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May 8, 2025
Timothy M. Prime, Partner
Prime Tuvel & Miceli
Attorneys at Law
O/B/O The Township of Medford
14000 Horizon Way, Suite 325
Mount Laurel, NJ 08054
Via Email: tim@primelaw.com

Re:  Appraisal Proposal
Block 1705, Lot 7.01 (Former Lots 6&7)
39 Allen Avenue
Township of Medford
Burlington County, New Jersey
SRSGI# BU-25-114

Dear Mr. Prime:

Sockler Realty Services Group, Inc. has completed its appraisal of the referenced property.
The appraisal has been developed, and this report has been prepared in conformity with the
Uniform Standards of Professional Appraisal Practice (USPAP) adopted by the Appraisal
Standards Board of the Appraisal Foundation. The appraisal has also been prepared, and
the report written, to conform to the Uniform Standards of Professional Appraisal Practice
and the Code of Professional Ethics of the Appraisal Institute.

The subject of this appraisal is a £0.392-acre parcel of land improved with a 6,649 square-
foot structure formerly occupied by the Pinelands branch of the Burlington County Library.
The original structure predates 1970 when the Township of Medford began construction of
the addition of the East and West wings of the building, as well as an entry vestibule.
Subsequent to that addition the building was further altered to include a new addition on
the western part of the building circa 1985 bringing the total square footage to its present
day +6,649 square feet. The property is located at the intersection of Allen Avenue, and
South main Street in Township of Medford. The property is identified on the Township of
Medford’s tax maps as Block 1705, Lot 7.01 (Former Lots 6&7). It has a mailing address
of 39 Allen Avenue, Medford, NJ 08055-2465

The purpose of this appraisal is to estimate the market value of the fee simple estate in the
subject property. The intended use of this report is to estimate the subject properties value
for possible sale and redevelopment purposes.
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The only intended users of this report known to the appraisers is our client, The Township
of Medford & Timothy M. Prime, Esq. of Prime, Tuvel & Miceli.

Based on our inspection of the referenced property and the investigations and analyses
undertaken, and subject to the assumptions and limiting conditions set forth in the
accompanying report, it is our opinion that the market value of the Fee Simple interest in
the subject property as of April 22, 2025, was:

TwoO HUNDRED EIGHTY THOUSAND DOLLARS
($280,000).

The accompanying report communicates the results of this appraisal and has been prepared
as an Appraisal Report as defined in Standards Rule 2-2(b) of USPAP. As such, it states
the intended use and users of the appraisal; describes information sufficient to identify the
real estate involved in the appraisal, including the physical and economic property
characteristics relevant to the assignment; states the real property interest being appraised;
states the purpose of the appraisal, including the type and definition of value and its source;
states the effective date of the appraisal and the date of the report; describes sufficient
information to disclose to the client and any intended users of the appraisal the scope of
work used to develop the appraisal; and states all assumptions, hypothetical conditions and
limiting conditions that affected the analyses, opinions and conclusions.

In addition, the accompanying Appraisal Report describes the information analyzed, the
appraisal procedures followed, and the reasoning that supports the analyses, opinions and
conclusions; states the use of the real estate existing as of the date of value, and the use of
the real estate reflected in the appraisal; describes the support and rationale for the
appraiser’s opinion of the highest and best use of the real estate; and the reason for
excluding any of the usual valuation approaches; and includes a signed certification in
accordance with USPAP Standards Rule 2-3.

This letter of transmittal should only be used in conjunction with the entire, accompanying
appraisal report. Any separation of the signature page of this transmittal letter from the
accompanying report invalidates the conclusions found therein.

Respectfully submitted,

SOCKLER REALTY SERVICES GROUP, INC.

Peter E. Sockler, MAI, CRE®, FRICS

President
NJ Certified General Real Estate Appraiser
Certification Number 42RG00019800
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Appraisal Overview

EXECUTIVE SUMMARY

39 ALLEN AVENUE, TOWNSHIP OF MEDFORD
BURLINGTON COUNTY, NEW JERSEY

Property Description:

Ownership:

Purpose of Appraisal:

Property Rights Appraised:

Effective Date of Appraisal:

Transmission Date of Appraisal:

Tax Map Identification:
Zoning:

Property Zip Code:

Highest and Best Us As Vacant:

The subject of this appraisal is a £0.392-acre parcel of land
improved with a 6,649 square-foot structure formerly
occupied by the Pinelands branch of the Burlington County
Library. The original structure predates 1970 when the
Township of Medford began construction of the addition of
the East and West wings of the building, as well as an entry
vestibule. Subsequent to that addition the building was
further altered to include a new addition on the western part
of the building in ~1984 bringing the total square footage to
its present day 6,649 square feet. The property is located
at the intersection of Allen Avenue, and South main Street
in Township of Medford.

The title of the subject property is currently held by the
Township of Medford

The purpose of this appraisal is to estimate the market
value of the fee simple estate in the subject property. The
intended use of this report is to estimate the subject
properties value for possible sale and redevelopment
purposes.

Fee simple

April 22, 2025

May 8, 2025

Block 1705, Lot 7.01 (Former Lots 6&7)

PPE Park/Public/Education

08055-2465

Redevelopment of the subject site for Office or Retail
purposes consistent with The Townships Request for
Proposal.

SOCKLER REALTY SERVICES GROUP
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Highest and Best Use

As Improved: Redevelopment of the subject site for Office or Retail
purposes consistent with The Townships Request for
Proposal.

Valuation Summary

Sales Comparison approach

Min Max
Unadjusted Comparable Range ($/sf) $56 $98
Adjusted Comparable Range ($/sf) $58 $82
Indicated Value $453,391
Deduction for Repair Estimate $175,000
Indicated Value Minus Damages $278,391
Concluded market Value $280,000

Please note that this Executive Summary has been included for the reader’s convenience and is
only part of this appraisal report. As such, it must be used in conjunction with the entire appraisal
report and is subject to the General Assumptions and Limiting Conditions contained herein.

SOCKLER REALTY SERVICES GROUP
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SUBJECT PHOTOGRAPHS

Subject Property:
Block 1705, Lot 7.01 (Former Lots 6&7)
39 Allen Avenue
Township of Medford
Burlington County, New Jersey
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CERTIFICATION OF APPRAISERS

We certify that, to the best of our knowledge and belief:

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

The reported analyses, opinions, and conclusions are limited only by the reported assumptions and
limiting conditions and are our personal, impartial, and unbiased professional analyses, opinions,
and conclusions;

We have no present or prospective interest in the property that is the subject of this report and no
personal interest with respect to the parties involved,;

We have not performed services, as appraisers or in any other capacity, regarding the property that
is the subject of this report within the three-year period immediately preceding acceptance of this
restricted appraisal assignment;

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

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

Our compensation for completing this assignment is not contingent upon the development or
reporting of a predetermined value or direction in value that favors the cause of the client, the
amount of the value opinion, the attainment of a stipulated result, or the occurrence of a subsequent
event directly related to the intended use of this restricted appraisal;

No one has provided significant real property appraisal assistance to the persons signing this
certification;

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

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

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

As of the date of this report, Peter Sockler, MAI, CRE®, FRICS is a certified general real estate
appraisers in the state in which the subject of this report is located.

Peter Sockler, MAI, CRE®, FRICS has made a personal inspection of the property that is the subject
of this report;

As of the date of this report, Peter E. Sockler, MAI, CRE®, FRICS, has completed the requirements
of the continuing education program for Designated Members of the Appraisal Institute;

SOCKLER REALTY SERVICES GROUP, INC.

CARY R (R}

Peter E. Sockler, MAI, CRE®, FRICS Gary Hart

Principal Trainee

NJ Certified General Real Estate Appraiser NJ Certified Real Estate Appraiser
Certification Number 42RG00019800 Certification number 42RP00421100
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GENERAL ASSUMPTIONS AND LIMITING CONDITIONS

This appraisal report has been made with the following general assumptions which may or may not

be applicable:

o No responsibility is assumed for the legal description provided or for matters pertaining to legal or title
considerations. Title to the subject property is assumed to be good and marketable unless otherwise
stated.

e There are no existing judgments or pending or threatened litigation which could affect the value of the
property.

e The property is appraised free and clear of any and all liens and encumbrances, unless otherwise stated.

o Responsible ownership and competent property management are assumed.

¢ Any information furnished by others is believed to be reliable, but no warranty is given for its accuracy.

o All engineering studies are assumed to be correct. The plot plans and illustrative material in this report
are included only to help the reader visualize the property.

e It is assumed that there are no hidden or unapparent conditions of the property, subsoil, or structures
that would render it more or less valuable, would affect its highest and best use, or would have a material
effect on its utility. No responsibility is assumed for such conditions or for obtaining the engineering
studies that may be required to discover them.

e It is assumed that the property is in full compliance with all federal, state, and local environmental
regulations and laws unless the lack of compliance is stated, described, and considered in the attached
report.

e It is assumed that the property conforms to all applicable zoning and use regulations and restrictions
unless a nonconformity has been identified, described, and considered in the attached report.

e It is assumed that all required licenses, certificates of occupancy, consents, and other legislative or
administrative authority from any local, state, or national government or private entity or organization
have been or can be obtained or renewed for any use on which the value estimate contained in this
report is based.

e Itis assumed that the use of the land and improvements is confined within the boundaries or property
lines of the property described and that there is no encroachment or trespass unless noted in the report.

e Unless otherwise stated in this report, the existence of hazardous materials, which may or may not be
present on the property, was not observed by the appraiser. The appraiser has no knowledge of the
existence of such materials on or in the property. The appraiser, however, is not qualified to detect
such substances. The presence of substances such as asbestos, urea-formaldehyde foam insulation, and
other potentially hazardous materials may affect the value of the property. The value estimate is
predicated on the assumption that there is no such material on or in the property that would cause a loss
in value; furthermore, no responsibility is assumed for such conditions or for any expertise or
engineering knowledge required to discover them. The intended user of the appraisal is urged to retain
an expert in this field, if desired.

SOCKLER REALTY SERVICES GROUP .
Y
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This appraisal report has been made with the following general limiting conditions which may or
may not be applicable:

o Any allocation of the total value estimated in this report between the land and the improvements applies
only under the stated program of utilization. Any separate values allocated to the land and buildings
must not be used in conjunction with any other appraisal and are invalid if so used.

e An appraisal is inherently subjective and represents only an estimate of a property's fair market value.

o No environmental impact studies were conducted in conjunction with this appraisal, and our value
opinions are subject to revision based upon any such studies. If any environmental impact statement is
required by law, the appraisal assumes that such statement will be favorable and will be approved by
the appropriate regulatory bodies.

e Any income and expense estimates contained in this appraisal are used only for the purpose of
estimating current fair market value and do not constitute predictions of future operating results.

e Possession of this report, or a copy thereof, does not carry with it the right of publication.

e The appraiser, by reason of this appraisal, is not required to give further consultation or testimony or to
be in attendance in court with reference to the property in question unless arrangements have been
previously made.

e Neither all nor any part of the contents of this report (especially any conclusions as to value, the identity
of the appraiser, or the firm with which the appraiser is connected) shall be disseminated to the public
through advertising, public relations, news, sales, or other media without the prior written consent and
approval of the appraiser.

¢ Any opinions of value provided in the report apply to the entire property, and any proration or division
of the total into fractional interests will invalidate the opinion of value, unless such proration or division
of interests has been set forth in the report.

e Any proposed improvements are assumed to have been completed unless otherwise stipulated; any
construction is assumed to conform with the building plans referenced in the report.

e The forecasts, projections, or estimates contained herein are based on current market conditions,
anticipated short-term supply and demand factors, and a continued stable economy. These forecasts
are, therefore, subject to changes with future conditions.

e We reserve the right to require, as a condition to our rendering an opinion as to value, the engagement
of professional experts in certain disciplines. The engagement of any such expert and the compensation
of such expert shall be solely the responsibility of the client.

e The value found herein is subject to these and to any other assumptions or conditions set forth in the
body of this report, but which may have been omitted from these General Assumptions and Limiting
Conditions.

e The appraisers have not been made aware of, nor are they qualified to ascertain, the existence of radon,
a radioactive gas which occurs naturally in the soil of certain identified areas. In concentrated form,
this gas has been shown to have detrimental health effects, and its existence would potentially have a
negative impact on the value(s) reported in the appraisal. The value estimate assumes the subject is free
and clear of radon gas.

SOCKLER REALTY SERVICES GROUP
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o If provided, the estimated insurable value is included at the request of the client and has not been
performed by a qualified insurance agent or risk management underwriter. This cost estimate should
not be solely relied upon for insurable value purposes. The appraisers are not familiar with the definition
of insurable value from the insurance provider, the local governmental underwriting regulations, or the
types of insurance coverage available. These factors can impact cost estimates and are beyond the scope
of the intended use of this appraisal. The appraisers are not cost experts in cost estimating for insurance
purposes.

e The Americans with Disabilities Act (ADA) became effective January 26, 1992. A specific compliance
survey or analysis of this property has not been made to determine whether or not it is in conformity
with the various detailed requirements of the ADA. It is possible that a compliance survey of the
property, together with a detailed analysis of the requirements of the ADA, could reveal that the
property is not in compliance with one or more of the requirements of the act. If so, this fact could
have a negative effect upon the value of the property. Since there is no direct evidence relating to this
issue, any possible noncompliance with the requirements of the ADA was not considered in estimating
the value of the subject property.

SOCKLER REALTY SERVICES GROUP
Vil
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IDENTIFICATION OF SUBJECT PROPERTY

The subject of this appraisal is a £0.392-acre parcel of land improved with a 6,649 square-
foot structure formerly occupied by the Pinelands branch of the Burlington County Library.
The original structure predates 1970 when the Township of Medford began construction of
the addition of the East and West wings of the building, as well as an entry vestibule.
Subsequent to that addition the building was further altered to include a new addition on
the western part of the building in ~1984 bringing the total square footage to its present
day 6,649 square feet. The property is located at the intersection of Allen Avenue, and
South main Street in Township of Medford. The property is identified on the Township of
Medford’s tax maps as Block 1705, Lot 7.01 (Former Lots 6&7). It has a mailing address
of 39 Allen Avenue, Medford, NJ 08055-2465

OWNERSHIP AND OCCUPANCY

The title of the subject property is currently held by Township of Medford, who purchased
the property from Elog Development Corporation & Edward F. Goehring, Jr. and Edward
L. Griffith on June 14, 1968, for a consideration of $6,000. This transaction is recorded in
the Burlington County Clerk’s Office in Deed Book 1678 on page 863. A copy of the deed
is included in the Addendum of this report.

The Township of Medford later consolidated lots 6 & 7 into the new lot 7.01 on March 18,
2025. This transaction is recorded in the Burlington County Clerk’s Office in Deed Book
OR13763, page 8590, and is included in the Addendum of this report.

At the time of inspection, the property was vacant. It was reported that the Burlington
County Library vacated the property in the Spring of 2021, and it has remained vacant
since.

Research of the applicable public records, private data services, and a conversation with
the property owner revealed that the subject property is not under current agreement or
option. The Township of Medford has, however, advertised a request for proposal (RFP)
issued March 9, 2025 in which the Township solicited qualified developers or development
teams to submit proposals for redevelopment of the property. On August 20, 2024 the
Township council adopted resolution No. 148-2024 designating the property as an area in
need of redevelopment pursuant to the New Jersey Local Redevelopment and Housing law,
N.J.S.A. 40A:12A-1.

SOCKLER REALTY SERVICES GROUP
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The Township has indicated in the Request for Proposal the intention to draft a
Redevelopment Plan for the site to establish conditions for revitalization of the property.
This Redevelopment Plan will include standards for modified zoning, permitted uses, bulk
standards, as well as design standards, depending on the responses to the RFP. The subject
property is presently located within a PPE — Park/Public/Education District which allows
for civic and public uses, such as educational and recreational activities, municipal
buildings, churches, libraries, open space, and parks. South Main Street, located at the
western end of the subject property line is a commercial corridor zoned HVC - Historic
Village Commercial which permits a variety of commercial uses, such as shops for retail
sales, restaurants, limited breweries, offices and other related establishments. In 2013, the
HVC Zoning District along Main Street was designated as a Rehabilitation Area under the
LRHL, N.J.S.A. 40A: 12A-1 et. seq. As the former library site is located in the PPE Zone,
it was not within this previously designated Rehabilitation Area. The entirety of the
Request for Proposal is included in the Addendum of this report.

SOCKLER REALTY SERVICES GROUP
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PURPOSE AND INTENDED USE OF APPRAISAL

The purpose of this appraisal is to estimate the market value of the fee simple estate in the
subject property. The intended use of this report is to estimate the subject properties value
for possible sale and redevelopment purposes. The only intended users of this report
known to the appraisers is our client, The Township of Medford & Timothy M. Prime, Esqg.
of Prime, Tuvel & Miceli.

SOCKLER REALTY SERVICES GROUP
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SCOPE OF APPRAISAL

The scope of a restricted appraisal encompasses the research and analysis necessary to
prepare a narrative report in accordance with its intended use, and with the Uniform
Standards of Professional Appraisal Practice of the Appraisal Foundation. Gary Hart
performed an interior inspection of the property on April 22, 2025. Peter E. Sockler, MAlI,
CRE, FRICS, inspected at a later date.

Additional property-related data were assembled from the public records of the
municipality, from our files and a physical inspection of the site. This information included,
but was not limited to, planning department files, the legal description, real estate tax
information and a review of the zoning regulations impacting the subject property.

Regional, county, municipal, and neighborhood data were based on our knowledge of the
area, by inspection and interview, information in our files, newspapers, and regional
economic bureaus. In addition, information was obtained from our review of various
publications, from conversations with professionals knowledgeable regarding the local
market and conversations with local residents and businesspersons.

We investigated the marketplace for sales of comparable sales and/or leases. These sales
and subsequent analyses lead to the value conclusions presented herein. Furthermore, we
researched financial assumptions through prior and on-going discussions with investors,
lenders, property owners, property managers and commercial real estate brokers actively
involved in the marketplace. The above information was analyzed and integrated into all
of the applicable valuation approaches (see Appraisal Process for the exclusion of any
valuation approaches).

This appraisal is presented in an appraisal report format. It has been written to conform
to the Uniform Standards of Professional Appraisal Practice (USPAP) as established by
the Appraisal Foundation. It has also been written to conform to the Code of Professional
Ethics of the Appraisal Institute.

In short, the scope of this appraisal assignment included collection, verification, and
analysis of general market data, property specific data and comparable sales.

PROPERTY RIGHTS APPRAISED

This appraisal report is of the fee simple interest in the subject property.

SOCKLER REALTY SERVICES GROUP
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DEFINITIONS
Market Value

A type of value that is the major focus of most real property appraisal assignments. Both
economic and legal definitions of market value have been developed and refined, such as
the following.

The following definition of market value is used by agencies that regulate federally insured
financial institutions in the United States: The most probable price that a property should
bring in a competitive and open market under all condition’s requisite to a fair sale, the
buyer and seller each acting prudently and knowledgeably, and assuming the price is not
affected by undue stimulus. Implicit in this definition is the consummation of a sale as of
a specified date and the passing of title from seller to buyer under conditions whereby:
e Buyer and seller are typically motivated,;
e Both parties are well informed or well advised, and acting in what they
consider their best interests;
e A rreasonable time is allowed for exposure in the open market;
e Payment is made in terms of cash in U.S. dollars or in terms of financial
arrangements comparable thereto; and
e The price represents the normal consideration for the property sold unaffected
by special or creative financing or sales concessions granted by anyone
associated with the sale.!

Fee Simple Estate

Absolute ownership unencumbered by any other interest or estate, subject only to the
limitations imposed by the governmental powers of taxation, eminent domain, police
power, and escheat.?

Leased Fee Interest

The ownership interest held by the lessor, which includes the right to receive the contract
rent specified in the lease plus the reversionary right when the lease expires.?

! Appraisal Institute, The Dictionary of Real Estate Appraisal, 7th ed., s.v. “market value.” (Chicago: Appraisal Institute, 2022), PDF e-
book, pp. 118-119.

2 Appraisal Institute, The Dictionary of Real Estate Appraisal, 7th ed., s.v. “fee simple estate.” (Chicago: Appraisal Institute, 2022),
PDF e-book, pp. 73.

8 Appraisal Institute, The Dictionary of Real Estate Appraisal, 7th ed., s.v. “leased fee interest.” (Chicago: Appraisal Institute, 2022),
PDF e-book, pp. 105.

SOCKLER REALTY SERVICES GROUP
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Insurable Value
A type of value for insurance purposes.*
Retrospective Value Opinion

A value opinion effective as of a specified historical date. The term retrospective does not
define a type of value. Instead, it identifies a value opinion as being effective at some
specific prior date. Value as of a historical date is frequently sought in connection with
property tax appeals, damage models, lease renegotiation, deficiency judgments, estate tax,
and condemnation. Inclusion of the type of value with this term is appropriate, e.g.,
“retrospective market value opinion.” 2

Extraordinary Assumption

An assignment-specific assumption as of the effective date regarding uncertain information
used in an analysis which, if found to be false, could alter the appraiser’s opinions or
conclusions. Comment: Uncertain information might include physical, legal, or economic
characteristics of the subject property, or conditions external to the property, such as market
conditions or trends, or about the integrity of data used in an analysis. (USPAP, 2020-2021
ed.) See also special assumption.

1. An assumption directly applicable to a specific service which, if found to be false,

could alter the opinions or conclusions in an appraisal report or review. 3

An extraordinary assumption may be used in an assignment only if:
e Itisrequired to properly develop credible opinions and conclusions;
e The appraiser has a reasonable basis for the extraordinary assumption; and
e Use of the extraordinary assumption results in a credible analysis.*

It is assumed that the Township of Medford will modify existing zoning regulations
or create new ones to accommodate the approval and implementation of any Request
for Proposal (RFP) submissions that align with township development goals,
community needs, or economic initiatives. This assumption is based on the
expectation that such adjustments will be consistent with township planning practices
and regulatory adaptability in response to future development opportunities.

1 Appraisal Institute, The Dictionary of Real Estate Appraisal, 7th ed., s.v. “insurable value.” (Chicago: Appraisal Institute, 2022),
PDF e-book, pp. 97.

2 Appraisal Institute, The Dictionary of Real Estate Appraisal, 7th ed., s.v. “retrospective value opinion.” (Chicago: Appraisal
Institute, 2022), PDF e-book, pp. 166.

8 Appraisal Institute, The Dictionary of Real Estate Appraisal, 7th ed., s.v. “extraordinary assumption.” (Chicago: Appraisal Institute,
2022), PDF e-book, pp. 68, 178.

4 The Appraisal Foundation, USPAP 2020-2021 Edition, electronic edition, pp. 17

SOCKLER REALTY SERVICES GROUP
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Hypothetical Condition

1. A condition that is presumed to be true when it is known to be false. (SVP)

2. A condition directly related to a specific assignment, which is contrary to what is
known by the appraiser to exist on the effective date of the assignment results, but
is used for the purpose of analysis.

Hypothetical conditions are contrary to known facts about physical, legal, or economic
characteristics of the subject property; or about conditions external to the property, such
as market conditions or trends; or about the integrity of data used in an analysis.
(USPAP, 2020-2021 ed.) *

A hypothetical condition may be used in an assignment only if:
e Use of the hypothetical condition is clearly required for legal purposes, for purposes
of reasonable analysis, or for purposes of comparison; and
e Use of the hypothetical condition results in a credible analysis.?

A Hypothetical Condition has not been used.

DATE OF APPRAISAL

The effective date of this appraisal is April 22, 2025, which is the date of its most recent
inspection.

! Appraisal Institute, The Dictionary of Real Estate Appraisal, 7th ed., s.v. “hypothetical condition.” (Chicago: Appraisal Institute,
2022), PDF e-book, pp. 92.
2 The Appraisal Foundation, USPAP 2020-2021 Edition, electronic edition, pp. 17
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REGIONAL ANALYSIS
BURLINGTON COUNTY, NEW JERSEY

Burlington County is a county in the U.S. state of New
Jersey. The county is the largest in New Jersey by area. Its
county seat is Mount Holly.

1 As of the 2020 United States Census, Burlington County's
population was 461,860, making it the 11th-largest of the
state's 21 counties and representing a 13,126 (2.9%)
increase from the 448,734 residents enumerated in the
2010 census.?

Burlington County is located in what is known as the

Delaware Valley area, because of its positioning to the east

of the Delaware River. As of the 2022 Gazetteer Files from

the U.S. Census, it has 799.28 square miles of land area

and 20.90 square miles of water area.® The county is

bounded by Mercer County to the north, Monmouth County to the northeast, Atlantic County and
Ocean County to the southeast, Camden County southwest, Philadelphia County, Pennsylvania to
the west and Bucks County, Pennsylvania to the northwest.*

As of the 2022 American Community Survey, there were 466,103 people and 176,334 households
residing in the county. The population density was 583.2 per square mile. Of the 176,334
households, 66% were married couples living together and 15% were non-families. The average
household size was 2.6. In the county, the population was spread out with 22% under the age of
20, 12% from 20 to 29, 14% from 30 to 39, 26% from 40 to 59, and 26% who were 60 years of
age or older. The median age was 41.5 years. °

The Census Bureau's 2022 American Community Survey showed that (in 2022 inflation-adjusted
dollars) median household income was $100,478 (with a margin of error of +/- $3,030). The per
capita income for the county was $50,960 (+/- $1,853). About 6.6% of the population were below
the poverty line, including 9% of those under age 18 and 6% of those age 65 or over.®

Incorporated Cities, Towns, and Census Designated Places in Burlington County

Bass River 10 Beverly 3 Bordentown 6 Bordentown Twp 28  Burlington 4 Burlington Twp 31
Chesterfield 27 Cinnaminson 39  Delanco 35 Delran 37 Eastampton 23 Edgewater Park 34
Evesham 18 Fieldsboro 5 Florence 30 Haniesport 20 Lumberton 21 Mansfield 29
Maple Shade 40 Medford 17 Medford Lakes9  Moorestown 38 Mt Holly 22 Mt Laurel 19

New Hanover 25 No Hanover 26 Palmyra 1 Pemberton 8 Pemberton Twp 15  Riverside 36
Riverton 2 Shamong 12 Southhampton 16 ~ Springfield 24 Tabernacle 13 Washington 11
Westhampton 32 Willingboro 33 Woodland 14 Wrightstown 7 4

1 New Jersey County Map, New Jersey Department of State

2 https://www.census.gov/quickfacts/burlingtoncountynewjersey

% https://www2.census.gov/geo/docs/maps-data/data/gazetteer/2022_Gazetteer/2022_gaz_counties_34.txt
4 https://datausa.io/profile/geo/burlington-county-nj

S https://censusreporter.org/profiles/05000US34005-burlington-county-nj/

& https://censusreporter.org/profiles/05000US34005-burlington-county-nj/

7 Locality Search, State of New Jersey.
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Education — PreK — 12 Grade
Burlington County’s public school system educates children grades K-12 within the following

school districts.

Beverly City

Bordentown Regional

Burlington City

Burlington Twp

Chesterfield Twp

Cinnaminson Twp

Delran Twp

Eastampton Twp

Evesham Twp

Florence Twp

Hainesport Twp

Lenape Regional HS

Lumberton Twp

Mansfield Twp

Maple Shade Twp

Medford Twp

Moorestown Twp

Mount Holly Twp

Mount Laurel Twp

New Hanover Twp

North Hanover

No Burlington Regional

Palmyra Borough

Pemberton Twp

Rancocas Valley Regional

Riverside Twp

Riverton Borough

Shamong Twp

Southampton Twp

Springfield Twp

Tabernacle Twp

Westhampton Twp

Willingboro Twp

Woodland Twp?

It also has numerous private schools, such as religion-based schools, Pre-K schools, a college prep
school, and schools for special needs student.? For the 2019-2020 school year, there are 64 private
schools in Burlington County, serving more than 7,000 students. 35% of these schools are
religiously affiliated, most commonly Roman Catholic and Christian schools.?

! https://www.k12academics.com/national-directories/school-district/New%20Jersey/Burlington
2 https://www.k12academics.com/national-directories/school-district/New%20Jersey/Burlington.
3 https://www.privateschoolreview.com/new-jersey/burlington-county
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Higher Education

Rowan College at Burlington Provides education that will, in the future, allow students
County to graduate from college within 3 years. !

Mount Laurel & Willingboro

Campuses

Burlington County College an accredited, co-educational, two-year public community
Pemberton Township & Mount college serving students from Burlington County. It was
Laurel founded in 1966 and is considered a moderately-sized

student body of serves £5,000 students each vyear.
Burlington County is now offering additional programs
which provide convenient, affordable quality four-year
education. Collaborating with such schools as Drexel
University and Farleigh Dickinson, students may now
attend these schools for the last two years of their four-year

education without having to leave the Burlington campus.
2

Transportation - Roads As of October 2022, the county had a total of 2,637.07 miles of
roadways, of which 1,944.67 miles were maintained by the local municipality, 500.60 miles by
Burlington County, 154.26 miles by the New Jersey Department of Transportation, and 37.54
miles by the New Jersey Turnpike Authority.® The New Jersey Turnpike extends through the
county for £30 miles from Cherry Hill Township in Camden County to Hamilton Township in
Mercer County (including the 6.5 mile Turnpike Extension from the turnpike bridge over the
Delaware River to the mainline at Exit 6). Five Turnpike interchanges are located in Burlington
County: Exit 4 in Mount Laurel Township, Exit 5 in Westampton Township, Exit 6A in Florence
Township, Exit 6 in Mansfield Township and Exit 7 in Bordentown Township. 4

Unique Property -- Joint Base McGuire-Dix Lakehurst (Known as MDL -- McGuire Air Force
Base and Fort Dix, an Army Reserve and National Guard Training Center). Burlington County is
home to New Jersey’s only US Air Force Base (McGuire AFB) and Fort Dix, an Army Reserve
and National Guard training center that also has civilian facilities, including a state prison and the
largest minimum-security federal prison in the country. °

Area of Interest — The Pine Barrens, an area that covers 1.1 million acres, or 22%, of New
Jersey, is located in southern New Jersey, from most of Burlington and Ocean Counties; south to
most of Atlantic County, northern Cape May and eastern Cumberland Counties; west to eastern
Camden and Gloucester Counties. The Pine Barrens is becoming a popular tourist destination,
offering history, nature, boating and fishing, swimming, camping, and a preserved ‘outdoors’
environment. Visitors are specifically asked to treat this natural haven and historic buildings with
great care.®

* http://www.rcbe.edu/

2 http://www.collegeview.com/schools/burlington-county-college/

% https://njsld.org/NJDOT/SLD/SheetViewer/api/Report/StatewideMileage?format=Pdf

4 New Jersey Turnpike Straight Line Diagram, New Jersey Department of Transportation, January 1997. Accessed June 16, 2014.
5 http://www.jointbasemdl.af.mil/

& http://www.pineypower.com/geninfopbpg10.html
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Parks in Burlington County

Amico Island Park Boundary Creek Natural Amphitheater, Westhampton
Resource Area
BC Community Agricultural County Fairgrounds Crystal Lake Park
Center
Historic Smithville Park Laurel Run Park Long Bridge Park
Pennington Park Rancocas Nature Center Rancocas State Park,
Hainesport

Willingboro Lakes Park?

Burlington County has always been one of the leading agricultural counties in the country. During
2016 Burlington County added 223 acres to its rolls of preserved land. With the addition,
Burlington now has 28,110 acres that won’t see future development on 223 farms in 21 of its
municipalities.? The largest blueberries in the world were developed and are raised in Burlington
County. More Burlington County acres are devoted to farming than any other county in the state,
producing sweet corn and fruit as well as cranberries, field crops, hay and stray, livestock, eggs,
and honey.® The county runs a close second to timber land in the state.* While the county is
principally known for its agriculture, there is considerable manufacturing as well, particularly
along the Delaware River front.

1 http://www.co.burlington.nj.us/554/County-Park-Facilities

2 https://www.nj.com/news/index.ssf/2017/07/garden_state_gets_greener_leaders_in_preserving_nj.html
% http://www.farmersofburlingtoncountynj.com/cranberries---blueberries.html

4 http://www.farmersofburlingtoncountynj.com/fruit-and-vegetables.html
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Projections*

Population

The population projections for
Burlington County indicated that
by July 1, 2019, the population
would reach 450,000. The
updated 2019 projection was
445,349. 1t is also predicted that
by 2034, the total population will
be 472,700. The updated
projection, short of the original
estimate, may influence the
projected total for 2034.

Workforce

The workforce projections for
Burlington County indicate a
total of 230,532 as of July 1,
2019. It is also predicted that, by
July 1, 2034, the total workforce
will be 244,893.

*These projections were made
prior to the Covid-19 Pandemic
and may be subject to revision.

SOCKLER REALTY SERVICES GROUP
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Industry Projections

What Industries are expected to have employment growth?*

It had been previously projected that
Burlington County’s employment
would increase by 13,515 jobs from
2014 to 2024. This 6.5% increase
ranked 9" among the state’s 21
counties and is equal to the state’s
rate (6.5%). Healthcare and Social
Services were expected to be the
county’s job growth leader (+5,021)
over the period. This projection
closely matched the most recently
released information at that time.

*These projections were made prior
to the Covid-19 Pandemic and may
be subject to revision.

Burlington County was
projected to add 13,500 jobs
from 2014 to 2024, an increase
of 6.5%. In comparison,
employment  statewide was
expected to increase at an equal
rate over the 10-year period
(+6.5%). Healthcare and Social
Assistance is expected to be the
county’s job growth leader with
an anticipated gain of 5,050 jobs
or 17.4%. This projection
matched the previously released
information with the exception
of the number of jobs: 13,500
versus 13,515.

SOCKLER REALTY SERVICES GROUP
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LABOR FORCE PER SQUARE MILE

The labor force per square mile within
Burlington County was 293 in November
2021, 292 in November 2020 and 293 in
October 2019, falling within the range with
the least number of workers per square
mile.
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Unemployment

The figures released by the New Jersey Department of Labor and Workforce Development
Bureau of Labor Market Information indicate that the unemployment percentage rates
reported for Burlington County were 5.9% in April 2021, 8.5% for November 2020, and
3.1% in October 2019.

SOCKLER REALTY SERVICES GROUP
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Joint Base McGuire-Dix Lakehurst - McGuire Air Force Base is approximately 16.1
miles south-southeast of Trenton under the jurisdiction of the USAF Air Mobility
Command. As of the 2010 Census, its total population was 3,710. Although it does not
provide transportation to civilians, it does provide installation management to all JB MDL*
and mission-ready, expeditionary Airmen to support Unified Combatant Commanders in
ongoing military operations. McGuire hosts the flying needs of its mission partners on
NB MDL. Air Force and civilian AMC-contracted aircraft use McGuire’s 2 runways to
facilitate this mission. Many Air Force, Army, Navy and Marine Corps personnel have left
the US for oversea locations from McGuire AFB. Fort Dix is located approximately 16.1
miles south-southeast of Trenton, New Jersey. Fort Dix is under the jurisdiction of the
United States Army Reserve Command (USARC). It was established in 1917. As of the
2010 United States Census, the Fort Dix census designated place (CDP) had a total
population of 7,716, of which 5,951 were in New Hanover Township, 1,765 were in
Pemberton Township and none were in Springfield Township (though portions of the CDP
are included there). 2 Both were consolidated, adjoining US Army and Navy facilities to
become part of Joint Base McGuire-Dix Lakehurst (JB MDL) on October 1, 2009 but
remains known as its former name as of 2012. It remains in the plans to keep Joint Base
McGuire-Dix-Lakehurst open.

Traffic - As published in the Patch in June 2018, Burlington County officials announced
intentions to address traffic issues. ‘Burlington County is tackling the traffic issues along
the Route 130 north corridor. It will lead the way on immediate infrastructure
improvements to improve traffic flow and quality of life impacts, while partnering with the
surrounding municipalities to responsibly plan for future development, officials
announced.” 3

However, as published in November 2019 by the Burlington County Times, even the
passing of Antwan’s Law, which was intended to improve pedestrian safety on a
notoriously dangerous portion of Route 130, has not helped decrease the number of
recorded motor-vehicle accident. Plans have been made to investigate the problem again. *

Summary

Before the Covid-19 pandemic, the outlook for Burlington County continues to show an
upward advance as confidence in the economy increases, prompting consumer and
business spending, and more residents of the county appreciating the downward turn of
unemployment. Barring any unexpected events, life and employment in Burlington County
should have continued to improve as current financial improvements continue in the future.
However, the pandemic of 2020 impacted Burlington County, the state of New Jersey, the
United States, and the rest of the world.

* Joint Base McGuire-Dix Lakehurst — http://www.jointbasemdl.af.mil/units/index.asp

2 DP-1 - Profile of General Population and Housing Characteristics: 2010 Demographic Profile Data for Fort Dix CDP, New Jersey,
United States Census Bureau. Accessed June 17, 2013.

% https://patch.com/new-jersey/cinnaminson/burlington-county-tackling-traffic-issues-route-130

4 https://www.burlingtoncountytimes.com/news/20191117/road-of-good-intentions
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SUBJECT AREA MAP
TOWNSHIP OF MEDFORD
BURLINGTON COUNTY, NEW JERSEY
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AREA AND NEIGHBORHOOD ANALYSIS
MEDFORD TOWNSHIP
BURLINGTON COUNTY, NEW JERSEY

Medford is a township in Burlington County, New
Jersey, United States. As of the 2020 United States
Census, the township's population was 24,497,
reflecting an increase of 1,464 (+6.4%) from the
23,033 counted in the 2010 Census.* According to the
2022 Gazetteer Files from the United States Census
Bureau, the township had a total area of 39.799 square
miles, including 38.79 square miles of land and 1.009
square miles of water (2.5%).2 As named by the State
of New Jersey, Medford Township has 18 localities
within its borders. They are Braddocks Mill,
Christopher Mills, Cross Roads, Fairview, Kirbys
Mill, Medford Lakes in the Pines, Melrose, Oak
Knoll, Oakanickon, Oliphants Mills, Pipers Corners,
Reeves, Taunton, Taunton Lake, and Wilkins.®

The township is one of 56 South Jersey municipalities that are included within the New
Jersey Pinelands National Reserve, a protected natural area of unique ecology covering
1,100,000 acres, that has been classified as a United States Biosphere Reserve and
established by Congress in 1978 as the nation's first National Reserve.* Part of the township
is included in the state-designated Pinelands Area, which includes portions of Burlington
County, along with areas in Atlantic, Camden, Cape May, Cumberland,

Gloucester and Ocean counties.®> The township borders Evesham
Township (known as Marlton), Lumberton Township, Mount Laurel
Township, Shamong Township, Southampton Township, Tabernacle
Township in Burlington County; and Waterford Township in Camden
County.®

! https://www.census.gov/quickfacts/fact/table/medfordtownshipburlingtoncountynewjersey/PST045221

2 https://www2.census.gov/geo/docs/maps-data/data/gazetteer/2022_Gazetteer/2022_gaz_cousubs_34.txt
% https://www.nj.gov/cgi-bin/infobank/localsearch.pl

4 The Pinelands National Reserve, New Jersey Pinelands Commission.

% Pinelands Municipalities, New Jersey Pinelands Commission

¢ https://www.google.com/maps/place/Medford,+NJ/
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Demographics - As of the 2020 United States Census, there were 24,497 people and
8,487 households living in the township. The population density was 601.7 per square mile.
Of the 8,487 households, 80% were married couples living together and 9% were non-
families. The average household size was 2.7. In the township, the population was spread
out with 22% under the age of 20, 9% from 20 to 29, 8% from 30 to 39, 30% from 40 to
59, and 29% who were 60 years of age or older. The median age was 48.7 years.!

The Census Bureau's 2016—-2020 American Community Survey showed that (in 2020
inflation-adjusted dollars) median household income was $133,796 (with a margin of error
of +/- $6,667). The per capita income for the township was $59,608 (+/- $3,431). About
3% of the population were below the poverty line, including 0% of those under age 18 and
4% of those age 65 or over.?

Education — Medford Township’s school district serves students in pre-kindergarten
through eighth grade.

Milton H. Allen School K-5 Chairville Elementary School K-5

Cranberry Pines School K-5 Kirby’s Mill School K-5

Taunton Forge School K-5 Haines 6" Grade
Medford Memorial Middle School 7-8 Shawnee High School 9-12

Medford Students attend Shawnee High School which is part of the Lenape Regional High
School District. Shawnee serves students in grades 9, 10, 11, and 12. 3

Parks and Recreation

Bob Bende Park Medford Park
Headwater Village Bob Meyer Memorial Park
Still Park/Cranberry Hall Senior Center Hartford Crossings Park
Hartford Crossings Softball Complex Freedom Park
Medford Canoe Trail Cow Point Bike Path/Bicycle Network*

Transportation - Roads and HighwaysAs of October 2022, the township had a total of
187.09 miles of roadways, of which 162.94 miles were maintained by the municipality,
20.02 miles by Burlington County and 4.13 miles by the New Jersey Department of
Transportation.®

L https://censusreporter.org/profiles/06000US3400545120-medford-township-burlington-county-nj/
2 https://censusreporter.org/profiles/06000US3400545120-medford-township-burlington-county-nj/
8 https://www.medford.k12.nj.us/site/Default.aspx?PagelD=15

4 http://www.medfordtownship.com/content/275/895/default.aspx

S https://njsld.org/NJDOT/SLD/SheetViewer/api/Report/CountyMileage/Burlington?format=Pdf
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SUBJECT NEIGHBORHOOD

Subject Property

The property is located at the intersection of Allen Avenue, and South Main Street in the
Township of Medford. This section of the Township of Medford is known as Medford
Village & Main Street. This neighborhood is a well-known historic village that has
numerous public events throughout the year. Along South Main Street there are numerous
restaurants, medical offices, retail shops, taverns and breweries. To the East of the subject
property is a small residential development and Milton H Allen Elementary School. To
the West, past South main Street, is Flora Lea Farm and the Bear Swamp Wildlife
Management Area. To the North of Medford Village leads into US Route 70, a well-
traveled arterial route that connects eastern and western New Jersey from Camden New
Jersey to Manasquan New Jersey.

SOCKLER REALTY SERVICES GROUP
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The following map outlines the Medford Village Area, and the key places found within the
village.

The Township of Medford describes this Historic Village as;

Historic Medford Village’s quaint Main Street is lined with unique gift shops,
boutiques, restaurants & cafes, and Medford's Art Center; which attracts visitors
from throughout the area. Here you can stroll the brick sidewalks lined with old-
fashioned gas lights and shade trees, take a turn around the block to explore
Victorian-era homes or rest your feet at one of the many fine eateries.

SOCKLER REALTY SERVICES GROUP
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Medford features a variety of restaurants, from historic, four-star Braddock’s
Tavern to the Pop Shop to ITA101, with mid-priced establishments to suit every
taste in close proximity throughout the Township. From Tuesday night Gazebo
jams in the summer, Tuesday night free summer family movies in nearby Freedom
Park and Third Thursday Food Truck Nights from March through December
featuring music, special activities, business promotions and evening hours in the
stores, there is always much to see and do!

The Main Street Merchants of Historic Medford Village organize numerous community
events throughout the year, and describes the history of Main Street below.

Welcome to Historic Main Street, Medford New Jersey. Dating back to 1847, our
town’s quaint charm and individuality has survived, adapted, and thrived over the
years. Compiled entirely of small businesses, our Main Street manages to shine
via the collective effort of business owners working together to achieve success!
We organize many events throughout the year, and are constantly thinking of new
ideas for Main Street fun! You may have been at one of our events on Main Street
such as, the Get Lucky on Main Street Chocolate Hunt, Sidewalk Sales, Dickens
Festival, Haunted Ghost Walk, Farmers Market, Merry Main Street, or Chalk the
Walk! Other events that happen on Main Street like the Art, Wine & Music
Festival, 3rd Thursday Food Truck Nights, The Halloween Parade, and the
Scarecrow Festival are run by our neighbor organizations whom we love to work
with whenever possible.

In the early 2000’s Main Street experienced a bit of a low. There were more ““for
rent”” signs than business signs. By 2014 things had started to turn around, and
then in 2017 when Abbie Galie from Lower Forge Brewery & Alex Breaux from
Wonder World Toys started working together to bring the village together, things
started really turning around. We have grown immensely since then, and our
Main Street Family has become close! We love working together and supporting
each others businesses whenever possible. Please — as a shopper or visitor, feel
free to ask the shop owners about their favorite local shopping neighbors!

Conclusion

Neighborhoods typically evolve through a life cycle consisting of four stages: growth,
which is a period during which the neighborhood gains public favor and acceptance;
stability, which is a period of equilibrium without marked gains or losses; decline, which
is a period of diminishing demand; and revitalization, which is a period of renewal,
modernization and increasing demand. As of the date of this appraisal, the subject’s
neighborhood appears to be in the stability stage of the life cycle.

SOCKLER REALTY SERVICES GROUP
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AERIAL MAP

**The above map is for visualization purposes only and is not drawn to scale.**
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MARKET ANALYSIS

Introduction and Overview

The subject of this appraisal is a £0.392-acre parcel of land improved with a 6,649 square-
foot structure formerly occupied by the Pinelands branch of the Burlington County Library.
The original structure predates 1970 when the Township of Medford began construction of
the addition of the East and West wings of the building, as well as an entry vestibule.
Subsequent to that addition the building was further altered to include a new addition on
the western part of the building in 1985 bringing the total square footage to its present day
16,649 square feet.

Until as recently as Spring 2021 the Burlington County Public Library occupied the subject
property as the Pinelands Branch of their library system before they moved to their current
location on the first floor of the Medford Town Hall on union Street. Since the library
vacated the building, the property has remained vacant.

The Township of Medford has advertised a request for proposal (RFP) issued March 9,
2025, in which the Township solicited qualified developers or development teams to
submit proposals for redevelopment of the property. On August 20, 2024, the Township
council adopted resolution No. 148-2024 designating the property as an area in need of
redevelopment pursuant to the New Jersey Local Redevelopment and Housing law,
N.J.S.A. 40A:12A-1.

The Township has indicated in the Request for Proposal the intention to draft a
Redevelopment Plan for the site to establish conditions for revitalization of the property.
This Redevelopment Plan will include standards for modified zoning, permitted uses, bulk
standards, as well as design standards, depending on the responses to the RFP. The subject
property is presently located within a PPE — Park/Public/Education District which allows
for civic and public uses, such as educational and recreational activities, municipal
buildings, churches, libraries, open space, and parks. South Main Street, located at the
western end of the subject property line is a commercial corridor zoned HVC - Historic
Village Commercial which permits a variety of commercial uses, such as shops for retail
sales, restaurants, limited breweries, offices and other related establishments. In 2013, the
HVC Zoning District along Main Street was designated as a Rehabilitation Area under the
LRHL, N.J.S.A. 40A: 12A-1 et. seq. As the former library site is located in the PPE Zone,
it was not within this previously designated Rehabilitation Area. The entirety of the
Request for Proposal is included in the Addendum of this report.
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Subject Market Position

The subject property location is an excellent location for development due to its proximity
along South Main Street in the historic Medford Village. The properties designation for
redevelopment enhances the potential for the property due to possible modified zoning,
permitted uses, bulk standards as well as a possible 5-year tax exemption and abatement.

The building’s current condition is a possibly limiting factor. There is apparent foundation
damage, including a sinking corner of the property resulting in cracks appearing along
brickwork on all sides of the property. It has also been reported that the roof may require
repair or replacement, and wildlife may have taken refuge within the rafters of the property
which may require remediation.

Potential uses for the subject property may include office space, medical office,

restaurant/tavern, daycare, retail, or other uses allowable by present, or future zoning
approved by the Township Council.

United States Economic Outlook

Inflation

Over the past 12 months, U.S. inflation has moderated significantly, with the annual rate
standing at 2.8% as of February 2025. This marks a decline from the higher rates seen in
previous years, reflecting the Federal Reserve's efforts to stabilize prices. Key contributors
to inflation include shelter costs, which have risen steadily, while energy prices have
declined, offering some relief to consumers. Food prices have shown mixed trends, with
increases in certain categories. Overall, the U.S. economy is experiencing a more balanced
inflationary environment, though challenges remain in ensuring sustainable price stability
across sectors.

Inflation in the U.S. is projected to stabilize around 2.6% to 2.9% in 2025, reflecting the
Federal Reserve's efforts to maintain price stability. Key factors influencing this outlook
include moderated energy prices and steady wage growth. However, potential risks such
as geopolitical tensions and supply chain disruptions could impact these projections.
Overall, the economy is expected to experience a balanced inflationary environment,
supporting sustainable growth while addressing lingering economic uncertainties. The
Federal Reserve is expected to maintain a cautious approach to interest rates in 2025,
keeping them steady at 4.25% to 4.5% for now. However, projections suggest potential
rate cuts later in the year, with two quarter-point reductions anticipated. This outlook
reflects the Fed's focus on balancing inflation, which remains elevated, and slower
economic growth. Policymakers are closely monitoring economic indicators to assess the
timing and extent of future adjustments.
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In 2025, U.S. tariffs are expected to significantly impact industries like automotive and
manufacturing. A 25% tariff on imported cars and parts, effective April, could raise vehicle
prices by $5,000 to $15,000, affecting consumer demand and supply chains. Steel and
aluminum imports also face a 25% tariff, aiming to protect domestic industries. These
measures may boost local production but risk higher costs for businesses and consumers,
potentially slowing economic growth.

Employment

The U.S. employment landscape in 2025 reflects an evolving economy. The unemployment
rate remains steady at around 4.1%, indicating a relatively healthy labor market. Nonfarm
payroll employment has shown consistent growth, with sectors like professional services,
healthcare, and leisure leading the charge. Average hourly earnings have also seen
incremental increases,
signaling positive wage trends.

However, challenges persist.
Certain industries, such as
manufacturing and retail, face
headwinds due to automation
and shifting consumer
behaviors. Regional disparities
in employment growth
highlight the uneven recovery
across states and metropolitan
areas. Additionally,
inflationary  pressures  and
global economic uncertainties
continue to influence hiring
decisions.

Overall, while the U.S. job

market demonstrates

resilience, it requires strategic

policies to address wage

stagnation, workforce training,
and equitable growth. The focus remains on fostering innovation and inclusiveness to
ensure sustainable employment opportunities for all.
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United States Office Market

The U.S. office market showed signs of recovery in Q4 2024, with the overall availability
rate dropping to 23.4%, marking the second consecutive quarterly decline—a trend unseen
since 2019. Leasing activity reached 290 million square feet, though it remained 11.6%
below pre-COVID averages. New leases have shrunk by 18.6% since 2019, while renewal
lease sizes grew by 11.7%, reflecting occupiers' strategic adjustments. Markets like San
Francisco and Manhattan saw significant leasing growth, bolstered by the Federal
Reserve's interest rate cuts. Despite historically high availability, the quarterly decrease in
supply signals a positive shift for the U.S. office market.

The current period of increased office vacancy is likely attributable to COVID-19’s impact
on office culture. Avison Young’s office busyness index shows the dramatic drop off of
office busyness at the beginning of 2020 with the onset of COVID-19, but also shows the
incremental increase to current levels indicating a “return to office” trend with some
industries such as education, and engineering, architecture, construction, and building
materials leading the way compared to weaker improvements from other industries such as
nonprofits, household and consumer products, and banking, finance, insurance, and real
estate. Overall, the trend toward greater office utilization is improving, and this trend is
likely reflected in the stabilization of vacancy levels.
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United States Retail Market

The Cushman & Wakefield Q4 2024 Retail MarketBeat report highlights a strong finish
for the year, with net absorption reaching 1.4 million square feet, accounting for 89% of
the annual total. The shopping center vacancy rate held steady at 5.4%, reflecting a healthy
market. Retail construction remained subdued, with only 8.3 million square feet of new
space delivered. The Northeast and Midwest regions led demand growth, while the South
and West experienced negative absorption. Despite challenges like tariffs and high
operating costs, consumer confidence and rising employment supported retail activity
heading into 2025.

New Jersey Office Market

The Avison Young Q4 2024 New Jersey Office Market Snapshot highlights a market in

transition, with signs of stabilization emerging. The average asking rental rate increased by

4.3% year-over-year, reaching $32.81 per square foot, driven by demand for high-quality,
amenity-rich  spaces.
Overall  availability
decreased by 0.6%,
reflecting a reduction
of 2 million square
feet  year-over-year,
alongside the removal
of 3 million square
feet from inventory.
Leasing volume rose
by 3.01% year-over-
year, totaling 10.1
million square feet,
though still below pre-
COVID averages.
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The "flight to quality™ trend remains prominent, as tenants prioritize well-located, upgraded
properties in transit hubs like Morristown and Newark. Net absorption turned positive for
the first time since 2019, signaling a gradual recovery. Despite challenges, the report
underscores the resilience of the New Jersey office market, with strategic leasing and
investment in premium assets driving growth.

New Jersey Retail Market

The CBRE Q4 2024 Philadelphia Retail report highlights Burlington County's steady retail
performance. The region saw a 2.3% increase in retail occupancy, driven by demand for
grocery-anchored centers and experiential retail spaces. Average asking rents rose by 1.8%
year-over-year, reflecting strong competition for prime locations. Limited new
construction, due to high costs, encouraged retailers to repurpose existing spaces
creatively. Burlington County's strategic location and robust consumer base attracted
national and local retailers, bolstering leasing activity.
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Subject Competitive Position

The subject property faces some challenges in the present market. While both retail and
office use properties are showing signs of a rebound with lower vacancy rates, and
increased asking rents the vacancy rates remain very high, especially for office space that
is not considered trophy class space. Medical office space, however, has proven more
resilient to vacancy than regular office space with a national vacancy rate reported to be
7.0% as of Q4 2024. This properties location and configuration supports the potential for
medical office use as one potential use for this property after redevelopment.

Additional considerations, such as the subject property’s excellent location, as well as
potential short term tax exemption and abatement, give potential buyers additional
incentive that other properties lack. The redevelopment status of the property coupled with
potential tax incentives, as well as the location of the property provides plenty of incentive
for developers to view this property in a positive light.

Conclusion

The subject property, being a current vacant space up for redevelopment, creates a unique
opportunity for developers in this market. The potential for tax exemption and abatement
provides some relief from some negativity in the office segment resulting in the property
being attractive to some developers searching for a location such as the subject property
location. While the market for office space is weak right now, the potential use of medical
office space in a quaint historic community balances this concern, and alternate uses in the
retail sector at this location may prove attractive to the right developer.

SOCKLER REALTY SERVICES GROUP

INCORPORATED



BU-25-114 Market Information

MARKETING PERIOD

Published by PricewaterhouseCoopers, The PwC Real Estate Investor Survey reports
average marketing times for various property types nationwide. The results of the 1%
Quarter 2025 Survey are exhibited below.

PwC Real Estate Investor Survey

Average Marketing Time (in months)

1%t Quarter 2025

Current Prior Year
Market Quarter Quarter Ago
National Regional Mall 9.5 9.0 9.8
National Power Center 6.3 6.3 7.5
National Strip Shopping Center 8.2 8.2 8.8
National CBD Office 9.8 9.8 9.3
National Suburban Office 9.6 9.6 9.5
National Warehouse Market 4.3 4.0 4.0
National Apartment 6.9 7.5 6.3
National Net Lease Market 8.5 7.6 8.5
National Medical Office Buildings Market 5.0 5.4 6.0

The table illustrates the average marketing time for several real estate investment
alternatives ranging from 4.3 to 9.8 months. Given the positive and negative attributes of
the subject property and the relative strength of its sub-market, an “average” marketing
time would be anticipated. We, therefore, estimate an appropriate marketing time for the
subject to be approximately 8-12 months.

Regarding the issue of exposure time, which is defined as “a retrospective estimate based
upon an analysis of past events assuming competitive and open market,” we also consider
a period of approximately 8-12 months as also appropriate and consistent with our
concluded marketing period.
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Property Information

Location:

Mailing Address:
Tax ldentification:
Lot Area:

Shape:
Topography:

Frontage:

Flood Plain:

Soil Conditions:

SITE ANALYSIS

The property is located at the intersection of Allen
Avenue, and South main Street in Township of
Medford.

39 Allen Avenue, Medford, NJ 08055-2465
Block 1705, Lot 7.01 (Former Lots 6&7)
+0.392-acres

Rectangular

Level; predominantly at the street grade.

The lot includes +52 feet of frontage along South Main
Street, and £286 feet along Allen Avenue.

According to the FEMA, the subject property is located
in the Zone X flood zone, as indicated on map number
34005C0264F dated December 21, 2017. Zones B, C
and X are the flood insurance rate zones that correspond
to areas outside the 100-year floodplains, areas of 100-
year sheet flow flooding where average depths are less
than 1 foot, areas of 100-year stream flooding where the
contributing drainage area is less than 1 square mile, or
areas protected from the 100-year flood by levees. No
BFEs or depths are shown within this zone. A copy of
the flood map can be found in the Addendum of this
report.

We have not reviewed a soil survey of the subject site;
however, based on the existing and surrounding
developed uses, it appears that the soil is of sufficient
load-bearing capacity to support the existing and
proposed development.
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Property Information

Wetlands:

Easements, restrictions, etc.:

Utilities:
View/Visibility:

Drainage:

Environmental Issues:

We have not reviewed a wetlands delineation of the
subject site; however, it appears that 0% of freshwater
wetlands present based on New Jersey Department of
Environmental Protection (NJDEP) Geoweb. The
NJDEP Geoweb map is depicted below.

There are no known easements that would have an
adverse effect on the subject site or the improvements.
Normal utility easements are assumed to be present on
the site.

All public utilities are available to the site.

The site has average visibility from its fronting
roadway.

Drainage appears adequate for the site.

The existence of hazardous materials, which may or
may not be present on the property, was not observed
upon our physical inspection of the subject, and none
has been reported to us during this appraisal. The
appraiser, however, is not qualified to detect such
substances. For the purposes of this appraisal, we
assume the site to be unaffected by environmental
ISsues.
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Property Information

Detrimental Influences:

Conclusion:

There were no detrimental influences at the site noted
upon our physical inspection; additionally, no
detrimental influences were reported to us during this
appraisal. There are no known easements,
encroachments, restrictions or covenants that would
have an adverse effect on the subject site.

There are no known detrimental on-site influences that
would inhibit redevelopment of the site.
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DESCRIPTION AND ANALYSIS OF IMPROVEMENTS

The subject of this appraisal is a £0.392-acre parcel of land improved with a +6,649 square-foot structure
formerly occupied by the Pinelands branch of the Burlington County Library. The original structure predates
1970 when the Township of Medford began construction of the addition of the East and West wings of the
building, as well as an entry vestibule. Subsequent to that addition the building was further altered to include
a new addition on the western part of the building in 1985 bringing the total square footage to its present day

16,649 square feet.

Construction Details

Foundation
Framing
Exterior Walls
Roof System
Floor Structure

Floor Covering

Interior Walls

Plumbing

Electrical & Lighting

Heating, Ventilation, and Air Conditioning

Fire Protection and Security

Effective Age/Condition

Masonry Foundation and Footings
Masonry

Masonry and Brick Veneer

Asphalt Shingle - New Roof Spring 1995
Concrete slab on grade

Carpeted flooring, tile in lavatories

Fainted Drywall in finished areas, poartial tile in lavatories, brick in utility
areas

Standard grade, appears sufficient for property

Renovation plans state 200 Amp electrical panel, lighting is standard grade
and appears suffecient for property.

Forced Hot Air, and Central Air Conditioning

Smoke Detectors, lighted emergency exit signs. Security system onsite,
however hot operational at the time of inspection.

The existing building and site improvements are in poor condition showing
significant signs of deferred mainenence. Numerous cracks appear along
the exterior of the building along corners and windows, and the interior
northeast portion of the building appears to be sinking. It was reported that
there is a crack in the foundation which is resulting in the sinking, which is
contributing to the cracking along the outside brickwork. Inspection and
remediation is recomended to be completed by a licensed structural
engineer to ensure safety and soundness of the structure. The structures
actual age is > 65 years old, with renovations of the main structure in 1970,
and a subsequent reniovation and addition in ~1985. Periodic updating of
some components, and a new roof was installed Spring 1995. The effective
age of the structure is £40 years old, with a building expected life of 50
years.
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Construction

The subject property is presently showing significant deferred maintenance in the form of an apparent sinking
of the foundation at the northwest corner of the property. The building was constructed in stages with the
original central structure being constructed prior to 1970. In 1970 the east and west wings of the original
structure were added to the building based on the following drawing.
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In September 1984 plans were drawn up to build another addition off the western portion of the structure.
This increased the total gross building area (GBA) from £3,922 square feet to the present configuration and a
total of £6,649 square feet as measured by the June 2024 survey provided by the client.

Since the completion of the plans drawn up in September 1984 the structure has received regular maintenance
with periodic updates for various building components, including a reported new heating system, and hot
water heater within the past several years prior to closure.
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Condition of Improvements

Foundation

The current condition of the subject property is presently poor. It is apparent that the foundation below the
addition added based on the September 1984 plans has failed resulting in the subject property sinking on the

northwest portion of the building. This has resulted in damage to the property across the entire building with
numerous cracks in the brickwork found along the entire structure.

Large crack found along the northwest corner of structure; some evidence shown of prior minor repair of
brickwork in the “packing” of additional mortar at the site of the crack.
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Additional photos of cracked brickwork along the northwest portion of structure.
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The photos below show cracking located along the southern (Facing Allen Avenue) and eastern (Facing East
main Street) portion of the building. Along the outside of the structure there was numerous cracks as well as
evidence of prior minor repairs of other cracks in the brickwork.

The evident structural damage has not been inspected by a structural engineer or investigated to identify the
underlying cause of the foundation damage, or the extent of repairs needed to rectify the underlying issue. It
is recommended the building be inspected by a qualified structural engineer to determine the extent of the
damage, and appropriate remedy for the property. Without full knowledge of the extent of the damage and
plans to repair the structure it is unknown the exact cost of resolving this structural damage.

Discussions with local contractors with experience of repairing foundations such as this has resulted in a wide
range of estimates for this repair. The range provided is from as low as $150,000 ranging up to $200,000+.
Additionally, this section of the structure could possibly be better addressed through demolition of the
September 1984 addition. A review of Marshall and Swift cost index reveals the estimated cost range for
demolition is $18.00 to $33.50 per square foot.
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Foundation, Concrete, Stem Wall

Section

Partial Demolitior
Entire Structure
*As taken from Marshall and Swift 2023 Cost Guide

Demolition Costs

66 Page 10
Square Feel LowCost High Cost
$ 18.00 $ 33.50
2,727 $ 49,086 $ 91,355
6,649 $ 119,682 $ 222,742

Marshall and Swift estimates a partial demolition of the newest addition to the property to range from
$49,086 to $91,355. A complete demolition of the entire structure ranges from $119,682 to $222,742.

Roof

While no direct evidence of roof damage was observed at the time of inspection it was reported that the roof
structure is in need of replacement. Subsequent research into work permits provided by the Township of
Medford revealed a permit dated March 16, 1995, for the installation of a new roof suggesting the present
roof is 30 years old and in need of replacement. Marshall and Swift cost estimates for a new roof includes
$2.24 per square foot to $3.05 per square foot for roof decks and sheathing, and $4.44 per square foot to

$9.56 per square foot for shingles.

Section

Partial Re-Roof
Entire Structure

Partial Re-Roof
Entire Structure

Partial Re-Roof
Entire Structure

*As taken from Marshall and Swift 2023 Cost Guide

Roofing Costs
5/8" Plywood/Shingles
57 Page
Square Feet Low Cost
Decks & Sheathing

$ 2.24
3922 $ 6,108
6,649 $ 14,894

Shingles

$ 4.44
3922 $ 12,108
6,649 $ 29,522

Total

$ 6.68
3922 $ 18,216
6,649 $ 44,415

4

High Cost
$ 3.05
$ 8,317
$ 20,279
$ 9.56
$ 26,070
$ 63564
$ 12.61
$ 34,387
$ 83844

Marshall and Swift estimates a new roof for the entire existing structure to range between $44,415 and

$83,844.

If a developer chooses to demolish the 1984 addition, and re-roof the remaining structure not

exhibiting foundation damages the cost to re-roof the building ranges between $18,216 and $34,387.
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Repair estimates

The cost to rehabilitate the structure and address structural and roof issues is a significant cost which will
impact potential redevelopers. Options for developers could include a major foundation repair of the affected
portion of the foundation, a partial demolition of the affected portion of the structure and new roofing along
the remaining portion of the building, or a total demolition of the entire structure. The costs association with
these repairs range from $96,522 for a partial demolition and re-roof of the remaining structure, $221,543 for
a repair of the foundation damage and re-roof of the entire structure, or $171,212 for demolition of the entire
structure.

Estimate of Repair or Demolition Costs
Section 66 Page 10
Partial Demolition of structure, and new roof of remaining portion
Square Feet LowCost High Cost Estimate

Partial Demolition 2,727 $ 49,086 $ 91,355 $ 70,220
Partial Re-Roof 3,922 $ 18,216 $ 34,387 '$ 26,302
Total $ 96,522

Foundation repair and New Roof
Contractor Estimate $ 150,000 $ 200,000 $175,000
New Roof 6,649 $ 29522 $ 63,564 r$ 46,543
Total $221,543

Demolition of entire Structure
Square Feet LowCost High Cost Estimate
Entire Structure 6,649 $ 119,682 $ 222,742 "$171,212
Total $171,212
*As taken from Marshall and Swift 2023 Cost Guide

Conclusion

The subject’s condition presents a mixed bag of potential for the subject property. Compared to other
structures the interior of the structure is in need of rehab, but mechanicals and the general interior condition
is in average condition. The structural and roof damages present an obstacle for many developers due to the
potentially high costs associated with repair or demolition of the existing building. An informed developer
will consider these anticipated rehab costs in any offers made to purchase this site. The RFP submitted by the
Township of Medford leaves options for developers to submit concepts which could lead to various uses for
the subject site, and the condition of the structure allows for many of those uses to incorporate the existing
building, or portions of the building to remain in place. For the purposes of this report we are considering the
condition of the building to be “Average” condition and separately adjust for the foundation and roofing
damages that the building exhibits.
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ZONING ANALYSIS

The subject property is located under the PPE Park/Public/Education District by the Township of Medford
Zoning Department.

By way of Resolution No. 148-2024, adopted on August 20, 2024, Township Council designated the Property
as an Area in Need of Redevelopment pursuant to the New Jersey Local Redevelopment and Housing Law,
N.J.S.A. 40A:12A-1 et seq. (the “LRHL” or “Redevelopment Law”). The designation of the Property as an
Area in Need of Redevelopment was approved by the State of New Jersey, Department of Community Affairs
on September 24, 2024.

The adjacent Main Street commercial corridor is zoned HVC Historic Village Commercial District. In 2013,
the HVC Zoning District along Main Street was designated as a Rehabilitation Area under the LRHL, N.J.S.A.
40A: 12A-1 et. seq. As the former library site is located in the PPE Zone, it was not within this previously
designated Rehabilitation Area.

As a consequence of the March 9, 2025 request for proposal (RFP) the Township council intends to draft a
redevelopment plan for the site to establish conditions for revitalization of the property. This Redevelopment
Plan will include standards for modified zoning, permitted uses, bulk standards, as well as design standards,
depending on the responses to this RFP.

PPE Park/Public/Education District
Principal Permitted Uses on the Land and in Buildings

1. Educational and Recreational Activities, including the operation of public and private elementary
school facilities and quasi-public campground activities, as well as municipal buildings, churches,
libraries and open space, parks and parkland and municipal infrastructure.

2. Affordable age-restricted and disabled housing north of Union Street between Main Street and Jones
Road, in accordance with the standards set forth in Subsection H of this section. A PPE District with
a Community Services (CS) Overlay is located west of County Route 541 at Church Road. The CS
Overlay accommodates and manages the planned expansion of permitted PPE uses.

3. The PPE with Community Services Overlay (PPE/CS) provides for expansion of uses permitted in the
PPE District to increase opportunities to better serve the Medford Township community. This
expansion of uses includes the temporary provision of primary shelter in cases of emergency; COAH-
approved supportive and special needs housing which may be partnered with specific farming
activities for occupational training; and public/private partnerships for recreation uses and parking.
Landscaping shall be provided within the front, side and rear yard areas to adequately screen on-site
uses from adjacent residential uses and adjoining roadways. EXisting vegetative screening and
buffering shall be preserved where possible and supplemented to the satisfaction of the reviewing
Board in accordance with Ordinance § 516.
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Area and Bulk Regulations for the PPE Park/Public/Education District for the subject property as is and as
proposed are summarized below.

Area and Bulk Regulations
PPE - Park/Public/Education
Category Required Provided Conforming

Maximum Building 60% < 60% Yes
Coverage
Minimum Setback 50 Feet < 50 Feet No
Ma_x imum Building 27 Feet < 27 Feet Yes
Height

It appears that the subject property’s use is a permitted use on a nonconforming lot in the PPE
Park/Public/Education District.

HVC Historic Village Commercial.

General Requirements.

1.

2.

Any principal building may contain more than one individual use, provided that the total floor area
ratio and lot coverage of the combined uses does not exceed the maximums specified.

All buildings or uses of land in the HVC District shall be served by public water and sewer.
Renovations or conversions which result in additional units and do not constitute a sewer extension
under applicable Department of Environmental Protection regulations may use any original sewer
connection upon payment of such additional connection fees as are necessary to equal the number of
additional units.

All buildings on a single commercial site shall be compatibly designed, whether constructed all at one
time or in stages over a period of time. All building walls facing any street or residential district line
shall be suitably finished for aesthetic purposes.

Unless otherwise specifically approved by the Board, no merchandise, products, equipment or similar
material or objects shall be displayed or stored outside, and all solid waste not stored within a building
shall be stored within an enclosed container.

All areas not utilized for buildings, parking, loading, access aisles, driveways or pedestrian walkways
shall be suitably landscaped with shrubs, ground cover, seeding or similar plantings and maintained in
good condition.

No building or structure shall be erected, reconstructed, demolished, altered or restored, and no use
shall be made of any land in the HVC District until approval has been granted in accordance with the
provisions of § 806 of this ordinance.

Although no specific buffer areas are required, where a property line is common with a residential
district or use, design elements such as privacy hedges, fences, low profile walls, trellises and other
similar features should be considered and included in development plan
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Principal Permitted Uses on the Land and in Buildings

no

Nookow

10.
11.

12.

13.
14.

15.

16.

17.

18.

19.

Telephone central offices.

Clubs or lodges organized for fraternal or social purposes, provided that the chief activity shall not be
one which is customarily carried on as a business.

General offices and office buildings.

Funeral parlors.

Offices of doctors, dentists and veterinarians.

Child-care centers as conditional uses under N.J.S.A. 40:55D-67.

Residential flats in connection with a business where said dwelling unit is located on the second floor
only and only if said floor is limited to the residential use. Such residential flats shall be no less than
750 square feet in floor area for a one-bedroom or 900 square feet for a two- or more bedroom dwelling
unit.

Quasi-public and recreational buildings as conditional uses under N.J.S.A. 40:55D-67.

Parochial, private or public schools as conditional uses under N.J.S.A. 40:55D-67.

Places of worship as conditional uses under N.J.S.A. 40:55D-67.

Shops and stores for retail sales, including, but not limited to, antiques, books, beverages, confections,
drugs, dry goods, flowers, foodstuffs, gifts, garden supplies, hardware, household appliances, jewelry,
notions, pets, tools, sporting goods, periodicals, stationery, tobacco, paint, wearing apparel and other
similar goods.

Food service establishments, including sit-down restaurants, cocktail lounges, coffee shops, catering
service, bakery, pastry, candy, confectionery or ice cream shops. Take-out and delivery shall be
permitted.

Banks, including drive-in facilities.

Personal service shops dealing directly with customers, including, but not limited to, beauty shops,
barbershops, tattoo salon, health spa, wellness center, clothes cleaning or pressing (not to include
cleaning and dyeing plant), shoe repair, dressmaking, millinery, self-service laundry and other similar
uses.

General services or repair shops for watches, clocks, jewelry, radios, televisions, home appliances and
other similar services.

Taxi or bus stations (excluding terminal).

Training facilities, including, but not limited to, cooking classes, instructional wine making,
instructional beer making, photography, arts, crafts, sewing, how-to classes, professional certification
classes, safety classes, and other similar training activities.

The permitted uses in § 413.A.11, A.14, A.15 and A.17 shall be interpreted under the principle of
"ejusdem generis" (of the same kind or class).

Limited breweries, restricted breweries (brewpubs), nano- and micro-distilleries in accordance with
the applicable ABC laws regarding same.
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Area and Bulk Regulations for the HVC Historic Village Commercial for the subject
property as is and as proposed are summarized below.

Area and Bulk Regulations
HVC - Historic Village Commercial
Category Required Provided Conforming
Minimum Lot Area 10,000 S.F. 17,075 S.F. Yes
Maximum Lot 65% < 65% Yes
Coverage
Minimum Lot 50 Feet > 50 Feet Yes
Frontage
Minimum Lot Depth 150 Feet > 150 Feet Yes
Maximum FAR 0.60 0.39 Yes
Minimum Lot Width 50 Feet > 50 Feet Yes
Minimum Side Yard 10 Feet > 10 Feet Yes
Setback
Minimum Rear 40 Feet > 40 Feet Yes
Setback
Ma_x imum Building 27 Feet < 27 Feet Yes
Height

It appears that the subject property’s use is a permitted use on a conforming lot in the HVC
Historic Village Commercial.
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ZONING MAP — TOWNSHIP OF MEDFORD
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TAX AND ASSESSMENT DATA

The subject property is listed in the records of the Township of Medford as Block 1705,
Lot 7.01. The 2025 tax rate for the Township of Medford is $3.549 per $100 of assessed
value. The 2025 ratio is 67.50%. It should be noted that the current owner of the property
is the Township of Medford, and as such is not taxed, the below-referenced tax information
is for information purposes only and does not reflect an actual current tax bill. The
anticipated redevelopment plan for the site indicates an approved redevelopment plan may
include a Five-Year tax exemption and abatement.

The 2024 assessment of the subject property is shown in the table below.

2024 Assessment & Taxes

Land Improvement Total 2024 Equalized 2024 2024
Tax ID Assessment  Assessment Assessment Ratio _Assessment Tax Rate Taxes
Block 1705, Lot 7.01 $62,400 $682,200 $744,600 67.50% $1,103,111 $3.549 $26,426

Applying the 2024 tax rate to the subject’s total assessment results in the annual real estate
taxes of $26,426. The equalized assessment based on an effective ratio of 67.50% is
$744,600.

Township of Medford Tax Rates

[Tax |Rate per $100 of Valuation|
[COUNTY Tax [|0.433
[COUNTY LIBRARY TAX.  |[0.037

|
|
[COUNTY OPEN SPACE TAX |[0.052 |
[DISTRICT SCHOOL Tax  |[1.682 |
|
|
|

[REGIONAL SCHOOL TAX  |[0.833
[LOCAL MUNICIPAL TAX  |[0.488
[MUNICIPAL OPEN SPACE TX/[0.024
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HIGHEST AND BEST USE ANALYSIS

Introduction
The most commonly used definition of Highest and Best Use is as follows:

“The reasonably probable use of property that results in the highest value. The four
criteria that the highest and best use must meet are legal permissibility, physical
possibility, financial feasibility, and maximum productivity.”?

In all appraisal assignments, value estimates are based on use; therefore, an analysis of
Highest and Best Use is the basis for all valuation assignments. Like value, highest and
best use is a market-driven concept. In highest and best use analysis, the most profitable,
competitive use to which a property can be put is identified. The collection and analysis
of the general data used to estimate property value provide the evidence on which a highest
and best use conclusion is based.

A property’s highest and best use must be legally permissible, physically possible,
financially feasible, and maximally productive (profitable). These four criteria are
considered sequentially and conditionally. Although a use may be financially feasible, it
would be irrelevant if it were legally prohibited or physically impossible. Therefore, tests
of legal permissibility and physical possibility must be applied before the remaining tests
of financially feasibility and maximal productivity.

The highest and best use analysis generally involves consideration of the subject property
under two scenarios: as vacant land and as presently improved. The highest and best use
of land as vacant assumes that the subject site is vacant or can be made vacant and available
for development. The purpose of determining the highest and best use of land as though
vacant is to identify the site’s potential use, which governs its value. The highest and best
use as improved addresses whether the existing improvements should be maintained,
adapted, or demolished so that the site can be developed with a different use. The highest
and best use of the underlying land may differ from that of the property as improved if the
improvements do not constitute an appropriate use. The purpose of determining the highest
and best use of the property as improved is to identify the use that would be expected to
produce the greatest value and to assist in the selection of comparable properties.

The four criteria of legal permissibility, physical possibility, financial feasibility and
maximal productivity are considered sequentially and conditionally for both the “as
vacant” and “as improved” highest and best use scenarios.

! Appraisal Institute, The Dictionary of Real Estate Appraisal, 7th ed., s.v. “highest and best use.” (Chicago: Appraisal Institute,
2022), PDF e-book, pp. 88-89.
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Highest and Best Use As Vacant

Legal Permissibility — The legal permissibility of a use is governed primarily by the
zoning in effect at the time of the appraisal. Legal permissibility also depends on other
public restrictions — such as building codes, historic preservation regulations and
environmental controls — as well as private or contractual restrictions found in deeds and
long-term leases. These public and private restrictions must be investigated because they
typically preclude a number of potential uses.

Ordinary utility and storm water easements are not considered to impact the subject site
negatively.

As noted in the zoning section, the subject is in the PPE — Park/Public/Education zoning
district. Principal permitted uses within the PPE — Park/Public/Education zoning district
are restricted to parks, public buildings, and educational purposes. The Township of
Medford’s Request for Proposal of redevelopment of the subject notes the following.

The adjacent Main Street commercial corridor is zoned Historie Village Commercial (HVC),
The HVC Zone permits a variety of commercial uses, such as shops for retail sales, restaurants,
limited breweries, offices and other related establishments. In 2013, the HVC Zoning District
along Main Street was designated as a Rehabilitation Area under the LRHL, N.J.S. A, 40A: 12A-
1 et. seq. As the former library site is located in the PPE Zone, it was not within this previously
designated Rehabilitation Area.

Township Council intends to draft a Redevelopment Plan for the site to establish the conditions
for revitalization of the property. This Redevelopment Plan will include standards for modified
zoning, permitted uses, bulk standards. as well as design standards, depending on the responses
to this RFP. A Redevelopment Plan, and any subsequent Redevelopment Agreement may, at the
diseretion of the Governing Body, also include provisions for a Five Year tax exemption and
abatement, as permitted by the New Jersey Five Year Exemption and Abatement Law, N.J.S.A.
40A:21-1 et. seq. to incentivize reinvestment in the area.

It is therefore assumed that the Township of Medford will modify existing zoning
regulations or create new ones to accommodate the approval and implementation of
any Request for Proposal (RFP) submissions that align with township development
goals, community needs, or economic initiatives. This assumption is based on the
expectation that such adjustments will be consistent with township planning practices
and regulatory adaptability in response to future development opportunities.

Physical Possibility — The physical possibility of a use is determined by characteristics
such as size, shape, utility, topography, availability of utilities, and any other physical
aspects of the site that would restrict or prevent any of the legal uses of the subject site.
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The site is judged to be capable of supporting the uses permitted under the zoning code
after consideration of its size, shape, topography, neighborhood, etc., as well as the basic
design and construction features of typical improvements.

Financial Feasibility — The uses that meet the first two criteria are analyzed further to
determine which are likely to produce an income, or return, equal to or greater than the
amount needed to satisfy operating expenses, financial obligations, and capital
amortization. All uses that are expected to produce a positive return are regarded as
financially feasible. Based on the surrounding uses it is believed that a professional office,
or retail use is the best use that satisfies the financially feasible requirement.

Maximum Profitability — The use that represents maximum profitability is the financially
feasible use that will produce the highest net return. Given the location, and the demand
by investors, the maximally productive use of the subject property would be development
of a commercial use consistent with zoning.

Highest and Best Use Conclusion As Vacant

Considering the four criteria of highest and best use — legal permissibility, physical
possibility, financial feasibility, and maximum profitability — it is our conclusion that
development of the subject site with a commercial use consistent with existing, or approved
zoning regulations represents the highest and best use of the site as if vacant land.

Highest and Best Use Conclusion As Improved

The second part of highest and best use analysis is to determine the highest and best use of
the subject site as it is currently improved, i.e., the use to which a property should be put
in light of its current improvements. The highest and best use of a property as improved
may be continued maintenance of the present use, renovation, expansion, partial or total
demolition, or some combination of these uses. In analyzing the highest and best use of a
property as improved, it is recognized that existing improvements should continue to be
used until it is financially advantageous to alter physical elements of the structure or
demolish it to allow an alternate use.

As noted in the Township of Medford is seeking a Request for Proposal (RFP) in order to
redevelop the subject property. The subject property was designated an “Area in need of
redevelopment pursuant of the New Jersey Local Redevelopment and Housing Law
N.J.S.A. 40A:12A-1 et seq. (aka “LRHL” or “Redevelopment Law”. The Township of
Medford is seeking to redevelop the Main Street Historic Village Corridor in a “manner
that effectuates the Townships Master Plan goals and is in the best interests of the
Township”.

SOCKLER REALTY SERVICES GROUP

INCORPORATED



BU-25-114 Property Information

The Township of Medford acknowledges the limited site size and current condition of the
structure may require the subject be demolished or upgraded, and seeks proposals which
will “restore the usefulness of the building or parcel, provide goods and services to the
public, and will benefit other businesses within the vicinity through attracting customers
who will patronize the new business and existing businesses”.

Highest and Best Use Conclusion As Improved

In order to fulfill this request, and in light of the current configuration of the subject
improvements, it is our conclusion that the Highest and Best use of the subject property is
for renovation or reconstruction of the subject site for commercial use consistent with the
zoning requirements.
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APPRAISAL PROCESS

Also known as the “valuation process,” the appraisal process is defined as “a systematic set of
procedures an appraiser follows to provide answers to a client’s questions about real property
value.”! This process entails an orderly program by which the problem is defined, the work
necessary to solve the problem is planned, and the data involved is acquired, classified, analyzed,
and interpreted into an estimate of value.

Property value is estimated by applying specific appraisal procedures, which reflect three distinct
methods for analyzing data: the Cost Approach, the Sales Comparison Approach and the Income
Capitalization Approach. The approaches employed depend on the type of property and the quality
and quantity of data available for analysis. All three approaches to value have been considered;
Only the Sales Comparison approach, and Income Capitalization approach have been developed.

The Cost Approach makes use of all the physical data regarding the site and the existing or
proposed improvements. The Cost Approach assumes that, under normal circumstances, a
potential purchaser will not pay more for a property than the combined cost of obtaining a similar
site, constructing similar building improvements, and paying an appropriate entrepreneurial profit.

An estimate of the site's value is first derived by a direct comparison of the subject site to similar
land parcels that have recently been sold. An estimate is then made of the current cost to replace
or reproduce the site improvements. From this estimated improvement cost, a depreciation
deduction is made for any estimated loss in value from physical, functional, or external causes.
All such estimates of loss in value are taken from market evidence, as well as from a physical
inspection of the subject property. The resultant estimate of value derived from the Cost Approach
is the sum of the site's value, the depreciated value of the improvements, and an appropriate level
of entrepreneurial profit. This approach was not utilized due to the age of the subject, its
condition and the difficulty in estimating accrued depreciation.

The Sales Comparison Approach uses the sale of similar properties as the basis for an indication
of value for the subject property. This approach is based on the principle that the value of a
property, as replaceable in the marketplace, tends to be set by the cost of acquiring an equally
desirable substitute property. Direct comparisons are made between the subject and the sale
properties. Adjustments are made to the sale prices of the comparables for dissimilar factors such
as conditions of sale, date of sale, location, physical characteristics, and other discernible
differences. These adjusted sale prices are then correlated into a value indication for the subject
property. This approach was utilized as there were enough comparable sales to analyze.

! Appraisal Institute, The Dictionary of Real Estate Appraisal, 7th ed., s.v. “valuation process.” (Chicago: Appraisal Institute, 2022), PDF e-book,
pp. 200.
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The Income Capitalization Approach to value is a method of analyzing a property's ability to
generate monetary benefits and converting these benefits into an indication of value. The principle
of anticipation is fundamental in that an investor is essentially trading a sum of present dollars for
the right to receive future dollars. The first step in the Income Capitalization Approach is to
estimate the potential gross income that can be generated by the appraised property. Estimates are
then made of vacancy and expenses, which are deducted from the property's potential gross income
to arrive at its estimated net income. The net income stream estimated for the property is converted
into an indication of value using direct capitalization or a discounted cash flow analysis. This
approach was not utilized as the property is not an income producing property.

After arriving at an indication of value by the applicable approaches, the results are reconciled into
a single conclusion of value based on the approach or approaches, which have the highest quality
and quantity of data that the appraiser considers most reliable. All the pertinent data and facts that
are used in the appraisal process are analyzed on the following pages of this report.
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SALES COMPARISON APPROACH
Introduction

The Sales Comparison Approach is a method of estimating a property's value by comparison to
similar properties that have recently been sold. This approach to value assumes that the market
will determine a price for the property being appraised in the same manner that it determines the
price of comparable, competitive properties. One of the major principles of the Sales Comparison
Approach is the principle of substitution, which holds that the value of a property, as replaceable
in the marketplace, tends to be set by the cost of acquiring an equally desirable substitute property.
The following pages explain our development of the Sales Comparison Approach.

Comparable property selection process

The subject’s competitive market was researched for similar sales that a typical buyer or developer
would consider a reasonable substitute for the subject property. This research extended between
multiple towns within the Camden, Gloucester and Burlington County markets, for structures with
similar construction elements, age, size, condition and zoning. A series of ten sales was identified
as being reasonable, comparable sales displaying a range of sales prices per square foot of $158.05
to $48.47 per square foot. The subject property’s poor condition was a limiting factor with a
majority of sales sold in good or better condition. The sales included in this research displayed a
gross building area between 1,500 square feet and 14,000 square feet, with a mean of 5,977 square
feet. The site size for this data set ranged between 0.09-acres and 3.77-acres, with a mean of 0.78-
acres.

GBA - Range Site - Range
Min 1,500 Min 0.09
Max 14,000 Max 3.77
Mean 5,977 Mean 0.78

These sales demonstrated a statistical mean (average) of $95.42 per square foot, with a median of
$90.04 and standard deviation of $33.82 per square foot. Standard deviation represents the typical
deviation from the mean. This results in a probable range of $61.61 to $129.24 for comparable
sales within this market.

Mean PPSF High Low
$ 95.42 $ 158.05 $ 48.47
Statistics
Mean $ 95.42
Median $ 90.04
Standard Deviation $ 33.82
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Medford Active Listings

A search of active listings within the Township of Medford revealed four comparable active
listings. The listings ranged from 2,988 to 10,000 square feet on lots ranging from 0.22 and 0.94-
acres with current listing prices per square foot of $87.94 and $169.50 per square foot. These
listings have remained on the market between 150 and 444 days.

MLS # Address City GBA Lot Size Acres Current Price Original List Price Price/SqFt DOM
NJBL2076802 108-110 SMain St Medford 3,400 0.22 $299,000 $299,000 $87.94 159
NJBL2075276 414 Stokes Rd  Medford 2,988 0.52 $499,900 $474,900 $167.30 185
NJBL2066556 708 Stokes Rd  Medford 10,000 0.77 $1,695,000 $1,695,000 $169.50 321
NJBL2059526 638--640 Stokes Medford 6,275 0.94 $995,000 $1,150,000 $158.57 444

108-110 S Main Street

This property is presently listed at $299,000 with an available square footage reported to be 3,400
square feet on a 0.22-acre lot. This property is located within a few blocks of the subject property,
and is located within the HVC district, within the redevelopment zone. This property appears to
be of a similar age, and condition as the subject.

414 Stokes Road

This property is presently listed at $499,900 with an available square footage reported to be 3300
square feet on a 0.52-acre lot. This property is presently known as the buttonwood building and is
located in the CC - Community Commercial zoning district. It has been on the market for 185 days
with a recent price change on April 14th, 2025, with the listing price recently increased from
$474,900 to $499,900. The current condition of this property is superior to the subject property.
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708 Stokes Road

This listing is a multi-tenanted 10,000 square foot construction on 0.77 acres in the Township of
Medford. This property is reportedly in excellent condition and located within the CC -
Community Commercial zoning district. This property has been on the market for 321 days and is
in a far superior condition compared to the subject.

638-640 Stokes Road

This listing includes 2 structures first a commercial building as well as a 2-unit residential building
totaling 6250 square feet on 0.94 acres of land. This property is located within the GC dash general
commercial zoning district and is in a superior condition as compared to the subject property. This
listing has remained on the market for 444 days.

Comparable Building Sales

Our investigation resulted in selecting five sales that were considered comparable to the subject.
These sales occurred between August 2022 and March 2024, involving buildings ranging in size
from 3,764 to 10,700 square feet. Comparable properties have been analyzed and compared to the
subject property based on the sale price per square foot. This is the most common unit of
comparison used by market participants. Due to the subjects present condition sales selected are
from the lower end of the range as properties in poor condition are likely to sell for less than
properties in superior condition. Prior to adjustments, the comparables display a range of unit
prices from $56 to $98 per square foot (rounded).

A map showing the location of the subject properties and the comparable building sales is found
on the following page. An outline description of these sales, our analysis and our estimate of value
by the Sales Comparison Approach are located on the subsequent pages.
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BUILDING SALES COMPARABLE MAP
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BUILDING SALES COMPARABLE MAP
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33 3rd St

Comparable 1

Sale Information

Buyer Third Street Investment,
LLC & Third Street
Offices, LLC

Seller Water Test.com, Inc

Sale Date 3/27/2024

Transaction Status Recorded

Sale Price $650,000 $81/SF

NRA

Recording Number 5888589

Rights Transferred Fee Simple

Conditions of Sale  Arm’s Length

Property

Type Office

Gross Building Area8,059 SF

(GBA)

Net Rentable Area 8,059 SF

(NRA)

Buildings 1 Building

Year Built 1959 (Renovated 1959)

Land Area 0.882 Acres (38,420 SF)

FAR 0.21

Zoning R1

Shape Generally Rectangular

Topography Generally, Level

Flood Zones Zone X (Unshaded)

33 3rd St
Bordentown, NJ

‘B‘O’
1}]
08505 K

o
Veitengruber Law

County el
Burlington

APN
03-01701-0000-
00003

Remarks

Google Map data ©2025

%
e}
P
Q
2

<
q
4
”
G

This sale closed March 27, 2024, for $650,000.

The property is a brick structure built in

1959

connected to city water and sewer services within

an R1 zoning district.

The property was

originally listed November 2019 for $875,000,
then reduced to $799,900 and reduced again to
$749,900, and finally sold for $650,000 in March

2024.
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27 N Main St # 29
Comparable 2

Sale Information

Buyer 27-29 S Main, LLC
Seller Carlmatt Properties,
LLC
Sale Date 3/13/2024
Transaction Status Recorded
Sale Price $585,000 $98 /SF
NRA

Recording Number 5882975
Rights Transferred Fee Simple
Conditions of Sale Arms Length

Property

Type Single-Family

Gross Building Area6,000 SF

(GBA)

Buildings 2 Buildings

Year Built 1762

Land Area 0.28 Acres (12,197 SF)
Zoning HVC

Shape Generally Rectangular
Topography Generally Level

Flood Zones Zone X (Unshaded)

27 N Main St # 29
Medford, NJ 08055

>hnson's Corner Farm

).

County ShopRitesf Medford

Burlington ~ Freedom Park |
Google Map data ©2025 G

APN

20-01801-0000-

00002

Remarks

This sale included two properties, both originally
constructed as residential property, but 27 S main
St has been converted into a commercial office.
29 S Main St remains a residential property
leased until January 2026 for $1,600 monthly.
Properties were sold together and are located
within the HVC Historic Village Zoning District.
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614 White Horse Park S
Comparable 3

Sale Information

Buyer IBRNG, LLC

Seller Jeffrey J Clouser
Sale Date 7/10/2023
Transaction Status  Closed

Sale Price $265,000 $70/SF

NRA
Recording Number 2023060658
Rights Transferred Fee Simple

Property

Type Retail, General
Commercial

Gross Building Area3,764 SF

(GBA)

Net Rentable Area 3,764 SF

(NRA)

Buildings 1 Building

Year Built 1952 (Renovated 1952)

Land Area 0.326 Acres (14,201 SF)

Zoning B2

Shape Generally Rectangular

Topography Generally Level

Corner No

Flood Zones Zone X (Unshaded)

614 White Horse
Park S
Lindenwold, NJ
08021

County
Camden

APN
22-00146-0000-
00014-02

Remarks

Google Map data ©2025 G

This property sold July 2023 for $265,000 and is

located along

the White Horse Pike

in

Lindenwold. The existing property is 3 units
with a total of 16 offices. Property was originally
listed November 2022 and was reportedly on the

market for 265 days.
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31 Fairview Rd
Comparable 4
Sale Information
Buyer The Firehouse Building
Seller East Automotive

Technical Institute LLC
Sale Date 6/2/2023
Transaction Status Recorded
Sale Price $825,000 $77 /SF

NRA

Recording Number 13674/98
Rights Transferred Fee Simple
Financin Cash Equivalent ..

. g g 31 Fairview Rd Medford
Conditions of Sale Normal Medford. NJ 08055 edror
Marketing Time 41 days

County LAKE .o; TAMARAC
Property Burlington
Type Special Purpose, Google Map data ©2025 G
Educational, Fire House  APN

Gross Building Areal0,731 SF

(GBA)

Net Rentable Area 10,731 SF

(NRA)

Buildings 1 Building

Year Built 1975 (Renovated 1975)
Land Area 1.8 Acres (78,408 SF)
Zoning GD

Shape Irregular

Topography Generally Level

Flood Zones Zone X (Unshaded)

Block 3202.23, Lot 1

Confirmation

Name James Moffa

Company Keller Williams Realty -
Marlton

Affiliation Listing/Selling Agent

Remarks

This is the sale of a vacant, former firehouse
building. It has six overhead garage doors, and
several external entrances. The most recent use
had been for an educational facility for
Automotive Systems Technology. A training
facility for problem wvehicle diagnosis. The
buyers plan to occupy the building as an art
studio. Per the listing agent, James Moffa, the
property was on the market for 41 days with an
original asking price of $825,000.
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338 Stokes Rd

Comparable 5

Sale Information

Buyer 338 Stokes Rd, LLC

Seller 2Jsand 1K, LLC

Sale Date 8/1/2022

Transaction Recorded

Status

Sale Price $400,000 $56 /SF

NRA

Recording 5776894

Number

Rights Fee Simple

Transferred

Property

Type Office

Gross Building 7,080 SF

Area (GBA)

Net Rentable 7,080 SF

Area (NRA)

Buildings 1 Building

Year Built 1963 (Renovated
1963)

Land Area 3 Acres (130,680
SF)

Zoning RC

Shape Irregular

Topography Generally Level

Corner Yes

Flood Zones Zone X (Unshaded)

338 Stokes Rd "
Medford, NJ 08055 [

=
County Q ¢ %
Burlington 2
APN

20-00909-0000-00006  Google Map data ©2025 Google

Remarks

Property sold August 2022 as a full-scale renovation of
an existing office building. Property was reported to be
in a "gutted" interior condition at the time of sale with
the majority of subfloor removed. Engineering and
architectural plans are available at the time of sale, site
provides 32 onsite parking spaces and is located within
the RC - Restricted commercial zone in the Township
of Medford.
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Analysis of Comparable Building Sales

Our analysis of the comparable sales considers adjustments for date of sale, financing/terms of
sale, location, age/condition, and any other discernible physical characteristics. A comparable
building sales adjustment grid is presented on the following page. The following paragraphs
explain the basis for the adjustments.

Property Rights Conveyed — The fee simple interest is being valued for the subject property. All
sales were sold fee simple, or leased fee at market rents, and due to the minimal differences
between each type of property right, no adjustments were warranted.

Terms of Sale/Financing — Each of the sales reflect arm’s length transactions in conventional
financing terms. No Adjustments were warranted.

Market Conditions (Time) - The comparable sales occurred between August 2022 and March
2024. Each of the sales received a small upward adjustment based on the number of months after
the sale.

Location - The subject property is situated in the Township of Medford at the intersection of Allen
Avenue, and S. Main Street. This location is located along the Historic Village section of the
Township of Medford. Many events are held along this section of town resulting in frequent foot
traffic. Sales One, Three and Four do not enjoy the benefit of this beneficial location and received
upward adjustments to accommodate the lack of this feature. Sales Two and Five are located
within blocks of the subject and are considered overall similar, therefore no adjustment was
required.

Site Size — The subject property sits on a 0.392-acre site with little potential for expansion. Sales
One, Two and Three are located on sites which exhibit similar utility as the subject and therefore
were not adjusted. Sales Four and Five are on larger sites with greater utility and therefore received
a downward adjustment.

Quality of Construction — The subject property was constructed in phases with the original
construction dating back to 1970-80, the first addition was added in 1970 with the addition of the
East and Werst Wings of the property. The most recent addition was added in 1984. Each of the
sales exhibit similar quality of construction and did not require adjustment.

Condition — The subject condition is poor due to extended vacancy since Spring 2022. At the time
of inspection there were obvious signs of foundation damage with significant cracking along all
sides of the subject which suggests a portion of the foundation is sinking. It has also been reported
that the roof is presently in need of repair or replacement, and subsequent research of the Township
of Medford work permits for the subject property revealed the most recent work permit for roof
replacement in March 1995. Interior inspection of the property revealed multiple ceiling panels
having caved in, reportedly from encroaching wildlife within the building. The structure requires
significant renovation and updating throughout the building.
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Deferred Maintenance at Subject Property

Evidence of sinking, source appears to be located along the Northeastern side of the structure.

Fallen ceiling tiles reportedly from wildlife incursion of the property.

SOCKLER REALTY SERVICES GROUP
67



BU-25-114 Valuation

Condition continued

Due to the evident deferred maintenance the subject is in poor condition. Sales One and Three are
in average condition and received a 10% downward adjustment. Sales Two and Four are reported
to be in Very Good condition and received a 15% downward adjustment. Sale Five was reported
to be in poor condition with significant remediation required like the subject, however, the interior
of Sale Five is more degraded than the subject and an upward adjustment was deemed appropriate
to accommodate this difference despite having a poor condition rating like the subject.

Gross Building Area — The subject property includes 6,649 square feet of building area. Larger
properties tend to sell for less per square foot due to the principle of economies of scale therefore
smaller properties normally sell for a higher price per square foot. Each of the sales provided
exhibit similar utility as the subject and therefore were not adjusted.

Parking/Access — The subject property site offers limited onsite parking availability, and presently
holds 7 parking spots in its rear lot. This offers limited utility for many retail or office purposes.
Sales One, Two, and Three have similar parking availability and did not require adjustment. Sales
Four and Five offer greater overall utility than the subject and receive downward adjustments.

Residential Space — The subject property offers utility for multiple uses including office and retail
space. Sales One, Three, Four and Five offer similar utility and therefore did not require
adjustments. Sale Two is a property located along S Main Street and includes two structures. The
first structure is a former residential home converted into office space and considered in Very
Good Condition. The other structure is known as the Samuel Jones Farmhouse and is considered
one of the oldest structures built on Main Street. With residential space generally selling at a
higher price per square foot this sale received a downward adjustment to accommodate this
difference.

Available Construction Plans — The Township of Medford submitted a request for proposals to
redevelop this property. At the time of writing this report no proposals have been accepted, nor
plans approved. Sale Five sold with plans prepared, and therefore received a downward
adjustment. The remaining sales did not sell with plans or specifications prepared and did not
require adjustment.

Utilities — The subject property is reported to have access to all typical utilities. Sales One, Two,

Three and Four sold with similar utility and access to the subject. Sale Five sold with onsite septic
required and therefore received an upward adjustment due to the desirability of Sewer access.

SOCKLER REALTY SERVICES GROUP
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Deduction for Repair

As discussed in the subject improvements section the subject property exhibits structural and roof
damage which require repair for any developer interested in purchasing the property. The cost of
these repairs has a direct influence on the current value of the site. With potential costs for repair
or demolition ranging from $96,522 for a partial demolition and new roof of the remaining
structure to $221,543 for foundation repair and a new roof on the existing structure, and a range
of $119,682 to $222,742 for demolition of the entire structure we have elected to take to deduct
this from the indicated value of the property in an “Average” condition.

SOCKLER REALTY SERVICES GROUP
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We have therefore concluded that the cost of the impact of this damage is $175,000 on the overall
property value. This estimate falls within the range of expected costs to repair the existing
structure, or demolish the entire structure and rebuild.

Estimate of Repair or Demolition Costs
Section 66 Page 10
Partial Demolition of structure, and new roof of remaining portion
Square Feet Low Cost High Cost Estimate

Partial Demolition 2,727 $ 49,086 $ 91,355 $ 70,220
Partial Re-Roof 3922 $ 18216 $ 34,387 '$ 26,302
Total $ 96,522

Foundation repair and New Roof
Contractor Estimate $ 150,000 $ 200,000 $175,000
New Roof 6,649 $ 29522 $ 63,564 $ 46,543
Total $221,543

Demolition of entire Structure
Square Feet LowCost High Cost Estimate
Entire Structure 6,649 $ 119,682 $ 222,742 "$171,212
Total $171,212
*As taken from Marshall and Swift 2023 Cost Guide

Conclusion of the Sales Comparison Approach

After adjusting these unit rates for the differences described, the indicated unit values (rounded)
ranged from $58 to $82 per square foot. All the comparable sales were considered in the final
concluded price per square foot, however sales Three, Four and five are most similar to the subject
property and received additional weighting. Sale Two represents property within the historical
section of South main Street in the Township of Medford, with Sales Four and Five providing
additional support for the subjects concluded price per square foot within the Township of Medford
demonstrating a probable range for the subject conclusion. Based on our analysis of these sales,
we have formed the opinion that the market value of the subject property as of the effective date
is $68 per square foot resulting in an indicated value of $453,391 for the subject in an average
condition. After deducting for repairs to the foundation and roof the indicated value is $278,391,
after rounding the concluded value for the subject property is $280,000.

Market Value
By the Sales Comparison Approach $280,000

SOCKLER REALTY SERVICES GROUP
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Comparable Sales Adjustment Grid
Subject Sale 1 Sale 2 Sale 3 Sale 4 Sale 5
Location 39 Allen Avenue 33 3rd Street 27-29 S Main Street 614 S White Horse 31 Fairview Road 338 Stokes Road
Municipality Medford Bordentown Medford Lindenwold Medford Medford
County Burlington Burlington Burlington Camden Burlington Burlington
Sale/Appraisal Date 4/22/2025 Mar-24 Mar-24 Jul-23 Jun-23 Aug-22
Sale Price $ - $650,000 $585,000 $265,000 $ 825,000.00 $ 400,000.00
Gross Site area (Acres) 0.392 0.88 0.28 0.33 1.80 3.00
Gross Building Area 6,649 8,059 6,000 3,764 10,700 7,080
Quality of Construction Average Average Average Average Average Average
Condition/Year Built (Renovated) Poor/1970 Average/1959 Very Good/1762 Average/1952 Very Good/1975 Poor/1963
Flood Zone X X X X Xailable, Septic required
PPE- R1 - Residential Low HVC - Historic B2 - Highway RC - Restricted
Zoning Park/Public/Education Density  Village Commercial Business GD - Growth District Commercial
Public water available,
Utilities All Public Utilities All Public Utilities All Public Utilities All Public Utilities All Public Utilities Septic required
Sale Price/SF $81 $98 $70 $77 $56
Property Rights Conveyed Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple
Terms of Sale/Financing Cash Equivalent Cash Equivalent Cash Equivalent Cash Equivalent Cash Equivalent Cash Equivalent
Adjustment 0% 0% 0% 0% 0%
Cash Equivalent Sale Price $81 $98 $70 $77 $56
Market Conditions (time)

Months since sale 13 13 22 23 33
Adjustment 1.09% 1.12% 181% 1.92% 2.76%
Time Adjusted Price $82 $99 $72 $79 $58
Other Adjustments
Location Average 10% 0% 10% 10% 0%
Site size (Acres) 0.392 0% 0% 0% -5% -5%
Quality of Construction Average 0% 0% 0% 0% 0%
Condition Poor -10% -15% -10% -15% 10%
Gross Building Area 6,649 0% 0% 0% 0% 0%
Parking/Access Average 0% 0% 0% -5% -5%
Residential Space None 0% -10% 0% 0% 0%
Auvailable construction plans No 0% 0% 0% 0% -5%
Utilities All Public Utilities 0% 0% 0% 0% 5%
Gross Adjustment 20% 25% 20% 35% 20%
Net Adjustment 0% -25% 0% -15% 0%
Adjusted Price $82 $74 $72 $67 $58

Minimum Maximum Mean

Unadjusted Range $56 $98 $83

Adjusted Range $58 $82 $76
Indicated Price per square foot $68
Total Square Footage 6,649
Indicated Value $453,391
Deduction for Repair Estimate $175,000
Indicated VValue Minus Damages $278,391
As Is Market Value $280,000

SOCKLER REALTY SERVICES GROUP
71




BU-25-114 Valuation

RECONCILIATION AND FINAL VALUE ESTIMATE

In the preceding pages, the Sales Comparison Approach to value has been developed. The
following summarizes the results of the approaches employed as of April 22, 2025.

Valuation Summary

Sales Comparison approach $280,000

In developing the Sales Comparison Approach, we have investigated the market and obtained
information on several sales of properties considered similar to the subject property. We have
analyzed the comparable properties based on the price paid per square foot of gross building area
and have compared them to the subject using this unit of comparison. Several adjustments have been
made which indicate a range of adjusted unit prices into which the value of the subject property
should fall. The available market data used was sufficient, recent and included properties with
similar economic and physical characteristics as the subject. Since these sales represent the available
investment alternatives, an analysis of recent competitive property sales provides a good indication
of a property's value. In the final reconciliation, the Sales Comparison Approach is given sole
consideration due to the subject property being a redevelopment project for any purchaser.

Based on our inspection of the referenced property and the investigations and analyses
undertaken, and subject to the assumptions and limiting conditions set forth in the accompanying
report, it is our opinion that the market value of the leased fee interest in the subject property as
of April 22, 2025, is:

TwoO HUNDRED EIGHTY THOUSAND DOLLARS
($280,000).

SOCKLER REALTY SERVICES GROUP
72



BU-25-114 Addendum

Peter E. Sockler, MAI, CRE®
299 Ward Street, Suite C, Hightstown, NJ 08520
Ph 609-918-1000 Cell 609-306-2225

QUALIFICATIONS

PROFESSIONAL EDUCATION:
Fairleigh Dickinson University MBA- Finance

Raritan Valley College AAS- Real Estate and Accounting — self designed major
Muhlenberg College BA- Political Science — Pre-law

The Appraisal Institute

Course 1A-1 - Real Estate Principles

Course 1A-2 - Basic Valuation Procedures

Course 1B-A - Capitalization Theory and Techniques - A
Course 1B-B - Capitalization Theory and Techniques - B
Course 2-1 - Case Studies in Real Estate Valuation
Course 2-2 - Valuation Analysis and Report Writing
Course 2-3 - Standards of Professional Practice

Additional Courses/Seminars

Marshall Valuation Service Cost Construction Course

Argus Real Estate Analysis Software Seminar

Numerous other seminars and courses as required for continuing education

Guest speaker at many seminars on valuation topics such as golf courses, office, retail and special purpose properties and tax appeal

PROFESSIONAL LICENSES AND AFFILIATIONS:

State of New Jersey

1991 - Certified General Appraiser License Number 42RG-00019800
1999- Licensed Real Estate Broker License Number 8439773

State of New York
2019 — Real Estate General Appraiser License Number 46000052707

Commonwealth of Pennsylvania
1992 — Certified General Appraiser License Number GA000726L

Appraisal Institute
1992 — MAI Member - Certificate Number- 9627

The Counselors of Real Estate®
2003 CRE® Member - Certificate Number - 2176
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Current PWC Board Director- Princeton Wrestling Club

Current Director, Princeton Italian American Club, 501 C3 Charitable Foundation
Current Muhlenberg College 501C3 President of Athletic Charitable Organization
Current National Trustee of the CRE Foundation, Counselors of Real Estate

Current University of Pennsylvania Penn Medicine at Princeton Patient Board

Past President and Board Director, Central New Jersey Chapter of Appraisal Institute
Past National Board Director, Counselors of Real Estate

Past Board Director, Central New Jersey Council BSA

Past Regional Representative, Appraisal Institute, Central New Jersey Chapter

Past President, Appraisal Institute, Central New Jersey Chapter

Past Chairperson Admissions Committee, Appraisal Institute, Princeton Chapter

Past Chairperson Candidate Guidance, Appraisal Institute, Central New Jersey Chapter
Past President, Windsor Regency Condominium Association

Former Member, Hightstown Borough Planning and Zoning Board

PROFESSIONAL EXPERIENCE:

Peter Sockler has been involved in the real estate and construction trade commencing with residential home construction in high school
and throughout college. He worked for a custom builder as a framer upon graduating from college until securing a position as a County
Investigator in Somerset County, NJ. Mr. Sockler has engaged in various residential and commercial investment and construction
projects of varying sizes since that time. Although not a primary source of business, considerable time and effort have been spent on
a number of projects over the past 35 years. Most recently, in the past 10 years, site development, subdivision development approval,
excavating and demolition work has been undertaken with cost estimating and project analyses. As a result of these efforts,
considerable knowledge has been obtained regarding the development approval process and the process of navigating the financial,

legal, physical and environmental obstacles to development in New Jersey.

Sockler Realty Services Group, Inc. 2000-Present - Hightstown, New Jersey

Principal of valuation firm specializing in appraisals and advisory services covering a broadrange of property types including

office buildings, retail centers, subdivisions, industrial properties, hotels, golf courses and special purpose properties.

Expert Testimony Representative Clients
e Federal Bankruptcy Court e Banks
e New Jersey Tax Court e Attorneys
e U.S. District Court e Developers
e Various New Jersey Superior Courts e Government Agencies
e Various New Jersey Tax Boards e Fortune 500 Companies
e Various Arbitration Matters e Insurance Companies
e Various Pennsylvania Appeal Boards e |nstitutional Investors

Significant Assignments
e Community shopping centers
Environmentally contaminated property valuations
Feasibility studies
Large manufacturing facilities
Hotels and motels
Office parks
Apartment complexes, proposed residential and mixed use developments.
Retail properties including regional malls, power centers and strip centers.
Special purpose properties of all types.
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THIS:DOCUMENT IS PRINTED ON WATERMARKED PAPER, WITH A MULTI:COLORED
BACKGROUND AND MULTIPLE SECURITY FEATURES. PLEASE VERIEY AUTHENTICITY.

State Of New Jersey D
New Jersey Office of the Attorney General L 0
Division of Consumer Affairs -

THIS IS TO CERTIFY THAT THE
Real Estate Appraisers Board
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Gary Hart
299 Ward Street, Suite C, Hightstown, NJ 08520
Ph 609-918-1000

QUALIFICATIONS

PROFESSIONAL EDUCATION:

Rowan University - Bachelor of Arts - Major — Psychology

The Appraisal Institute:

Supervisor Appraiser/Trainee Appraiser Course

New Jersey Law and Regulations

Appraisal Engagement, Appraisal Reviews, & Evaluations
Basic Appraisal Principles

Basic Appraisal Procedures

Real Estate Finance, Statistics and Valuation Modeling
General Appraiser Income Approach Part 1

General Appraiser Income Approach Part 2

General Appraiser Market Analysis and Highest and Best use
General Appraiser Sales Comparison Approach

Business Practice and Ethics

USPAP - Including all update courses since 2012

Additional Seminars/Courses
Tri-State Industry Update

87 Annual Princeton Conference
88™ Annual Princeton Conference

PROFESSIONAL LICENSES

New Jersey Certified General Real Estate Appraiser Trainee License Number 42RP00421100

PROFESSIONAL EXPERIENCE:

Sockler Realty Services Group, Inc.

Hightstown, New Jersey

Associate specializing in appraisals covering a broad range of residential and commercial property types including income producing
properties.
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Additional Subject Photographs
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Subject Entry

Subject Front, East Side
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Additional Subject Photographs
BU-25-114

Subject Front, West side

Subject Main Entry
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Additional Subject Photographs
BU-25-114

Subject Front

Subject Eastern side (Along South Main Street)



BU-25-114 Addendum
Additional Subject Photographs
BU-25-114

Subject East Side/Rear

Subject West Side
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Additional Subject Photographs
BU-25-114

Subject Rear

Subject Rear (Opposite View)
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Additional Subject Photographs
BU-25-114

Subject Rear (Alternate View)

Subject Structural Damage
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Additional Subject Photographs
BU-25-114

Subject Structural Damage

Subject Structural Damage
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Additional Subject Photographs
BU-25-114

Subject Structural Damage

Subject Structural Damage
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Additional Subject Photographs
BU-25-114

Subject Structural Damage

Subject Structural Damage
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Additional Subject Photographs
BU-25-114

Subject interior

Subject interior
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Additional Subject Photographs
BU-25-114

Subject interior

Subject interior
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Additional Subject Photographs
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Subject interior

Subject interior
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Additional Subject Photographs
BU-25-114

Subject interior

Subject interior

17



BU-25-114 Addendum
Additional Subject Photographs
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Subject interior

Subject interior
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Additional Subject Photographs
BU-25-114

Subject interior

Subject interior
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Additional Subject Photographs
BU-25-114

Subject interior

Subject interior
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Additional Subject Photographs
BU-25-114

Subject interior

Subject interior
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Additional Subject Photographs
BU-25-114

Subject interior

Subject interior
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Additional Subject Photographs
BU-25-114

Subject interior

Subject interior
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Additional Subject Photographs
BU-25-114

Subject interior

Subject Parking Lot
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Additional Subject Photographs
BU-25-114

Subject Street View, Eastern View along Allen Avenue

Subject Street View, Western along Allen Avenue
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Towngwti’ﬁzosf'?:;ré‘dford, NJ Addendum

8§ 409. PPE Park/Public/Education. [Ord. No. 1992-1 § 2; Ord. No. 1993-17; Ord. No. 1996-4
8 2; Ord. No. 16 8 17; Ord. No. 1997-17 88 2, 3; Ord. No. 1999-25 § 2; Ord. No. 2008-04 § 1]

A. Principal Permitted Uses on the Land and in Buildings.

1.

Educational and Recreational Activities, including the operation of public and private
elementary school facilities and quasi-public campground activities, as well as
municipal buildings, churches, libraries and open space, parks and parkland and
municipal infrastructure.

Affordable age-restricted and disabled housing north of Union Street between Main
Street and Jones Road, in accordance with the standards set forth in Subsection H of this
section. A PPE District with a Community Services (CS) Overlay is located west of
County Route 541 at Church Road. The CS Overlay accommodates and manages the
planned expansion of permitted PPE uses. [Amended 3-10-2009 by Ord. No. 2009-4]

The PPE with Community Services Overlay (PPE/CS) provides for expansion of uses
permitted in the PPE District to increase opportunities to better serve the Medford
Township community. This expansion of uses includes the temporary provision of
primary shelter in cases of emergency; COAH-approved supportive and special needs
housing which may be partnered with specific farming activities for occupational
training; and public/private partnerships for recreation uses and parking. Landscaping
shall be provided within the front, side and rear yard areas to adequately screen on-site
uses from adjacent residential uses and adjoining roadways. Existing vegetative
screening and buffering shall be preserved where possible and supplemented to the
satisfaction of the reviewing Board in accordance with Ordinance § 516. [Amended
3-10-2009 by Ord. No. 2009-4]

B. Accessory Uses Permitted.

1.

2
3
4.
5
6
7

Downloaded from https://ecode360.com/ME0295 on 2025-04-20

Usual Recreational Facilities.

Off-Street Parking (see § 409.F hereinbelow and § 520).
Fences and Walls (see § 513).

Public Garages and Storage Buildings.

Signs (see § 526). [Amended 3-5-2013 by Ord. No. 2013-1]
Satellite Dish Antennas (see § 501 for standards).

One temporary Construction Trailer not exceeding 750 square feet in area plus one sign
not exceeding 50 square feet in area and advertising the names of the prime contractor,
architect, subcontractor(s), financing institution and similar information. Any permitted
temporary trailer and sign shall be located on the site where construction is taking place
and shall be set back at least 10 feet from all street and lot lines. The temporary trailer
and sign shall be permitted for the period of construction beginning with the issuance of
a construction permit and concluding with the issuance of the last Certificate of
Occupancy or two years, whichever is less, provided that up to three one-year
extensions may be granted by the Board.

27
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§ 409

8.

§ 409

Conference Facilities, as an accessory use to an existing "Quasi-Public Campground
Activity" permitted in the PPE District and consisting of at least 500 acres in area, as a
Conditional Use under N.J.S.A. 40:55D-67 (see § 602 for standards).

C. Maximum Building Height.

1.

No principal building with less than two full stories shall exceed 27 feet and 1 1/2 stories
in height and shall be totally covered by a true and complete gable, hip, gambrel or
mansard roof, provided, however, that where roof mounted equipment is necessary for
the operation of the building, a facade roof treatment exhibiting the appearance of such
pitched roofs may be permitted and approved by the Planning Board during site plan
review. Regardless of the style of the roof treatment, the elevation of the building shall
have a roof height extending above the building wall equivalent to at least 1/3 of the
total height of the building, and this measurement of roof height shall not include any
eave projecting below the building wall. The minimum pitch of all roofs shall be at least
five feet vertical for every 12 feet horizontal.

No principal building with two or more stories shall exceed 40 feet and three stories in
height.

The exceptions to height limits noted in 8 604 of this ordinance shall apply, as
applicable.

D. Intensity, Area and Yard Requirements.

1.

No principal permitted use shall be situated within 50 feet of any lot line. No accessory
use shall be situated within 25 feet of any lot line.

The maximum lot coverage shall be 60%.

Notwithstanding the above, no minimum lot area for a nonresidential use within the
Rural Development Area of the PPE District shall be less than that needed to meet the
water quality standards of Subsection 521.M.2.b(4) of this ordinance, whether or not the
lot may be served by a centralized sewer treatment or collection system. No
nonresidential structure shall be located on a parcel of less than one acre in size.

E. General Requirements.

1.

All building walls facing any street or residential district line shall be suitably finished
for aesthetic purposes.

No merchandise, products, equipment or similar material or objects shall be displayed
or stored outside, and all solid waste not stored within a building shall be stored within
an enclosed container. Adequate provisions for recycling shall be provided.

All areas not utilized for buildings, parking, loading access aisles and driveway or
pedestrian walkways shall be suitably landscaped with shrubs, ground cover, seeding or
plantings and maintained in good condition.

F.  Minimum Off-Street Parking. Each individual use shall provide parking spaces according to
the following minimum provisions. Where a permitted use of land includes different specific

Downloaded from https://ecode360.com/ME0295 on 2025-04-20
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§409

§ 409

activities with different specific parking requirements, the total number of required parking
spaces shall be obtained by individuals computing the parking requirements for each
different activity and adding the resulting numbers together.

1.

7.

Libraries shall provide parking at the ratio of one space per 300 square feet of gross
floor area.

Museums shall provide parking at the ratio of one space per 600 square feet of gross
floor area.

Community pools shall provide adequate parking subject to review and approval at the
time of site plan review.

Elementary schools shall provide parking at the ratio of two spaces for each classroom,
but not less than one space for each teacher and staff; intermediate schools shall provide
parking at the ratio of 1.5 spaces for each classroom, but not less than one space for each
teacher and staff; and secondary schools shall provide parking at the ratio of 2.5 spaces
for each classroom, but not less than two spaces for each teacher and staff.

Community centers shall provide a minimum of 20 spaces plus one space per every 250
feet of gross floor area used for office space.

Campgrounds shall provide two parking spaces per campsite plus one common parking
area at the entrance to the facility or proximate to any recreational use.

Parking for all other uses shall be determined at the time of site plan review.

G. (Reserved)'

H. Affordable Age-Restricted and Disabled Housing, Development Standards.

1.

Affordable age-restricted and disabled housing shall comply with the regulations of the
New Jersey Council on Affordable Housing (COAH) and the Uniform Housing
Affordability Controls of the New Jersey Housing and Mortgage Finance Agency
(HMFA), including, but not limited to, controls on affordability, affirmative marketing,
and income eligibility. "Age-restricted housing™ shall be defined as housing that meets
COAH's definition of "age-restricted housing.” "Disabled housing" shall mean housing
accessible to a "disabled person," as that phrase is defined by the New Jersey Fair
Housing Act, N.J.S.A. 52:27D-301 et seq.

Maximum Building Height. No building shall exceed 45 feet in height and 2 1/2 stories,
except as permitted in § 604.A of this ordinance.

Density, Area and Yard Requirements.

a.  Multi-Family Dwelling Units:

1. Former Subsection G, Signs, was repealed 3-5-2013 by Ord. No. 2013-1.

Downloaded from https://ecode360.com/ME0295 on 2025-04-20
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Principal Building Minimum
Lot area
Lot frontage
Lot width
Lot depth
Side yard (each)
Front yard
Rear yard
Principal Building Maximum
Building coverage
Lot coverage

Density

Addendum

§ 409

3 acres
200
200"
300
30

50'

50'

30%
65%
12 du/ac

4.  Minimum Off-Street Parking. One-half space for each dwelling unit, plus one space per

employee on site during the largest shift.

5. Open space and recreation age-appropriate outdoor recreation opportunities, including
walking and resting areas, shall be provided on the site.

Downloaded from https://ecode360.com/ME0295 on 2025-04-20
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8 413. HVC Historic Village Commercial. [Ord. No. 1992-1 § 2; Ord. No. 1993-17; Ord. No.
1999-25 § 8; Ord. No. 2001-29 § 2; Ord. No. 2007-19]

A. Principal Permitted Uses on the Land and in Buildings. [Amended 12-18-2012 by Ord. No.
2012-14; 7-7-2015 by Ord. No. 2015-9]

1.
2.

o g &~ W

10.

11.

12.

13.
14.

15.

Downloaded from https://ecode360.com/ME0295 on 2025-04-20

Telephone central offices.

Clubs or lodges organized for fraternal or social purposes, provided that the chief
activity shall not be one which is customarily carried on as a business.

General offices and office buildings.
Funeral parlors.
Offices of doctors, dentists and veterinarians.

Child-care centers as conditional uses under N.J.S.A. 40:55D-67 (see § 602 for
standards).

Residential flats in connection with a business where said dwelling unit is located on the
second floor only and only if said floor is limited to the residential use. Such residential
flats shall be no less than 750 square feet in floor area for a one-bedroom or 900 square
feet for a two- or more bedroom dwelling unit.

Quasi-public and recreational buildings as conditional uses under N.J.S.A. 40:55D-67
(see § 602 for standards).

Parochial, private or public schools as conditional uses under N.J.S.A. 40:55D-67 (see
§ 602 for standards).

Places of worship as conditional uses under N.J.S.A. 40:55D-67 (see 8§ 602 for
standards).

Shops and stores for retail sales, including, but not limited to, antiques, books,
beverages, confections, drugs, dry goods, flowers, foodstuffs, gifts, garden supplies,
hardware, household appliances, jewelry, notions, pets, tools, sporting goods,
periodicals, stationery, tobacco, paint, wearing apparel and other similar goods.

Food service establishments, including sit-down restaurants, cocktail lounges, coffee
shops, catering service, bakery, pastry, candy, confectionery or ice cream shops. Take-
out and delivery shall be permitted.

Banks, including drive-in facilities.

Personal service shops dealing directly with customers, including, but not limited to,
beauty shops, barbershops, tattoo salon, health spa, wellness center, clothes cleaning or
pressing (not to include cleaning and dyeing plant), shoe repair, dressmaking, millinery,
self-service laundry and other similar uses.

General services or repair shops for watches, clocks, jewelry, radios, televisions, home
appliances and other similar services.
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16.
17.

18.

19.
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Taxi or bus stations (excluding terminal).

Training facilities, including, but not limited to, cooking classes, instructional wine
making, instructional beer making, photography, arts, crafts, sewing, how-to classes,
professional certification classes, safety classes, and other similar training activities.

The permitted uses in § 413.A.11, A.14, A.15 and A.17 shall be interpreted under the
principle of "ejusdem generis" (of the same kind or class).

Limited breweries, restricted breweries (brewpubs), nano- and micro-distilleries in
accordance with the applicable ABC laws regarding same.

B. Accessory Uses Permitted. [Amended 7-7-2015 by Ord. No. 2015-9]

1.

2
3.
4

Off-street parking (see § 413.F hereinbelow and § 520).
Fences and walls (see § 513).
Signs (see § 413.G hereinbelow and § 526).

Garages and Storage Buildings. In addition, in the case of preexisting nonconforming
residential uses, any legally preexisting garages and storage buildings or residential
accessory buildings, including sheds, may be maintained or replaced with a structure
having the same or smaller length, width and height dimensions, and which maintains
the existing, or greater, setbacks from all property lines.

Satellite dish antennas (see § 501 for standards).

One temporary construction trailer not exceeding 750 square feet in area plus one sign
not exceeding 50 square feet in area and advertising the names of the prime contractor,
architect, subcontractor(s), financing institution or similar information. Any permitted
temporary trailer and sign shall be located on the site where construction is taking place
and shall be set back at least 10 feet from all street and lot lines. The temporary trailer
and sign shall be permitted for the period of construction beginning with the issuance of
a construction permit and concluding with the issuance of the last certificate of
occupancy or two years, whichever is less, provided that up to three one-year extensions
may be granted by the Board.

Wholesale distribution and tastings by limited breweries, restricted breweries
(brewpubs), nano- and micro-distilleries in accordance with the applicable ABC laws
regarding same.

C. Maximum Building Height.

1.
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No principal building with less than two full stories shall exceed 27 feet and 1 1/2 stories
in height and shall be totally covered by a true and complete gable, hip, gambrel or
mansard roof, provided, however, that where roof mounted equipment is necessary for
the operation of the building, a facade roof treatment exhibiting the appearance of such
pitched roofs may be permitted and approved by the Planning Board during site plan
review. Regardless of the style of the roof treatment, the elevation of the building shall
have a roof height extending above the building wall equivalent to at least 1/3 of the
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total height of the building, and this measurement of roof height shall not include any
eave projecting below the building wall. The minimum pitch of all roofs shall be at least
five feet vertical for every 12 feet horizontal.

No principal building with two or more stories shall exceed 35 feet and 2 1/2 stories in
height and shall be totally covered by a true and complete gable, hip, gambrel or
mansard roof, provided, however, that where roof mounted equipment is necessary for
the operation of the building, a facade roof treatment exhibiting the appearance of such
pitched roofs may be permitted and approved by the Planning Board during site plan
review. Regardless of the style of the roof treatment, the elevation of the building shall
have a roof height extending above the building wall equivalent to at least one-quarter
of the total height of the building, and this measurement of roof height shall not include
any eave projecting below the building wall. The minimum pitch of all roofs shall be at
least five feet for every 12 feet horizontal.

The exceptions to height limits noted in 8 604 of this ordinance shall apply, as
applicable.

Intensity, Area and Yard Requirements.

Individual Uses

Principal Building Minimum

Lot area [3] 10,000 s.f.

Lot frontage 50'

Lot width 50

Lot depth 150

Side yard (each) 10" [1]

Front yard —[1]

Rear yard 40' [1]
Accessory Building Minimum

Distance to side line 6'

Distance to rear line 10'
Maximum

Floor Area Ratio 0.60 [2]

Lot coverage 65% [2]
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Footnotes for Subsection 413.D:

[1] No new construction or use of a vacant lot, including specifically any demolished
building, shall have a front yard setback less than the average of existing buildings in the
surrounding area, to be determined by the Board when considering the application. At the
same time, the side and rear yards will be consistent with the surrounding area, but in no
event less than six feet, and further, no side or rear yard will be less than 10 feet where the
property line abuts a residential district.

[2] In those instances where two adjacent property owners cooperate to share a common
access driveway serving both properties and thereby eliminate an existing driveway
access or do not propose a new access point to the roadway, then floor area ratio may
be increased to 0.65 and the maximum lot coverage may be increased to 70% for both
properties.

[3] No nonresidential use in the HVC District shall be located on a parcel of less than one
acre unless served by a centralized wastewater treatment plant.

E. General Requirements.

1. Any principal building may contain more than one individual use, provided that the total
floor area ratio and lot coverage of the combined uses does not exceed the maximums
specified.

2. All buildings or uses of land in the HVC District shall be served by public water and
sewer. Renovations or conversions which result in additional units and do not constitute
a sewer extension under applicable Department of Environmental Protection regulations
may use any original sewer connection upon payment of such additional connection fees
as are necessary to equal the number of additional units.

3. All buildings on a single commercial site shall be compatibly designed, whether
constructed all at one time or in stages over a period of time. All building walls facing
any street or residential district line shall be suitably finished for aesthetic purposes.

4. Unless otherwise specifically approved by the Board, no merchandise, products,
equipment or similar material or objects shall be displayed or stored outside, and all
solid waste not stored within a building shall be stored within an enclosed container.

5. All areas not utilized for buildings, parking, loading, access aisles, driveways or
pedestrian walkways shall be suitably landscaped with shrubs, ground cover, seeding or
similar plantings and maintained in good condition.

6. No building or structure shall be erected, reconstructed, demolished, altered or restored,
and no use shall be made of any land in the HVC District until approval has been granted
in accordance with the provisions of § 806 of this ordinance.

7. Although no specific buffer areas are required, where a property line is common with a
residential district or use, design elements such as privacy hedges, fences, low profile
walls, trellises and other similar features should be considered and included in
development plans.
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F.  Minimum Off-Street Parking. Each individual use shall provide parking spaces according to
the following minimum provisions. Where a permitted use of land includes different specific
activities with different specific parking requirements, the total number of required parking
spaces shall be obtained by individually computing the parking requirements for each
different activity and adding the resulting numbers together. In the event that insufficient
land area exists on-site for 100% of the required off-street parking spaces a contribution to
the Village Parking Trust Account may be acceptable pursuant to § 520.

1. Retail and service activities, including banks, shall provide parking at the ratio of one
space per 200 square feet of gross floor area. Additionally, drive-in banks shall provide
room for at least eight automobiles per drive-in window for queuing purposes.

2. Medical/dental offices shall provide parking at the ratio of one space per 150 square feet
of gross floor area.

3. General and non-medical/dental professional offices and funeral parlors shall provide
parking at the ratio of one space per 250 square feet of gross floor area.

4. Restaurants and taverns shall provide a minimum of one space for every three seats, but
in all cases a sufficient number of spaces to prevent any parking along public rights-of-
way or private driveways, fire lanes and aisles.

5. See § 520 for additional standards.
G. (Reserved)'

1. Former Subsection G, Signs, was repealed 3-5-2013 by Ord. No. 2013-1.
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REQUEST FOR PROPOSALS
For

DESIGNATED REDEVELOPER FOR FORMER MEDFORD TOWNSHIP LIBRARY
SITE, 39 ALLEN AVENUE, BLOCK 1705, LOT 7.01

In the
TOWNSHIP OF MEDFORD, COUNTY OF BURLINGTON, STATE OF NEW JERSEY
Issued by:
TOWNSHIP OF MEDFORD

49 UNION STREET
MEDFORD, NEW JERSEY 08055

Issue Date: March 9, 2025

Proposal Due Date: Tuesday, May 13, 2025 at 10:00 A.M.
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1. Seeking Proposals for Redevelopment Opportunity

The Township of Medford (hereafter, the “Township™) is soliciting qualified developers or
development teams (“Respondents”) to respond to this Request for Proposals (“RFP”) for
designation as redeveloper for the property having a street address of 39 Allen Avenue, Medford,
New Jersey 08055, and designated as Block 1705, Lot 7.01 on the official Township Tax Map (the
“Property”).

By way of Resolution No. 148-2024, adopted on August 20, 2024, Township Council designated
the Property as an Area In Need of Redevelopment pursuant to the New Jersey Local
Redevelopment and Housing Law, N.J.S.A. 40A:12A-1 et seq. (the “LRHL” or “Redevelopment
Law”). The designation of the Property as an Area In Need of Redevelopment was approved by
the State of New Jersey, Department of Community Affairs on September 24, 2024.

Until recently, the Property was used as the Medford/Pinelands Branch of the Burlington County
Library. With the opening of Medford’s new Branch Library and Town Hall/Municipal offices at
49 Union Street in the spring of 2021, the Township has determined it appropriate to seek
redevelopment of the former library building and property.

With the proposed redevelopment, the Township continues its efforts with respect to revitalizing
the Main Street Historic Village Commercial corridor. The Township is seeking Qualifications
Statements and Development Proposals from Redevelopers that will build on the Township’s
recent revitalization successes, in a manner that effectuates the Township’s Master Plan goals
and is in the best interests of the Township.

The Property is comprised of an existing building on one consolidated lot, Lot 7.01 (formerly
Lots 6 and 7), with an area of approximately 17,097 square feet, 0.392 acre, and is bound at the
corner by South Main Street to the east and Allen Avenue to the south.

The Property is bordered by residential uses to the west, which front on Haines Avenue.
To the east along the opposite side of Main Street are existing residences and the Eye Care
Physicians & Surgeons of New Jersey. To the south is Tomlinson Park and the southwest
Branch of the Rancocas Creek.

Because the Property was previously used as the Township’s public library, the site is currently
within the Park/Public/Education (PPE) Zoning District which permits civic and public uses, such
as educational and recreational activities, municipal buildings, churches, libraries, open space, and
parks.

The adjacent Main Street commercial corridor is zoned Historic Village Commercial (HVC).
The HVC Zone permits a variety of commercial uses, such as shops for retail sales, restaurants,
limited breweries, offices and other related establishments. In 2013, the HVC Zoning District
along Main Street was designated as a Rehabilitation Area under the LRHL, N.J.S.A. 40A: 12A-
1 et. seq. As the former library site is located in the PPE Zone, it was not within this previously
designated Rehabilitation Area.
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Township Council intends to draft a Redevelopment Plan for the site to establish the conditions
for revitalization of the property. This Redevelopment Plan will include standards for modified
zoning, permitted uses, bulk standards, as well as design standards, depending on the responses
to this RFP. A Redevelopment Plan, and any subsequent Redevelopment Agreement may, at the
discretion of the Governing Body, also include provisions for a Five Year tax exemption and
abatement, as permitted by the New Jersey Five Year Exemption and Abatement Law, N.J.S.A.
40A:21-1 et. seq. to incentivize reinvestment in the area.

The Township envisions receiving proposals that will advance the recent revitalization within the
downtown to make the Village an attractive destination for local residents and for visitors from
the region. As the former Pinelands Library was a steady generator of patrons for merchants
along Main Street and Tomlinson Mill Park, the Township desires a project that will restore the
usefulness of the building or parcel, provide goods or services to the public, and will benefit
other businesses within the vicinity through attracting customers who will patronize the new
business and existing businesses.

Respondents should demonstrate a background of successful past experience with redevelopment
of the type desired by the Township in response to this RFP. However, the Township
acknowledges that the site is small in area and the existing building may need to be demolished or
upgraded; the Township encourages any proposal, large or small, that meets the goals and
objectives of this RFP and the Property’s redevelopment.

The property is being sold “AS IS.” The Township makes no guarantees or warranty as to the
condition of the building or equipment affixed to the property. The building is serviced by public
water and public sewer, gas and electric.

All redevelopment of the property will need to comply with the Pinelands Comprehensive
Management Plan pertaining to stormwater management, as well as with the Township Code’s
development standards made applicable to the project through the Redevelopment Plan.

The Township reserves the right, if it is deemed to be in the public interest, to enter directly into
negotiations with one or more Respondents in order to advance the redevelopment process.

2. The Township

Medford Township is located in the Burlington County and is bordered by multiple
municipalities. To the north are the Township of Mount Laurel and the Township of Lumberton.
The Township of Southampton and the Township of Tabernacle are located to the east. To the
south are the Township of Shamong and the Township of Waterford, and the Township of
Evesham is located to the west. The Borough of Medford Lakes is located in the eastern portion
of the Township and is surrounded by the Township.

The Township is located at the edge of the Philadelphia Metropolitan Region to the west, and the
New Jersey Pinelands National Reserve to the southeast. The southern portion of the Township,
including the former Pinelands Library property, is located within the jurisdiction of the New
Jersey Pinelands Commission, with Route 70 being the northern boundary of the Pinelands.
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The Township is home to about 25,000 residents and has very active community groups with
community sponsored events nearly year round. The Township has an excellent school system
and a very large youth sports program run by the Medford Youth Athletic Association. The
Township also owns several parks, including one of the largest off-leash dog parks in New Jersey
within walking distance of the Property. Four primary business districts are located within the
Township: Historic Medford Village, where the property is situated; the Route 70 Highway
commercial district; the Stokes Road business corridor; and the Taunton Road business corridor.
In addition to community wide events such as October Fest, the Apple Festival, Arts Walk, 4™ of
July Fireworks, Halloween Parade and Dickens Festival, the Township also hosts Third Thursday
Food Trucks Nights along Main Street from March through December.

3. Property Acquisition

The Township reserves the right to obtain a qualified appraisal or appraisals to establish the value
of the Property, depending on the responses to this RFP. The successful Respondent will be
responsible to purchase the Property pursuant to the Local Lands and Building Law at N.J.S.A.
40A:12-13(c), permitting a sale of municipal property to a private developer by a municipality
when acting in accordance with the Local Redevelopment and Housing Law, N.J.S.A. 40A:12A-
1, et seq. The Township will negotiate the terms of said sale with the successful Respondent. The
sale of the Property will be “as is/where is”; however, the Township will guarantee that the title to
the Property will be good and marketable, and insurable at regular rates.

4, Documents Regarding the Redevelopment Area
The following documents are available for review by all Respondents:

1. Township Council Resolution No. 67A-2024, adopted on June 5, 2024, entitled
“Authorizing and Directing the Medford Township Planning Board to Conduct a
Preliminary Investigation of 39 Allen Avenue, Block 1705, Lots 6 & 7 (the
‘Municipal Property’) for the Potential Designation as an Area in Need of
Redevelopment”;

2. Township Planning Board Resolution No. 15-2024, adopted on July 24, 2024,
entitled “Reviewing Investigation of 39 Allen Avenue, Block 1705, Lots 6 and 7,
Determining that Said Area Qualifies as a Non-Condemnation Redevelopment
Area and Recommending to the Medford Township Council that said Area be
Designated as a Non-Condemnation Redevelopment Area”;

3. Township Council Resolution No. 148-2024, adopted on August 24, 2024, entitled
“Designating Former Township Library Property at 39 Allen Avenue, Block 1705,
Lots 6 and 7, as a Non-Condemnation Redevelopment Area and Authorizing
Preparation of a Redevelopment Plan for the Property”;
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4. Report entitled “Preliminary Investigation, Non-Condemnation Area in Need of
Redevelopment, Block 1705, Lots 6 & 7, Medford Township, New Jersey,”
prepared by Taylor Design Group, Inc., Medford Township Planner, dated July 1,
2024.

Respondents who desire to access the foregoing documents may contact the Township Clerk,
Tara Wicker, RMC, by phone at (609) 654-2608, ext. 334, or by e-mail to
twicker@medfordtownship.com.

5. Goals of RFP

Medford Township is interested in partnering with a redeveloper to create a Redevelopment Plan
for the Redevelopment Area. The Township is, therefore, seeking initial concept plans for the
Redevelopment Area from interested redevelopers along with experiential information on such
redevelopers in order to find the best match for the site that also aligns with the visions and needs
of the Township. Responses to this RFP should give the Township sufficient detail in order to
select a partner for developing and implementing a Redevelopment Plan for the former Library
Property.

The successful Respondent will be formally designated as the redeveloper of the Redevelopment
Area and will work with the Township to provide input and specifications for a Redevelopment
Plan for the Redevelopment Area based upon a mutually agreed upon concept plan for the site.
The Township Planner will draft a Redevelopment Plan with input from the redeveloper and the
Medford Township Council redevelopment subcommittee. Once drafted, the Redevelopment Plan
must be adopted by ordinance by the Medford Township Council as the designated redevelopment
agency and reviewed for consistency with the Township Master Plan by the Township Planning
Board. Once adopted, the Redevelopment Plan will become the succeeding_zoning for the site.

Once the Redevelopment Plan is adopted, the designated Redeveloper must enter into a
Redevelopment Agreement with the Township, including an Agreement of Sale for the Property.

The successful Respondent will be responsible for completing the necessary engineering studies
and design in order to obtain site plan approval for the redevelopment of the former Library
Property. All plans and design work shall be prepared by licensed architects, engineers, and other
appropriate professionals. The redevelopment of the former Library Property will require site plan
approval from the Medford Township Planning Board, the Burlington County Planning Board
(because of its frontage on South Main Street, Burlington County Route 541), and any other
Township, County, State, or Federal agencies having jurisdiction prior to construction, as well as
a Consistent Certificate of Filing from the New Jersey Pinelands Commission.

The successful Respondent shall be responsible for all capital improvements and infrastructure
improvements required for the redevelopment of the former library Property, unless otherwise
negotiated with the Township or other entity having jurisdiction.

Respondents interested in inspecting the interior condition of the building may schedule an
appointment with the Township Manager, Daniel Hornickel, at
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dhornickel@medfordtownship.com. Any such inspection must take place not later than one
week prior to the due date indicated within this RFP.

6. RFP Submission Requirements

General Requirements

Respondents should submit six (6) hard copies and one (1) electronic copy on a USB Drive, of
their proposal/ response to this RFP. Proposals should be submitted on 8.5 x 11 sized paper and
should not exceed ten (10) pages (excluding Exhibits A through G hereto, which completed
Exhibits must be included with a submission). Planning diagrams may be submitted on 11 x 17

paper.

Proposals should be sent in a sealed envelope which bears the name of the Respondent, is
addressed to the Township Clerk, and is clearly marked “Township of Medford — Former Library
Property Redevelopment RFP.”

Proposals should be sent to:

Tara Wicker, RMC

Clerk, Township of Medford
49 Union Street

Medford, New Jersey 08055

Submissions must be received by Tuesday, May 13, 2025 at 10:00 A.M.
Any questions must be submitted in writing via e-mail to the Township Clerk, Tara Wicker, RMC,

at twicker@medfordtownship.com no later than May 6, 2025. Telephone inquiries will not be
accepted.

Specific Requirements

A Development Team
Respondents should identify their development team (the “Development Team”).
For key Development Team members, identify the following:

. General experience with details including years of operation, number of projects,
range of architectural project sizes and budgets, awards, prizes, citations, etc.;

. Name, address, telephone number, fax number and e-mail address of each principal,

and such team member’s resume, including roles or titles within the Development
Team; and
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o Name, address, telephone number, fax number and e-mail address of the
Development Team Members authorized to act on behalf of the Respondent.

B. Qualifications and Experience

Respondents must clearly demonstrate qualifications in completing the type of development
contemplated in the Respondents’ proposal and prior experience and success with such projects.
The Respondent shall identify other development or redevelopment projects it has implemented or
managed to include a description of the project, address and year of completion.

C. Development Approach
Respondents are required to submit the following:

e Concept Plan: Respondents must provide a concept site plan and sketch architectural
rendering graphically showing the proposed use and Respondents proposal for the site.

e Project Narrative/ Development Approach: Respondents must provide a narrative that
describes the Respondent’s overall vision and use for the site.

e Project Phasing Plan: Respondents must outline their implementation strategy, including
a description of any phasing plan for the overall project.

D. Financial Feasibility

Respondents should provide a brief, preliminary project financial framework plan for the
redevelopment proposal. Sufficient preliminary information should be provided for the Township
to determine the proposed project’s financial underpinnings and ability to be self-sustaining.
Respondents should identify whether they intend to self-fund or borrow for the project, or an
anticipated ratio of self-funding to borrowing.

7. RFP Selection Process

The Township will evaluate RFP responses based on their completeness, feasibility,
responsiveness to the RFP requirements and redevelopment goals described herein, the strength of
the development approach, innovation of the proposal, the Respondent’s comparable past
experience and capacity to successfully complete the proposed project.

The Township will evaluate proposals based on the following key criteria:

o The Respondent’s overall vision for redevelopment of the Property and the
Redevelopment Area;

. The overall design of the proposal and the proposal’s relationship with the physical
and architectural character of the surrounding neighborhood and existing
streetscape;
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The public benefits associated with the proposal;

The Respondent’s overall qualifications and experience in overseeing the design,
financing, and development of projects of similar scale and magnitude;

The Respondent’s experience in meeting established schedules on similar projects;

The Respondent’s capacity to secure adequate financing to finance the proposal;
and

The Respondent’s proposed strategy for implementing the proposal.

The Township reserves the following rights:

To abandon the RFP process, including the right to not award any contract related
to this RFP, for any reason or no reason;

To accept the proposal(s) that, in the Township’s sole judgment, best represents the
Township’s vision for redevelopment of the Redevelopment Area and best serves
the interests of the Township;

To adopt a Redevelopment Plan that best suits the redevelopment of the
Redevelopment Area;

To waive any condition, requirement or formality that would otherwise have
constituted nonconformance with the provisions of this RFP;

To reject any or all proposals;
To reject incomplete or nonresponsive proposals;
To change or alter the terms and/or schedule of this RFP;

To request additional information and undertake actions necessary to clarify or
verify information provided by any Respondent;

To interview and/ or negotiate with any or all Respondents; and

To negotiate the terms of the requisite Redevelopment Agreement with any
Respondent.

Upon the designation by Township Council of a Respondent as to serve as Redeveloper of
the Property, the Redeveloper shall enter into an Escrow Agreement to post an initial
escrow in the amount of $10,000 against which the Township may charge for the costs of
drafting the Redevelopment Plan and Redevelopment Agreement.
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8. Legal Disclaimers

A. The award of any contracts from the Township under this RFP is subject to approval
by the Medford Township Council.

B. Respondents are responsible for ensuring that responses to this RFP are compliant
with all applicable Federal, State, and local laws, regulations, and ordinances.

C. Respondents acknowledge that the preparation and submission of responses is at
their own risk and expense, and in no event may they seek reimbursement or
contribution from the Township.

D. This RFP is a solicitation of qualifications only and does not represent an offer,
obligation, or agreement, whatsoever on the part of the Township.

E. Selection of a Respondent’s proposal shall not create any rights on the
Respondent’s part whatsoever until the execution by such Respondent and the
Township of the requisite Redevelopment Agreement.

F. In an effort to foster the timely redevelopment of the Redevelopment Area, each

Respondent acknowledges that by submitting a response to this RFP, such
Respondent waives its right to file or maintain, through itself or any other party
with which it is affiliated, any action or proceeding challenging the Township’s
determinations made pursuant to this RFP.

[End of Specifications.]
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Exhibit A

AFFIRMATIVE ACTION CERTIFICATION

This form is a summary of the successful Respondent’s requirement to comply with the
requirements of N.J.S.A. 10:5-31 and N.J.A.C. 17:27.

The successful Respondent shall submit to the public agency, after notification of award but prior
to execution of this contract, one of the following three documents as forms of evidence: (a) a
photocopy of a valid letter that the contractor is operating under an existing Federally approved or
sanctioned affirmative action program (good for one year from the date of the letter); or (b) a
photocopy of a Certificate of Employee Information Report approval, issued in accordance with
N.J.A.C. 17:27-4; or (c) a photocopy of an Employee Information Report (Form AA302) provided
by the Division and distributed to the public agency to be completed by the contractor in
accordance with N.J.A.C. 17:27-4.

The successful Respondent may obtain the Affirmative Action Employee Information Report
(AA302) from the contracting unit during normal business hours.

The successful Respondent(s) must submit the copies of the AA302 Report to the Division of
Contract Compliance and Equal Employment Opportunity in Public Contracts (Division). The
Public Agency copy is submitted to the public agency, and the Respondent copy is retained by the
Respondent.

The undersigned Respondent certifies that he/she is aware of the commitment to comply with the
requirements of N.J.S.A. 10:5-31 and N.J.A.C. 17:27 and agrees to furnish the required forms of
evidence.

The undersigned Respondent further understands that his/her RFP shall be rejected as non-
responsive if said Respondent fails to comply with the requirements of N.J.S.A. 10:5-31 and
N.J.A.C. 17:27.

COMPANY/RESPONDENT’S NAME (PRINT)

AUTHORIZED SIGNATURE
Name (print):
Title:
Date:

A-1
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Exhibit B

EQUAL EMPLOYMENT OPPORTUNITY
N.J.S.A. 10:5-31 et seq. (P.L. 1975, C. 127)
N.J.A.C. 17:27
GOODS, PROFESSIONAL SERVICE AND GENERAL SERVICE CONTRACTS

During the performance of any contract awarded in response to the RFP, the contractor agrees as
follows:

The contractor or subcontractor, where applicable, will not discriminate against any employee or
applicant for employment because of age, race, creed, color, national origin, ancestry, marital
status, affectional or sexual orientation, gender identity or expression, disability, nationality or sex.
Except with respect to affectional or sexual orientation and gender identity or expression, the
contractor will ensure that equal employment opportunity is afforded to such Applicants in
recruitment and employment, and that employees are treated during employment, without regard
to their age, race, creed, color, national origin, ancestry, marital status, affectional or sexual
orientation, gender identity or expression, disability, nationality or sex. Such equal employment
opportunity shall include, but not be limited to the following: employment, upgrading, demotion,
or transfer; recruitment or recruitment advertising; layoff or termination; rates of pay or other
forms of compensation; and selection for training, including apprenticeship. The contractor agrees
to post in conspicuous places, available to employees and Applicants for employment, notices to
be provided by the Public Agency Compliance Officer setting forth provisions of this
nondiscrimination clause.

The contractor or subcontractor, where applicable will, in all solicitations or advertisements for
employees placed by or on behalf of the contractor, state that all qualified Applicants will receive
consideration for employment without regard to age, race, creed, color, national origin, ancestry,
marital status, affectional or sexual orientation, gender identity or expression, disability,
nationality or sex.

The contractor or subcontractor will send to each labor union, with which it has a collective
bargaining agreement, a notice, to be provided by the agency contracting officer, advising the labor
union of the contractor’s commitments under this chapter and shall post copies of the notice in
conspicuous places available to employees and Applicants for employment.

The contractor or subcontractor, where applicable, agrees to comply with any regulations
promulgated by the Treasurer pursuant to N.J.S.A. 10:5-31 et seq., as amended and supplemented
from time to time and the Americans with Disabilities Act.

The contractor or subcontractor agrees to make good faith efforts to meet targeted county
employment goals established in accordance with N.J.A.C. 17:27-5.2.

The contractor or subcontractor agrees to inform in writing its appropriate recruitment agencies
including, but not limited to, employment agencies, placement bureaus, colleges, universities, and
labor unions, that it does not discriminate on the basis of age, race, creed, color, national origin,

B-1
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ancestry, marital status, affectional or sexual orientation, gender identity or expression, disability,
nationality or sex, and that it will discontinue the use of any recruitment agency which engages in
direct or indirect discriminatory practices.

The contractor or subcontractor agrees to revise any of its testing procedures, if necessary, to assure
that all personnel testing conforms with the principles of job-related testing, as established by the
statutes and court decisions of the State of New Jersey and as established by applicable Federal
law and applicable Federal court decisions.

In conforming with the targeted employment goals, the contractor or subcontractor agrees to
review all procedures relating to transfer, upgrading, downgrading and layoff to ensure that all
such actions are taken without regard to age, race, creed, color, national origin, ancestry, marital
status, affectional or sexual orientation, gender identity or expression, disability, nationality or sex,
consistent with the statutes and court decisions of the State of New Jersey, and applicable Federal
law and applicable Federal court decisions.

The contractor shall submit to the public agency, after notification of award but prior to execution
of a goods and services contract, one of the following three documents:

) Letter of Federal Affirmative Action Plan Approval;
o Certificate of Employee Information Report; or
) Employee Information Report Form AA302 (electronically provided by the

Division and distributed to the public agency through the Division’s website at
www.state.nj.us/treasury/contract_compliance)

The contractor and its subcontractors shall furnish such reports or other documents to the Division
of Public Contracts Equal Employment Opportunity Compliance as may be requested by the office
from time to time in order to carry out the purposes of these regulations, and public agencies shall
furnish such information as may be requested by the Division of Public Contracts Equal
Employment Opportunity Compliance for conducting a compliance investigation pursuant to
Subchapter 10 of the Administrative Code at N.J.A.C. 17:27.

COMPANY/RESPONDENT’S NAME (PRINT)

AUTHORIZED SIGNATURE
Name (print):
Title:
Date:

B-2
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Exhibit C

AMERICANS WITH DISABILITIES ACT
Equal Opportunity for Individuals with Disabilities

The Respondent and the Township of Medford do hereby agree that the provision of Title 11 of the
Americans with Disabilities Act of 1990 (the “ADA”) (42 U.S.C. Section 12101 et seq.), which
prohibits discrimination on the basis of disability by public entities in all services, programs and
activities provided or made available by public entities, and the rules and regulations promulgated
pursuant thereunto, are made a part of this contract. In providing any aid, benefit or service on behalf
of the Township pursuant to this contract, the Contractor agrees that the performance shall be in strict
compliance with the ADA. In the event that the Contractor, its agents, servants, employees or
subcontractors violate or are alleged to have violated the ADA during the performance of this contract,
the Contractor shall defend the Township in any action or administrative proceeding commenced
pursuant to this ADA. The Contractor shall indemnify, protect and save harmless the Township, its
agents, servants and employees from and against any and all suits, claims, losses, demands or damages
of whatever kind or nature arising out of or claimed to arise out of the alleged violation. The
Contractor shall, at its own expense, appear, defend and pay any and all charges for legal services and
any and all costs and other expenses arising from such action or administrative proceeding or incurred
in connection therewith. In any and all complaints brought pursuant to the Township grievance
procedure, the Contractor agrees to abide by any decision of the Township which is rendered pursuant
to said grievance procedure. If any action or administrative proceeding results in an award of damages
against the Township or if the Township incurs any expense to cure a violation of the ADA which
has been brought pursuant to its grievance procedure, the Contractor shall satisfy and discharge the
same at its own expense.

The Township shall, as soon as practicable after a claim has been made against it, give written notice
thereof to the Contractor along with full and complete particulars of the claim. If any action or
administrative proceeding is brought against the Township or any of its agents, servants, and
employees, the Township shall expeditiously forward or have forwarded to the Contractor every
demand, complaint, notice, summons, pleading or other process received by the Township or its
representatives.

It is expressly agreed and understood that any approval by the Township of the services provided by
the Contractor pursuant to this contract will not relieve the Contractor of the obligation to comply
with the ADA and to defend, indemnify, protect, and save harmless the Township pursuant to this
paragraph.

It is further agreed and understood that the Township assumes no obligation to indemnify or save
harmless the Contractor, its agents, servants, employees and subcontractors for any claim which
may arise out of their performance of this agreement. Furthermore, the Contractor expressly
understands and agrees that the provisions of this indemnification clause shall in no way limit the
Contractor’s obligations assumed in this agreement, nor shall they be construed to relieve the
Contractor from any liability, nor preclude the Township from taking any other actions available
to it under any other provisions of this agreement or otherwise by law.

C-1
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COMPANY/RESPONDENT’S NAME (PRINT)

AUTHORIZED SIGNATURE
Name (print):
Title:
Date:

C-2
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Exhibit D

RESPONSIBLE RESPONDENT CERTIFICATION

A copy of this certification must be included with the response to the RFP and must be fully
completed, signed by at least one general partner, owner, or officer authorized to legally obligate
the Respondent and notarized.

The Respondent recognizes that the information submitted in response to the RFP is for the express
purpose of inducing the Township to award a contract to the Respondent. The Respondent has read
and understands the requirements of the response to the RFP and has read and understands the
instructions for completing the response. The Respondent acknowledges that he/she is duly
authorized to provide the information contained in this response and that answering the questions
in this bid is entirely within his/her control.

DECLARATION

I, (name), am the (title)
of Respondent.

I certify that | have read and understood the questions contained in the attached response, and that
to the best of my knowledge and belief all information contained herein and submitted
concurrently or in supplemental documents with this bid is complete, current, and true. | further
acknowledge that any false, deceptive or fraudulent statements in the response may result in non-
award of contract. | authorize the Township to contact any entity named herein, or any other
internal or outside resource, for the purpose of verifying information provided in the questionnaire
or to develop other information deemed relevant by the Township.

Signature

Sworn and subscribed before me on the
day of , 20

Notary Public

(Seal)
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Exhibit E

FALSE STATEMENT PENALTIES CERTIFICATION
N.J.S.A. 40A:11-34

Any person who makes or causes to be made, a false, deceptive or fraudulent statement in the
statement or answers in response to this RFP, or in the course of any hearing hereunder, shall be
guilty of a misdemeanor, and upon conviction shall be punishable by a fine of not less than $100.00
nor more than $1,000.00, and shall be permanently disqualified from bidding on all public work
or contracts of the contracting unit which submitted the questionnaire; or, in the case of an
individual or an officer or employee charged with the duty of responding to the questionnaire for
a person, firm, co-partnership, association or corporation, by such fine or by imprisonment, not
exceeding 6 months, or both.

COMPANY/RESPONDENT’S NAME (PRINT)

AUTHORIZED SIGNATURE
Name (print):
Title:
Date:

Sworn and subscribed before me on the
day of , 20

Notary Public

(Seal)

E-1
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Exhibit F

RESPONSIBLE RESPONDENT’S CHECKLIST

The following are screening statements which shall be used to determine whether or not a
prospective Respondent is responsible to enter into a contract with the Township of Medford.

Refusal to answer or omission of response to any question in this checklist shall be considered a
fatal flaw and shall result in disqualification of the Respondent.

A YES answer to any statement below shall require the Respondent to explain that answer to the
Township Council prior to award of contract.

1. In the last five (5) years, has your firm, or any key Person inyour [ ] Yes [ ]| No
firm, been convicted of a crime involving the awarding of a contract
of a government (local, state or federal) construction project, or the
bidding or performance of a government contract?

2. In the last five (5) years, has your firm, or any key Person inyour [ ] Yes [ ] No
firm, been “defaulted” or “terminated” by an owner (other than for
convenience of the project owner) or has your surety completed a
contract for your firm?

3. At the time of submitting this bid form, is your firm or any key [ ] Yes [ ] No
Person in your firm, ineligible to bid on or be awarded any public
works contract, or perform as a subcontractor on a public works
contract?

4. Has your firm, or any key Person in your firm, ever been found [ ] Yes [_] No
guilty in a criminal action, for making any false claim or material
misrepresentation to any public agency or entity?

5. In the last ten (10) years, has your firm, or any key Person inyour [ ] Yes [ ] No
firm, ever been convicted of a crime involving any federal, state or
local contracts?

COMPANY/RESPONDENT’S NAME (PRINT)

AUTHORIZED SIGNATURE
Name (print):
Title:
Date:

F-1
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Exhibit G

TAXPAYER IDENTIFICATION

G-1
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Christopher J. Nell, FE, CME, PP

FPresident & CEO

William H. Kirchner, PE, CME, N-2 . b7 Joseph P, Orsino, Jr. CET, Vice President

Vice President Harry R. Fox, NICET 1

L oo o NVIONNENEAR e A
ice President/ Treasurer osep. irsh, PE, CME, ]

Benjamin R Weller, PE, CME, CPWM, §-3, C-3 RESOLUTIONS’ INC' C. Jeremy Noll, PE, CME, CPWI\Q

Secretary Engineers * Planners + Scienfists * Surveyors Marc H. Selover, LSRP, FG

September 5, 2024
25000 00

Re: 39 Allen Avenue — Former Pinelands Library
Block # 1705, Lots 6 & 7
Medford, NJ

Timothy Prime, Esquire

Prime & Tuvel Law Office

14000 Horizon Way, Suite 325

Mount Laurel, NJ 08054-4342

Dear Tim:

Enclosed are four (4) copies of the following documents as prepared by John Dura, PLS of Environmental Resolufions,
Inc.:

1. Lot Consolidation Plan dated August 23, 2024.
2. Description of Property — Lot Consolidation, Proposed New Lot 7.01 dated August 23, 2024,

Existing lots 6 & 7 have been consolidated into Lot 7.01. The site has recently been declared an Area in Need of
Redevelopment.

Please contact me if you have any questions.

Sincerely,

Christopher J«}oll, mP

Township Ea€ineer

CINieve

cc: Ann Bell, Dir., Medford Twp. Planning & Zoning, 49 Union Street, Medford, NJ 08055 via email abell@medfordtownship.com
Daniel Hornickel, Medford Twyp. Mgy, 42 Union Street, Medford, NJ 08055 via email: dhornickel@medfordtownship.com
Scott Taylor, Taylor Design via email: STavlor(@idgplanning.com

G:\25000 - Medford Twp\25000 00 Medford General\25000 00 - Former Pinelands Library - 39 Allen Ave\25000 00 - 39 Alien Ave - Former Pinelands
Library - 09.05.24.docx

815 East Gate Drive * Suite 103 * Mount Laurel * New Jersey » 08054 Phone {856) 235-7170 * Fax (856) 273-9239 * wwB@erinj.com
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Christopher J. Noll, PE, CME, PP

Fresident & CEO
william H. Kirchner, PE, CME, N-2 Joseph F. Orsino, Jv. CET, Vice President
Vice President Harry R Fox, NICET III
Vice rresitenmeager ENVIRONMENTAL Joseph R Hiren, P CoAE, CPWAY
Benjamin R, Weller, PE, CME, CPWM, 8-3, C-3 RESOLUTIONS’ INC‘ C. Jeremy Noll, PE, CME, CFWM
Secreiary Engineers * Flanners - Scienfists » Surveyors Marc H. Selover, LSRF, PG
DESCRIPTION OF PROPERTY
LOT CONSOLIDATION, PROPOSED NEW LOT 7.01
Block 1705, Lots 6 and 7
Township of Medford, Burlington County, NJ

August 23, 2024 ERI Project 25000 00

Proposed new Lot 7.01

Medford Township

Burlington County, New Jersey

ALL THAT CERTAIN tract or parcel of land being Block 1705 Lots 6 and 7 to be consolidated into Proposed New Lot
7.01, lands now or formerly of the Township of Medford, in the Township of Medford, the County of Burlington, State
of New Jersey, bounded and described as follows:

BEGINNING at a point on the westerly line of South Main Street (66° wide Right of Way), County Rt. 541, at its
intersection with the northerly corner of Allen Avenue (50° wide), said peint being the proposed southeasterly corner of
Block 1705, New Lot 7.01, lands now or formerly of The Township of Medford. said point being 13.2 feet from the
existing face of curb, being marked by a P.K. nail set and having New Jersey State Plane Coordinates (NAD 83) of
Northing 387.299.99 and Easting 401,315.38, and from said point of beginning, running thence-

1y N89°22°41”W, 285.26 feet, along the northerly line of Allen Avenue (50° wide), to a concrete monument found,
said point being the southeasterly corner of Block 1705, Lot 1, lands now or formerly David M. Jr. and Elizabeth
T. Sullivan, thence-

2) NO3°58°197E, 60.60 feet, along the easterly line of said Black 1705, Lot 1, to a point, said point being the
southwesterly corner of Block 1705, Lot 8, lands now or formerly of Chabad in Medford, INC., thence-

3) 589°17°41"E, along the southerly line of said Block 1705, Lot 8, passing over a capped rebar found at 1.64 feet
and a total distance of 281.81 feet, to a capped rebar found on the aforementioned westerly line of South Main
Street, thence-

4) S00°42°19"W, 60.09 feet, along the westerly line of South Main Sireet to a P.K. nail set, said point being the
point and place of BEGINNING.

Containing an area of 17.097 Sq. Ft. or 0.392 Acres of land, more or less.
Subject to the findings of a title search,
The above is intended to describe all that portion of land shown as “Proposed New Lot 7.01”, on a plan entitled “Lot

Consolidation, Medford Library, 39 Allen Avenue, Tax Block 1705, Lots 6 and 7, Township of Medford, Burlington
County, New Jersey”, prepared by Environmental Resolutions, Inc. dated 08/23/2024.

Prepared by:

9&/5& Do

Joli{ M. Dura, NJ P.L.S. License #GS28525

815 East Gate Drive » Suite 103 * Mount  rel « New Jersey * 08054 Phone (856) 235-7170 » TFax (856) 273-9239 * www.erinj.com
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