zoned R-l tow Density (2 acres). The sale was

from in May

of 20O2 for a priee of $65,000.

6. Tax Paicel 70-2-28.2 for Elk Township. The lot

cornprises 2.06 acres with 25 feet fronting on the

southwesterly side of Hickory HilI Road and

southwesterly of Lewisville Road. The parcel is

basically an interior type lot that is regularly shaped.

The zoning is RH Residentlal (1 acre). The sale waa

from in March of

7

2003 for a price of $80,000.

Tax Parcel 70-2-28.8 for Elk Township, The lot

cornprises 1.0? acres with 114.L5 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 sal.e was from I t"

i" October of 2003 for a

price of 9851000.

t

l-urlrrR t-. RlFt Rtr\t llSTATl APPRAISIR ANI) CoNSULTAI'II
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B. Moderate Size Parce1 Sales.

L. Tax Parcel 71"-2-89 for Nen London Torvnship. The

comprises 5.5

westerly side

Avondale Road. The lot

acres with 6L2,Bg feet fronting

of Blair

parcel

on the

Road and southeasterJ-y of West

is regularly shaped and zoned RA

(4 acres). The sale was fromResidential Agricultural

l_n

October of 2003 for a price of $L301000. or at the rate

of $23,535. per acre

2.Tax Parcel 71-3-8.10 for New London Township. The lot

comprises 7.508 acres of grround r'rith 52 feet fronting on

a cul de sac of Brae Court and easterly of Mt. Hope

Road. The Lot is an interior type parcel and

irregularly shaped. The zoning is RA Resj.dential

Agricultural. The sale was from Berlin Construction Co.

fnc. to in November of 2003

for a price of $199,000. or at the rate of 926,505. per

acre.

3. Tax Parce} 7L-4-24.2 for New London Township. The lot

comprises 4. L acres

the northerly side

of land.with 291-.8 feet front,ing on

of Chesterville Road and easterly of

Levisville Road. The 1ot is somewhat regularly shaped

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

was from

ltJTlltR r. t0rI RtAl. fSTAf t APPRr\lStR AND CONSUIIAI.If
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in March of 20O3 for a price of $L1-5'000. or at the rate

of 928,049. per acre.

Tax Parcel 72-L-7,I for Franklin Torvnship. The lot

comprises 8.5 acres of land, being an interior type lot

with lirnited access and Located easterly of Conard MilI

Road and southwesterly of Pennock Bridge Road. The J.ot

is regularly sbaped and has a stream crossing it. The

zoning ls A-R, Agricultural Residential 12 acres). The

sale was from to

-in 

september of 2oo2 for a price of

$3501000. or at the rate of $41,L75. per acre.

5. Tax Parcel 72-2-19.2A fox Frankll-n Township. The parcel

comprises 4.45 acres of }and, being an interior type lot

with lirnited access. The location is westerly of OId

School llouse Road and southerly of Pennock Bridge Road.

The lot is rectangularly shaped. The zoning is AR,

Agricultural ResidentiaJ- (2 acres). The sale was from

n March

of 20OZ for a price. of $82r000. or at the rate of

$I8t421. per acre.

6. Tax Parcel 72-2-71.2 for Franklln Township. The parcel

cornprises 4,2 acres of land vrith 50 feet frontaqe on a

cul de sac in Glenloch Drive and easterly of North Creek

Road. The }ot is irregularly shaped and borders on

tUTHtR L. RITf RtAt. fSTr\tt APPRAlStll AND CONSULfANI

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



do

1,

White Clay Creek. The zoning is LDR .- tow Density

ResidentiaL (1 aere). The sale was from-

-in 

April 2003 for a price of $L35,000.

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

Tax Farcel 72-2-75,LA for Franklin Township. The lot

comprises 5.41? 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 (E

in October of 2OO2 for

a price of $851000. or at the rate of $1.51876. per acre.

Tax Parcel 72-5-27.L for FrankLin Township. fhe lot

comprlses 5.43? acres of land with 436.65 feet fronting

on the southerly side of North Creek Road and easterly

of Fl-int Hitl Road. The lot is regularly shaped and

zoned Low Density Residential, R-2 (1 acre). The sale

eras from

in September of 2003 for a price of $175,000. which

equates to $ZZrL86. per acre.

C. Larger Pa rcels.

L. Tax Parcel 72-t-2.2 for Franklin

7

l-r

t.

comprises 44.8 acres of land with

the easterly side of Blair Road

Torvnship. The parcel

564.3 feet fronting on

and northeasLerly. of

IUIHTR [. RIFI: RTAL TS];\TE APPRAISTR ,\NO CC}NSLII.TAI.II
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Pennock Bridge Road. The parcel is rectangularly shaped

ancl zonecl AR (z acres). The sale r{as rrot lD

OtoGenterraCorp.inoctobexof2002foraprice
of $8501000. or at the rate of $18'973. per acre.

2. Tax Parcel ?0-L-10 for EIk Township. The parcel

comprises 47.3 acres of land with L,L32.43 feet fronting

on the southerly side of Media Road and westerly of

Hickory HilI Road. The parcel wxaps around with 100

feet fronting on the westerly side of Hickory HitI Road.

The parcel is s larly shaped and is zonbd

R-H Residentia 1 acre). . fhe sale was from-

in October of 2003 for a

price of $8461000. or at the rate of $1?'886, per acre.

3. Tax Parcel 55-3-53.05 for tovrer Oxford Township. The

parcel comprises 9L.9 acres with 2,778.97 feet fronting

on Street Road, zrll|.99 feet fronting on .Tackson School

Roacl and 1r730.59 feet fronting on Union School Road.

(1.

eL is regularly shaped and zoned R-1 Residential

. There was a vintage house and a barn - both

poor conditLon and having no contrlbutory value.

The sale $ras from Penn View Associates t" (D

- 

in February of 2oo2 for. a price of

$2,205t0A0. or at the rate of $23,993 per acre.

IUlHER L. RITT RJAI. ISTAIr APPRAISER Al.rD COl.lSULl;ll{r
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4. Tax Parcels '12-2-7 and 72-2-1 .5 of Franklin Tovrnship,

total j.ng 30. 1 acres of land vrith 4 00 feet on the

northerly side of Wickerton Road and L,350 feet fronting

on the easterly side of School House Fn{.. The land is
ti----'- \

rectangularly shaped and zoned AR (Q ."ruJ) . The sale
\_-.-"

was from

- 

in September of 2001 for a price of

$5371100. which equates to $17r844, per acre.

5. Tax Parcel 69-6-153 (part of) for East Nottingham

Township. The property comprises 60 acres of land with

1,L15 feet fronting on Twin House Road; 7r974 feet

fronting on Oaks Road; and 1,050 feet fronting on

Shadyside Road. The pa is regularly shaped and

i
acre),.zoned R2 Residentia 'lt/z The sale vras from

J-n

December of 2003 for a price of $113551000. or at the

rate of i22r583. per acre.

6. Tax Parce1 7O-2-2L for Elk Township. The parcel

comprises 84.55 acres of land with 11350 feet fronting

on the easterLy side of Kings Row Road and northwesterly

of State Road. The land is irregularly shaped and

borders Big Elk Creek. The zoning is R-2 Residential (2

acres). The sale was fron Corinth Partners to Bluffs at

LUTI{TR I., RIFI: R [A[ liSTr\T[ API'RAISIR ANI) (iONStJl..tAl.t t
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Big EIk Creek in JuIy of 2002 for a price of $t,560,000.

or at the rate of $L8,448. per ac:re.

7. Tax Parcels 71-2-85,3; 7L-2-90;

London Tor+nship. The land area is

feet fronting on Pennock Bridge

and 71-2-95 for New

99.6 acres with

Road and 2,360

2, LL0

feet

t- fronting on the north side of Blair Road

somewhat irregular in shape and has two

pond, The zoning is R-A (4 acres). The

The land is

streams and a

sale vlas from

i.

in October of 2003

for a price of $1, 650, 000. There vras a house rvith a

contributory value of $200r000. which leaves $1,450,000.

attributable to the land, or at t.he rate of 9141558. per

acre

There are seven small lots being appraised bhat are

considered to have the potential of individual residential

building sites. For purposes of cornparison, they have been

measured agai.nst Group A saLes. Adjustments were made for time or

rnarket conditions, size and utility. Several of the lots along

Strickerville Road were lovr in the front and vrill require

additional site work, which det,racts from the value.

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

categorized by the appraiser. Parcels in this size range are

ruTllrR r_, Rltt Rt^L tSt^lI APPRA|SIR AND C()NSULrAt'tl

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



30

generarry for one or two homesites and not for complete

subdivision. Generally purchasers desire land for Lhe maintenance

of horses, gardening, or privacy. The nost appropriate response

to this size parcel is

Again, -adjustntdrits -

and utility.

dtobeona per acre va e.

axe made for tirne or market , size

I

There are eight parcels being appraised that falr into
t'he 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 utirity. overalr, the

Locational- and nelgbborhood infruences are not a large

consideration because of the similarity of the general area.

Large parcels typically incrude a smalI amount of marginar use

land, tillable rand and a snalr pereentage of brush and secondary

tree growth. Adjustments are typicarly nade to reflect an

adjusted per acre value as a common denominator.

A. Sino1e Lot Sales. Sales 5 and 7 were not heavily considered;

sale 5 because it vras at the lowest end of a range, and sale

7 because it vras smaller than

remaining

the bypical Ewo acre parcel

requirement. The

$75f000; to $95r000.

sales provided a range from

!o''
U

I

,. (,

\.1'o*

tultlfR r.. Rtfr Rtr\t ESIAIt APPRAISIR ANO CO|.|SUIIANr
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. Mid Range Sales. OveraII, the range of these sales is from

S15,876. per acre to $4L,176. Because of t,he large

variation, the appraiser has looked carefully at the sales

and concluded that the nost appropriate range is reflected by
il

N sales 1, 2t 3, 5 and I

C. Large ParceL Sa1es. ;'j',:";"":, ":: 1"..' "1;",ii...' 
r/oi

+

I

from $14,558. to 523,992. SaIe 7 is felt to be adversely

influenced by the 4 acr'e minimum zoning and other features.

Therefore sales l- thru 6 are most heavily considered and

these provide a range of $17,844. to $23,992. This range is

felt to be realistic. 
,rr;Fr,r?lll

It is worthy of note . that larger parcels are most

attractive to developers. It is most common for developers to

offer a "Iarge" price for land if there is a contingency that

provides for approval of a subdivision plan. UsuaIIy 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 not really a sale,

but a contingent arrangement, which may or may not come to pass.

It is necessary for an appraj-ser to be alrare of contingent

transactions so that adjustments can be made. Mixing contlngent

rvith non-contingent sales could be misleading. The sales cited

$rere non-contingent transactions, and the large parcel sales r,li1I

ruTl.t[R r. RlFt RtAt ESIAIE z\PPRAlStR AND COI'lSlrLIANI
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be valued on that basis. ff the large parcels being appraised

were offered for sale to a developer iL is likely that the sales

price would involve a contingent agreement (as previously

referenced) and the sale which would actually take place r.reII

into the future - vrould reflect a larger value.

As adjusted, the appralser has concl-uded that the

foLlor.ring values fairly reflect cument market activity.

Tax
ParceI

70-5-15. 3

72-7-LT.LA

72-7 -I7.18

72-7-Lt.7C

72-7 -tL-LD

72-7 -LI-LE

72-7 -LL.tE

72-6-r

tand
Size

2.4

1.9

2.2

2.2

2.7

2.L

2.8

14 .4

r.3. 6

19. 3

96.7

1I.9

Ac.

Ac,

Ac.

Ac

Ac.

Ac

Ac.

Ac.

Ac.

Ac.

Ac.

""'41

Unit
Rate

$2 6, ooo .

$30,000.

$26,000.

921,500.

$2L,50o

Current,
VaIue

$ 80, 000.

80, 000.

80, 000.

80,000,

90, 000.

90, 000.

80,000.

37 4, 400 .

408,000.

so1. 800.

2 ,07 9,05o .

L,545, g5g #

72-7-I7

7L-4-32.3

70-5-6

70-5-7

70-5-8 346.7 Ac.

70-5-15.3 262.2 Ac.

72-6-4

2L ,454,050.

,637 ,30O,

370, Ac

I

$21, 5oo

$21,,

I.UTHIR L. RITI RIAI. tSTr\IT APPRAISTR i\ND CONSUTTANI

7, 955, 000.
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Tax
Parcel

72-6-L0

72-6-14

72-7-13

Land
Size

63.5 Ac.

27A .1 Ac.

L7 4 .2 Ac.

Unit
Rate

$21, 5oo .

Current
VaIue

L, 365 ,250 .

3,1 45 ,300 ,

1, 500.. I 5, 807, 150.
i

s2L

L,718.4 Ac. 937, 453,150.

Rounded to $37,5001000.

The market approach to value indlcates a Property value

of $37,500,000.

Incorna ipproaeh. The income approach to value considers the total

income obtainable from aII sources. From thls is subtracted an

amount fOr allowances, expenses, and reserves tO arrLve at a net

operating income. This figure is then capitalized by a market

derived 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 tlpically 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, tbe income

approach is typically dependent upon buildlngs on the land. There

are very ]imitect circumstances vrhere vacant lancl is purchased for

its rental potential and the property being appraised does not

fall int,o Ehis narrov, category.

ruTlttR t. RltE RIAT T,SIAII APPRAISTR I\ND CONSIJI.IANI
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The income approach to varue, therefore, cannot be

pursued.

suqFRY

The properties being appraised are rocated in a part of
chester county that stilL has a rural, tranquil type of
atmosphere. Much of the undeveroped land is farmed or held

passively. The Level of deveropment (rnostly residential) is,
houever, 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 residentiar

developers (the likes of Toll Brothers, wilkinson, purte, Ryan and

orleans) are aggressively canvassing the area in search of
available tracts of land which they would develop.

As a result of this interest, prices are trending

upr,rards. This is true for land which has no approvals in prace as

weLl as for land which has been approved for a residential
subdivision.

There are two smaJ-r houses as a part of the rear estate

being appraised; however, the contributory value is small and the

client has requested that they not be considered at all.
. The 1and, considered as an entirety, is above average

vrhen compared to simiiar size parcels ersewhere. The ratio of
tilrabre land to bruslr and trees is somewhat typical, however, the

r-r,THER t.. RtFt RTAI. ISTATI APPRAISTR,\ND CONSUITAIII
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percentage of lost land to steep slopes and flood hazard zones is

less than typical.

As noted previously much of rvhat 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.

CONCIJUSION

All of the generally accepted methods of valuation were

pursuedi however, as explained, onty 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 Lhe 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 prernise. 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.

[utH[R t. RtI[ RTAt TSIAI E APPRAISTR 
^ND 

CONSUIIANI

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



36

l-

Large parcers tend to have a greater degree of overall homogeneity

and are therefore varued at the same unit rate. The individual
parcel values are given as a part of the market approach to varue.

Based on the data contained herein; prevailing market

and economic conditions; my familiarity with the property type

and the rear estate activity in the community, r have concruded

that the current market value of the property as presented herein

is:

THxRTI sgvEN urrrrrroN PwE EUI{IDRED TEousAtfD Do![ABs

( $3?,5OO,0OO, )

r.uTt{ER t. Rtrt RfA[ [STAII APPMISTR I\FII) CIINSI.JI.'Ii\NT
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