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Kimberly S. Brodbeck, Manager, Utilities/Real Estate 

RK&K 

110 S. Poplar Street, Suite 102 

Wilmington, DE 19801 

 

RE: Beach Land & Portion of Boardwalk 

Public Beach      Portion of Boardwalk ROW 

Owner:  City of Atlantic City    Owner: N/A (Right of Way) 

Block 1, Lots 57-60     N/A 

Atlantic City, Atlantic County, NJ   Atlantic City, Atlantic County, NJ 

JMA File No. 220294.11 

 

 

Dear Ms. Brodbeck: 

 

 In accordance with your request, I have prepared an Appraisal Report for the above 

referenced property.  The purpose of the appraisal was to provide a market value estimate for a 

permanent utility easement and damages to the remainder.  The intended use of the appraisal is 

to serve as a valuation guide for a permanent underground utility easement located under a 

portion of the public beach. 

 

The market value estimate only reflects the value of the real estate and excludes the 

value of any personalty at the property.  The appraiser made a comprehensive physical 

inspection of the subject property, its market area, and all comparable property information. 

 

 The subject property consists of a total of 9.03 Acres (393,532 SF) of land.  This 

includes 4 parcels of beach land containing 8.60 Acres (374,538 SF) and a portion of the 

Boardwalk Right of Way containing 0.44 Acres (18,994 SF).  The proposed underground utility 

easement consists of a permanent easement measuring 1.35 Acres (58,605 SF).  The subject’s 

strength is its location as beach and beach front parcels, extending out into the ocean.  The 

weaknesses are the restrictive zoning which would limit the use of the site.  

 

No hazardous waste is known to exist on the property and no areas of concern were 

observed during the inspection.  The appraiser highly recommends that a qualified 

environmental expert be retained to make such a determination.   
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The enclosed appraisal report includes the information relevant to the valuation of the 

property as well as the methodology used to arrive at the value conclusion.  It has been prepared 

in conformity with the Uniform Standards of Professional Practice of the Appraisal Foundation, 

the Code of Professional Ethics and Standards of Professional Appraisal Practice of the 

Appraisal Institute, and in compliance with the appraisal regulations promulgated by the Green 

Acres Program.   

 

The appraised market value is based upon the following Conditions/Assumptions: 

 

1. It is an extraordinary assumption of the appraisal that the tracts are clean and free from 

environmental contamination and debris. 

2. According to Green Acres guidelines, the site is to be appraised as of the effective date 

(current) “as if” vacant and an independent economic unit, subject to N.J.A.C 7:36-8.3 

– Appraisal Procedures: ‘…In any appraisal of parkland proposed to be disposed of or 

diverted, the value of the parkland shall be based on its highest and best use, or the use 

intended subsequent to the disposal or diversion, whichever would result in a higher 

market value for the land’. 

 

 After careful consideration of all data, it is my opinion that the market value of the 

Taking & Damages to the Remainder, subject to the assumptions and limiting conditions set 

forth, as of May 7, 2024 is as follows: 

 
Estimated Value of the Subject Property, Before the Taking (Land Only): 

$2,000,000 

($221,484/Acre) 

 

Estimated Value of the Subject Property, After the Taking (Land Only): 

$1,970,000 

($218,162/Acre) 

 

Estimated Value of the Acquisitions & Damages To The Remainder: 

$30,000 

 

 

An allocation is shown as follows: 

 

Permanent Easement: $30,000 

Temporary Easement:  N/A 
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Attached is a report with my findings.  This report was prepared for the exclusive use of 

the client.  It may not be distributed to or relied upon by other third parties without the prior 

written consent and approval by Jerome McHale of J. McHale & Associates, Inc.  No portions 

of the report may be disseminated to the public through news, advertising, or sales media. 

 

      

Very Truly Yours, 

 

       

 

       Jerome J. McHale, MAI 

       NJ SCGREA No.  42RG00023900 
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Executive Summary 
 

Subject Property:   Public Beach & Portion of Boardwalk 

Atlantic City, Atlantic County, New Jersey 

 

Tax Identification:   Block 1, Lots 57-60 and Portion of Boardwalk. 

      

Current Ownership: City of Atlantic City and N/A (Public Right of Way) 

 

Property Type:   Beach Land and Portion of Boardwalk 

 

Land Area: 9.03 Acres (393,532 SF); 50’+/- frontage on California and 

Belmont Avenues.  Approximately 30% ± upland and 70% 

± water  

 

Beach Parcels:  8.60 Acres (374,538 SF)  

 

P/O Boardwalk: 0.44 Acres (18,994 SF) 

 

Proposed Easement(s):    

Easements 
 Acres SF 

Permanent Subsurface Easement: 1.35 58,605 

 

Site Improvements: Portion of wooden walkway from the Boardwalk to beach; 

pole mounted lighting, dune fencing, portion of Boardwalk 

 

Building Improvements: Covered beach bar 

         

Zoning:    B-Beach  

       

Real Estate Tax Assessment:  

 
 

Highest and Best Use:  

  Before the Taking: Recreation or seasonal use, such as a beach bar/food and  

 drink establishment 

 

Parcel Land Improvements Total Est. Taxes

Equalized 

Assessed Value

Block 1, Lot 57 $910,000 $0 $910,000 $32,442 $1,308,035

Block 1, Lot 58 $1,365,000 $0 $1,365,000 $48,662 $1,962,053

Block 1, Lot 59 $1,355,000 $0 $1,355,000 $48,306 $1,947,679

Block 1, Lot 60 $805,000 $0 $805,000 $28,698 $1,157,108

Total $4,435,000 $0 $4,435,000 $158,108 $6,374,874

Tax Rate (2023): 3.565

Tax Ratio (2024): 69.57%

*The properties are currently tax exempt

Tax Assessment
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  After the Taking: Recreation or seasonal use, such as a beach bar/food and  

 drink establishment 

 

Valuation Date:   May 7, 2024 

 
Estimated Market Value:    

 

Sales Comparison Approach  

        Before Value       $2,000,000 

            After Value     $1,970,000 
 

Income Capitalization Approach 

     Before Value      N/A 

     After Value       N/A 

 

Cost Approach 

          Before Value      N/A 

          After Value       N/A 

 

 

FINAL ESTIMATE OF VALUE: 

     BEFORE VALUE       $2,000,000 

     AFTER VALUE       $1,970,000 

 

VALUE OF THE ACQUISITION 

AND DAMAGES TO THE REMAINDER:   $30,000 

 
An allocation is shown as follows: 

  Permanent Easement:   $30,000 

   Temporary Easement:   N/A 

 
The appraised market value is based upon the following Conditions/Assumptions: 

 

1. It is an extraordinary assumption of the appraisal that the tracts are clean and free from 

environmental contamination and debris. 

2. According to Green Acres guidelines, the site is to be appraised as of the effective date 

(current) “as if” vacant and an independent economic unit, subject to N.J.A.C 7:36-8.3 – 

Appraisal Procedures: ‘…In any appraisal of parkland proposed to be disposed of or 

diverted, the value of the parkland shall be based on its highest and best use, or the use 

intended subsequent to the disposal or diversion, whichever would result in a higher 

market value for the land’. 
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Subject Property 
 

 
View of Subject Facing Southerly 

 

 
View of Portion of Boardwalk Facing Southwesterly  
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Purpose of the Appraisal 

 

 As used within this report, Market Value is defined as: 

 

“The most probable price which a property should bring in a competitive 

and open market under all conditions requisite to a fair sale, the buyer and seller 

each acting prudently, knowledgeably and assuming the price is not affected by 

undue stimulus.  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: 

 

 Buyer and Seller are typically motivated; 

 Both parties are well informed or well advised, and each acting in what they consider 

their own best interest; 

 A reasonable time is allowed for exposure in the open market; 

 Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements 

comparable thereto; and 

 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.1 

 

 

Intended Use & Users of the Appraisal 

 

The intended use of this appraisal is to serve as a valuation guide for potential easement 

acquisition negotiations.  The intended users are Remmell, Klepper & Kahl, LLP (RK&K), 

Atlantic Shores Offshore Wind, LLC, their legal counsel, and the New Jersey Department of 

Environmental Protection Green Acres Program.    

 

 

Date of the Value Estimate 

 

 The primary inspection of the subject properties was conducted on May 7, 2024, which is 

the effective date of valuation.  Representatives of ownership (City of Atlantic City) were 

present, as were representatives of Green Acres and Atlantic Shores Offshore Wind, LLC.  There 

were several additional exterior inspections performed, including an initial inspection on June 1, 

2022 and February 15, 2023.  The date of the preparation of the appraisal report is shown on the 

letter of transmittal attached with this report. 

 
 

 
1 Appraisal Institute, The Appraisal Of Real Estate, 15th Edition. Chicago, IL:  Appraisal Institute, 2020, p. 49.  
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Scope of the Appraisal 

 

 
  

Procedure/Analysis Yes No N/A

• Notification and contact with Property Owner  √

• Researched regional, city, and neighborhood data.  √

• Researched market trends (i.e. inventory, vacancy, absorption, new construction, etc.) for the subject property type.  √

 

• Data has been collected regarding the physical characteristics of the subject property, neighborhood trends and 

influences, market trends and influences, typical amenities and utilities, zoning and related controls, as well as the 

subject’s tax assessment.

 √

• Reviewed the following Documents

·         Tax Assessment Map  √

·         Zoning Maps & Zoning Ordinances  √

·         FEMA Flood Zone Map  √

·         Aerial Map  √

·         NJDEP Wetlands Map  √

·         Tax Assessment Information  √

·         Atlantic City Beach and Boardwalk Green Acres Exhibit prepared by Proposed Easements map prepared by 

Langan Engineering and Environmental Services, Inc. dated 1/18/2024 and revised 3/14/2024
 √

·         Previous Proposed Easements map prepared Matrix New World dated 3/30/2023  √

• Analyzed information pertaining to any existing or proposed physical improvements located on the subject site.  √

 

• A physical inspection of the subject property (exterior only), its market area, and all comparable properties.   √

 

• Determined the Highest and Best Use of the site as vacant and as currently improved (if applicable).  √

 

• Each of the three traditional value approaches -- the Income Capitalization, Sales Comparison, and Cost 

approaches -- has been considered in arriving at a value conclusion for the subject property.
 √

• All comparable data has been verified through a variety of sources including recorded information at the local and 

county levels and through conversations with at least one of the parties involved in the transaction.
 √

• Performed an Income Capitalization Approach.  √

• Performed the Sales Comparison Approach.  √

• Performed a Cost Approach.  √

• All research and analyzed information has been utilized in order to come to a final value conclusion for the subject  √

• Determined reasonable marketing and exposure times associated with the concluded value.  √

Scope Of The Appraisal
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Property Rights Appraised 

 

  The real property valued in this appraisal consists of the Fee Simple Estate.  Title is 

assumed to be free and clear of encumbrances including special financing and restrictions such 

as deed restrictions and easements of record.  It is only subject to the four governmental powers 

of taxation, eminent domain, police power, and escheat.   

  

 The Fee Simple Estate is defined as: 

  

 “Absolute ownership unencumbered by any other interest or estate,  

 subject only to the limitations imposed by the governmental powers of   

 taxation, eminent domain, police power, and escheat.”  2 

  

An Easement is defined as: 

 

 “The right to use another’s land for a stated purpose.” 3 

 

  

Assumptions & Limiting Conditions 

 

The appraisal report is subject to the following assumptions and limiting conditions set 

forth as follows.  Additional assumptions and limiting conditions may be cited elsewhere in the 

report. 

 

1. To the best of my knowledge, the statements of facts contained in the appraisal report, upon 

which the analysis, opinions and conclusions expressed are based, are true and correct.  

Information, estimates and opinions furnished to us and contained in the report or utilized in 

the formation of the value conclusion was obtained from sources considered reliable and 

believed to be true and correct.  However, no representation, liability or warranty for the 

accuracy of such items is assumed by or imposed on us, and is subject to corrections, errors, 

omissions and withdrawal without notice. 

2. Title is assumed to be good and marketable.  The appraiser assumes no responsibility for 

legal matters affecting the property or title, nor does the appraiser render any opinion as to 

the title. 

3. The legal description, areas, and dimensions shown within the report are assumed to be 

correct. 

4. No survey of the property has been made by the appraiser.  Exhibits such as site plans and 

floor plans are included to assist the reader in visualizing the property, and the appraiser 

assumes no responsibility. 

 
 
2 Appraisal Institute, The Dictionary of Real Estate Appraisal, 6th Edition. Chicago, IL:  Appraisal Institute, 2015, p. 90.  
3 Appraisal Institute, The Dictionary of Real Estate Appraisal, 6th Edition. Chicago, IL:  Appraisal Institute, 2015, p. 71. 
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5. It is assumed that there are no hidden or adverse conditions of the property, subsoil, or 

structures that would render it more or less valuable.  No responsibility is assumed for such 

conditions or for the engineering/remediation that may be required to remove such 

condition.  If the client has a concern over the existence of such conditions in the property, I 

consider it imperative to retain the services of a qualified engineer or contractor to 

determine the existence and extent of such hazardous conditions.  Such consultation should 

include the estimated cost associated with any required treatment or removal of the 

hazardous material.  

6. The property has been appraised as though free of liens and encumbrances unless so 

specified within the report.   

7. Management and ownership are assumed to be competent. 

8. Public, industry and statistical information are from sources that I deem to be reliable.  

However, no representation as to the accuracy or completeness of such information is being 

made. 

9. It is assumed that there is full compliance with all applicable federal, state, and local 

environmental regulations and laws unless non-compliance is stated, defined, and 

considered in the appraisal report. 

10. It is assumed that any mechanical and electrical equipment, which is considered part of the 

real estate, is in proper operating condition except when noted herein.  These include items 

such as the heating, air conditioning, plumbing, sprinkler, and electrical systems. 

11. It is assumed that all applicable zoning and use regulations and restrictions have been 

complied with, unless a nonconformity has been stated, defined, and considered in the 

appraisal report. 

12. It is assumed that all required licenses, consents or other legislative or administrative 

authority from any local, state or federal governmental or private entity have been or can be 

obtained or renewed for any use on which the value estimate contained in this report is 

based.    

13. The appraisal is to be used in whole and not in part.  No part of it shall be used in 

conjunction with any other appraisal.  Furthermore, this report and all conclusions are for 

the exclusive use of the client for the sole and specific purpose(s) stated herein. 

14. I am not required to give testimony or be in attendance at any court or administrative 

proceeding with reference to the property appraised, unless arrangements have been 

previously made. 

15.  The value conclusion is subject to formal determination of the existence of any state or 

federal wetlands or other environmentally sensitive areas including all required buffer 

zones.  I am not an expert in this field and it is considered imperative that the services of a 

qualified environmental expert be retained in order to make such determinations.  Any 

environmentally sensitive area detected on the property could have an impact on the value 

estimated herein, and thus, I reserve the right to modify the value conclusion if such areas 

are found to be present on the property. 

16. No change of any item of the appraisal report shall be made by anyone other than myself, 

and I shall have no responsibility for any such unauthorized change. 
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17. Information and estimates provided to me and contained in the report, including but not 

limited to Income & Expense Statements, Rent Rolls, capital expenditures, and 

repair/remediation estimates, were from sources considered reliable and are believed to be 

true and accurate.       

18. I have not made a specific compliance survey and analysis of this property to determine 

whether or not it is in conformity with the various detailed requirements of the American 

with Disabilities Act (ADA), which became effective on January 26, 1992.  It is possible 

that a compliance survey of the property along with a detailed analysis of the requirements 

of the Act could reveal that the property is not in compliance with one or more of the 

Act’s requirements.  I consider it imperative that the services of a qualified architect 

and/or engineer be retained to make such a determination.  If any items of non-compliance 

are detected, they could have an impact on the value estimated herein, and thus, I reserve 

the right to modify the value conclusion if such items of non-compliance are found to be 

present on the property. 

Hypothetical Conditions/Extraordinary Assumptions 

 

A Hypothetical Condition is defined as, “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”4  

 

An Extraordinary Assumption is defined as, “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.”5  

 

The appraised market value is based upon the following Conditions/Assumptions: 

 

1. It is an extraordinary assumption of the appraisal that the tracts are clean and free from 

environmental contamination and debris. 

2. According to Green Acres guidelines, the site is to be appraised as of the effective date 

(current) “as if” vacant and an independent economic unit, subject to N.J.A.C 7:36-8.3 – 

Appraisal Procedures: ‘…In any appraisal of parkland proposed to be disposed of or 

diverted, the value of the parkland shall be based on its highest and best use, or the use 

intended subsequent to the disposal or diversion, whichever would result in a higher 

market value for the land’. 

 

  

 
4 Uniform Standards of Professional Appraisal Practice as promulgated by the Appraisal Standards Board of the Appraisal 

Foundation, 2024 Edition, p. 4. 
5 Uniform Standards of Professional Appraisal Practice as promulgated by the Appraisal Standards Board of the Appraisal 

Foundation, 2024 Edition, p. 4. 
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Location Analysis 
 

The objective of this section is to identify and analyze trends and opportunities that may 

have a bearing on the economics and marketability of the property as described in the previous 

section.  Since real estate is an integral part of its neighborhood and it cannot be treated as an 

entity apart from its environment, in this section, those attributes that may influence the highest 

and best use and market value of the property are explored in detail.   

 

Regional Data  

 

 The subject property is located in Atlantic City, which is a municipality within Atlantic 

County, New Jersey.  Atlantic County is part of the two county Atlantic City Metropolitan 

Statistical Area (MSA).  This MSA comprises the counties of Atlantic and Cape May. 

 

 

Source:  World Atlas 

Atlantic County, encompassing 560 square miles, is located in southeastern New Jersey 

and is one of the state’s coastal counties. The eastern border abuts the Atlantic Ocean, on the 

north are Burlington and Ocean Counties, on the west are Camden and Gloucester Counties, and 

along the southern border are Cumberland and Cape May Counties. 

 

 Atlantic City is situated in the southeastern portion of the county.  It contains 11.35 

square miles of land area and is bounded by Absecon City, Brigantine City, and Galloway 

Township to the north, Egg Harbor Township and Pleasantville City to the west, Ventnor City to 

the south, and the Atlantic Ocean to the east.  Most development is residential. However, some 

commercial, light industrial and office development is located throughout the city.  The primary 

appeal of the city is its casino hotels, boardwalk and seaside beaches. 
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Population Trends 

 

The population trends occurring in the state, county, and municipality are shown as 

follows: 

 

 
   Source: STDBOnline 

 

As shown, the population within the state has shown moderate annual increases during 

the current decade, while the county remailed relatively stagnant and the municipality showed 

moderate declines.  The rate of increases is projected to slow in the state and decrease in the 

county, while the municipality is expected to show a slight increase in 2027. 

 

The population within the state, county and municipality was distributed as follows: 

 

 
Source: STDBOnline 

 

 As shown above, the municipality has a lower median home value as compared to the 

county, which was lower than the overall state.  The municipality has a median age more 

youthful than both the state and county.  

  

New Jersey Atlantic County Atlantic City

Population

    2010 Total Population 8,791,894 274,549 39,558

    2023 Total Population 9,398,155 275,834 38,209

    2028 Total Population 9,440,885 273,455 37,814

.

    2010 - 2020 Annual Growth Rate 0.55% 0.00% -0.27%

    2023 - 2028 Annual Growth Rate 0.09% -0.17% -0.21%

New Jersey Atlantic County Atlantic City

Median Home Value

    2023 $437,535 $289,276 $211,682

    2028 $470,523 $320,036 $260,036

Median Age

    2010 38.9 39.9 36.3

    2023 40.6 41.5 37.3

    2028 41.5 41.9 38.1

2023 Population by Sex 9,398,155 275,834 38,209

    Males 48.91% 48.69% 48.67%

    Females 51.09% 51.31% 51.33%

2028 Population by Sex 9,440,885 273,455 37,814

    Males 48.86% 48.63% 48.60%

    Females 51.14% 51.37% 51.40%
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Employment Trends 

 

Some of the largest private employers in Atlantic County include Caesars Entertainment, 

Borgata, Hard Rock, Tropicana, Golden Nugget, Resorts, AtlantiCare, FAA, Shore Medical 

Center, Atlantic City Electric, Stockton University and Wawa.  There is also a thriving 

agricultural business in Atlantic County.  Tourism is the driving force of the local economy.  

Leisure/Hospitality is the largest industry in Atlantic County.  The Leisure and Hospitality 

Industry accounts for approximately 40% of the total County employment, with the region’s 

economy largely dependent upon the Atlantic City Casino industry and coastal resort industry. 

 

According to the St. Louis Reserve FRED Economic Data, as of May 2020 the 

unemployment rate for Atlantic County was 34.8%, mostly due to the Stay at Home Order that 

was in effect during the Covid-19 pandemic.  Since that time Covid restrictions have been lifted 

and the unemployment rate has declined to the rate of 6.3% as of December 2023.  This 

unemployment rate is higher than the statewide unemployment rate of 4.8% as of December 

2022.  The overall impacts of the unemployment rate for Atlantic County are uncertain.  The 

following chart shows the unemployment rate for Atlantic County since 2014:  

 

 
 

Housing Trends 

 

Residential development for the state, county, and city as reflected by building permits is 

as follows: 
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         Source:  New Jersey Department of Labor, NJ Building Permits. 

 

 As shown in the table above, the city experienced generally slow growth from 2009 to 

2016, then experienced an increase 2017-2018, before declining in 2019 and remaining 

relatively level until 2023.  The growth in 2017-2018 is largely due to the construction of the 600 

NoBo at North Beach apartment complex and the approved conversion of hotel rooms at Showboat 

into 267 apartments, as well as due to the public housing efforts of the CRDA and the Atlantic City 

Housing Authority.  

 

Development in Atlantic City 

 

Casinos 

 

As indicated, the economy is largely dependent upon the casino industry, as they are 

some of the largest employers in the County.  Between 2014 and 2016, the City saw the closures 

of several casinos, including Atlantic Club, Showboat, Revel, Trump Plaza and Trump Taj 

Mahal.  Several have since re-opened or been re-branded, however, Atlantic Club remains closed 

and Trump Plaza was demolished in 2021. 

 

Stockton College purchased the Showboat Casino with plans to repurpose the casino as a 

branch site for the college.  However, the college encountered legal issues regarding this use 

with the adjoining Taj Mahal Casino.  It was then sold to a Philadelphia developer and re-opened 

in 2016 as a hotel only, with no casino.  In the summer of 2019, Showboat converted a portion of 

the hotel into 264 rental apartment units.  The units are furnished with housekeeping services, 

they have access to various hotel amenities, and are available to for 2-day, weekly, and monthly 

rentals. In 2022, Showboat applied for conversion of a second hotel tower into 355 additional 

apartment units.   

Year Permits Change Permits Change Permits Change

2007 25,400 1,036 70

2008 18,369 -27.7% 794 -23.4% 164 134.3%

2009 12,396 -32.5% 512 -35.5% 58 -64.6%

2010 13,540 9.2% 512 0.0% 42 -27.6%

2011 13,079 -3.4% 390 -23.8% 25 -40.5%

2012 17,939 37.2% 41 -89.5% 26 4.0%

2013 24,199 34.9% 484 1080.5% 31 19.2%

2014 28,174 16.4% 722 49.2% 114 267.7%

2015 30,640 8.8% 710 -1.7% 55 -51.8%

2016 26,767 -12.6% 1,083 52.5% 95 72.7%

2017 2,926 -89.1% 1,090 0.6% 392 312.6%

2018 28,221 864.5% 996 -8.6% 279 -28.8%

2019 36,505 29.4% 957 -3.9% 146 -47.7%

2020 36,146 -1.0% 667 -30.3% 154 5.5%

2021 37,094 2.6% 804 20.5% 168 9.1%

2022 38,117 2.8% 807 0.4% 123 -26.8%

2023 32,840 -13.8% 383 -52.5% 55 -55.3%

Residential Building Permits

State County Municipality
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Hard Rock International purchased the former Trump Taj Mahal Casino.  The $500 

million renovation and rebranding into the Hard Rock Hotel and Casino Atlantic City.  The 

project generated approximately 3,000 permanent jobs as anticipated, and opened doors on June 

28, 2018.  

 

In April 2015, the $2.4 billion former Revel hotel/casino was purchased for $82 million 

by Florida developer, Glenn Straub.  Revel’s re-opening was delayed due to a number of reasons, 

but primarily with regard to disagreements with the energy provider and the city.  In November 

2015, Mr. Straub agreed to purchase the power plant for $30 million.  Mr. Straub then sold Revel 

to a Colorado-based group for $200 million.  The casino was rebranded as Ocean Resort Casino 

and re-opened in 2018. 

 

Other Development 

 

AC Devco is a non-profit development corporation that is modeled after the New 

Brunswick Development Corporation, credited with a number of new development projects in 

New Brunswick over the past two decades.  The corporation teamed up with Stockton University 

and in the fall of 2018, an Atlantic City Campus was opened with four buildings and housing for 

over 500 students.  The development was part of a $220 million A.C. Stockton Gateway project 

which also includes a six-story office building for South Jersey Industries.  Stockton also 

completed construction on Phase II of the project, an additional 6 story, 416-bed residential 

complex. 

 

Boraie Development completed construction on 600 NoBe at North Beach.  The first new 

market rate residential apartment complex in the city in decades contains 250 apartments.  It 

contains a courtyard with on-site parking, pool and lounge area, fitness center, and residents 

lounge.  Boraie also announced plans to develop a second phase, 700 NoBe. 

 

A new $100 million indoor water park opened in summer 2023 next to The Showboat 

hotel.  The 103,000 SF facility will have a retractable roof and include water slides, pools, a lazy 

river, zip line, retail and restaurants, as well as a 10,000 SF for adults only.  Showboat Hotel also 

added a fitness club called Matrxx Fitness in 2019, as well as Lucky Snake, a 100,000 SF arcade 

and sports bar, in 2021. 

 

AtlantiCare constructed a 69,700 SF medical arts complex at Atlantic and Ohio Avenues, 

next to the existing AtlantiCare Regional Medical Center.  The new facility includes medical 

education classrooms, dialysis center and houses the Maternal/Fetal Medicine Program.  The 

CRDA had reportedly agreed to provide the land and $15 million toward the project. 

 

Redevelopment is occurring in the ‘Orange Loop’ area of the city, consisting of S. 

Tennessee Ave, S. New York Ave, and St James Place.  Some of the newer uses in this area 

include the Tennessee Avenue Beer Hall, The Leadership Studio yoga studio, Rhythm & Spirits 

restaurant and music hall, and Anchor Rock Club.  The former Bourre restaurant has closed and 

is being re-opened as the Cardinal restaurant.   
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A site has been chosen for a new supermarket planned for the City.  The project is 

envisioned as a 40,000 SF store to be located at Baltic and Ohio Avenues on land currently 

owned by the CRDA and the Atlantic County Improvement Authority.  A developer had been 

chosen to construct and operate a Shop Rite, however, those plans had fallen through and a new 

Request for Proposals was issued to find a new developer/operator. 

 

Numerous plans have been proposed to develop Bader Field, the former Municipal 

Airport along Route 40 off the main island.  The Atlantic City Tourism District Master Plan, 

Volume 4, includes the establishment of a Bader Field District.  Initial phases would include 

construction of temporary sports fields, while subsequent phases would be depended on market 

conditions and include a mixture of uses including residential, commercial, marina, parks and 

community spaces.  The property currently hosts various events, such as festivals and concerts, 

and would continue to do so in the short term until it can be developed.   

 

There were two proposed plans for the Bader Field site in early 2023.  One is known as 

Renaissance at Bader Field.  It would include a Formula One style driving course in the center, 

surrounded by residential condominiums, apartments and townhomes.  The proposal also 

includes a hotel, retail space, museum, event center, and waterfront amphitheater.  The second is 

known as Casa Mar.  It would include 10,000 residential units, 400,000 SF of retail and office 

space, 20 acres of recreational space, and a network of canals.  On March 23, 2023, it was 

reported that the Mayor signed a memorandum of understanding that grants DEEM exclusivity 

for six months to do its due diligence, produce plans, and arrange financing, which DEEM has 

sought to extend. 

 

 

Linkages 

 

Atlantic County is easily accessible from major nearby metropolitan areas including New 

York, Philadelphia, Newark and Wilmington through a network of federal and state highways.  

To the north, the Garden State Parkway connects Atlantic City to Newark as well as to the New 

Jersey Turnpike (I-95) with access to New York City.  The Garden State Parkway connects to 

the Atlantic City Expressway with access to Atlantic City to the east and Philadelphia and 

Wilmington to the west.  Philadelphia and Wilmington are located approximately 50 and 80 

miles, respectively from Atlantic County while Newark and New York are located 

approximately 75 miles north.  Atlantic County has a good local transportation network 

including U.S. Route 9, Black Horse Pike (Route 40), White Horse Pike (Route 30), and 

adequate secondary routes.   

 

Freight rail service has been available throughout the region since the last century.  

Commuter train service was revived in 1989 by Amtrak, which provides express service from 

Philadelphia and New York to Atlantic City.  New Jersey transit operates trains from 30th Street 

Station in Philadelphia to Atlantic City with intermediary stops along the route in Cherry Hill 

Township, Lindenwold Borough, Waterford Township (Atco), Hammonton, Egg Harbor City, 

and Absecon.  Commuter rail service has historically had poor amounts of riders and its future is 

questionable. 
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Atlantic City’s connector tunnel and highway consists of a 2.2-mile connector tunnel and 

highway between Atlantic City and Brigantine.  It provides access to the Atlantic City 

Expressway, the marina district, Brigantine City, and Route 30 and North Carolina Avenue, 

leading to the Inlet casinos.   

 

Public bus service is available throughout the county and region.  In addition, many 

private bus companies provide tour service primarily to Atlantic City.  Air transportation within 

the county is available via the Atlantic City International Airport which is located in Egg Harbor 

Township near the FAA Center.   
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Neighborhood Analysis 

  

The subject properties are oceanfront lots located at the off of the Boardwalk at the end of 

California, Belmont and Iowa Avenues in Atlantic City.  Atlantic City is part of a barrier island 

known as Absecon Island which is eight miles in length and in addition to Atlantic City includes 

Ventnor, Margate and the Borough of Longport. The subject is located in the Chelsea section of 

Atlantic City.  

 

The highways serving Atlantic City include the limited access Atlantic City Expressway, 

Route U.S. 40/322 (Black Horse Pike) and Route U.S. 30 (White Horse Pike).  Main roadways 

across the island include Atlantic, Pacific, Arctic and Baltic Avenues.  The subject properties are 

located between Atlantic City Expressway and Route 40 entrances to the island and are 

accessible by California and Belmont Avenues via Pacific Avenue. 

 

California Avenue is local roadway that traverse the city in a northwest to southeast 

direction from the bay to the Boardwalk.  It is signal controlled at major intersections, including 

Pacific and Atlantic Avenues, which are the main commercial roadways in the city.  It offers 

concrete curb and sidewalk, street lighting, and public utilities.  Belmont Avenue is a more minor 

local roadway that runs for 1 block from Pacific Avenue to the Boardwalk.  It is not signal 

controlled at the intersection with Pacific Avenue. 

 

The Boardwalk is a right of way that runs along the entire beach throughout the city.  To 

the northeast, it turns and continues along a portion of the Absecon Inlet.  To the southwest, it 

continues through Ventnor City until the Margate City border.  The boardwalk contains a 

number of uses along its frontage throughout the city, including casino’s, commercial, 

Boardwalk Hall and residential condominiums.  Near the subject it contains the Biergarten, 

Bungalow Restaurant and Lounge, Ritz Condominiums, and a number of smaller retail 

commercial uses. 

 

Overall the subject offers an average to good oceanfront location in the City.  The city 

has benefitted from the construction of the Stockton University Campus.  However, the subject is 

located several blocks from the campus and this area has not benefitted as well as the areas 

immediately surrounding the academic and student housing buildings.  

 

A location map and demographic information for the surrounding 1 mile, 3 miles, and 5 

miles is provided as follows: 
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Location Map 
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Site to do Business Map 
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Subject Property  
Ownership History 

 

 Current ownership of Block 1, Lots 57-60 is in the name of the City of Atlantic City.  No 

known arm’s length transactions have occurred within the past 5 years.  The portion of the 

Boardwalk is a public right of way. 

 

Occupancy & Use  

 

The subject property contains a public beach and dunes, and extends into the Atlantic 

Ocean.  A portion of the subject’s public beach land appears to be leased to a third party and 

operated as the Bungalow Beach Bar which includes a covered beach bar on a wood deck.  The 

portion of the Boardwalk being appraised contains the existing Boardwalk structure. 

 

General Property Identification and Description 

 

General Site Information 

Assessor’s Parcel Number: Block 1, Lots 57 – 60 & Portion of Boardwalk Right of Way 

The Boardwalk is identified on the tax maps as a right of way 

and does not have an associated parcel number. 

Address: Public Beach & adjoining Portion of the Boardwalk 

Atlantic City 

Atlantic County, NJ 

Real Estate Tax Assessment  

 

Physical Characteristics of the Site 

Site Area (Total): 9.03 acres (393,352 SF); approximately 30% upland and 70% water 

Beach Parcels:              8.598 Acres (374,538 SF) 

Portion of Boardwalk:  0.436 Acres (18,994 SF) 

Total:                            9.034 Acres, or 9.03 Acres, rounded 

Frontage: 50’ +/- along California Avenue; 50’ +/- along Belmont Avenue; 

269’ +/- along the Atlantic Ocean 

Shape of Tract: Rectangularly shaped 

Parcel Land Improvements Total Est. Taxes

Equalized 

Assessed Value

Block 1, Lot 57 $910,000 $0 $910,000 $32,442 $1,308,035

Block 1, Lot 58 $1,365,000 $0 $1,365,000 $48,662 $1,962,053

Block 1, Lot 59 $1,355,000 $0 $1,355,000 $48,306 $1,947,679

Block 1, Lot 60 $805,000 $0 $805,000 $28,698 $1,157,108

Total $4,435,000 $0 $4,435,000 $158,108 $6,374,874

Tax Rate (2023): 3.565

Tax Ratio (2024): 69.57%

*The properties are currently tax exempt

Tax Assessment
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Topography: Sloped from west to east toward ocean 

Access: Pedestrian access to Boardwalk and beach 

Corner Influence: No 

Site Lighting: Yes (along the boardwalk and in the beach bar area) 

Easements/Encumbrances: None known 

Encroachments: None known 

Utilities to Site: All public utilities are in the area 

Curbs and Sidewalks: No 

Flood Designation: Based upon FEMA Preliminary Flood Map Flood Panel 

#34001C0452F, dated May 30, 2014, the subject is in a special flood 

hazard area.  The beach parcels appear to be located in Flood Zone 

VE, a coastal flood zone with velocity hazard (wave action).  The 

Boardwalk portion of the site appears to be in Flood Zone AE, with a 

base flood elevation of 10 feet. 

Environmental Issues: None known.  The appraiser recommends that a qualified expert be 

retained to make a determination as to whether any type of 

environmental contamination exists   

Site Improvements: The site improvements include a portion of a wooden walkway from 

Boardwalk to beach; pole mounted lighting, dune fencing, and a 

portion of the Atlantic City Boardwalk. 

Environmental 

Contamination: 
No contamination is known to currently exist.  The appraiser highly 

recommends that a qualified expert be retained to make such a 

determination.   

Wetlands: According to NJ-GeoWeb, the subject property contains wetlands.  

 

 

Physical Characteristics of the Building Improvements 

 

Building Improvements: The building improvements include a portion of a covered beach bar 

(Bungalow Beach Bar) and wood decking that appears to be in 

average to good overall condition. The appraiser notes, during the 

summer there were restrooms on trailers.  Therefore, it appears that 

many of the building improvements are semi-permanent and would 

be considered personal property.  The appraiser was unable to access 

the interior of the buildings to perform an inspection. 

 

The building and site improvements will not be impacted by the 

permanent easement, since it will be underground. No further 

descriptions of the improvements will be given, as the taking has no 

impact on them. 
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Tax Location Maps 
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Aerial Map 
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NJ GeoWeb Wetlands Map 
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FEMA Flood Map 
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Soils Map 
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Land Use Controls (Zoning) 

 

 The subject properties are located in the B, Beach District and then extends out into the 

ocean.  The boardwalk is a right of way.  This portion of the boardwalk appears to be located in the 

B, Beach District, although it is on the border with the B, Beach District and the RC, Resort 

Commercial District.  Therefore, it is assumed to be located in the Beach District.  

 

Zoning 

Zoning District: The property is zoned B-Beach district in Atlantic City.  It is within the 

Tourism District, where the land development is controlled by the CRDA. 

Purpose: The purpose of the Beach District is to capitalize on the unique land use 

attributes inherent of the proximity to the Atlantic Ocean through promotion 

and zoning controls that maximize the value of the zoning district.  

Allowable Uses 

in the District: 

Permitted uses include amusement and amusement piers; temporary ground 

mounted amusement rides; beach bars; restaurants; recreation (including but 

not limited to beach and water based uses, zip lines, personal watercraft, 

sailboat and surfboard rentals, and surfing schools); seating and 

entertainment pavilions; concerts and temporary entertainment stages; retail 

uses only on existing piers; lifesaving/lifeguard structures; temporary stands 

for umbrella and chair rentals; erosion-preventative structures (jetties, 

bulkheads and dunes); and commercial piers. 

 

Specific uses on amusement and commercial pier are amusements and 

amusement rides, bars and restaurants, recreation, retail sales, pop-up uses 

(including food vendors and personal services); and arcades and carnival 

games. 

 

The following chart provides a summary of the schedule of limitations based on the 

municipality’s schedule of yard, area and building requirements: 

 

Zoning Requirements – Directly on Beach 

Maximum Height 
 

  Principal 20’ 

  Accessory 10’ 

 

Zoning Requirements – On Amusement or Commercial Pier 

Maximum Height 100’ above Boardwalk level 

(200’ commencing at mid-point of pier for amusements) 

Front Yard Setback None up 35’ of height,  

then along a 30’ angle from the vertical plane 

Side Yard Setback 12’ per side up to 80’ above Boardwalk,  

above 80’ additional 20’ is required 

Rear Yard Setback 30’ at the ocean edge of pier level up to 80’, 

Above 80’ additional 20’ is required 
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Block 1, Lots 57-60 are currently a public beach, a portion of which contains a beach bar.  

The beach bar is a permitted use.  The subject area meets the area and bulk requirements and 

appears to be legal, conforming.  The portion of the boardwalk is a public right of way that 

contains the Atlantic City Boardwalk for pedestrian use.  This is assumed to be a pre-existing use.  

As a public right of way, there would be limited development for permanent improvements. 

 

The subject property is also subject to NJDEP CAFRA regulations, which generally 

prohibit most development on beaches.  The reader is urged to seek legal and engineering counsel 

regarding any opinion as the legal status of the current use. 

 

 

Highest & Best Use  
 

Highest & Best Use analysis establishes the basis for the valuation of the property.  The 

concept of highest and best use analysis is a market-derived interpretation based on various 

economic principles and forces such as supply and demand, conformity, and utility.  It is defined 

as: 

 

“The reasonably probable use of property that results in the highest value.6 

 

 When a property is improved, Highest and Best Use analysis considers:  1) the site as if 

vacant and;  2) the property as improved.  Highest and best use analysis of the site As If Vacant 

addresses the ideal use of the site, while highest and best use As Improved relates the existing use 

to the ideal use (as if vacant).  Both analyses are important to the valuation process since land 

value is determined by potential, not actual use.  

 

 The highest and best use of the site as though vacant  must meet the following four criteria: 

 

* Legally Permissible 

* Physically Possible 

* Financially Feasible 

* Maximally Productive 

 

Highest & Best Use – As If Vacant   

 

 Legally Permissible addresses the legal use of the property given applicable zoning 

regulations and local ordinances/codes along with any other applicable legal restrictions.  The use 

must be probable, not speculative or conjectural. 

 

Legal restrictions affecting the property include the local municipal land use ordinance 

along with all other county and state regulations.  The site lies within the B, Beach District.   

Uses are limited but include recreation as well as beach bars and restaurants, amusement and 

commercial piers.  However, the beach and dunes are also subject to CAFRA regulations, which 

 
6 Appraisal Institute:  The Appraisal of Real Estate, 15th Edition. Chicago, IL:  Appraisal Institute, 2020, p. 305.  
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further limits development.  CAFRA regulations prohibit most types of development on beaches, 

however, they do have a general permit that allows for construction of certain structures related to 

the tourism industry, such as equipment storage containers and sheds, stage platforms, portable 

restrooms, food concession stands, gazebos and canopied shelters.  Most structures are to only be 

in place from May 1 to October 31, with some exceptions including underground utilities, floor 

decking, open drink and food concession stand shells and stage shells.  The portion of the 

boardwalk is also a right of way, which would further limit it’s development potential as it is 

currently utilized for pedestrian traffic.  

 

 Overall, the legal restrictions affecting the property appears to allow for limited 

development of the site, except for recreation use or seasonal use, such as a beach bar/food and 

drink establishments.   

 

 Physically Possible addresses the possible use of the property given the physical aspects of 

the site itself.  Size, shape, topography, existing easements, and soils of the site affect the uses to 

which it can be developed. 

 

The subject area being appraised contains 9.03 acres or 393,532± square feet.  The site is 

approximately 30% upland and 70% water.  The subject has 269’ along the Atlantic Ocean and has 

270+/-´ of frontage Boardwalk frontage.  The Boardwalk frontage includes 100’ along the end of 

two roadways, with the remainder along privately owned properties adjoining the boardwalk.  

Pedestrian access to the site is via the remaining Boardwalk and beach, as well as the two 

adjoining roadways.  The property is made up of a right of way, dune, beach area and ocean, that 

has limited development potential. 

 

Overall, the sites physical attributes appear to allow for limited development of the site, 

except for recreational use or seasonal use, such as a beach bar/food and drink establishments.  

 

 Financially Feasible addresses which of the legally permissible and physically possible 

uses are capable of producing an income, or return, equal to or greater than the amount needed to 

satisfy operating expenses, financial obligations and capital amortization.  Those uses that are 

capable of producing a positive return are considered to be financially feasible.  However, in order 

to receive serious consideration as a highest and best use, there must be a reasonable expectation 

that the use will provide a sufficient return (or yield) to attract investment capital. 

 

 In terms of market demand, the property is a portion of the Atlantic City beach.  The 

appraiser researched recent comparable beach land sales in Atlantic, Cape May and Ocean 

Counties. The number of sales are limited as beach land does not typical transfer. The appraiser 

expanded the search to include older beach sales.  An adequate number of sales were revealed 

illustrating that there is buyer demand.   

 

Therefore, the financially feasible alternatives indicate that the subject should be used for 

recreational use or seasonal use, such as a beach bar/food and drink establishments. 

 

Maximally Productive addresses the one use that is capable of providing the highest 

return to the property.   
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For the subject, the maximally productive use is as beach utilized for active recreation or a 

seasonal use, such as beach bar/food and drink establishment. 

 

Highest & Best Use – As Improved   

 

 The property, as improved, is again examined under the same four use criteria previously 

considered.  Where a site has existing improvements on it, it is possible that the highest and best 

use of the land may be determined to be other than its existing use.  Any difference between the 

highest and best use as vacant and as improved will indicate the various forms of depreciation and 

obsolescence present at the property or affecting the property.   

 

The subject is currently a recreational beach with a seasonal beach bar, as well as a portion 

of the Atlantic City Boardwalk.  The building improvements on the beach parcels include a 

covered beach bar and wood decking that appears to be in average to good overall condition.  The 

appraiser notes, during the summer there were restrooms on trailers.  Therefore, it appears that 

many of the building improvements are semi-permanent and would be considered personal 

property.  The Atlantic City Boardwalk is a permanent, elevated wooden boardwalk that allows 

pedestrian access to the beach and businesses fronting along the boardwalk.   

 

Given the limited development potential of the subject, the current use is the highest and 

best use.   

 

The building and site improvements will not be impacted by the permanent easement, since 

it will be underground.  In addition, the beach improvements appear to be mostly semi-permanent 

in nature and would be considered personal property, therefore, only the value of the underlying 

land will be developed in order to estimate the value of the easement and any damages to the 

remainder.  

 

Exposure time is defined as: 

 

“an opinion, based on supporting market data, of the length of time that the property 

interest being appraised would have been offered on the market prior to the hypothetical 

consummation of a sale at market value on the effective date of the appraisal.” 7  Exposure time 

differs depending on the specific property type and under various market conditions.  As such, the 

property type, specific market conditions, and the potential market participants are important 

factors in determining a reasonable estimate of exposure time.  The exposure time for the subject 

property in its present state was estimated through an analysis of the market and through various 

conversations with industry brokers.  An exposure time of 3 to 9 months is reasonable, defensible, 

and appropriate.  However, it should be noted that effects on the market of the current coronavirus 

pandemic are not yet available and this trend may change. 

  

 
7 Uniform Standards of Professional Appraisal Practice as promulgated by the Appraisal Standards Board of The Appraisal 

Foundation, 2024 Edition, p. 4 
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Discussion of Value 
 

An appraisal is an estimation of value.  In order to arrive at an estimate of market value for 

a given property, special attention must be given to the typical purchaser who would be interested 

in that particular type of property. 

 

Since the taking consists of an underground utility easement, it does not have an impact on 

the existing improvements.  Therefore, only the value of the land has been estimated, before and 

after the taking.  The valuation of the site Before the Taking represents the market value of the site 

in its current state, while the valuation of the site After the Taking represents the market value of 

the site including any damages to the remainder. 

  

The appraisal process consists of an orderly program by which the appraisal problem is 

defined and data relating to the subject and its market is collected, analyzed, and interpreted into 

an estimate of value.  There are three basic approaches that must be considered by the appraiser in 

the estimation of market value. These approaches to value are known as the Income 

Capitalization, Sales Comparison, and Cost Approaches.  Each approach must be considered 

and the relevant approaches are developed and then reconciled into a market value estimate. 

 

The Income Capitalization Approach is a procedure that converts anticipated benefits 

(dollar income or amenities) to be derived from the ownership of property into a value estimate. 

This approach to value has not been utilized in the development of a market value estimate for the 

subject property as an adequate supply of land lease data was not found.    

 

 The Cost Approach is a procedure, which consists of estimating the replacement or 

reproduction cost new of the building and site improvements, adding entrepreneurial profit and 

land value, and subtracting all forms of depreciation.  This approach to value has not been 

developed, since the taking will not impact the building improvements and only the value of the 

land has been estimated.   

 

 The Sales Comparison Approach is a procedure, which has as its premise a comparison 

of the subject property with recent sales of properties having varying degrees of similarity to the 

subject site.  Units of comparison are developed and each comparable sale is analyzed in 

comparison to the subject.  This approach to value is considered to be the best indicator of value 

for vacant land in this market and has been developed for the subject. 
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Sales Comparison Approach (Land Only) – Before the Taking 

 

 This approach to value has been used to estimate the market value for the subject 

property.   In this approach to value, market value is estimated by comparing the subject property 

to similar properties that have been sold recently or for which offers to purchase have been 

made.  A major premise of the Sales Comparison Approach is that an opinion of the market 

value of a property can be supported by studying the market’s reaction to comparable and 

competitive properties.8  

 

 Inherent in this approach to value is the principle of substitution, which holds that “the 

value of a property tends to be set by the cost of acquiring a substitute or alternative property of 

similar utility and desirability within a reasonable amount of time.”9  It is applicable to all types 

of real property interests when there are sufficient recent reliable transactions to indicate value 

patterns in the market.  When the number of market transactions is insufficient, the applicability 

of the sales comparison approach is limited.   

 

The basic procedure to apply the Sales Comparison Approach is paraphrased as follows: 

 

1. Research recent comparable sales, properties under contract, listings and offerings 

information throughout the competitive market area. 

2. Verify that the obtained data is factually accurate and that each transaction 

reflects arm’s length market considerations. 

3. Select relevant units of comparison and develop a comparative analysis for each 

unit. 

4. Compare the subject property and comparable sale properties using the elements 

of comparison and adjust the sale price of each comparable as compared to the 

subject property. 

5. Reconcile the various value indications produced from the analysis of comparable 

sales to a single value indication or a range of values.10 

 

In order to estimate the value of the subject the appraiser researched the market for recent 

transfers of beach land with characteristics similar to the subject.  An adequate number of sales 

were revealed in Atlantic, Cape May and Ocean Counties. On the following pages is a sales 

comparison map, data sheets and adjustment analysis and explanation of adjustments.   

 

 

 

 

 

 

  

 
8 Appraisal Institute:  The Appraisal of Real Estate, 15th Edition. Chicago, IL:  Appraisal Institute, 2020, p. 351. 
9 Ibid, p. 352. 
10 Ibid, pg.355 
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Comparable Land Sales Location Map 
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Comparable Sale No. 1 

 

  
  

Property Identification  

Property Type Beach Parcel 

Address 9-13 Beach Rd, Ocean City, Cape May County, NJ 

Tax ID Block 70.p 

 Lots 2 and 3 

  

Sale Data  

Grantor Vince and Jeanie Hubach 

Grantee Himmelstein Associates, LLC 

Sale Date January 10, 2020 

Document #: Book: 3901, Page: 828 

Property Rights Leased Fee Estate 

Financing Cash 

Verification Seller 

  

Sale Price $125,000 Land Only ($725,000 sale price less $600,000 contributory 

value of the improvements) 

  

Land Data  

Usable Beach Size: 24,568± sq. ft. (0.564± acres) of which 100% useable 

Ocean Frontage: No ocean frontage; 101´ beach frontage 

Street Frontage: 101´ E/S Beach Road 

Zoning D, Dune district; site is a non-conforming grandfathered use with 

zoning changes unlikely 

Topography, Shape Rectangular shaped, sloped, interior lot 

Utilities At street 

Highest and Best Use Current restaurant use 

  

Improvement Description  

Improvements Small one story, wood-frame restaurant known as the Sand House 

Kitchen (previously North End Beach Grill) 

  

Indicators  

Sale Price Per Square Foot $5.09 per sq. ft. of land 

  

Remarks  

This sale was verified by the seller. This is a sale of a restaurant located in the dunes.  The restaurant known 

as the North End Beach Grill has been in operation since the 1920’s.  In July 2018 there was an electrical fire 

which caused major damage. In 2019 the owners rebuilt the restaurant with an additional outdoor dining area.  

The tenants, Robert and Julian Idell operate various establishments on the island. 
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Comparable Sale No. 2 

 

   
Property Identification  

Property Type Beach Land 

Address Beachfront, Point Pleasant Beach Borough, Ocean County, NJ 

Tax ID Block 83.02, Lot 1 and Block 46.02, Lots 1 and 3 

  

Sale Data  

Grantor Risden’s Beach Corporation 

Grantee AFMV, LLC 

Sale Date January 4, 2019 

Document #: Book: 17380, Page: 1144 

Property Rights Fee Simple Estate with Storm Damage Reduction Easement 

Financing Private Financing 

Verification Seller’s Attorney 

  

Sale Price $2,300,000 beach only ($7,100,000 sale price less $4,800,000 

contributory value of improved upland lot) 

  

Land Data  

Usable Beach Size: 437,386± sq. ft. (10.041± acres); 5.541 acres is estimated of usable 

land or 55% useable beach area and 45% dunes 

Ocean Frontage: 1,411´ ocean frontage 

Street Frontage: 1,330´ boardwalk frontage 

Zoning RC, Resort Commercial district; site is a legal use with zoning 

changes unlikely 

Topography, Shape Rectangular shaped, sloping west to east toward ocean, interior lots 

Utilities At street 

Highest and Best Use Recreation 

  

Improvement Description  

Improvements Bath house with lockers, a luncheonette and 130-space  paved 

parking lot 

  

Indicators  

Sale Price Per Square Foot $5.26 per sq. ft. 

  

Remarks  

The lot was purchased by the adjoining property owner (Jenkinson’s Boardwalk) to the north; thus it was an 

assemblage. This sale was verified by the seller’s attorney.   
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Comparable Sale No. 3 

  
Property Identification  

Property Type Beach Parcel 

Address 22 E 80th St., Harvey Cedars Borough, Ocean County, NJ 

Tax ID Block 79, Lot 5 

  

Sale Data  

Grantor AJT Realty, LLC 

Grantee Kenneth and Susan Margulies 

Sale Date November 23, 2015 

Document #: Book: 16253, Page: 1333 

Property Rights Fee Simple Estate with Storm Damage Reduction Easement 

Financing Cash 

Verification Seller’s Attorney 

  

Sale Price $45,000 

  

Land Data  

Usable Beach Size: 8,500± sq. ft. (0.195± acres) of which  

5,300 sq. ft. is estimated usable land or 63% useable beach area and 

37% dunes  

Ocean Frontage: No ocean frontage; 50´ beach frontage 

Street Frontage: None 

Zoning R-A, Residential district; site is a legal use with zoning changes 

unlikely; non-buildable 

Topography, Shape “L” shaped, level, interior lot 

Utilities At street 

Highest and Best Use Recreation 

  

Improvement Description  

Improvements None 

  

Indicators  

Sale Price Per Square Foot $5.29 per sq. ft. 

  

Remarks  

This is a beach sale situated in the Borough of Harvey Cedars. The lot was purchased by the adjoining property 

owner to the west; thus it was an assemblage. This sale was verified by the seller’s attorney.  This lot is not 

developable as per zoning and CAFRA regulations.  The lot sold with a 4,216 s.f. storm damage reduction 

easement on the site.  Previous sale on June 25, 2006, was for $10,150 (Deed Book 13230, Page 1828). 
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Comparable Sale No. 4 

 

  
 

Property Identification  

Property Type Beach Parcel 

Address 14-A E. Burlington Avenue, Harvey Cedars Borough, Ocean County, 

NJ 

Tax ID Block 24, Lot 9 

  

Sale Data  

Grantor Mary Ellen Ellenberg, Executrix for the Estate of Henry Clay 

Schwartz, Jr. 

Grantee William C. Scheffield 

Sale Date September 4, 2015 

Document #: Book: 16187, Page: 1725 

Property Rights Fee Simple Estate  

Financing Cash 

Verification Seller’s Attorney 

  

Sale Price $12,000 

  

Land Data  

Usable Beach Size: 6,000± sq. ft. (0.138± acres); 100% non-useable dune area  

Ocean Frontage: No ocean frontage; 60´ beach frontage 

Street Frontage: None 

Zoning R-A, Residential district; site is a legal use with zoning changes unlikely; 

non-buildable 

Topography, Shape Rectangular shaped, level, corner lot 

Utilities At street 

Highest and Best Use Recreation 

  

Improvement Description  

Improvements None 

  

Indicators  

Sale Price Per Square Foot $2.00 per sq. ft.  

  

Remarks  

This is a beach sale situated in the Borough of Harvey Cedars. The lot was purchased by the adjoining property 

owner to the west; thus it was an assemblage. This sale was verified by the seller’s attorney.  This lot is not 

developable as per zoning and CAFRA regulations.  The lot was purchased for parking use, but a storm damage 

reduction easement on the site constructed a dune, after the sale and parking is no longer permitted.    
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Comparable Sale No. 5 

 

   
Property Identification  

Property Type Beach Parcel 

Address 910 Beach Avenue City of Cape May, Cape May County, NJ 

Tax ID Block 1000, Lot 50 and 50.01 

  

Sale Data  

Grantor Richard and Maude Decker & Ann Townsend 

Grantee Robert W. Kennedy 

Sale Date October 4, 2010 

Document #: Book: 3434, Page: 485 

Property Rights Fee Simple Estate 

Financing Cash or Equivalent 

Verification Appraiser sources 

  

Sale Price $150,000 

  

Land Data  

Usable Beach Size: 54,014 sq. ft. (1.24± acres) of which  

9,185 sq. ft. is estimated usable land or 17% useable beach area 

and 83% dunes and water 

Ocean Frontage: 54.35 feet 

Street Frontage: 54.35 feet south side Beach Avenue 

Zoning S-1, Beach Strand district; site is a legal use with zoning changes 

unlikely; non-buildable. 

Topography, Shape Generally rectangular shaped, level, interior lot 

Utilities At street 

Highest and Best Use Recreation 

  

Improvement Description  

Improvements None 

  

Indicators  

Sale Price Per Square Foot $2.78 per sq. ft. 

  

Remarks  

This is an oceanfront sale situated in the Borough of Cape May. The lot was purchased by someone who 

did not own an adjoining parcel.  The buyer purchased the lot with the intention of renting beach gear.  This 

sale was verified by the buyer’s attorney.  This lot is not developable as per zoning and CAFRA 

regulations. 
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Subject Comparable Sale #1 Comparable Sale #2 Comparable Sale #3 Comparable Sale #4 Comparable Sale #5

Address Beach & p/o Boardwalk 9-13 Beach Rd Beachfront 22 E 80th Street 14-A E. Burlington Ave 910 Beach Ave

Municipalitiy Atlantic City Ocean City Point Pleasant Beach Boro Harvey Cedars Boro Harvey Cedars Boro Cape May City

County, State Atlantic County, NJ Cape May County, NJ Ocean County, NJ Ocean County, NJ Ocean County, NJ Cape May County, NJ

Date  - 1/10/2020 1/4/2019 11/23/2015 9/4/2015 10/4/2010

Sale Price - $125,000 $2,300,000 $45,000 $12,000 $150,000

Site Area (acres) 9.03 0.564 10.041 0.195 0.138 1.240

Price Per acre $221,631 $229,061 $230,612 $87,120 $120,969

Site Area (SF) 393,532 24,568 437,386 8,500 6,000 54,014

Price Per SF - $5.09 $5.26 $5.29 $2.00 $2.78

Ocean/Beach Frontage (FF) 269 101 1411 50 60 54

Price /FF $1,238 $1,630 $900 $200 $2,760

 Property Rights Conveyed Fee Simple Fee Simple 0% Fee Simple 0% Fee Simple 0% Fee Simple 0% Fee Simple 0%

 Financing Cash Equivalent Cash 0% Cash 0% Cash 0% Cash 0% Cash 0%

 Conditions of Sale Typical Comparable 0% Comparable 0% Comparable 0% Comparable 0% Comparable 0%

 Market Conditions 5/7/2024 1/10/2020 18% 1/4/2019 22% 11/23/2015 34% 9/4/2015 35% 10/4/2010 55%

Adjusted Unit Price $5.98 $6.40 $7.11 $2.70 $4.31

Location Good Superior  Superior  Superior  Superior  Superior  

   % Adjustment -10.0%  -10.0%  -10.0%  -10.0%  -10.0%  

   $ Adjustment -$0.60 -$0.64 -$0.71 -$0.27 -$0.43

Access 266' Boardwalk Comparable  Superior  Comparable  Comparable  Comparable  

   % Adjustment 0.0%  -10.0%  0.0%  0.0%  0.0%  

   $ Adjustment $0.00 -$0.64 $0.00 $0.00 $0.00

Size (Acres) 9.03 Comparable Comparable Comparable Comparable Comparable 

   % Adjustment 0.0% 0.0% 0.0% 0.0% 0.0%

   $ Adjustment $0.00 $0.00 $0.00 $0.00 $0.00

Site Characteristics Beach, Dune, Access Path Comparable Comparable Comparable Comparable Comparable 

   % Adjustment 0.0% 0.0% 0.0% 0.0% 0.0%

   $ Adjustment $0.00 $0.00 $0.00 $0.00 $0

Zoning/Use B - Beach Comparable Comparable Comparable Comparable Comparable 

   % Adjustment 0.0% 0.0% 0.0% 0.0% 0.0%

   $ Adjustment $0.00 $0.00 $0.00 $0.00 $0

Net Adjustment -10% -20% -10% -10% -10%

Adjusted Unit Price $5.38 $5.12 $6.40 $2.43 $3.88

Mean $4.64

Median $5.12

Weighted $5.06 30% 30% 20% 10% 10%

Concluded $5.00

Square Feet 393,532

SCA $1,967,660

Rounded $2,000,000

Comparable Land Sales Adjustment Analysis
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The chosen comparable sales reflected the following ranges: 

 

Summary of Comparable Land Sales 

Sale Date Sale Price Sale Price/SF of Land 

10/2010 – 1/2020 $12,000 - $2,300,000 $2.00 - $5.29 

  

The estimated market adjustments made to each comparable sale are as follows: 

 

Property Rights Conveyed:  Each comparable sale reflected the purchase of the fee simple 

estate. The market value of the fee simple estate is being estimated for the subject, so no 

adjustment appeared to be warranted. 

 

Financing:  No sale concessions or atypical financing were reported during the verification of 

the sales. Thus, no adjustment was required.   

 

Conditions of Sale:  No atypical conditions of sale were reported during my verification of the 

sales.  Thus, no adjustment was required.   

 

Market Conditions (Time):  An adjustment for market conditions is made if, since the time the 

comparable sales were transacted, general property values have appreciated or depreciated due to 

inflation or deflation, or investors’ perceptions of the market have changed.  The appraiser 

considered market conditions since the sales occurred.  The comparable sales presented sale 

dates from October 2010 to January 2020.  A review of overall sale prices in New Jersey have 

increase an average of 4% per year, as such, the sales were adjusted 4% per year since the sales 

occurred. 

 

Location:  The subject lots are located in Atlantic City.  The Comparable Sales were located on 

barrier islands in Ocean and Cape May Counties.  To determine a location adjustment, the 

appraiser considered the median household income and median home value from STDB.  The 

following chart provides a summary: 

 
 Location 

 Subject Sale 1 Sale 2 Sale 3 Sale 4 Sale 5 

Location Atlantic 

City 

Ocean  

City 

Point Pleasant 

Beach Boro 

Harvey 

Cedars 

Harvey 

Cedars 

Cape May 

Median HH 

Income 

$31,962 $90,746 $115,145 $99,381 $99,381 $71,906 

Median Home 

Value 

$211,682 $767,648 $760,319 $966,346 $966,346 $896,973 

 

Each Sales was superior and adjusted downward.   

 

Access:  Access to the subject is via 270´ of frontage along the Boardwalk ROW and 269’ of 

ocean frontage.  The Boardwalk frontage includes 100’ along the end of two roadways, with the 

remainder along privately owned properties.  Sales 1, 3, 4 & 5 were similar with no adjustments 

warranted. Sale 2 had superior access and was adjusted downward.   
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Size:  The subject site measures 393,532 square feet (9.03 acres) of beach, protective dunes, and 

water (ocean). The adjustment is based on economies of scale.  Due to the limited number of 

sales and the lack of market information, no measurable per unit adjustment for land size was 

determined. 

 

Site Characteristics:  The physical characteristics such as usable and non-usable beach area of 

the subject lots and each comparable were considered.  Due to the limited number of sales and 

the lack of market information, no measurable per unit adjustment for site characteristics was 

determined. 

 

Zoning:  The subject is located in the Beach B zoning district.  All of the sales were similar 

zoning districts; thus no adjustments were required.  

 

Conclusions:  Each comparable sale used in the analysis provides a reasonable indication of the 

subject’s market value and was considered the best available as of the valuation date.  Greater 

weight was given to the most recent sales.  Based on this information and other data found within 

the market, the market value for the subject is estimated at $5.00 per square foot or $2,000,000, 

rounded.  

 

Summary of Value Indications (Land Only): 
 

SALES COMPARISON APPROACH ........................$2,000,000 

 

INCOME CAPITALIZATION APPROACH ........................ N/A    

 

COST APPROACH .................................................................. N/A 

 

 

Correlation and Final Value Estimate (Before the Taking) 
 

During the analysis, it was found that the Sales Comparison Approach to value provided 

the best and most reliable indication of the subject site’s market value.  It was developed, since 

land is often purchased on this basis.  After making the appropriate adjustments to each 

comparable sale, a reliable market value estimate for the site resulted.   

 

 The Income Capitalization Approach was also considered but was not developed, since 

an adequate supply of comparable lease information was not found for land zoned for this type of 

use.  In addition, this approach to value does not reflect the typical motivations of land 

purchasers within the market. 

 

 The Cost Approach was also considered, but not developed, since the taking will not 

impact the improvements and only the value of the land has been estimated. 

  

  



J. McHale & Associates, Inc.  

JMA FILE #220294 .11  –  BLOCK 1 ,  LOTS 53 -60  & P/O BOARDWALK,  ATLANTIC CITY        43  

 After considering all of the facts and circumstances in connection with the subject 

property, I conclude that the estimated Market Value Before the Taking for the Fee Simple 

Interest of the subject property (land only) as of May 7, 2024 was: 

 

-- TWO MILLION DOLLARS -- 

($2,000,000) 
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Nature Of Taking 
 

 

Description of the Taking 

 

According to the Atlantic City Beach and Boardwalk Green Acres Exhibit prepared by 

Langan Engineering and Environmental Services dated 6/12/2023 and revised 1/18/2024, the 

property will be impacted by 4 permanent easements.  The easements will traverse across the site 

in a northwesterly direction from the ocean through the Boardwalk.  These areas are identified 

below, with the proposed utility conduits in red surrounded by the permanent easements in green.    
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The full Proposed Easement map, is exhibited within the Addenda.  The taking involves 4 

permanent underground easement areas, each containing a conduit/cable.  The taking areas are 

summarized and described as follows: 

 

Permanent Utility Easement Area – (Shown in Green the Proposed Easement map) 

Interests Acquired: Permanent, partial interest 

Land Area: 1.35 Acres, or 58,605 SF 

Description/Location:      The easement area is comprised of 4 separate long and narrow  

underground easements running in a northwesterly direction 

inland from the Atlantic Ocean.  They will each contain a utility 

conduit/cable.   

      Improvements Affected: None 

Property Owner’s Future 

Right of Use: 

This gives the Atlantic Shores Offshore Wind Corporation the 

permanent right-of-way and/or easement in, on, over and across 

the property for the purposes of laying, constructing, installing, 

maintaining, repairing, reconstructing, replacing, relocating, 

inspecting, patrolling, altering, adding to, removing and operating 

electric transmission line or lines, together with associated 

appurtenances, wires, conduits, cables, cable vau73,ts, cable 

conduits, manholes, fiber optic fibers, strands and lines and other 

communication equipment and related improvements necessary or 

desirable, and to have the right at any time or times to lay 

additional transmission lines and appurtenances and to operate, 

inspect, maintain, repair, replace, renew, substitute, reconstruct 

and remove all electric transmission lines and appurtenances built 

on, along or under the rights hereinafter described. 

The owner, or its assigns will retain the right to use the area within 

the easement.   

 

 

Just Compensation 

 

 If a government entity cannot come to an agreement with a property owner for a full or 

partial acquisition of a property, it has the right to take private property (whole or partial) for 

public use under eminent domain proceedings, as long as just compensation is provided to the 

property owner.  Just compensation provides for compensation of any taking, as well as damages 

to the remainder property.  Just Compensation is defined as: 

 

 “the amount of loss for which a property owner is compensated when property is taken.  

Just compensation should put the owner in as good a position pecuniarily as he or she would be 

if the property had not been taken.”11  

 

 
11 Appraisal Institute, The Dictionary of Real Estate Appraisal, 7th Edition, Chicago, IL, Appraisal Institute, 2022, p. 101 
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 The “Before and After Rule” is the methodology used in this report to estimate the value 

of the part taken and any damages to the remainder.  Simply put, just compensation to the 

property owner is estimated as follows: 

 

  Value of Property Before the Taking 

  Minus Value of Property After the Taking 

  The Difference is the Just Compensation 

 

The first part of this report concluded to a market value of the property (land only) before 

the taking.   The second part of this report describes the property after the taking and estimates 

the market value of the land under the hypothetical condition that the “After the Taking” 

description of the property represents the property as of the valuation date.  The taking includes 

both a permanent and temporary utility easement as previously described. 

 

The Before and After methodology generally shows the effect of the fee simple taking on 

the property and may include some damages.  Compensation for easement areas generally need 

to be estimated separately.  Where a temporary easement is taken for infrastructure purposes, the 

rental value of the property taken is the normal measure of damages and is awarded for the 

period taken.12 

 

 In a partial taking, just compensation to the property owner should also include damages 

to the remainder property, if any.  There are two types of damages, compensable (also known as 

severance damages) and non-compensable (sometimes called consequential damages.)  

Severance damages refer to the diminished value of the remaining property arising from physical 

changes, such as changes in size, shape, configuration, etc.  Non-compensable damages refer to 

losses not directly related to the value of the real estate, such as loss of business, frustration and 

loss of goodwill.  Other non-compensable damages include changes in traffic patterns and 

temporary blockage of a street or highway.13  Unless the alleged damage has a demonstrable 

impact on the market value of the remainder property being appraised, it cannot be considered.14 

 

 Damages can be mitigated, in some cases, by applying a “cost to cure.”  This method can 

be used when the damage to the property can be physically and economically corrected.  

However, a cost to cure cannot be applied if the cost to cure exceeds the diminution in value of 

the remainder that would result if such a cure were not undertaken.15 

 

  

 
12 New Jersey Practice, Eminent Domain, Vol. 2, 3rd Edition, West Publishing Co., St. Paul, MN, 1995, p. 565 
13 Appraisal Institute, Real Estate Valuation in Litigation, 2nd Edition, Chicago. IL 1995, p. 317 
14 Ibid, p. 310 
15 Ibid, p. 296 
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Valuation (After the Taking) 
 

Description of Remainder  

 

The property will continue to offer the same physical characteristics as before the taking 

including access, topography, and visibility.  After the Taking, the site’s physical characteristics 

are shown as follows: 

 

Physical Characteristics of the Site (After the Taking) 

Land Area (Total) 9.03 acres 393,532 SF 

Reduction: 0% 

Shape: Same as Before the Taking 

Topography: Same as Before the Taking 

Frontage: Same as Before the Taking 

Corner Influence: Same as Before the Taking 

Access/Visibility: Same as Before the Taking  

Easements/Encumbrances: The site will be permanently encumbered by the underground 

utility easements containing the utility conduits/cables. 

Site Improvements: Same as Before the Taking 

Damages: No significant damages are expected After the Taking. 

 

 

Highest & Best Use – As if Vacant (After the Taking) 

 

Legally Permissible addresses the legal use of the property given applicable zoning 

regulations and local ordinances/codes along with any other applicable legal restrictions.  The 

use must be probable, not speculative or conjectural. 

 

Legal restrictions affecting the property include the local municipal land use ordinance 

along with all other county and state regulations.  The site lies within the B, Beach District.   

Uses are limited but include recreation as well as beach bars and restaurants, amusement and 

commercial piers.  However, the beach and dunes are also subject to CAFRA regulations, which 

further limits development.  CAFRA regulations prohibit most types of development on beaches, 

however, they do have a general permit that allows for construction of certain structures related 

to the tourism industry, such as equipment storage containers and sheds, stage platforms, 

portable restrooms, food concession stands, gazebos and canopied shelters.  Most structures are 

to only be in place from May 1 to October 31, with some exceptions including underground 

utilities, floor decking, open drink and food concession stand shells and stage shells.  The portion 

of the boardwalk is also a right of way, which would further limit it’s development potential as it 

is currently utilized for pedestrian traffic.  
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 Overall, the legal restrictions affecting the property appear to continue to allow for 

limited development of the site, except for recreation use or seasonal use, such as a beach 

bar/food and drink establishments.   

  
 Physically Possible addresses the possible use of the property given the physical aspects 

of the site itself.  Size, shape, topography, existing easements, and soils of the site affect the uses 

to which it can be developed. 

 

The site continues to offer a total land area of 20.07 acres or 873,896± square feet with 

the same attributes and access.  The majority of the property is dune and beach area or water 

(ocean) that has limited development potential. 

 

Overall, the physical attributes of the property appear to continue to allow for limited 

development of the site, except for recreational use or seasonal use, such as a beach bar/food and 

drink establishments. 

 

 Financially Feasible addresses which of the legally permissible and physically possible 

uses are capable of producing an income, or return, equal to or greater than the amount needed to 

satisfy operating expenses, financial obligations and capital amortization. Those uses that are 

capable of producing a positive return are considered to be financially feasible.  However, in 

order to receive serious consideration as a highest and best use, there must be a reasonable 

expectation that the use will provide a sufficient return (or yield) to attract investment capital. 

 

In terms of market demand, the property is a portion of the Atlantic City beach.  The 

appraiser researched recent comparable beach land sales in Atlantic, Cape May and Ocean 

Counties. The number of sales are limited as beach land does not typical transfer. The appraiser 

expanded the search to include older beach sales.  An adequate number of sales were revealed 

illustrating buyer demand.  Therefore, the subject was determined to be financially feasible. 

  

 Based on this information, the financially feasible alternatives indicate that the subject 

parcel should continue to be used for recreational use or seasonal use, such as a beach bar/food 

and drink establishments. 

 

Maximally Productive addresses the one use that is capable of providing the highest 

return to the property.  For the subject, the maximally productive use is as beach utilized for 

active recreation or a seasonal use, such as beach bar/food and drink establishment. 

  

 

Highest & Best Use – As Improved 

 

 The property, as improved, is again examined under the same four use criteria previously 

considered.  Where a site has existing improvements on it, it is possible that the highest and best 

use of the land may be determined to be other than its existing use.  Any difference between the 

highest and best use as vacant and as improved will indicate the various forms of depreciation 

and obsolescence present at the property or affecting the property. 
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In evaluating the highest and best use, as improved, the existing property improvements 

have been considered as well as a conversion of the property to another use, and/or expansion of 

the present improvements.  The subject area is currently a recreational beach with a seasonal 

beach bar, as well as a portion of the Atlantic City Boardwalk.  The building improvements 

include a covered beach bar and wood decking that appears to be in average to good overall 

condition.  The appraiser notes, during the summer there were restrooms on trailers.  Therefore, 

it appears that many of the building improvements are semi-permanent and would be considered 

personal property.  The Atlantic City Boardwalk is a permanent, elevated wooden boardwalk that 

allows pedestrian access to the beach and businesses fronting along the boardwalk.   

 

Considering the factors as analyzed above, the highest and best use of the subject would 

continue to be it’s current use. 

 

The building and site improvements will not be impacted by the permanent easement, 

since it will be underground.  In addition, the beach improvements appear to be mostly semi-

permanent in nature and would be considered personal property, therefore, only the value of the 

underlying land will be developed in order to estimate the value of the easement and any 

damages to the remainder. 
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Appraisal Process 

 
Again, each of the three traditional approaches to value has been considered in estimating 

the market value of the site.  The market value indication was developed via the Sales 

Comparison Approach for the same reason that it was developed “Before the Taking.”     

 

 

Sales Comparison Approach (After the Taking) 

 

A market value estimate has been developed through the Sales Comparison Approach for 

the subject site.  The same sales have been utilized as in the Before the Taking and the same 

adjustments have been made.  There is no change to the property due to the easements. 

 

 
 

Subject Comparable Sale #1 Comparable Sale #2 Comparable Sale #3 Comparable Sale #4 Comparable Sale #5

Address Beach & p/o Boardwalk 9-13 Beach Rd Beachfront 22 E 80th Street 14-A E. Burlington Ave 910 Beach Ave

Municipalitiy Atlantic City Ocean City Point Pleasant Beach Boro Harvey Cedars Boro Harvey Cedars Boro Cape May City

County, State Atlantic County, NJ Cape May County, NJ Ocean County, NJ Ocean County, NJ Ocean County, NJ Cape May County, NJ

Date  - 1/10/2020 1/4/2019 11/23/2015 9/4/2015 10/4/2010

Sale Price - $125,000 $2,300,000 $45,000 $12,000 $150,000

Site Area (acres) 9.03 0.564 10.041 0.195 0.138 1.240

Price Per acre $221,631 $229,061 $230,612 $87,120 $120,969

Site Area (SF) 393,532 24,568 437,386 8,500 6,000 54,014

Price Per SF - $5.09 $5.26 $5.29 $2.00 $2.78

Ocean/Beach Frontage (FF) 269 101 1411 50 60 54

Price /FF $1,238 $1,630 $900 $200 $2,760

 Property Rights Conveyed Fee Simple Fee Simple 0% Fee Simple 0% Fee Simple 0% Fee Simple 0% Fee Simple 0%

 Financing Cash Equivalent Cash 0% Cash 0% Cash 0% Cash 0% Cash 0%

 Conditions of Sale Typical Comparable 0% Comparable 0% Comparable 0% Comparable 0% Comparable 0%

 Market Conditions 5/7/2024 1/10/2020 18% 1/4/2019 22% 11/23/2015 34% 9/4/2015 35% 10/4/2010 55%

Adjusted Unit Price $5.98 $6.40 $7.11 $2.70 $4.31

Location Good Superior  Superior  Superior  Superior  Superior  

   % Adjustment -10.0%  -10.0%  -10.0%  -10.0%  -10.0%  

   $ Adjustment -$0.60 -$0.64 -$0.71 -$0.27 -$0.43

Access 266' Boardwalk Comparable  Superior  Comparable  Comparable  Comparable  

   % Adjustment 0.0%  -10.0%  0.0%  0.0%  0.0%  

   $ Adjustment $0.00 -$0.64 $0.00 $0.00 $0.00

Size (Acres) 9.03 Comparable Comparable Comparable Comparable Comparable 

   % Adjustment 0.0% 0.0% 0.0% 0.0% 0.0%

   $ Adjustment $0.00 $0.00 $0.00 $0.00 $0.00

Site Characteristics Beach, Dune, Access Path Comparable Comparable Comparable Comparable Comparable 

   % Adjustment 0.0% 0.0% 0.0% 0.0% 0.0%

   $ Adjustment $0.00 $0.00 $0.00 $0.00 $0

Zoning/Use B - Beach Comparable Comparable Comparable Comparable Comparable 

   % Adjustment 0.0% 0.0% 0.0% 0.0% 0.0%

   $ Adjustment $0.00 $0.00 $0.00 $0.00 $0

Net Adjustment -10% -20% -10% -10% -10%

Adjusted Unit Price $5.38 $5.12 $6.40 $2.43 $3.88

Mean $4.64

Median $5.12

Weighted $5.06 30% 30% 20% 10% 10%

Concluded $5.00

Square Feet 393,532

SCA $1,967,660

Rounded $2,000,000

Comparable Land Sales Adjustment Analysis
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Conclusions of the Sales Comparison Approach, After The Taking 

 

Again, each comparable sale used in the analysis provided a reasonable indication of the 

subject’s value and was considered the best available as of the valuation date.  

 

Based on this information and other data found within the market, the market value for 

the subject property After the Taking is estimated at $2,000,000 (equivalent to 9.03 Acres @ 

$5.00/SF, rounded).  

 

Damages to the Remainder 

 

As previously discussed, no permanent damages to the remainder are anticipated due to 

the existence of a permanent underground utility easements.  The subject will continue to offer 

the same land area and limited development potential.   Although the easements will traverse the 

length of the sites, they have very limited development potential Before the Taking.  The 

easements will be located underground and will have minimal impact on the use of the site as a 

public beach.  The depth of the easements may vary throughout the property, however, will be 

located at a depth that no adverse effect is expected from any vibration related to any drilling or 

maintenance associated with the easements. 

 

Compensation for Easements 

 

New Utility Easement Area (permanent):  The encumbrance of the utility easement 

shall affect an area totaling 1.35 acres or 58,605 SF.  The utility easement will have minimal 

impact on the site.  As previously stated, the site is a public beach and part of the ocean with very 

limited development potential.   The current beach bar improvements will reportedly not be 

affected.  A 10% reduction in the value of the land to be encumbered has been estimated as most 

of the rights of ownership will remain with the property owner. The damage as a result of this 

encumbrance is estimated as follows and reflects the market estimate of $5.50/SF of land. 

 

58,605 SF x $5.00/SF x 10% =    $29,303 

 

    (Rounded)        =   $30,000 

 

 

Compensation for Site Improvements 

 

The permanent easement will be underground and will not have any permanent impact on 

the site or building improvements.  It is assumed that any improvements disturbed within the 

temporary easement area would be repaired or replaced in kind.  Therefore, there are no subject 

site improvements that will be affected. 
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Thus, the resulting market value estimate for the property, After the Taking, is 

summarized as follows and reflects all anticipated damages to the remainder: 

 

 Sales Comparison Income Capitalization Cost Approach 

Market Value Conclusion After The 

Taking 

$2,000,000 N/A N/A 

    

Less:    Permanent Easement -  $30,000   

    

After Value Reflecting All Damages  $1,970,000   

  After Value (Rounded) $1,970,000   

 

 

 

Correlation/After Value Estimate  

 
 Sales Comparison Approach ...............................................$1,970,000 

  

 Income Capitalization Approach........................................     N/A  

 

 Cost Approach ......................................................................     N/A 

 

Reconciliation  

 
 In the final reconciliation, the appraiser must insure that the approaches and methods 

used relate to the real property interest being appraised, the definition of value under 

consideration, and the purpose and use of the appraisal.  In the analysis of the subject, only the 

Sales Comparison Approach to value has been considered in estimating value for the subject 

property.  The following value estimates were derived by each approach employed: 

 

              Before     After 

Sales Comparison Approach        $2,000,000               $1,970,000 

Income Capitalization Approach                       N/A      N/A 

Cost Approach              N/A      N/A 
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Conclusion And Justification  
 

 

Value Before.................................................................$2,000,000 ($221,484/Acre) 

 

Value After...................................................................$1,970,000 ($218,162/Acre) 

 

Value of Part Taken 

And Damages to Remainder......................................$30,000 

 
 

An allocation of is shown as follows: 

 

Permanent Easement: .....................................$30,000 

Temporary Easement: ....................................N/A 
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Certification 

 

I certify that, to the best of my knowledge and belief: 

 

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

* The reported analyses, opinions, and conclusions are limited only by the reported 

assumptions and limiting conditions and are my personal, unbiased professional 

analyses, opinions, and conclusions. 

* I have no bias with respect to the property that is the subject of this report or the 

parties involved with this assignment. 

* I have previously completed an appraisal of the subject property with an effective 

date of February 15, 2023 for the same client.  I have performed no other services, as 

an appraiser or in any other capacity, regarding the property that is the subject of this 

report within the three-year period immediately preceding acceptance of this 

assignment. 

* My engagement in this assignment was not contingent upon developing or reporting 

predetermined results. 

* My analyses, opinions, and conclusions were developed, and this report has been 

prepared, in conformity with the Uniform Standards of Professional Appraisal 

Practice (USPAP). 

* The use of this report is subject to the requirements of the Appraisal Institute, with 

which I am affiliated, relating to review by its duly authorized representatives. 

* Heather Wills and Lee Ann Kampf, MAI provided assistance in the data collection 

and preparation of this appraisal. 

* I have personally made an exterior drive-by inspection of the property that is the 

subject of this report along with all comparable properties used in the report. 

* I certify that, to the best of my knowledge and belief, the reported analyses, opinions, 

and conclusions were developed, and this report has been prepared in conformity with 

the Uniform Standards of Professional Appraisal Practice (USPAP) as promulgated 

by the Appraisal Standards Board of the Appraisal Foundation.  In addition, the report 

is in conformity with the requirements of the Code of Professional Ethics and 

Standards of Professional Appraisal Practice of the Appraisal Institute, with which I 

am affiliated. 

* As of the date of this report, I have completed the requirements of the Continuing 

Education Program of the Appraisal Institute for Designated Members of the 

Appraisal Institute 

            

 May 17, 2024           _________________  

Date of Report     Jerome J. McHale, MAI 
       Certified General Appraiser 

       NJ SCGREA No. 42RG00023900 
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View of Boardwalk Facing Northeasterly 

 

 
View of Boardwalk Facing Southwesterly 
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Southeasterly View of Subject From Boardwalk 

 

 
Southwesterly View of Walkway and Beach Bar 
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Southerly View of Subject Facing Atlantic Ocean 

 

 
Southwesterly View of Beach Across Easement Areas 
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Northwesterly View of Easement Areas Facing Boardwalk 

 

 
Southwesterly View of Subject Dune/Boardwalk Area 
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Southeasterly View Facing Boardwalk from California Avenue 

 

 
Southeasterly View Facing Boardwalk from Belmont Avenue 
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Kimberly S. Brodbeck, Manager, Utilities/Real Estate 

RK&K 

110 S. Poplar Street, Suite 102 

Wilmington, DE 19801 

 

RE: Waterfront Land – Pete Pallitto Field 

3001 Fairmount and 3301 Sunset Avenue 

Owner:  City of Atlantic City 

Block 370, Lots 2 and 2.01 

3.77 Acres 

Atlantic City, Atlantic County, New Jersey 

JMA File No. 220294.12 

 

 

Dear Ms. Brodbeck: 

 

 In accordance with your request, I have prepared an Appraisal Report for the above 

referenced property.  The purpose of the appraisal was to provide a market value estimate for a 

permanent utility easement and damages to the remainder.  The intended use of the appraisal is to 

serve as a valuation guide for a permanent underground utility easement located under the subject 

property. 

 

The market value estimate only reflects the value of the real estate and excludes the value 

of any personalty at the property.  The appraiser made a comprehensive physical inspection of the 

subject property, its market area, and all comparable property information. 

 

 The subject property consists of a total of 3.77 acres of land.  This includes 2 parcels, one 

of which is mostly water covered.  The proposed underground utility easement consists of a 

permanent easement measuring 0.18 Acre (7,978 SF).  There is also a temporary easement 

measuring 0.50 Acres (21,878 SF).  The subject’s strength is its waterfront location along a 

navigable waterway.  The weaknesses are the general economic conditions prevailing in the city.   

 

No hazardous waste is known to exist on the property and no areas of concern were 

observed during the inspection.  The appraiser highly recommends that a qualified environmental 

expert be retained to make such a determination.   
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The enclosed appraisal report includes the information relevant to the valuation of the 

property as well as the methodology used to arrive at the value conclusion.  It has been prepared 

in conformity with the Uniform Standards of Professional Practice of the Appraisal Foundation, 

the Code of Professional Ethics and Standards of Professional Appraisal Practice of the Appraisal 

Institute, and in compliance with the appraisal regulations promulgated by the Green Acres 

Program.   

 

The appraised market value is based upon the following Conditions/Assumptions: 

 

1. It is an extraordinary assumption of the appraisal that the tracts are clean and free from 

environmental contamination and debris. 

2. According to Green Acres guidelines, the site is to be appraised as of the effective date 

(current) “as if” vacant and an independent economic unit, subject to N.J.A.C 7:36-8.3 – 

Appraisal Procedures: ‘…In any appraisal of parkland proposed to be disposed of or 

diverted, the value of the parkland shall be based on its highest and best use, or the use 

intended subsequent to the disposal or diversion, whichever would result in a higher 

market value for the land’. 

 After careful consideration of all data, it is my opinion that the market value of the Taking 

& Damages to the Remainder, subject to the assumptions and limiting conditions set forth, as of 

May 7, 2024, was as follows: 

 
 

Estimated Value of the Subject Property, Before the Taking (Land Only): 

$2,790,000  

($740,053/Acre) 

 

Estimated Value of the Subject Property, After the Taking (Land Only): 

$2,718,000 

($720,955/Acre) 

 

Estimated Value of the Acquisitions & Damages To The Remainder: 

$72,000 

 

 
An allocation is shown as follows: 

 

Permanent Easement: $34,000 

Temporary Easement: $38,000 
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Attached is a report with my findings.  This report was prepared for the exclusive use of 

the client.  It may not be distributed to or relied upon by other third parties without the prior 

written consent and approval by Jerome McHale of J. McHale & Associates, Inc.  No portions of 

the report may be disseminated to the public through news, advertising, or sales media. 

 

      

Very Truly Yours, 

 

       

 

       Jerome J. McHale, MAI 

       NJ SCGREA No.  42RG00023900 
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Subject Property 
 

 
Westerly View of Subject (Lot 2) 

 

 
Westerly View of Subject (Lot 2.01)
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Executive Summary 
 

Subject Property:   3301 Fairmount and 3301 Sunset Avenues 

Atlantic City, Atlantic County, New Jersey 

 

Tax Identification:   Block 370, Lots 2 and 2.01 

      

Current Ownership: City of Atlantic City 

 

Property Type:   Waterfront Land Containing Recreational Fields 

 

Land Area: 3.77 acres (164,105 s.f. land); 403.94´ N/S Fairmount 

Avenue and 350.53´ W/S Sovereign Avenue; 400´± 

irregular frontage along the bay; 80% ± upland and 20% ± 

water 

 

Proposed Easement(s):    

Easements 
 Acres SF 

Permanent Subsurface Easement: 0.18 7,978 

Temporary Construction Easement: 0.50 21,878 

 

Site Improvements: Bulkhead, ballfields, playground, skate park, gazebo, 

concrete sidewalks, pole-mounted lighting, and fencing. 

 

Building Improvements: Snack Bar/Clubhouse 

         

Zoning:    R-3 Residential  

       

Real Estate Tax Assessment:  

 
     The properties are tax exempt. 

 

Highest and Best Use:  

  Before the Taking:   Park and playground as an interim use with future 

residential development 

Address 3301 Fairmount Ave 3301 Sunset Ave Total

Block 370 370

Lot 2 2.01

Land $1,208,000 $304,000 $1,512,000

Improvements $836,700 $0 $836,700

Total $2,044,700 $304,000 $2,348,700

Tax Rate (2023) 3.565 3.565 3.565

Estimated Taxes $72,893.56 $10,837.60 $83,731.16

Equalization Ratio (2024) 69.57% 69.57% 69.57%

Equalized Assessed Value $2,939,054 $436,970 $3,376,024

Tax Assessment
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  After the Taking: Park and playground as an interim use with future 

residential development 

 

Valuation Date:   May 7, 2024 

 
Estimated Market Value (Land Only):    

 

Sales Comparison Approach  

        Before Value       $2,750,000 

            After Value     $2,718,000 
 

Income Capitalization Approach 

     Before Value      N/A 

     After Value       N/A 

 

Cost Approach 

          Before Value      N/A 

          After Value       N/A 

 

 

FINAL ESTIMATE OF VALUE:    Value  Per Acre 

     BEFORE VALUE       $2,790,000 $740,053/Acre 

     AFTER VALUE       $2,718,000 $720,955/Acre 

 

VALUE OF THE ACQUISITION 

AND DAMAGES TO THE REMAINDER:   $72,000 
 
An allocation is shown as follows: 

  Permanent Easement:   $34,000 

   Temporary Easement:   $38,000 

 

 

The appraised market value is based upon the following Conditions/Assumptions: 

 

1. It is an extraordinary assumption of the appraisal that the tracts are clean and free from 

environmental contamination and debris. 

2. According to Green Acres guidelines, the site is to be appraised as of the effective date 

(current) “as if” vacant and an independent economic unit, subject to N.J.A.C 7:36-8.3 – 

Appraisal Procedures: ‘…In any appraisal of parkland proposed to be disposed of or 

diverted, the value of the parkland shall be based on its highest and best use, or the use 

intended subsequent to the disposal or diversion, whichever would result in a higher 

market value for the land’. 
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Purpose of the Appraisal 

 

 As used within this report, Market Value is defined as: 

 

“The most probable price which a property should bring in a competitive 

and open market under all conditions requisite to a fair sale, the buyer and seller 

each acting prudently, knowledgeably and assuming the price is not affected by 

undue stimulus.  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: 

 

 Buyer and Seller are typically motivated; 

 Both parties are well informed or well advised, and each acting in what they consider 

their own best interest; 

 A reasonable time is allowed for exposure in the open market; 

 Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements 

comparable thereto; and 

 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.1 

 

 

Intended Use & Users of the Appraisal 

 

The intended use of this appraisal is to serve as a valuation guide for potential easement 

acquisition negotiations.  The intended users are Remmell, Klepper & Kahl, LLP (RK&K), 

Atlantic Shores Offshore Wind, LLC, their legal counsel, and the New Jersey Department of 

Environmental Protection Green Acres Program.    

 

 

Date of the Value Estimate 

 

 The primary inspection of the subject properties was conducted on May 7, 2024, which is 

the effective date of valuation.  Representatives of ownership (City of Atlantic City) were 

present, as were representatives of Green Acres and Atlantic Shores Offshore Wind, LLC.  There 

were several additional exterior inspections performed, including an initial inspection performed 

on June 1, 2022.  The date of the preparation of the appraisal report is shown on the letter of 

transmittal attached with this report. 

  

 
 

 
1 Appraisal Institute, The Appraisal Of Real Estate, 15th Edition. Chicago, IL:  Appraisal Institute, 2020, p. 49.  
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Scope of the Appraisal 

 

 
  

Procedure/Analysis Yes No N/A

• Notification and contact with Property Owner  √

• Researched regional, city, and neighborhood data.  √

• Researched market trends (i.e. inventory, vacancy, absorption, new  √

construction, etc.) for the subject property type.

 

• Data has been collected regarding the physical characteristics of the subject property, neighborhood trends and 

influences, market trends and influences, typical amenities and utilities, zoning and related controls, as well as the 

subject’s tax assessment.

 √

• Reviewed the following Documents

·         Tax Assessment Map  √

·         Zoning Maps & Zoning Ordinances  √

·         FEMA Flood Zone Map  √

·         Aerial Map  √

·         NJDEP Wetlands Map  √

·         Tax Assessment Information  √

·         Pallitto Field and Boathouse Green Acres Exhibit prepared by Langan Engineering and Environmental 

Services, Inc. dated 1/18/2024 and revised 3/14/2024
 √

• Analyzed information pertaining to any existing or proposed physical improvements located on the subject site.  √

 

• A physical inspection of the subject property (exterior only), its market area, and all comparable properties.   √

 

• Determined the Highest and Best Use of the site as vacant and as currently improved (if applicable).  √

 

• Each of the three traditional value approaches -- the Income Capitalization, Sales Comparison, and Cost 

approaches -- has been considered in arriving at a value conclusion for the subject property.
 √

• All comparable data has been verified through a variety of sources including recorded information at the local and 

county levels and through conversations with at least one of the parties involved in the transaction.  √

• Performed an Income Capitalization Approach.  √

• Performed the Sales Comparison Approach.  √

• Performed a Cost Approach.  √

• All research and analyzed information has been utilized in order to come to a final value conclusion for the subject 
 √

• Determined reasonable marketing and exposure times associated with the concluded value.  √

Scope Of The Appraisal
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Property Rights Appraised 

 

  The real property valued in this appraisal consists of the Fee Simple Estate.  Title is 

assumed to be free and clear of encumbrances including special financing and restrictions such 

as deed restrictions and easements of record.  It is only subject to the four governmental powers 

of taxation, eminent domain, police power, and escheat.   

  

The Fee Simple Estate is defined as: 

 

“Absolute ownership unencumbered by any other interest or estate, subject only to the 

limitations imposed by the governmental powers of  taxation, eminent domain, police 

power, and escheat.”  2 

  

An Easement is defined as: 

 

 “The right to use another’s land for a stated purpose.” 3 

  

  

Assumptions & Limiting Conditions 

 

The appraisal report is subject to the following assumptions and limiting conditions set 

forth as follows.  Additional assumptions and limiting conditions may be cited elsewhere in the 

report. 

 

1. To the best of my knowledge, the statements of facts contained in the appraisal report, upon 

which the analysis, opinions and conclusions expressed are based, are true and correct.  

Information, estimates and opinions furnished to us and contained in the report or utilized in 

the formation of the value conclusion was obtained from sources considered reliable and 

believed to be true and correct.  However, no representation, liability or warranty for the 

accuracy of such items is assumed by or imposed on us, and is subject to corrections, errors, 

omissions and withdrawal without notice. 

2. Title is assumed to be good and marketable.  The appraiser assumes no responsibility for 

legal matters affecting the property or title, nor does the appraiser render any opinion as to 

the title. 

3. The legal description, areas, and dimensions shown within the report are assumed to be 

correct. 

4. No survey of the property has been made by the appraiser.  Exhibits such as site plans and 

floor plans are included to assist the reader in visualizing the property, and the appraiser 

assumes no responsibility. 

5. It is assumed that there are no hidden or adverse conditions of the property, subsoil, or 

structures that would render it more or less valuable.  No responsibility is assumed for such 

 
2 Appraisal Institute, The Dictionary of Real Estate Appraisal, 7th Edition. Chicago, IL:  Appraisal Institute, 2022, p. 73.  
3 Appraisal Institute, The Dictionary of Real Estate Appraisal, 7th Edition. Chicago, IL:  Appraisal Institute, 2022, p. 58. 
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conditions or for the engineering/remediation that may be required to remove such 

condition.  If the client has a concern over the existence of such conditions in the property, I 

consider it imperative to retain the services of a qualified engineer or contractor to 

determine the existence and extent of such hazardous conditions.  Such consultation should 

include the estimated cost associated with any required treatment or removal of the 

hazardous material.  

6. The property has been appraised as though free of liens and encumbrances unless so 

specified within the report.   

7. Management and ownership are assumed to be competent. 

8. Public, industry and statistical information are from sources that I deem to be reliable.  

However, no representation as to the accuracy or completeness of such information is being 

made. 

9. It is assumed that there is full compliance with all applicable federal, state, and local 

environmental regulations and laws unless non-compliance is stated, defined, and 

considered in the appraisal report. 

10. It is assumed that any mechanical and electrical equipment, which is considered part of the 

real estate, is in proper operating condition except when noted herein.  These include items 

such as the heating, air conditioning, plumbing, sprinkler, and electrical systems. 

11. It is assumed that all applicable zoning and use regulations and restrictions have been 

complied with, unless a nonconformity has been stated, defined, and considered in the 

appraisal report. 

12. It is assumed that all required licenses, consents or other legislative or administrative 

authority from any local, state or federal governmental or private entity have been or can be 

obtained or renewed for any use on which the value estimate contained in this report is 

based.    

13. The appraisal is to be used in whole and not in part.  No part of it shall be used in 

conjunction with any other appraisal.  Furthermore, this report and all conclusions are for 

the exclusive use of the client for the sole and specific purpose(s) stated herein. 

14. I am not required to give testimony or be in attendance at any court or administrative 

proceeding with reference to the property appraised, unless arrangements have been 

previously made. 

15.  The value conclusion is subject to formal determination of the existence of any state or 

federal wetlands or other environmentally sensitive areas including all required buffer 

zones.  I am not an expert in this field and it is considered imperative that the services of a 

qualified environmental expert be retained in order to make such determinations.  Any 

environmentally sensitive area detected on the property could have an impact on the value 

estimated herein, and thus, I reserve the right to modify the value conclusion if such areas 

are found to be present on the property. 

16. No change of any item of the appraisal report shall be made by anyone other than myself, 

and I shall have no responsibility for any such unauthorized change. 
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17. Information and estimates provided to me and contained in the report, including but not 

limited to Income & Expense Statements, Rent Rolls, capital expenditures, and 

repair/remediation estimates, were from sources considered reliable and are believed to be 

true and accurate.       

18. I have not made a specific compliance survey and analysis of this property to determine 

whether or not it is in conformity with the various detailed requirements of the American 

with Disabilities Act (ADA), which became effective on January 26, 1992.  It is possible 

that a compliance survey of the property along with a detailed analysis of the requirements 

of the Act could reveal that the property is not in compliance with one or more of the 

Act’s requirements.  I consider it imperative that the services of a qualified architect 

and/or engineer be retained to make such a determination.  If any items of non-compliance 

are detected, they could have an impact on the value estimated herein, and thus, I reserve 

the right to modify the value conclusion if such items of non-compliance are found to be 

present on the property. 

 

 

Hypothetical Conditions/Extraordinary Assumptions 

 

A Hypothetical Condition is defined as, “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”4  

 

An Extraordinary Assumption is defined as, “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.”5  

 

 The appraised market value is based upon the following Conditions/Assumptions: 

 

1. It is an extraordinary assumption of the appraisal that the tracts are clean and free from 

environmental contamination and debris. 

2. According to Green Acres guidelines, the site is to be appraised as of the effective date 

(current) “as if” vacant and an independent economic unit, subject to N.J.A.C 7:36-8.3 – 

Appraisal Procedures: ‘…In any appraisal of parkland proposed to be disposed of or 

diverted, the value of the parkland shall be based on its highest and best use, or the use 

intended subsequent to the disposal or diversion, whichever would result in a higher 

market value for the land’. 

  

 
4 Uniform Standards of Professional Appraisal Practice as promulgated by the Appraisal Standards Board of the Appraisal 

Foundation, 2024 Edition, p. 4. 
5 Uniform Standards of Professional Appraisal Practice as promulgated by the Appraisal Standards Board of the Appraisal 

Foundation, 2024 Edition, p. 4. 
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Location Analysis 
 

The objective of this section is to identify and analyze trends and opportunities that may 

have a bearing on the economics and marketability of the property as described in the previous 

section.  Since real estate is an integral part of its neighborhood and it cannot be treated as an 

entity apart from its environment, in this section, those attributes that may influence the highest 

and best use and market value of the property are explored in detail.   

 

Regional Data  

 

 The subject property is located in Atlantic City, which is a municipality within Atlantic 

County, New Jersey.  Atlantic County is part of the two county Atlantic City Metropolitan 

Statistical Area (MSA).  This MSA comprises the counties of Atlantic and Cape May. 

 

 

Source:  World Atlas 

Atlantic County, encompassing 560 square miles, is located in southeastern New Jersey 

and is one of the state’s coastal counties. The eastern border abuts the Atlantic Ocean, on the north 

are Burlington and Ocean Counties, on the west are Camden and Gloucester Counties, and along 

the southern border are Cumberland and Cape May Counties. 

 

 Atlantic City is situated in the southeastern portion of the county.  It contains 11.35 square 

miles of land area and is bounded by Absecon City, Brigantine City, and Galloway Township to 

the north, Egg Harbor Township and Pleasantville City to the west, Ventnor City to the south, and 

the Atlantic Ocean to the east.  Most development is residential. However, some commercial, light 

industrial and office development is located throughout the city.  The primary appeal of the city is 

its casino hotels, boardwalk and seaside beaches. 
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Population Trends 

 

The population trends occurring in the state, county, and municipality are shown as 

follows: 

 

 
   Source: STDBOnline 

 

As shown, the population within the state has shown moderate annual increases during the 

current decade, while the county remailed relatively stagnant and the municipality showed 

moderate declines.  The rate of increases is projected to slow in the state and decrease in the 

county, while the municipality is expected to show a slight increase in 2027. 

 

The population within the state, county and municipality was distributed as follows: 

 

 
Source: STDBOnline 

 

 As shown above, the municipality has a lower median home value as compared to the 

county, which was lower than the overall state.  The municipality has a median age more youthful 

than both the state and county.  

  

New Jersey Atlantic County Atlantic City

Population

    2010 Total Population 8,791,894 274,549 39,558

    2023 Total Population 9,398,155 275,834 38,209

    2028 Total Population 9,440,885 273,455 37,814

.

    2010 - 2020 Annual Growth Rate 0.55% 0.00% -0.27%

    2023 - 2028 Annual Growth Rate 0.09% -0.17% -0.21%

New Jersey Atlantic County Atlantic City

Median Home Value

    2023 $437,535 $289,276 $211,682

    2028 $470,523 $320,036 $260,036

Median Age

    2010 38.9 39.9 36.3

    2023 40.6 41.5 37.3

    2028 41.5 41.9 38.1

2023 Population by Sex 9,398,155 275,834 38,209

    Males 48.91% 48.69% 48.67%

    Females 51.09% 51.31% 51.33%

2028 Population by Sex 9,440,885 273,455 37,814

    Males 48.86% 48.63% 48.60%

    Females 51.14% 51.37% 51.40%
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Employment Trends 

 

Some of the largest private employers in Atlantic County include Caesars Entertainment, 

Borgata, Hard Rock, Tropicana, Golden Nugget, Resorts, AtlantiCare, FAA, Shore Medical 

Center, Atlantic City Electric, Stockton University and Wawa.  There is also a thriving agricultural 

business in Atlantic County.  Tourism is the driving force of the local economy.  

Leisure/Hospitality is the largest industry in Atlantic County.  The Leisure and Hospitality 

Industry accounts for approximately 40% of the total County employment, with the region’s 

economy largely dependent upon the Atlantic City Casino industry and coastal resort industry. 

 

According to the St. Louis Reserve FRED Economic Data, as of May 2020 the 

unemployment rate for Atlantic County was 34.8%, mostly due to the Stay at Home Order that was 

in effect during the Covid-19 pandemic.  Since that time Covid restrictions have been lifted and the 

unemployment rate has declined to the rate of 6.3% as of December 2023.  This unemployment 

rate is higher than the statewide unemployment rate of 4.8% as of December 2022.  The overall 

impacts of the unemployment rate for Atlantic County are uncertain.  The following chart shows 

the unemployment rate for Atlantic County since 2014:  

 

 
 

Housing Trends 

 

Residential development for the state, county, and city as reflected by building permits is as 

follows: 
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         Source:  New Jersey Department of Labor, NJ Building Permits. 

 

 As shown in the table above, the city experienced generally slow growth from 2009 to 

2016, then experienced an increase 2017-2018, before declining in 2019 and remaining relatively 

level until 2023.  The growth in 2017-2018 is largely due to the construction of the 600 NoBo at 

North Beach apartment complex and the approved conversion of hotel rooms at Showboat into 267 

apartments, as well as due to the public housing efforts of the CRDA and the Atlantic City Housing 

Authority.  

 

Development in Atlantic City 

 

Casinos 

 

As indicated, the economy is largely dependent upon the casino industry, as they are some 

of the largest employers in the County.  Between 2014 and 2016, the City saw the closures of 

several casinos, including Atlantic Club, Showboat, Revel, Trump Plaza and Trump Taj Mahal.  

Several have since re-opened or been re-branded, however, Atlantic Club remains closed and 

Trump Plaza was demolished in 2021. 

 

Stockton College purchased the Showboat Casino with plans to repurpose the casino as a 

branch site for the college.  However, the college encountered legal issues regarding this use with 

the adjoining Taj Mahal Casino.  It was then sold to a Philadelphia developer and re-opened in 

2016 as a hotel only, with no casino.  In the summer of 2019, Showboat converted a portion of the 

hotel into 264 rental apartment units.  The units are furnished with housekeeping services, they 

have access to various hotel amenities, and are available to for 2-day, weekly, and monthly rentals. 

In 2022, Showboat applied for conversion of a second hotel tower into 355 additional apartment 

units.   

Year Permits Change Permits Change Permits Change

2007 25,400 1,036 70

2008 18,369 -27.7% 794 -23.4% 164 134.3%

2009 12,396 -32.5% 512 -35.5% 58 -64.6%

2010 13,540 9.2% 512 0.0% 42 -27.6%

2011 13,079 -3.4% 390 -23.8% 25 -40.5%

2012 17,939 37.2% 41 -89.5% 26 4.0%

2013 24,199 34.9% 484 1080.5% 31 19.2%

2014 28,174 16.4% 722 49.2% 114 267.7%

2015 30,640 8.8% 710 -1.7% 55 -51.8%

2016 26,767 -12.6% 1,083 52.5% 95 72.7%

2017 2,926 -89.1% 1,090 0.6% 392 312.6%

2018 28,221 864.5% 996 -8.6% 279 -28.8%

2019 36,505 29.4% 957 -3.9% 146 -47.7%

2020 36,146 -1.0% 667 -30.3% 154 5.5%

2021 37,094 2.6% 804 20.5% 168 9.1%

2022 38,117 2.8% 807 0.4% 123 -26.8%

2023 32,840 -13.8% 383 -52.5% 55 -55.3%

Residential Building Permits

State County Municipality
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Hard Rock International purchased the former Trump Taj Mahal Casino.  The $500 million 

renovation and rebranding into the Hard Rock Hotel and Casino Atlantic City.  The project 

generated approximately 3,000 permanent jobs as anticipated, and opened doors on June 28, 2018.  

 

In April 2015, the $2.4 billion former Revel hotel/casino was purchased for $82 million by 

Florida developer, Glenn Straub.  Revel’s re-opening was delayed due to a number of reasons, but 

primarily with regard to disagreements with the energy provider and the city.  In November 2015, 

Mr. Straub agreed to purchase the power plant for $30 million.  Mr. Straub then sold Revel to a 

Colorado-based group for $200 million.  The casino was rebranded as Ocean Resort Casino and re-

opened in 2018. 

 

Other Development 

 

AC Devco is a non-profit development corporation that is modeled after the New 

Brunswick Development Corporation, credited with a number of new development projects in 

New Brunswick over the past two decades.  The corporation teamed up with Stockton University 

and in the fall of 2018, an Atlantic City Campus was opened with four buildings and housing for 

over 500 students.  The development was part of a $220 million A.C. Stockton Gateway project 

which also includes a six-story office building for South Jersey Industries.  Stockton also 

completed construction on Phase II of the project, an additional 6 story, 416-bed residential 

complex. 

 

Boraie Development completed construction on 600 NoBe at North Beach.  The first new 

market rate residential apartment complex in the city in decades contains 250 apartments.  It 

contains a courtyard with on-site parking, pool and lounge area, fitness center, and residents 

lounge.  Boraie also announced plans to develop a second phase, 700 NoBe. 

 

A new $100 million indoor water park opened in summer 2023 next to The Showboat 

hotel.  The 103,000 SF facility will have a retractable roof and include water slides, pools, a lazy 

river, zip line, retail and restaurants, as well as a 10,000 SF for adults only.  Showboat Hotel also 

added a fitness club called Matrxx Fitness in 2019, as well as Lucky Snake, a 100,000 SF arcade 

and sports bar, in 2021. 

 

AtlantiCare constructed a 69,700 SF medical arts complex at Atlantic and Ohio Avenues, 

next to the existing AtlantiCare Regional Medical Center.  The new facility includes medical 

education classrooms, dialysis center and houses the Maternal/Fetal Medicine Program.  The 

CRDA had reportedly agreed to provide the land and $15 million toward the project. 

 

Redevelopment is occurring in the ‘Orange Loop’ area of the city, consisting of S. 

Tennessee Ave, S. New York Ave, and St James Place.  Some of the newer uses in this area 

include the Tennessee Avenue Beer Hall, The Leadership Studio yoga studio, Rhythm & Spirits 

restaurant and music hall, and Anchor Rock Club.  The former Bourre restaurant has closed and is 

being re-opened as the Cardinal restaurant.   
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A site has been chosen for a new supermarket planned for the City.  The project is 

envisioned as a 40,000 SF store to be located at Baltic and Ohio Avenues on land currently owned 

by the CRDA and the Atlantic County Improvement Authority.  A developer had been chosen to 

construct and operate a Shop Rite, however, those plans had fallen through and a new Request for 

Proposals was issued to find a new developer/operator. 

 

Numerous plans have been proposed to develop Bader Field, the former Municipal Airport 

along Route 40 off the main island.  The Atlantic City Tourism District Master Plan, Volume 4, 

includes the establishment of a Bader Field District.  Initial phases would include construction of 

temporary sports fields, while subsequent phases would be depended on market conditions and 

include a mixture of uses including residential, commercial, marina, parks and community spaces.  

The property currently hosts various events, such as festivals and concerts, and would continue to 

do so in the short term until it can be developed.   

 

There were two proposed plans for the Bader Field site in early 2023.  One is known as 

Renaissance at Bader Field.  It would include a Formula One style driving course in the center, 

surrounded by residential condominiums, apartments and townhomes.  The proposal also includes 

a hotel, retail space, museum, event center, and waterfront amphitheater.  The second is known as 

Casa Mar.  It would include 10,000 residential units, 400,000 SF of retail and office space, 20 

acres of recreational space, and a network of canals.  On March 23, 2023, it was reported that the 

Mayor signed a memorandum of understanding that grants DEEM exclusivity for six months to do 

its due diligence, produce plans, and arrange financing, which DEEM has sought to extend. 

 

 

Linkages 

 

Atlantic County is easily accessible from major nearby metropolitan areas including New 

York, Philadelphia, Newark and Wilmington through a network of federal and state highways.  To 

the north, the Garden State Parkway connects Atlantic City to Newark as well as to the New Jersey 

Turnpike (I-95) with access to New York City.  The Garden State Parkway connects to the Atlantic 

City Expressway with access to Atlantic City to the east and Philadelphia and Wilmington to the 

west.  Philadelphia and Wilmington are located approximately 50 and 80 miles, respectively from 

Atlantic County while Newark and New York are located approximately 75 miles north.  Atlantic 

County has a good local transportation network including U.S. Route 9, Black Horse Pike (Route 

40), White Horse Pike (Route 30), and adequate secondary routes.   

 

Freight rail service has been available throughout the region since the last century.  

Commuter train service was revived in 1989 by Amtrak, which provides express service from 

Philadelphia and New York to Atlantic City.  New Jersey transit operates trains from 30th Street 

Station in Philadelphia to Atlantic City with intermediary stops along the route in Cherry Hill 

Township, Lindenwold Borough, Waterford Township (Atco), Hammonton, Egg Harbor City, and 

Absecon.  Commuter rail service has historically had poor amounts of riders and its future is 

questionable. 

 

Atlantic City’s connector tunnel and highway consists of a 2.2-mile connector tunnel and 

highway between Atlantic City and Brigantine.  It provides access to the Atlantic City 
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Expressway, the marina district, Brigantine City, and Route 30 and North Carolina Avenue, 

leading to the Inlet casinos.   

 

Public bus service is available throughout the county and region.  In addition, many private 

bus companies provide tour service primarily to Atlantic City.  Air transportation within the county 

is available via the Atlantic City International Airport which is located in Egg Harbor Township 

near the FAA Center.   
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Neighborhood Analysis 

  

The subject properties are located at 3301 Fairmount and 3301 Sunset Avenues on the bay 

side of Atlantic City.  Atlantic City is part of a barrier island known as Absecon Island which is 

eight miles in length and in addition to Atlantic City includes Ventnor, Margate and the Borough 

of Longport. The subject is located in the Chelsea section of Atlantic City.  The subject is a 

waterfront lot along the bay.  The immediate area is primarily residential uses, with scattered 

neighborhood uses throughout and the Sovereign Avenue School nearby.   

 

The highways serving Atlantic City include the limited access Atlantic City Expressway, 

Route U.S. 40/322 (Black Horse Pike) and Route U.S. 30 (White Horse Pike).  Main roadways 

across the island include Atlantic, Pacific, Arctic and Baltic Avenues.  The subject properties are 

located near the Route 40 entrance to the island and are accessible by Fairmount/Hartford or 

Sovereign Avenues.  Although one of the parcels has a Sunset Avenue address, Sunset Avenue 

turns at the subject property and becomes known as Sovereign Avenue. 

 

Sovereign Avenue is a local roadway that traverses the city in a southeast to northwest 

direction from the Boardwalk to the bay.  Along the subject is has traffic in each direction, 

however, along the next block the street is one way.  It is signal controlled at major intersections, 

including Pacific and Atlantic Avenues, which are the main commercial roadways in the city.  It 

offers concrete curb and sidewalk, street lighting, and public utilities.   

 

Fairmount Avenue is a local roadway that traverses the city in a northeast to southwest 

direction from the Absecon Inlet to the subject property.  It offers one way traffic flow and is also 

known as Baltic Avenue to the northeast.  Past the subject it turns and changes into Hartford 

Avenue.  It is signal controlled at major intersections and offers concrete curb and sidewalk, street 

lighting, and public utilities.   

 

Overall the subject offers an average to good bayfront location in the City.  The city has 

benefitted from the construction of the Stockton University Campus.  However, the subject is 

located several blocks from the campus and this area has not benefitted as well as the areas 

immediately surrounding the academic and student housing buildings.  

 

A location map and demographic information for the surrounding 1 mile, 3 miles, and 5 

miles is provided as follows: 
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Location Maps 
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Subject Property  
Ownership History 

 

 Current ownership is in the name of the City of Atlantic City.  No known arm’s length 

transactions have occurred within the past 5 years.   

 

Occupancy & Use  

 

The property is known as Pete Pallitto Field and also contains Sunset Playground and a 

skate park.  The site improvements include bulkhead, ballfields, playground, gazebo, concrete 

walkways, concrete skate park, fencing and pole mounted lighting.  There is also a 2 story building 

that appears to be utilized as a snack stand on the first floor.  The second floor use is unknown, but 

is assumed to be utilized for a clubhouse or equipment storage.  The property is utilized by the 

residents of Atlantic City.  

 

 

General Property Identification and Description 

 

General Site Information 

Assessor’s Parcel Number: Block 370, Lots 2 and 2.01 

Address: 3301 Fairmount Avenue and 3301 Sunset Avenue 

Atlantic City 

Atlantic County, NJ 

Real Estate Tax Assessment  

 

Physical Characteristics of the Site 

Site Area: 3.77 acres (164,105 s.f.); 80% upland and 20% water 

Frontage: 403.94´ N/S Fairmount Ave; 350.53´ W/S Sovereign Ave; 400± bay 

front feet 

Shape of Tract: Moderately Irregular shaped 

Topography: Level, grassed and urban land 

Address 3301 Fairmount Ave 3301 Sunset Ave Total

Block 370 370

Lot 2 2.01

Land $1,208,000 $304,000 $1,512,000

Improvements $836,700 $0 $836,700

Total $2,044,700 $304,000 $2,348,700

Tax Rate (2023) 3.565 3.565 3.565

Estimated Taxes $72,893.56 $10,837.60 $83,731.16

Equalization Ratio (2024) 69.57% 69.57% 69.57%

Equalized Assessed Value $2,939,054 $436,970 $3,376,024

Tax Assessment
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Access: Pedestrian access via Fairmount Ave and Sovereign Ave.  There is 

some on site parking available along Sovereign Avenue.   

Corner Influence: Yes 

Site Lighting: Yes 

Easements/Encumbrances: No known easements 

Encroachments: None known 

Utilities to Site: All public utilities are in the area 

Curbs and Sidewalks: Yes 

Flood Designation: Based upon FEMA Preliminary Flood Map Flood Panel 

#34001C0452F, dated May 30, 2014, the subject is in Flood Zone 

AE, an flood hazard area subject to 1% annual chance flood with an 

elevation of 9 feet.   

Environmental Issues: None known. The appraiser recommends that a qualified expert be 

retained to make a determination as to whether any type of 

environmental contamination exists   

Site Improvements: The site improvements include bulkhead, ballfields, playground, 

gazebo, concrete walkways, concrete skate park paving, fencing and 

pole mounted lighting.  

Wetlands: According to NJ-GeoWeb, the subject property contains no  

wetlands. 

Approvals: None, other than current improvements 

  
 

Physical Characteristics of the Building Improvements 

 

Building Improvements: The subject contains a 2 story building along Sovereign Avenue.  

From the exterior, it appears to contain a snack bar on the first floor, 

with the second floor assumed to be a clubhouse/announcer’s booth 

for athletic games being played on site.    

 

The building and site improvements will not be impacted by the 

permanent easement, since it will be underground. No further 

descriptions of the improvements will be given, as the taking has no 

impact on them. 
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Tax Location Map 

 
Blue area is water and yellow area is upland 

 

Aerial Map 
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NJ GeoWeb Wetlands Map 
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FEMA Flood Map 
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Soils Map 
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Land Use Controls (Zoning) 

 

Zoning 

Zoning District: The property is zoned R-3 Residential in Atlantic City.   

Purpose: The single-family residential districts established by § 163-52A are intended 

to provide and maintain residential areas.  The R-3 Single-Family Attached 

Residential District has been established to foster townhouses and duplexes 

at areas in the City where such housing types have prevailed and developed 

in an orderly fashion, as well as in other areas suitable for attached single-

family dwellings. 

Allowable Uses 

in the District: 

Permitted uses in the R-3 zone include parks and playgrounds as well as 

single family detached dwellings, single family townhouses, multiple family 

dwellings & (duplexes).  A portion of the zoning ordinance is in the addenda 

of the report. 

 

The following chart provides a summary of the schedule of limitations based on the 

municipality’s schedule of yard, area and building requirements: 

 
Zoning Requirements – R-3 Zone 

 
 

Minimum  

  Total Lot Area  SF 

     Detached 3,000 

     Duplex 6,000 

     Townhouse 7,200 

     Attached 2,400 

  Lot Area  SF 

     Detached 3,000 

     Duplex 3,000 

     Townhouse 1,800 

     Attached N/A 

  Lot Width  Feet 

     Single 40 

     Duplex 60 

     Townhouse 18 

     Attached 30 

  Front Yard  10 

  Side Yard 12-30 

  Rear Yard 25-44 

Maximum 
 

  Maximum Lot Coverage Varies 

  

The subject area is currently a park and playground and a permitted use.  Additionally, 

permitted uses in the R-3 zone include residential uses.  As-is, the subject area meets the area and 

bulk requirements and appears to be legal, conforming. For future development the subject appears 

to be legal, conforming. The reader is urged to seek legal and engineering counsel regarding any 

opinion as the legal status of the current use. 
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Highest & Best Use  
 

Highest & Best Use analysis establishes the basis for the valuation of the property.  The 

concept of highest and best use analysis is a market-derived interpretation based on various 

economic principles and forces such as supply and demand, conformity, and utility.  It is defined 

as: 

 

“The reasonably probable use of property that results in the highest value.6 

 

 When a property is improved, Highest and Best Use analysis considers:  1) the site as if 

vacant and;  2) the property as improved.  Highest and best use analysis of the site As If Vacant 

addresses the ideal use of the site, while highest and best use As Improved relates the existing use 

to the ideal use (as if vacant).  Both analyses are important to the valuation process since land 

value is determined by potential, not actual use.  

 

 The highest and best use of the site as though vacant  must meet the following four criteria: 

 

* Legally Permissible 

* Physically Possible 

* Financially Feasible 

* Maximally Productive 

 

Highest & Best Use – As If Vacant   

 

 Legally Permissible addresses the legal use of the property given applicable zoning 

regulations and local ordinances/codes along with any other applicable legal restrictions.  The use 

must be probable, not speculative or conjectural. 

 

Legal restrictions affecting the property include the local municipal land use ordinance 

along with all other county and state regulations.  The site lies within the R-3, Residential District.   

The site meets area and bulk requirements.  As such, the subject as-is is legal, conforming. 

 

 Physically Possible addresses the possible use of the property given the physical aspects of 

the site itself.  Size, shape, topography, existing easements, and soils of the site affect the uses to 

which it can be developed. 

 

The subject area being appraised contains 3.77± acres or 164,105± square feet.  The site is 

approximately 80% upland and 20% water.  The subject has 403.94´ of street frontage along the 

north side of Fairmount Avenue and 350.53´ along the west side of Sovereign Avenue.  

Additionally, the subject has 400´± of irregular frontage along the bay. Pedestrian access to the site 

is via the Fairmount and Sovereign Avenues.   

 

Overall, the site’s physical attributes appear to allow for residential development.   

 

 
6 Appraisal Institute:  The Appraisal of Real Estate, 15th Edition. Chicago, IL:  Appraisal Institute, 2020, p. 305.  
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 Financially Feasible addresses which of the legally permissible and physically possible 

uses are capable of producing an income, or return, equal to or greater than the amount needed to 

satisfy operating expenses, financial obligations and capital amortization.  Those uses that are 

capable of producing a positive return are considered to be financially feasible.  However, in order 

to receive serious consideration as a highest and best use, there must be a reasonable expectation 

that the use will provide a sufficient return (or yield) to attract investment capital. 

 

 In terms of market demand, the subject offers a bayfront location in the city.  The appraiser 

researched comparable waterfront residential land sales in Atlantic City.  An adequate number of 

sales were revealed, all with similarities to the subject property.   

 

Therefore, the financially feasible alternatives indicate that the subject should be used for 

future residential development.    

 

Maximally Productive addresses the one use that is capable of providing the highest 

return to the property.   

 

For the subject, the likely buyer would be a developer for residential related use.  As such 

the maximally productive use is residential development to the maximum permitted by zoning. 

 

Highest & Best Use – As Improved   

 

 The property, as improved, is again examined under the same four use criteria previously 

considered.  Where a site has existing improvements on it, it is possible that the highest and best 

use of the land may be determined to be other than its existing use.  Any difference between the 

highest and best use as vacant and as improved will indicate the various forms of depreciation and 

obsolescence present at the property or affecting the property.   

 

The subject area is currently utilized for recreational use.  It houses athletic fields, a park, 

playground and skate park. The improvements appear to be fairly well maintained and are 

considered to be in average condition.  However, given the subject’s residential zoning and 

waterfront location, the current recreational improvements do not maximize the site’s potential. As 

such, current use is considered an interim use with the highest and best use being residential 

development.   

 

Since the subject’s highest and best use is residential development, the valuation does not 

include the depreciated cost of the park and playground improvements. In addition, the building 

and site improvements will not be impacted by the permanent easement, since it will be 

underground.   

 

 

Exposure time is defined as: 

 

“an opinion, based on supporting market data, of the length of time that the property 

interest being appraised would have been offered on the market prior to the hypothetical 
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consummation of a sale at market value on the effective date of the appraisal.” 7  Exposure time 

differs depending on the specific property type and under various market conditions.  As such, the 

property type, specific market conditions, and the potential market participants are important 

factors in determining a reasonable estimate of exposure time.  The exposure time for the subject 

property in its present state was estimated through an analysis of the market and through various 

conversations with industry brokers.  An exposure time of 3 to 9 months is reasonable, defensible, 

and appropriate.   

  

 
7 Uniform Standards of Professional Appraisal Practice as promulgated by the Appraisal Standards Board of The Appraisal 

Foundation, 2024 Edition, p. 4 
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Discussion of Value 
 

An appraisal is an estimation of value.  In order to arrive at an estimate of market value for 

a given property, special attention must be given to the typical purchaser who would be interested 

in that particular type of property. 

 

Since the taking consists of a permanent underground utility easement and a temporary 

construction easement, it does not have an impact on the existing improvements.  Therefore, only 

the value of the land has been estimated, before and after the taking.  The valuation of the site 

Before the Taking represents the market value of the site in its current state, while the valuation of 

the site After the Taking represents the market value of the site including any damages to the 

remainder. 

  

The appraisal process consists of an orderly program by which the appraisal problem is 

defined and data relating to the subject and its market is collected, analyzed, and interpreted into 

an estimate of value.  There are three basic approaches that must be considered by the appraiser in 

the estimation of market value. These approaches to value are known as the Income 

Capitalization, Sales Comparison, and Cost Approaches.  Each approach must be considered 

and the relevant approaches are developed and then reconciled into a market value estimate. 

 

The Income Capitalization Approach is a procedure that converts anticipated benefits 

(dollar income or amenities) to be derived from the ownership of property into a value estimate. 

This approach to value has not been utilized in the development of a market value estimate for the 

subject property as an adequate supply of land lease data was not found.    

 

 The Cost Approach is a procedure, which consists of estimating the replacement or 

reproduction cost new of the building and site improvements, adding entrepreneurial profit and 

land value, and subtracting all forms of depreciation.  This approach to value has not been 

developed, since the taking will not impact the building improvements and only the value of the 

land has been estimated.   

 

 The Sales Comparison Approach is a procedure, which has as its premise a comparison 

of the subject property with recent sales of properties having varying degrees of similarity to the 

subject site.  Units of comparison are developed and each comparable sale is analyzed in 

comparison to the subject.  This approach to value is considered to be the best indicator of value 

for vacant land in this market and has been developed for the subject. 
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Sales Comparison Approach (Land Only) – Before the Taking 

 

 This approach to value has been used to estimate the market value for the subject 

property.   In this approach to value, market value is estimated by comparing the subject property 

to similar properties that have been sold recently or for which offers to purchase have been 

made.  A major premise of the Sales Comparison Approach is that an opinion of the market 

value of a property can be supported by studying the market’s reaction to comparable and 

competitive properties.8  

 

 Inherent in this approach to value is the principle of substitution, which holds that “the 

value of a property tends to be set by the cost of acquiring a substitute or alternative property of 

similar utility and desirability within a reasonable amount of time.”9  It is applicable to all types 

of real property interests when there are sufficient recent reliable transactions to indicate value 

patterns in the market.  When the number of market transactions is insufficient, the applicability 

of the sales comparison approach is limited.   

 

The basic procedure to apply the Sales Comparison Approach is paraphrased as follows: 

 

1. Research recent comparable sales, properties under contract, listings and offerings 

information throughout the competitive market area. 

2. Verify that the obtained data is factually accurate and that each transaction 

reflects arm’s length market considerations. 

3. Select relevant units of comparison and develop a comparative analysis for each 

unit. 

4. Compare the subject property and comparable sale properties using the elements 

of comparison and adjust the sale price of each comparable as compared to the 

subject property. 

5. Reconcile the various value indications produced from the analysis of comparable 

sales to a single value indication or a range of values.10 

 

In order to estimate the value of the subject the appraiser researched the market for recent 

transfers of residential land with characteristics similar to the subject.  An limited number of 

larger, bayfront properties were found in the city.  Therefore, the search was expanded to include 

smaller properties in the city, as well as waterfront properties in nearby municipalities.  On the 

following pages is a sales comparison map, data sheets and adjustment analysis and explanation 

of adjustments.   

 

 

 

 

  

 
8 Appraisal Institute:  The Appraisal of Real Estate, 15th Edition. Chicago, IL:  Appraisal Institute, 2020, p. 351. 
9 Ibid, p. 352. 
10 Ibid, pg.355 
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Comparable Land Sales Location Maps 
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Comparable Sale No. 1 

 
Block/Lot: Block 544, Lots 22, 24 & 25 
Location: 462-468 N Delaware Avenue 

 Atlantic City, Atlantic County, New Jersey 

   
  

SALE INFORMATION  
Grantor: Water’s Edge Property I 

LLC 

Grantee: S Point of View LLC 

Date of Sale: 10/24/2023 Instrument # 2023052957 

List Price: $300,000 Financing: Conventional 

Verification: Amy Sullivan Arm’s Length: Yes  

 
PROPERTY DESCRIPTION  
Site Area: 5,412± SF (0.124± Acres) 
Upland/Water 55%± upland and 45%± water, riparian rights 

Shape/Topography: Rectangular; relatively level, vacant land 
Frontage: 60 ± bayfront Delta Basin, 60´± street frontage N. Delaware Ave 
Zoning: R-2, Residential 
Utilities: Public water, sewer, gas, electricity and telephone available. 
Improvements: New Bulkhead and floating docks 

 
Comments The property consists of three bayfront parcels along Delta Basin.  It sold without 

development approvals, although the buyer reportedly went to speak to the city with a 

survey and engineering plans.  The buyers purchased the lots to develop with one single 

family dwelling.  The properties had a new bulkhead and floating dock that reportedly 

added value to the site that was estimated by the realtor at around $50,000.  The properties 

were listed on the MLS separately for $150,000 for Lot 22 and $150,000 for Lots 24 & 25 

(the sale price) for 98 days on market.  It was subsequently listed for sale as a new 

construction single family home for $1,150,000. 

Value Indicators 
Sale Price/LF $5,000/ Per Linear Waterfront Foot 
Sale Price/SF $55.43/SF 
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Comparable Sale No. 2 

 
Block/Lot: Block 551, Lots 1, 4, 5 and 6 
Location: 417-435 N. Massachusetts Avenue 

 Atlantic City, Atlantic County, New Jersey 

   
  

SALE INFORMATION  
Grantor: 425 Massachusetts Holding, 

LLC 

Grantee: Bayside Management Investment, 

LLC 

Date of Sale: 10/27/2022 Instrument # 2022065386 

List Price: $900,000 Financing: Conventional 

Verification: Sean Tannehill  Arm’s Length: Yes  

 
PROPERTY DESCRIPTION  
Site Area: 52,000± SF (1.194± Acres) 
Upland/Water 70%± upland and 30%± water, riparian rights 

Shape/Topography: Rectangular; relatively level, vacant land 
Frontage: 325´± bayfront Gardiners Basin and 325´±street frontage N. Massachusetts Ave 
Zoning: R-3, Residential 
Utilities: Public water, sewer, gas, electricity and telephone available. 
Improvements: None 

 
Comments The property consists of three bayfront parcels along Gardiners Basin.  It sold without 

development approvals.  The buyers reportedly purchased it for future development, 

although plans were unknown at the time of sale.  The properties were listed on the MLS 

either individually, or as a package for $1,295,000 (70% sale to list ratio) for 184 days on 

market.  

Value Indicators 
Sale Price/LF $2,769/ Per Linear Waterfront Foot 
Sale Price/SF $17.31/SF 
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Comparable Sale No. 3 

 
Block/Lot: Block 564, Lot 1 
Location: 701 N. Delaware Avenue 

 Atlantic City, Atlantic County, New Jersey 

 

    
Note: The tax map does not appear to be correct.  Land area and dimensions were taken from the deed.  

Aerial outbound estimated by appraiser from legal description. 

 
SALE INFORMATION  

Grantor: OCD, Inc. Grantee: Orsted Wind Power North America 

Date of Sale: 6/30/2021 Instrument # 15091/56005 

Sale Price: $3,150,000 Financing: Conventional 

Verification: Sheldon Grace  Arm’s Length: Yes  

 
PROPERTY DESCRIPTION  
Site Area: 188,939± SF (4.34± Acres) 
Upland/Water 70%± upland and 30%± water, riparian rights 

Shape/Topography: Irregular; relatively level, cleared, and partial asphalt paved 
Frontage: 642´± irregular bayfront along Clam Creek and 193´± New Jersey Ave; 

350´± Magellan Ave; 212’+/- along Delaware Ave (unimproved) 
Zoning: R-3, Residential 
Utilities: Public water, sewer, gas, electricity and telephone available. 
Improvements: Bulkhead; two buildings, two-story masonry building 20,000± s.f. and  

one-story masonry building 3,000±; poor condition 

 
Comments The property consists of marina along Clam Creek and a half-mile from Absecon Inlet.  

The marina can accommodate deep water vessels.  The property was vacant, but 

previously utilized for large ships which installed communication lines all over the world.  

Prior to that the site was an Exxon Mobil property which has since been remediated as per 

environmental reports.  The property was listed on the MLS for $3,500,000 (90% sale to 

list ratio) for 637 days on market.  

Value Indicators 
Sale Price/LF 

Sale Price/SF 

$4,906/ Per Linear Waterfront Foot 

$16.67/SF 
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Comparable Sale No. 4 

 
Block/Lot: Block 556, Lot 1 
Location: 600 N. Delaware Avenue 

 Atlantic City, Atlantic County, New Jersey 

 

  
 

SALE INFORMATION  
Grantor: JLM & MEG At Atlantic 

City, LLC 

Grantee: Orsted Wind Power North America 

Date of Sale: 9/10/2021 Instrument # 15140/71345 

Sale Price: $475,000 Financing: Conventional 

Verification: Joshua Levin  Arm’s Length: Yes  

 
PROPERTY DESCRIPTION  
Site Area: 25,392± SF (0.58± Acres) 
Upland/Water 75%± upland and 25%± water, riparian rights 

Shape/Topography: Irregular; relatively level, vacant land 
Frontage: 245´± irregular bayfront along Delta Basin; 212’ +/- along unimproved Delaware Ave 

and 120’ +/- along unimproved Magellan Ave  
Zoning: R-3, Residential 
Utilities: Public water, sewer, gas, electricity and telephone available. 
Improvements: None 

 
Comments The property was approved for 5-waterfront townhouses.  The property was listed on the 

MLS for $495,000 (96% sale to list ratio) for 2,059 days on market.  

Value Indicators 
Sale Price/LF $1,939/ Per Linear Waterfront Foot 
Sale Price/SF $18.71/SF 
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Comparable Sale No. 5 

 
Block/Lot: Block 1810, Lot 8 
Location: 924 Bay Avenue 

 Somers Point, Atlantic County, New Jersey 

 

   
 

SALE INFORMATION  
Grantor: 924 Bay, LLC Grantee: AMT Bayfront, LLC 

Date of Sale: 3/25/2021 Instrument # 14998/26528 

Sale Price: $725,000 Financing: Cash 

Verification: John Concannon 

Seller’s Agent  

Arm’s Length: Yes  

 
PROPERTY DESCRIPTION  
Site Area: 61,640± SF (1.415± Acres) 
Upland/Water 49%± upland and 51%± water, riparian rights 

Shape/Topography: Moderately irregular; relatively level, cleared, and partial asphalt paved 
Frontage: 265´± combined bayfront along Egg Harbor Bay and 184´± E/S Bay Avenue 
Zoning: HVW, Historic Village Waterfront 
Utilities: Public water, sewer, gas, electricity and telephone available. 
Improvements: Bulkhead and vacant land 
  

 
Comments The property consists of marina along Egg Harbor Bay and two miles from Great Egg 

Harbor Inlet.  The marina can accommodate deep water vessels.  The property was listed 

on the MLS for $925,000 (78% sale to list ratio) for 168 days on market. The owner 

wanted to redevelop the site with a restaurant, but after several years could not secure final 

approvals primarily due to lack of required parking spaces.  The buyer is a local contractor 

who has not confirmed the future use.  The listing indicated a liquor license was also 

available for an additional cost; however, the seller decided to hold the liquor license. 
Value Indicators 

Sale Price/LF 

Sale Price/SF 
$2,736/ Per Linear Waterfront Foot 

$11.76/SF 
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Subject Sale 1 Sale 2 Sale 3 Sale 4 Sale 5

3301 Fairmount & Sunset 

Aves

462-468 N Delaware 

Ave

417-435 N 

Massachusetts Ave

701 N Delaware Ave 600 N Delaware Ave 924 Bay Ave

Atlantic City Atlantic City Atlantic City Atlantic City Atlantic City Somers Point

Atlantic County, NJ Atlantic County, NJ Atlantic County, NJ Atlantic County, NJ Atlantic County, NJ Atlantic County, NJ

Sale Price N/A $300,000 $900,000 $3,150,000 $475,000 $725,000

SF of Land 164,105 5,412 52,000 188,939 25,392 61,640

Sale Price/SF N/A $55.43 $17.31 $16.67 $18.71 $11.76

Rights Conveyed Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple

  Adjustment N/A -- -- -- -- --

$55.43 $17.31 $16.67 $18.71 $11.76

Financing/Concessions Market Market Market Market Market Market

  Adjustment N/A -- -- -- -- --

$55.43 $17.31 $16.67 $18.71 $11.76

Conditions Of Sale Market Market Market Market Market Market

  Adjustment N/A 0% 0% 0% 0% 0%

$55.43 $17.31 $16.67 $18.71 $11.76

Market Conditions May-24 Oct-23 Oct-22 Jun-21 Sep-21 Mar-21

  # of Months N/A 7 19 35 32 38

  Adjustment 5% 3% 8% 15% 13% 16%

$57.10 $18.69 $19.17 $21.14 $13.64

Other Adjustments:

  Location Average Comparable Comparable Comparable Comparable Inferior

   Adjustment N/A 0% 0% 0% 0% 10%

  Zoning R-3 R-2 R-3 R-3 R-3 HVW

   Adjustment N/A 5% 0% 0% 0% -10%

  Utilities All Utilities Comp Comp Comp Comp Comp

   Adjustment N/A 0% 0% 0% 0% 0%

  Land Size (SF) 164,105 5,412 52,000 188,939 25,392 61,640

   Adjustment N/A -30% -10% 0% -20% -10%

  Physical Characteristics See Chart Inferior Comparable Comparable Inferior Inferior

   Adjustment N/A 5% 0% 0% 5% 15%

  Improvements Land Only New Bulkhead & Docks Land Only Improvements Land Only Land Only

   Adjustment N/A -15% 0% -30% 0% 0%

  Approvals None None None Approved Approved None

   Adjustment N/A 0% 0% -10% -10% 0%

Net- Other Adjustments N/A -35% -10% -40% -25% 5%

Adj Sale Price/SF N/A $37.11 $16.82 $11.50 $15.85 $14.33

Analysis of Comparables

Weighted Average: $17.09 10% 30% 20% 20% 20%

Average: $19.12

Median: $15.85

$17.00

Subject's Land Area (SF): 164,105                           

Estimated Market Value (Rounded): $2,790,000

Indicated Market Value Per SF of Land:

Comparable Sales Adjustment Analysis - Before the Taking
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The residential land sales were considered the best available to estimate the subject site’s market 

value as of the valuation date.  The most appropriate unit of comparison is considered to be the 

price per square foot of land.   
 

In the analysis of the subject, the chosen comparable sales reflected the following ranges: 
  

Settlement Date  Sale Price Sale Price/SF Land 

5/2021 – 10/2023 $300,000 – $3,150,000 $11.76 - $55.43 
  

The estimated market adjustments made to each comparable sale are discussed as follows: 

 

Property Rights Conveyed:  The fee simple interest is being estimated for the subject.  The 

comparable sales reflected the purchase of the fee simple estate no adjustments were warranted. 

 

Financing/Concessions:  No sale concessions or atypical financing arrangements were reported 

during the verification for each of the sales.  Thus, no adjustment was warranted. 

  

Conditions of Sale:  No atypical conditions of sale were reported during the verification of the 

other sales; therefore, no adjustments were warranted.  The active listing was adjusted downward 

for typical sale to list ratio. 

 

Market Conditions (Time):  Sale prices of land in the market remained level for many years.  

Over the last several years, sale prices have trended upward an estimated 5%.  For all the sales 

upward adjustments were made.   

 

Location:  The subject property is located in Atlantic City along the bay.  Sales 1-4  were similar 

in location, no adjustment was warranted.  Sale 5 was located along the bay in Somers Point, 

which has higher general property values, but offers an inferior location on the mainland.  

Therefore, moderate upward adjustment was required. 

 

Zoning:  The subject and Sales 2-4 are located in the R-3 zoning district, therefore no 

adjustments were warranted.  Sale 1 was located in the R-2 district, which does not allow 

multiple family dwellings or duplexes.  Therefore, upward adjustment was required for this 

inferiority.  Sale 5 was located in a zoning district that allowed a wider variety of uses, including 

some commercial uses.  Therefore, downward adjustment was required for this superiority. 

 

Utilities:  The subject has access to all utilities.  All the sales have access to public utilities; 

therefore, no adjustments were required.   

 

Land Size:  The adjustment is based on economies of scale as smaller sites typically sell for a 

higher price per unit of measurement.  The subject offers 164,105 square feet. Sale 3 was similar 

in size and did not require adjustment. Sales 1, 2, 4 & 5 were all smaller and required downward 

adjustment.   

 

Physical Characteristics:  The physical site characteristics of the subject property and each 

comparable were considered including differences in street frontage, bay frontage, shape and 

topography.  The following chart provides a summary.  
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Physical Characteristics 

  

Land 

Area 

(acre) 

Street 

Frontage 
# of 

Street 

Frontages 

Frontage 
Bay 

Frontage Shape 

% 

Uplands/ 

% Water (LF) /Acre (LF) 

Subject 3.77 754 2 200 400 Mod. Irregular 80%/20% 

Sale 1 0.12 60 1 500 60 Rectangular 55%/45% 

Adj. 

Required 
N/A N/A + - + - + 

Sale 2 1.19 325 1 273 350 Rectangular 70%/30% 

Adj. 

Required 
N/A N/A + = = - = 

Sale 3 4.34 755 2 174 642 Irregular 70%/30% 

Adj. 

Required 
N/A N/A = = - + = 

Sale 4 0.57 332 2 582 245 Irregular 75%/25% 

Adj. 

Required 
N/A N/A = - + + = 

Sale 5 1.42 265 1 187 184 Rectangular 49%/51% 

Adj. 

Required 
N/A N/A + = + - ++ 

 

Improvements:  To determine the value of the land the contributory value of the improvements 

were deducted from the comparable sales.  Sale 3 contained improvements and was adjusted 

downward to reflect the contributory value.  Sale 1 contained a new bulkhead and floating dock, 

which reportedly added value to the site, therefore downward adjustment was required.  Sale 2, 4 

& 5 were transfers of the land only, no adjustments were made.   

 

Development Approvals:  The subject does not have final development approvals.  Sales 3 and 

4 sold with approvals in place and were adjusted downward.  Sales 1, 2 & 5 did not have 

approvals; no adjustment was made.   

 

Conclusions:  Each comparable sale used in the analysis provides a reasonable indication of the 

subject’s market value and was considered the best available as of the valuation date.  Less 

weight was given to Sale 1 as it was the smallest land sale and required the most gross 

adjustments.  Based on this information and other data found within the market, the market value 

for the subject land is estimated at $17.00 per square foot or $2,790,000, rounded.  

 

Summary of Value Indications (Land Only): 
 

SALES COMPARISON APPROACH ........................$2,790,000 

 

INCOME CAPITALIZATION APPROACH ........................ N/A    

 

COST APPROACH .................................................................. N/A 
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Correlation and Final Value Estimate (Before the Taking) 
 

During the analysis, it was found that the Sales Comparison Approach to value provided 

the best and most reliable indication of the subject site’s market value.  It was developed, since 

land is often purchased on this basis.  After making the appropriate adjustments to each 

comparable sale, a reliable market value estimate for the site resulted.   

 

 The Income Capitalization Approach was also considered but was not developed, since 

an adequate supply of comparable lease information was not found for land zoned for this type of 

use.  In addition, this approach to value does not reflect the typical motivations of land 

purchasers within the market. 

 

 The Cost Approach was also considered, but not developed, since the taking will not 

impact the improvements and only the value of the land has been estimated. 

  

 After considering all of the facts and circumstances in connection with the subject land, I 

conclude that the estimated Market Value Before the Taking for the Fee Simple Interest of the 

subject property (land only) as of May 7, 2024 was: 

 

-- TWO MILLION SEVEN HUNDRED NINETY THOUSAND DOLLARS -- 

$2,790,000 
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Nature Of Taking 
 

Description of the Taking 

 

According to the Pallito Field and Boathouse Green Acres Exhibit prepared by Langan 

Engineering and Environmental Services, Inc. dated 1/18/2024 and revised 3/14/2024, the 

property will be impacted by permanent easements as well as a temporary easement.  The 

permanent easements will traverse across the majority of the site an east/west direction from 

Sovereign Avenue to the bay.  These areas are identified below, with the temporary easement 

shown in orange and the proposed utility conduits in red surrounded by the permanent easements 

in green.    
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 The full Proposed Easement map, which details the easement areas, is exhibited within 

the Addenda.  The taking involves 2 permanent underground easement areas, each containing a 

conduit/cable.  There is also a temporary easement area surrounding the permanent easement 

areas which will be in place during installation.  The temporary easement is expected to be in 

place for 12 months.   

 

 The taking areas are summarized and described as follows: 

 

Permanent Utility Easement Area – (Shown in Green on the Proposed Easement map) 

Interests Acquired: Permanent, partial interest 

Land Area: 0.18 Acre, or 7,978 SF 

Description/Location:      The easement area is comprised of 2 separate long and narrow  

underground easements running in an east/west from Sovereign 

Avenue to the bay.  They will each contain a utility 

conduit/cable.   

Improvements Affected: None. 

Property Owner’s Future Right 

of Use: 

This gives the Atlantic Shores Offshore Wind Corporation the 

permanent right-of-way and/or easement in, on, over and across 

the property for the purposes of laying, constructing, installing, 

maintaining, repairing, reconstructing, replacing, relocating, 

inspecting, patrolling, altering, adding to, removing and 

operating electric transmission line or lines, together with 

associated appurtenances, wires, conduits, cables, cable vaults, 

cable conduits, manholes, fiber optic fibers, strands and lines and 

other communication equipment and related improvements 

necessary or desirable, and to have the right at any time or times 

to lay additional transmission lines and appurtenances and to 

operate, inspect, maintain, repair, replace, renew, substitute, 

reconstruct and remove all electric transmission lines and 

appurtenances built on, along or under the rights hereinafter 

described. 

The owner, or its assigns will retain the right to use the area 

within the easement.  However, foundations and structures will 

be prohibited above the conduits.  

 

Temporary Construction Easement Area – (Shown in Orange on the Proposed 

Easement map) 

Interests Acquired: Temporary, partial interest 

Land Area: 0.50 Acres, or 21,878 SF 

Description/Location:      The easement area is comprised of a temporary easement along a 

portion of the Sovereign Avenue frontage.  It extends from just 

south of the clubhouse building most of the way to Fairmount 

Avenue, and is up to 177’ deep.  It is expected to last for 12 

months, until construction is complete.  
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Improvements Affected: None. 

The easement area contains some site improvements including a 

parking area and athletic fields.  However, according to Atlantic 

Shores Offshore Wind, any disturbed portion of the site will be 

restored back to its original state or improved upon once the 

temporary easement has ended, including items such as any 

pavement, fencing, athletic fields,  landscaping, etc.   

Property Owner’s Future Right 

of Use: 

This gives the Atlantic Shores Offshore Wind Corporation the 

non-exclusive and temporary right-of-way and/or easement in, 

on over, under and across a portion of the Property for only the 

purposes of and to support Grantee’s construction  and horizontal 

directional drilling, including without limitation staging, conduit 

fusing, repairing, reconstructing, replacing, relocating, 

inspecting, patrolling or altering electric transmission line or 

lines, together with associated appurtenances, wires, conduits, 

cables, cable vaults, cable conduits, manholes, fiber optic fibers, 

strands and lines and other communication equipment and 

related improvements necessary or desirable. 

The owner, or its assigns will retain the right to use the area once 

the construction easement period has ended.   

 

 

Just Compensation 

 

 If a government entity cannot come to an agreement with a property owner for a full or 

partial acquisition of a property, it has the right to take private property (whole or partial) for 

public use under eminent domain proceedings, as long as just compensation is provided to the 

property owner.  Just compensation provides for compensation of any taking, as well as damages 

to the remainder property.  Just Compensation is defined as: 

 

 “the amount of loss for which a property owner is compensated when property is taken.  

Just compensation should put the owner in as good a position pecuniarily as he or she would be 

if the property had not been taken.”11  

 

 The “Before and After Rule” is the methodology used in this report to estimate the value 

of the part taken and any damages to the remainder.  Simply put, just compensation to the 

property owner is estimated as follows: 

 

  Value of Property Before the Taking 

  Minus Value of Property After the Taking 

  The Difference is the Just Compensation 

 

The first part of this report concluded to a market value of the property (land only) before 

the taking.   The second part of this report describes the property after the taking and estimates 

 
11 Appraisal Institute, The Dictionary of Real Estate Appraisal, 7th Edition, Chicago, IL, Appraisal Institute, 2022, p. 101 
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the market value of the land under the hypothetical condition that the “After the Taking” 

description of the property represents the property as of the valuation date.  The taking includes 

both a permanent and temporary utility easement as previously described. 

 

The Before and After methodology generally shows the effect of the fee simple taking on 

the property and may include some damages.  Compensation for easement areas generally need 

to be estimated separately.  Where a temporary easement is taken for infrastructure purposes, the 

rental value of the property taken is the normal measure of damages and is awarded for the 

period taken.12 

 

 In a partial taking, just compensation to the property owner should also include damages 

to the remainder property, if any.  There are two types of damages, compensable (also known as 

severance damages) and non-compensable (sometimes called consequential damages.)  

Severance damages refer to the diminished value of the remaining property arising from physical 

changes, such as changes in size, shape, configuration, etc.  Non-compensable damages refer to 

losses not directly related to the value of the real estate, such as loss of business, frustration and 

loss of goodwill.  Other non-compensable damages include changes in traffic patterns and 

temporary blockage of a street or highway.13  Unless the alleged damage has a demonstrable 

impact on the market value of the remainder property being appraised, it cannot be considered.14 

 

 Damages can be mitigated, in some cases, by applying a “cost to cure.”  This method can 

be used when the damage to the property can be physically and economically corrected.  

However, a cost to cure cannot be applied if the cost to cure exceeds the diminution in value of 

the remainder that would result if such a cure were not undertaken.15 

 

 

Valuation (After the Taking) 
 

Description of Remainder  

 

The property will continue to offer the same physical characteristics as before the taking 

including access, topography, and visibility.  After the Taking, the site’s physical characteristics 

are shown as follows: 

 

Physical Characteristics of the Site (After the Taking) 

Land Area (Total) 3.77 acres  164,105 SF 

Reduction: 0% 

Shape: Same as Before the Taking 

Topography: Same as Before the Taking 

 
12 New Jersey Practice, Eminent Domain, Vol. 2, 3rd Edition, West Publishing Co., St. Paul, MN, 1995, p. 565 
13 Appraisal Institute, Real Estate Valuation in Litigation, 2nd Edition, Chicago. IL 1995, p. 317 
14 Ibid, p. 310 
15 Ibid, p. 296 
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Frontage: Same as Before the Taking 

Corner Influence: Same as Before the Taking 

Access/Visibility: Same as Before the Taking  

Easements/Encumbrances: The site will be permanently encumbered by the underground 

utility easements containing utility conduits/cables. 

Site Improvements: Same as Before the Taking 

Damages: No significant damages are expected After the Taking.  

Foundations and structures will be prohibited above the conduits, 

however, there is sufficient land area to still allow for residential 

development of the site. 

 

 

Highest & Best Use – As if Vacant (After the Taking) 

 

Legally Permissible addresses the legal use of the property given applicable zoning 

regulations and local ordinances/codes along with any other applicable legal restrictions.  The 

use must be probable, not speculative or conjectural. 

 

Legal restrictions affecting the property include the local municipal land use ordinance 

along with all other county and state regulations.  The site lies within the R-3, Residential 

District.  The site continues to meet the area and bulk requirements.  As such, the subject as-is is 

legal, conforming. 

   

 Physically Possible addresses the possible use of the property given the physical aspects 

of the site itself.  Size, shape, topography, existing easements, and soils of the site affect the uses 

to which it can be developed. 

 

The site continues to offer a total land area of 3.77 acres or 164,105± square feet with the 

same attributes and access.  The site will be encumbered by two permanent underground utility 

easements, however, there is sufficient remaining land area to continue to allow for residential 

development.  Overall, the physical attributes of the property appear to continue to allow for 

residential development.  

 

 Financially Feasible addresses which of the legally permissible and physically possible 

uses are capable of producing an income, or return, equal to or greater than the amount needed to 

satisfy operating expenses, financial obligations and capital amortization. Those uses that are 

capable of producing a positive return are considered to be financially feasible.  However, in 

order to receive serious consideration as a highest and best use, there must be a reasonable 

expectation that the use will provide a sufficient return (or yield) to attract investment capital. 

 

In terms of market demand, the subject offers a bayfront location in the city.  The 

appraiser researched comparable waterfront residential land sales in Atlantic City.  An adequate 

number of sales were revealed, all with similarities to the subject property.   

  

Therefore, the financially feasible alternatives continue to indicate that the subject should 

be used for future residential development.    
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Maximally Productive addresses the one use that is capable of providing the highest 

return to the property.  For the subject, the likely buyer continues to be developer for residential 

related use.  As such the maximally productive use continues to be residential development to the 

maximum permitted by zoning. 

 

 

Highest & Best Use – As Improved 

 

 The property, as improved, is again examined under the same four use criteria previously 

considered.  Where a site has existing improvements on it, it is possible that the highest and best 

use of the land may be determined to be other than its existing use.  Any difference between the 

highest and best use as vacant and as improved will indicate the various forms of depreciation 

and obsolescence present at the property or affecting the property. 

 

In evaluating the highest and best use, as improved, the existing property improvements 

have been considered as well as a conversion of the property to another use, and/or expansion of 

the present improvements.  The subject area is currently utilized for recreational use.  It houses 

athletic fields, a park, playground and skate park. The improvements appear to be fairly well 

maintained and are considered to be in average condition.  However, given the subject’s 

residential zoning and waterfront location, the current recreational improvements so not 

maximize the site’s potential. As such, current use continues to be considered an interim use with 

the highest and best use being residential development.   

 

Since the subject’s highest and best use is residential development, the valuation does not 

include the depreciated cost of the park and playground improvements. In addition, the building 

and site improvements will not be impacted by the permanent easement, since it will be 

underground.   
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Appraisal Process 

 
Again, each of the three traditional approaches to value has been considered in estimating 

the market value of the site.  The market value indication was developed via the Sales 

Comparison Approach for the same reason that it was developed “Before the Taking.”     

 

 

Sales Comparison Approach (After the Taking) 

 

A market value estimate has been developed through the Sales Comparison Approach for 

the subject site.  There is no change to the highest and best use of the property due to the 

easements.  There continues to be sufficient land area and road frontage to allow for residential 

development. The same sales have been utilized as in the Before the Taking and the same 

adjustments have been made.   
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Subject Sale 1 Sale 2 Sale 3 Sale 4 Sale 5

3301 Fairmount & Sunset 

Streets

462-468 N Delaware 

Ave

417-435 N 

Massachusetts Ave

701 N Delaware Ave 600 N Delaware Ave 924 Bay Ave

Atlantic City Atlantic City Atlantic City Atlantic City Atlantic City Somers Point

Atlantic County, NJ Atlantic County, NJ Atlantic County, NJ Atlantic County, NJ Atlantic County, NJ Atlantic County, NJ

Sale Price N/A $300,000 $900,000 $3,150,000 $475,000 $725,000

SF of Land 164,105 5,412 52,000 188,939 25,392 61,640

Sale Price/SF N/A $55.43 $17.31 $16.67 $18.71 $11.76

Rights Conveyed Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple

  Adjustment N/A -- -- -- -- --

$55.43 $17.31 $16.67 $18.71 $11.76

Financing/Concessions Market Market Market Market Market Market

  Adjustment N/A -- -- -- -- --

$55.43 $17.31 $16.67 $18.71 $11.76

Conditions Of Sale Market Market Market Market Market Market

  Adjustment N/A 0% 0% 0% 0% 0%

$55.43 $17.31 $16.67 $18.71 $11.76

Market Conditions May-24 Oct-23 Oct-22 Jun-21 Sep-21 Mar-21

  # of Months N/A 7 19 35 32 38

  Adjustment 5% 3% 8% 15% 13% 16%

$57.10 $18.69 $19.17 $21.14 $13.64

Other Adjustments:

  Location Average Comparable Comparable Comparable Comparable Inferior

   Adjustment N/A 0% 0% 0% 0% 10%

  Zoning R-3 R-2 R-3 R-3 R-3 HVW

   Adjustment N/A 5% 0% 0% 0% -10%

  Utilities All Utilities Comp Comp Comp Comp Comp

   Adjustment N/A 0% 0% 0% 0% 0%

  Land Size (SF) 164,105 5,412 52,000 188,939 25,392 61,640

   Adjustment N/A -30% -10% 0% -20% -10%

  Physical Characteristics See Chart Inferior Comparable Comparable Inferior Inferior

   Adjustment N/A 5% 0% 0% 5% 15%

  Improvements Land Only New Bulkhead & Docks Land Only Improvements Land Only Land Only

   Adjustment N/A -15% 0% -30% 0% 0%

  Approvals None None None Approved Approved None

   Adjustment N/A 0% 0% -10% -10% 0%

Net- Other Adjustments N/A -35% -10% -40% -25% 5%

Adj Sale Price/SF N/A $37.11 $16.82 $11.50 $15.85 $14.33

Analysis of Comparables

Weighted Average: $17.09 10% 30% 20% 20% 20%

Average: $19.12

Median: $15.85

$17.00

Subject's Land Area (SF): 164,105                          

Estimated Market Value (Rounded): $2,790,000

Comparable Sales Adjustment Analysis - After the Taking

Indicated Market Value Per SF of Land:
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Conclusions of the Sales Comparison Approach, After The Taking 

 

Again, each comparable sale used in the analysis provided a reasonable indication of the 

subject’s value and was considered the best available as of the valuation date.  

 

Based on this information and other data found within the market, the market value for 

the subject property After the Taking is estimated at $2,790,000 (equivalent to $17.00/SF, 

rounded).  

 

Damages to the Remainder 

 

As previously indicated, no damages to the remainder are anticipated due to the existence 

of a permanent underground utility easements.  The subject will continue to offer the same land 

area and shape.  Foundations and structures will be prohibited above the conduits.  Development 

of the site may require additional planning as a potential developer would have to account for the 

easement areas.  However, the permanent easements will be underground and these areas could 

still contain site improvements and be utilized for land area and setback requirements.   

 

There continues to be sufficient frontage along Fairmount Avenue to allow for the 

development of several detached or attached dwellings.  Many newer townhome developments 

built since the 2000’s in the inlet area and near Delaware Avenue offer rear parking areas or 

garages, which would increase the value and marketability of new homes on the site.  There 

appears to be between 40’ to 50’ between the two permanent easements.  This area could 

potentially be utilized to access these rear amenities.  This access road could also be utilized to 

access potential waterfront dwellings or dwellings constructed on the northern side of Sovereign 

Avenue, as well as accessory docks and piers.  Therefore, the site would still be able to 

accommodate multiple residential users and would be attractive to potential developers given the 

limited available waterfront development options in the city.   

 

The depth of the easements may vary throughout the property, however, will be located at 

a depth that no adverse effect is expected from any vibration related to any drilling or 

maintenance associated with the easements.  

 

Compensation for Easements 

 

New Utility Easement Area (permanent):  The encumbrance of the utility easement 

shall affect an area totaling 0.18 acre or 7,978 SF.  The utility easement is expected to have 

minimal impact on the development potential of the site.  A previously stated, although 

foundations and structures will be prohibited above the conduits, these areas could still contain 

site improvements and be utilized for land area and setback requirements.  However, it may 

require additional planning as a potential developer would have account for the easement areas in 

their design.  Therefore, a 25% reduction in the value of the land to be encumbered has been 

estimated as most of the rights of ownership will remain with the property owner. The damage as 

a result of this encumbrance is estimated as follows and reflects the market estimate of 

$17.00/SF of land. 
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7,978 SF x $17.00/SF x 25% =    $33,907 

 

    (Rounded)        =   $34,000 

 

Temporary Construction Easement Area (Temporary):  The encumbrance of the 

temporary easement area shall impact an area totaling 0.50 acres or 21,878 SF.  The easement 

will begin from the date of notice from Atlantic Shores Offshore Wind and is expected to be in 

place for 12 months.   The compensation will be determined by applying a rental rate to the land 

affected over the time period work is expected to take.   

 

The value of the area affected can be determined by applying a per square foot value to 

the area. The temporary easement will allow for Atlantic City Offshore Wind to have the right to 

use the area for construction related activities in conjunction with the horizontal directional 

drilling, including and potential staging.  The temporary easement area is located across the 

majority of the site and contains the majority of the athletic fields and part of the gazebo, as well 

as possibly a small corner of the snack bar/clubhouse building.  Most of the skate park is not 

located in the temporary easement area. 

 

The formula in determining annual income is: 

 

Capitalization Rate x Value = Income 

 

According to RealtyRates.com, the average capitalization rates for all properties averaged 

9.74% for the 1st Quarter of 2024.  No rates are provided specifically for residential land. 
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The property owner’s and public’s right to access and use the temporary easement area 

will be obstructed during the construction period as construction related activities and equipment 

storage could occur during this time.  As this encumbers a portion of the field, the athletic fields 

are assumed to not be accessible at this time.  Therefore, a capitalization 10% is deemed 

reasonable for the subject property. 

 

21,878 SF x $17.00/SF     =  $371,926 

10% x $371,926 = $37,193 annual income or $3,100 per month (rounded) 

 

Income for 12 months =  $38,000 (rounded) 

 

 

Compensation for Site Improvements 

 

The permanent easement will be underground and will not have any permanent impact on 

the site or building improvements.  According to Atlantic Shores Offshore Wind, any disturbed 

portion of the site will be restored back to its original state or improved upon once the temporary 

easement has ended, including items such as any pavement, fencing, landscaping, etc.  

Therefore, there are no subject site improvements that will be affected. 

 

 

Thus, the resulting market value estimate for the land, After the Taking, is summarized as 

follows and reflects all anticipated damages to the remainder: 

 

 Sales Comparison Income Capitalization Cost Approach 

Market Value Conclusion After The 

Taking 

$2,790,000 N/A N/A 

    

Less:    Permanent Easement - $34,000   

Less:    Temporary Easement - $38,000   

    

After Value Reflecting All Damages  $2,718,000   

  After Value (Rounded) $2,718,000   

 

 

Correlation/After Value Estimate  

 
 Sales Comparison Approach ...............................................$2,718,000 

  

 Income Capitalization Approach........................................     N/A  

 

 Cost Approach ......................................................................     N/A 

 

 

Reconciliation  
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 In the final reconciliation, the appraiser must insure that the approaches and methods 

used relate to the real property interest being appraised, the definition of value under 

consideration, and the purpose and use of the appraisal.  In the analysis of the subject, only the 

Sales Comparison Approach to value has been considered in estimating value for the subject 

property.  The following value estimates were derived by each approach employed: 

 

              Before     After 

Sales Comparison Approach        $2,790,000               $2,718,000 

Income Capitalization Approach                       N/A      N/A 

Cost Approach              N/A      N/A 
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Conclusion And Justification  
 

 

Value Before.................................................................$2,790,000  ($740,577/Acre) 

 

Value After...................................................................$2,718,000  ($720,955/Acre) 

 

Value of Part Taken 

And Damages to Remainder......................................$72,000 

 

 
An allocation of is shown as follows: 

 

Permanent Easement: .....................................$34,000 

Temporary Easement: ....................................$38,000 
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Certification 

 

I certify that, to the best of my knowledge and belief: 

 

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

* The reported analyses, opinions, and conclusions are limited only by the reported 

assumptions and limiting conditions and are my personal, unbiased professional 

analyses, opinions, and conclusions. 

* I have no bias with respect to the property that is the subject of this report or the 

parties involved with this assignment. 

* I have previously completed an appraisal of the subject property with an effective 

date of February 15, 2023 for the same client.  I have performed no other services, as 

an appraiser or in any other capacity, regarding the property that is the subject of this 

report within the three-year period immediately preceding acceptance of this 

assignment. 

* My engagement in this assignment was not contingent upon developing or reporting 

predetermined results. 

* My analyses, opinions, and conclusions were developed, and this report has been 

prepared, in conformity with the Uniform Standards of Professional Appraisal 

Practice (USPAP). 

* The use of this report is subject to the requirements of the Appraisal Institute, with 

which I am affiliated, relating to review by its duly authorized representatives. 

* Heather Wills and Lee Ann Kampf, MAI provided assistance in the data collection 

and preparation of this appraisal. 

* I have personally made an exterior drive-by inspection of the property that is the 

subject of this report along with all comparable properties used in the report. 

* I certify that, to the best of my knowledge and belief, the reported analyses, opinions, 

and conclusions were developed, and this report has been prepared in conformity with 

the Uniform Standards of Professional Appraisal Practice (USPAP) as promulgated 

by the Appraisal Standards Board of the Appraisal Foundation.  In addition, the report 

is in conformity with the requirements of the Code of Professional Ethics and 

Standards of Professional Appraisal Practice of the Appraisal Institute, with which I 

am affiliated. 

* As of the date of this report, I have completed the requirements of the Continuing 

Education Program of the Appraisal Institute for Designated Members of the 

Appraisal Institute 

            

 May 17, 2024           _________________  

Date of Report     Jerome J. McHale, MAI 
       Certified General Appraiser 

       NJ SCGREA No. 42RG00023900 
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Southwesterly View of Fairmount Avenue 

 

 
Southeasterly View of Sovereign Avenue 
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Northeasterly View of Sunset Avenue 

 

 
Northerly View of Subject From Fairmount Avenue 
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Southerly View of Sovereign Avenue Parking Area (Easement Area) 

 

 
Westerly View of Subject Athletic Field (Easement Areas) 
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Westerly View of Subject Toward Water (Permanent Easement Area) 

 

 
Easterly View of Athletic Fields (Permanent Easement Area) 
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Westerly View of Permanent Easement Area Toward Water 

 

 
Easterly View of Athletic Fields (Easement Area) 
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Northeasterly View of Subject Waterfront Lot Line 

 

 
Southerly View of Gazebo and Playground (Not in Easement Area) 
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Northerly View of Subject Building  

(Building Not in Easement Area, Land in Foreground in Temporary Easement Area)  

 

 
Northerly View of Skate Park (Not in Easement Area) 
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FEMA Flood Map 
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Comparable Land Sale 2 
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FEMA Flood Map 
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Comparable Land Sale 3 
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FEMA Flood Map 
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Wetlands Map 
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Comparable Land Sale 4 
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FEMA Flood Map 

 

 

  



 

ADDENDA  83  
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Wetlands Map 

  
  



 

ADDENDA  84  

 

Comparable Land Sale 5 
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FEMA Flood Map 
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Kimberly S. Brodbeck, Manager, Utilities/Real Estate 

RK&K 

110 S. Poplar Street, Suite 102 

Wilmington, DE 19801 

 

RE: Waterfront Land – Atlantic City Boathouse 

3401 Fairmount and 3411 Sunset Avenue 

Owner:  Atlantic City Board of Education 

Block 370, Lots 1 and 1.01 

1.25 Acres 

Atlantic City, Atlantic County, New Jersey 

JMA File No. 220294.13 

 

Dear Ms. Brodbeck:  

 

 In accordance with your request, I have prepared an Appraisal Report for the above 

referenced property.  The purpose of the appraisal was to provide a market value estimate for a 

permanent utility easement and damages to the remainder.  The intended use of the appraisal is 

to serve as a valuation guide for a permanent underground utility easement located under the 

subject property. 

 

The market value estimate only reflects the value of the real estate and excludes the value 

of any personalty at the property.  The appraiser made a comprehensive physical inspection of 

the subject property, its market area, and all comparable property information. 

 

 The subject property consists of a total of 1.25 acres of land.  This includes 2 parcels, one 

of which is mostly water covered.  The proposed underground utility easement consists of a 

permanent easement measuring 0.07 Acre (3,020 SF) located on Lot 1.01.  Although the 

easement does not affect Lot 1 directly, they are considered one economic unit since Lot 1.01 is 

the water/riparian component of the adjoining uplands on Lot 1.  The subject’s strength is its 

waterfront location along a navigable waterway.  The weaknesses are the general economic 

conditions prevailing in the city.   

 

No hazardous waste is known to exist on the property and no areas of concern were 

observed during the inspection.  The appraiser highly recommends that a qualified environmental 

expert be retained to make such a determination.   
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The enclosed appraisal report includes the information relevant to the valuation of the 

property as well as the methodology used to arrive at the value conclusion.  It has been prepared 

in conformity with the Uniform Standards of Professional Practice of the Appraisal Foundation, 

the Code of Professional Ethics and Standards of Professional Appraisal Practice of the 

Appraisal Institute, and in compliance with the appraisal regulations promulgated by the Green 

Acres Program.   

 

The appraised market value is based upon the following Conditions/Assumptions: 

 

1. It is an extraordinary assumption of the appraisal that the tracts are clean and free from 

environmental contamination and debris. 

2. According to Green Acres guidelines, the site is to be appraised as of the effective date 

(current) “as if” vacant and an independent economic unit, subject to N.J.A.C 7:36-8.3 – 

Appraisal Procedures: ‘…In any appraisal of parkland proposed to be disposed of or 

diverted, the value of the parkland shall be based on its highest and best use, or the use 

intended subsequent to the disposal or diversion, whichever would result in a higher 

market value for the land’. 

 After careful consideration of all data, it is my opinion that the market value of the 

Taking & Damages to the Remainder, subject to the assumptions and limiting conditions set 

forth, as of May 7, 2024, was as follows: 

 
 

Estimated Value of the Subject Property, Before the Taking (Land Only): 

$870,000  

($696,000/Acre) 

 

Estimated Value of the Subject Property, After the Taking (Land Only): 

$865,000 

($692,000/Acre) 

 

Estimated Value of the Acquisitions & Damages To The Remainder: 

$5,000 

 

An allocation is shown as follows: 

 

Permanent Easement: $5,000 

 Temporary Easement:  N/A     
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Attached is a report with my findings.  This report was prepared for the exclusive use of 

the client.  It may not be distributed to or relied upon by other third parties without the prior 

written consent and approval by Jerome McHale of J. McHale & Associates, Inc.  No portions of 

the report may be disseminated to the public through news, advertising, or sales media. 

 

      

Very Truly Yours, 

 

       

 

       Jerome J. McHale, MAI 

       NJ SCGREA No.  42RG00023900 
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Subject Property 
 

 
Southwesterly View Toward Subject (Lot 1.01) 

 

 
Northeasterly View of Subject (Lot 1) 
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Executive Summary 
 

Subject Property:   3401 Fairmount and 3411 Sunset Avenues 

Atlantic City, Atlantic County, New Jersey 

 

Tax Identification:   Block 370, Lots 1 and 1.01 

      

Current Ownership: Atlantic City Board of Education 

 

Property Type:   Waterfront Land Containing Atlantic City Boathouse &  

Dock 

 

Land Area: 1.25 acres (54,583 SF land); 197’ +/- along Fairmount 

Avenue; 282´± frontage along the bay; 50% ± upland and 

50% ± water 

 

Proposed Easement(s):    

Easements 
 Acres SF 

Permanent Subsurface Easement: 0.07 3,020 

 

Site Improvements: Bulkhead, concrete paving, floating dock 

 

Building Improvements: Atlantic City Boathouse 

         

Zoning:    R-3 Residential  

       

Real Estate Tax Assessment:  

 
       The properties are tax exempt. 

 

Highest and Best Use:  

  Before the Taking:   Future residential development 

 

  After the Taking: Future residential development 

 

Address 3401 Fairmount Ave 3411 Sunset Ave Total

Block 370 370

Lot 1 1.01

Land $646,900 $560,000 $1,206,900

Improvements $1,611,800 $112,500 $1,724,300

Total $2,258,700 $672,500 $2,931,200

Tax Rate (2023) 3.565 3.565 3.565

Estimated Taxes $80,522.66 $23,974.63 $104,497.28

Equalization Ratio (2024) 69.57% 69.57% 69.57%

Equalized Assessed Value $3,246,658 $966,652 $4,213,310

Tax Assessment
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Valuation Date:   May 7, 2024 

 
Estimated Market Value (Land Only):    

 

Sales Comparison Approach  

        Before Value       $870,000 

            After Value     $865,000 
 

Income Capitalization Approach 

     Before Value      N/A 

     After Value       N/A 

 

Cost Approach 

          Before Value      N/A 

          After Value       N/A 

 

 

FINAL ESTIMATE OF VALUE: 

     BEFORE VALUE       $870,000 ($696,000/Acre) 

     AFTER VALUE       $865,000 ($692,000/Acre) 

 

VALUE OF THE ACQUISITION 

AND DAMAGES TO THE REMAINDER:   $5,000 
 
An allocation is shown as follows: 

  Permanent Easement:   $5,000 

   Temporary Easement:   N/A 

 

The appraised market value is based upon the following Conditions/Assumptions: 

 

1. It is an extraordinary assumption of the appraisal that the tracts are clean and free from 

environmental contamination and debris. 

2. According to Green Acres guidelines, the site is to be appraised as of the effective date 

(current) “as if” vacant and an independent economic unit, subject to N.J.A.C 7:36-8.3 – 

Appraisal Procedures: ‘…In any appraisal of parkland proposed to be disposed of or 

diverted, the value of the parkland shall be based on its highest and best use, or the use 

intended subsequent to the disposal or diversion, whichever would result in a higher 

market value for the land’. 
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Purpose of the Appraisal 

 

 As used within this report, Market Value is defined as: 

 

“The most probable price which a property should bring in a competitive 

and open market under all conditions requisite to a fair sale, the buyer and seller 

each acting prudently, knowledgeably and assuming the price is not affected by 

undue stimulus.  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: 

 

 Buyer and Seller are typically motivated; 

 Both parties are well informed or well advised, and each acting in what they consider 

their own best interest; 

 A reasonable time is allowed for exposure in the open market; 

 Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements 

comparable thereto; and 

 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.1 

 

 

Intended Use & Users of the Appraisal 

 

The intended use of this appraisal is to serve as a valuation guide for potential easement 

acquisition negotiations.  The intended users are Remmell, Klepper & Kahl, LLP (RK&K), 

Atlantic Shores Offshore Wind, LLC, their legal counsel, and the New Jersey Department of 

Environmental Protection Green Acres Program.    

 

 

Date of the Value Estimate 

 

 The primary inspection of the subject properties was conducted on May 7, 2024, which is 

the effective date of valuation.  Representatives of ownership (Atlantic City Board of Education) 

were not present, but the appraiser was accompanied by representatives of Green Acres and 

Atlantic Shores Offshore Wind, LLC and the City of Atlantic City.  There were several 

additional exterior inspections performed, including an initial inspection performed on June 1, 

2022.  Ownership was notified of the appraiser’s engagement, but did not respond.  Therefore, 

no representatives of ownership were present at any inspection.  The date of the preparation of 

the appraisal report is shown on the letter of transmittal attached with this report.  

 
 

 
1 Appraisal Institute, The Appraisal Of Real Estate, 15th Edition. Chicago, IL:  Appraisal Institute, 2020, p. 49.  
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Scope of the Appraisal 

 

 
  

Procedure/Analysis Yes No N/A

• Notification and contact with Property Owner  √

• Researched regional, city, and neighborhood data.  √

• Researched market trends (i.e. inventory, vacancy, absorption, new construction, etc.) for the subject property type.  √

 

• Data has been collected regarding the physical characteristics of the subject property, neighborhood trends and 

influences, market trends and influences, typical amenities and utilities, zoning and related controls, as well as the 

subject’s tax assessment.

 √

• Reviewed the following Documents

·         Tax Assessment Map  √

·         Zoning Maps & Zoning Ordinances  √

·         FEMA Flood Zone Map  √

·         Aerial Map  √

·         NJDEP Wetlands Map  √

·         Tax Assessment Information  √

·         Pallitto Field and Boathouse Green Acres Exhibit prepared by Langan Engineering and Environmental 

Services, Inc. dated 1/18/2024 and revised 3/14/2024
 √

·         Surveys prepared by Matrix New World dated 12/22/2022

• Analyzed information pertaining to any existing or proposed physical improvements located on the subject site.  √

 

• A physical inspection of the subject property (exterior only), its market area, and all comparable properties.   √

 

• Determined the Highest and Best Use of the site as vacant and as currently improved (if applicable).  √

 

• Each of the three traditional value approaches -- the Income Capitalization, Sales Comparison, and Cost 

approaches -- has been considered in arriving at a value conclusion for the subject property.
 √

• All comparable data has been verified through a variety of sources including recorded information at the local and 

county levels and through conversations with at least one of the parties involved in the transaction.  √

• Performed an Income Capitalization Approach.  √

• Performed the Sales Comparison Approach.  √

• Performed a Cost Approach.  √

• All research and analyzed information has been utilized in order to come to a final value conclusion for the subject  √

• Determined reasonable marketing and exposure times associated with the concluded value.  √

Scope Of The Appraisal
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Property Rights Appraised 

 

  The real property valued in this appraisal consists of the Fee Simple Estate.  Title is 

assumed to be free and clear of encumbrances including special financing and restrictions such 

as deed restrictions and easements of record.  It is only subject to the four governmental powers 

of taxation, eminent domain, police power, and escheat.   

  

The Fee Simple Estate is defined as: 

 

“Absolute ownership unencumbered by any other interest or estate, subject only to the 

limitations imposed by the governmental powers of  taxation, eminent domain, police 

power, and escheat.”  2 

  

An Easement is defined as: 

 

 “The right to use another’s land for a stated purpose.” 3 

 

  

Assumptions & Limiting Conditions 

 

The appraisal report is subject to the following assumptions and limiting conditions set 

forth as follows.  Additional assumptions and limiting conditions may be cited elsewhere in the 

report. 

 

1. To the best of my knowledge, the statements of facts contained in the appraisal report, upon 

which the analysis, opinions and conclusions expressed are based, are true and correct.  

Information, estimates and opinions furnished to us and contained in the report or utilized in 

the formation of the value conclusion was obtained from sources considered reliable and 

believed to be true and correct.  However, no representation, liability or warranty for the 

accuracy of such items is assumed by or imposed on us, and is subject to corrections, errors, 

omissions and withdrawal without notice. 

2. Title is assumed to be good and marketable.  The appraiser assumes no responsibility for 

legal matters affecting the property or title, nor does the appraiser render any opinion as to 

the title. 

3. The legal description, areas, and dimensions shown within the report are assumed to be 

correct. 

4. No survey of the property has been made by the appraiser.  Exhibits such as site plans and 

floor plans are included to assist the reader in visualizing the property, and the appraiser 

assumes no responsibility. 

5. It is assumed that there are no hidden or adverse conditions of the property, subsoil, or 

structures that would render it more or less valuable.  No responsibility is assumed for such 

 
2 Appraisal Institute, The Dictionary of Real Estate Appraisal, 7th Edition. Chicago, IL:  Appraisal Institute, 2022, p. 73.  
3 Appraisal Institute, The Dictionary of Real Estate Appraisal, 7th Edition. Chicago, IL:  Appraisal Institute, 2022, p. 58. 
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conditions or for the engineering/remediation that may be required to remove such 

condition.  If the client has a concern over the existence of such conditions in the property, I 

consider it imperative to retain the services of a qualified engineer or contractor to 

determine the existence and extent of such hazardous conditions.  Such consultation should 

include the estimated cost associated with any required treatment or removal of the 

hazardous material.  

6. The property has been appraised as though free of liens and encumbrances unless so 

specified within the report.   

7. Management and ownership are assumed to be competent. 

8. Public, industry and statistical information are from sources that I deem to be reliable.  

However, no representation as to the accuracy or completeness of such information is being 

made. 

9. It is assumed that there is full compliance with all applicable federal, state, and local 

environmental regulations and laws unless non-compliance is stated, defined, and 

considered in the appraisal report. 

10. It is assumed that any mechanical and electrical equipment, which is considered part of the 

real estate, is in proper operating condition except when noted herein.  These include items 

such as the heating, air conditioning, plumbing, sprinkler, and electrical systems. 

11. It is assumed that all applicable zoning and use regulations and restrictions have been 

complied with, unless a nonconformity has been stated, defined, and considered in the 

appraisal report. 

12. It is assumed that all required licenses, consents or other legislative or administrative 

authority from any local, state or federal governmental or private entity have been or can be 

obtained or renewed for any use on which the value estimate contained in this report is 

based.    

13. The appraisal is to be used in whole and not in part.  No part of it shall be used in 

conjunction with any other appraisal.  Furthermore, this report and all conclusions are for 

the exclusive use of the client for the sole and specific purpose(s) stated herein. 

14. I am not required to give testimony or be in attendance at any court or administrative 

proceeding with reference to the property appraised, unless arrangements have been 

previously made. 

15.  The value conclusion is subject to formal determination of the existence of any state or 

federal wetlands or other environmentally sensitive areas including all required buffer 

zones.  I am not an expert in this field and it is considered imperative that the services of a 

qualified environmental expert be retained in order to make such determinations.  Any 

environmentally sensitive area detected on the property could have an impact on the value 

estimated herein, and thus, I reserve the right to modify the value conclusion if such areas 

are found to be present on the property. 

16. No change of any item of the appraisal report shall be made by anyone other than myself, 

and I shall have no responsibility for any such unauthorized change. 
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17. Information and estimates provided to me and contained in the report, including but not 

limited to Income & Expense Statements, Rent Rolls, capital expenditures, and 

repair/remediation estimates, were from sources considered reliable and are believed to be 

true and accurate.       

18. I have not made a specific compliance survey and analysis of this property to determine 

whether or not it is in conformity with the various detailed requirements of the American 

with Disabilities Act (ADA), which became effective on January 26, 1992.  It is possible 

that a compliance survey of the property along with a detailed analysis of the requirements 

of the Act could reveal that the property is not in compliance with one or more of the 

Act’s requirements.  I consider it imperative that the services of a qualified architect 

and/or engineer be retained to make such a determination.  If any items of non-compliance 

are detected, they could have an impact on the value estimated herein, and thus, I reserve 

the right to modify the value conclusion if such items of non-compliance are found to be 

present on the property. 

 

 

Hypothetical Conditions/Extraordinary Assumptions 

 

A Hypothetical Condition is defined as, “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”4  

 

An Extraordinary Assumption is defined as, “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.”5  

 

 The appraised market value is based upon the following Conditions/Assumptions: 

 

1. It is an extraordinary assumption of the appraisal that the tracts are clean and free from 

environmental contamination and debris. 

2. According to Green Acres guidelines, the site is to be appraised as of the effective date 

(current) “as if” vacant and an independent economic unit, subject to N.J.A.C 7:36-8.3 – 

Appraisal Procedures: ‘…In any appraisal of parkland proposed to be disposed of or 

diverted, the value of the parkland shall be based on its highest and best use, or the use 

intended subsequent to the disposal or diversion, whichever would result in a higher 

market value for the land’. 

  

 
4 Uniform Standards of Professional Appraisal Practice as promulgated by the Appraisal Standards Board of the Appraisal 

Foundation, 2024 Edition, p. 4. 
5 Uniform Standards of Professional Appraisal Practice as promulgated by the Appraisal Standards Board of the Appraisal 

Foundation, 2024 Edition, p. 4. 
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Location Analysis 
 

The objective of this section is to identify and analyze trends and opportunities that may 

have a bearing on the economics and marketability of the property as described in the previous 

section.  Since real estate is an integral part of its neighborhood and it cannot be treated as an 

entity apart from its environment, in this section, those attributes that may influence the highest 

and best use and market value of the property are explored in detail.   

 

Regional Data  

 

 The subject property is located in Atlantic City, which is a municipality within Atlantic 

County, New Jersey.  Atlantic County is part of the two county Atlantic City Metropolitan 

Statistical Area (MSA).  This MSA comprises the counties of Atlantic and Cape May. 

 

 

Source:  World Atlas 

Atlantic County, encompassing 560 square miles, is located in southeastern New Jersey 

and is one of the state’s coastal counties. The eastern border abuts the Atlantic Ocean, on the north 

are Burlington and Ocean Counties, on the west are Camden and Gloucester Counties, and along 

the southern border are Cumberland and Cape May Counties. 

 

 Atlantic City is situated in the southeastern portion of the county.  It contains 11.35 square 

miles of land area and is bounded by Absecon City, Brigantine City, and Galloway Township to 

the north, Egg Harbor Township and Pleasantville City to the west, Ventnor City to the south, and 

the Atlantic Ocean to the east.  Most development is residential. However, some commercial, light 

industrial and office development is located throughout the city.  The primary appeal of the city is 

its casino hotels, boardwalk and seaside beaches. 
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Population Trends 

 

The population trends occurring in the state, county, and municipality are shown as 

follows: 

 

 
   Source: STDBOnline 

 

As shown, the population within the state has shown moderate annual increases during the 

current decade, while the county remailed relatively stagnant and the municipality showed 

moderate declines.  The rate of increases is projected to slow in the state and decrease in the 

county, while the municipality is expected to show a slight increase in 2027. 

 

The population within the state, county and municipality was distributed as follows: 

 

 
Source: STDBOnline 

 

 As shown above, the municipality has a lower median home value as compared to the 

county, which was lower than the overall state.  The municipality has a median age more youthful 

than both the state and county.  

  

New Jersey Atlantic County Atlantic City

Population

    2010 Total Population 8,791,894 274,549 39,558

    2023 Total Population 9,398,155 275,834 38,209

    2028 Total Population 9,440,885 273,455 37,814

.

    2010 - 2020 Annual Growth Rate 0.55% 0.00% -0.27%

    2023 - 2028 Annual Growth Rate 0.09% -0.17% -0.21%

New Jersey Atlantic County Atlantic City

Median Home Value

    2023 $437,535 $289,276 $211,682

    2028 $470,523 $320,036 $260,036

Median Age

    2010 38.9 39.9 36.3

    2023 40.6 41.5 37.3

    2028 41.5 41.9 38.1

2023 Population by Sex 9,398,155 275,834 38,209

    Males 48.91% 48.69% 48.67%

    Females 51.09% 51.31% 51.33%

2028 Population by Sex 9,440,885 273,455 37,814

    Males 48.86% 48.63% 48.60%

    Females 51.14% 51.37% 51.40%
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Employment Trends 

 

Some of the largest private employers in Atlantic County include Caesars Entertainment, 

Borgata, Hard Rock, Tropicana, Golden Nugget, Resorts, AtlantiCare, FAA, Shore Medical 

Center, Atlantic City Electric, Stockton University and Wawa.  There is also a thriving agricultural 

business in Atlantic County.  Tourism is the driving force of the local economy.  

Leisure/Hospitality is the largest industry in Atlantic County.  The Leisure and Hospitality 

Industry accounts for approximately 40% of the total County employment, with the region’s 

economy largely dependent upon the Atlantic City Casino industry and coastal resort industry. 

 

According to the St. Louis Reserve FRED Economic Data, as of May 2020 the 

unemployment rate for Atlantic County was 34.8%, mostly due to the Stay at Home Order that was 

in effect during the Covid-19 pandemic.  Since that time Covid restrictions have been lifted and the 

unemployment rate has declined to the rate of 6.3% as of December 2023.  This unemployment 

rate is higher than the statewide unemployment rate of 4.8% as of December 2022.  The overall 

impacts of the unemployment rate for Atlantic County are uncertain.  The following chart shows 

the unemployment rate for Atlantic County since 2014:  

 

 
 

Housing Trends 

 

Residential development for the state, county, and city as reflected by building permits is as 

follows: 
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         Source:  New Jersey Department of Labor, NJ Building Permits. 

 

 As shown in the table above, the city experienced generally slow growth from 2009 to 

2016, then experienced an increase 2017-2018, before declining in 2019 and remaining relatively 

level until 2023.  The growth in 2017-2018 is largely due to the construction of the 600 NoBo at 

North Beach apartment complex and the approved conversion of hotel rooms at Showboat into 267 

apartments, as well as due to the public housing efforts of the CRDA and the Atlantic City Housing 

Authority.  

 

Development in Atlantic City 

 

Casinos 

 

As indicated, the economy is largely dependent upon the casino industry, as they are some 

of the largest employers in the County.  Between 2014 and 2016, the City saw the closures of 

several casinos, including Atlantic Club, Showboat, Revel, Trump Plaza and Trump Taj Mahal.  

Several have since re-opened or been re-branded, however, Atlantic Club remains closed and 

Trump Plaza was demolished in 2021. 

 

Stockton College purchased the Showboat Casino with plans to repurpose the casino as a 

branch site for the college.  However, the college encountered legal issues regarding this use with 

the adjoining Taj Mahal Casino.  It was then sold to a Philadelphia developer and re-opened in 

2016 as a hotel only, with no casino.  In the summer of 2019, Showboat converted a portion of the 

hotel into 264 rental apartment units.  The units are furnished with housekeeping services, they 

have access to various hotel amenities, and are available to for 2-day, weekly, and monthly rentals. 

In 2022, Showboat applied for conversion of a second hotel tower into 355 additional apartment 

units.   

Year Permits Change Permits Change Permits Change

2007 25,400 1,036 70

2008 18,369 -27.7% 794 -23.4% 164 134.3%

2009 12,396 -32.5% 512 -35.5% 58 -64.6%

2010 13,540 9.2% 512 0.0% 42 -27.6%

2011 13,079 -3.4% 390 -23.8% 25 -40.5%

2012 17,939 37.2% 41 -89.5% 26 4.0%

2013 24,199 34.9% 484 1080.5% 31 19.2%

2014 28,174 16.4% 722 49.2% 114 267.7%

2015 30,640 8.8% 710 -1.7% 55 -51.8%

2016 26,767 -12.6% 1,083 52.5% 95 72.7%

2017 2,926 -89.1% 1,090 0.6% 392 312.6%

2018 28,221 864.5% 996 -8.6% 279 -28.8%

2019 36,505 29.4% 957 -3.9% 146 -47.7%

2020 36,146 -1.0% 667 -30.3% 154 5.5%

2021 37,094 2.6% 804 20.5% 168 9.1%

2022 38,117 2.8% 807 0.4% 123 -26.8%

2023 32,840 -13.8% 383 -52.5% 55 -55.3%

Residential Building Permits

State County Municipality
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Hard Rock International purchased the former Trump Taj Mahal Casino.  The $500 million 

renovation and rebranding into the Hard Rock Hotel and Casino Atlantic City.  The project 

generated approximately 3,000 permanent jobs as anticipated, and opened doors on June 28, 2018.  

 

In April 2015, the $2.4 billion former Revel hotel/casino was purchased for $82 million by 

Florida developer, Glenn Straub.  Revel’s re-opening was delayed due to a number of reasons, but 

primarily with regard to disagreements with the energy provider and the city.  In November 2015, 

Mr. Straub agreed to purchase the power plant for $30 million.  Mr. Straub then sold Revel to a 

Colorado-based group for $200 million.  The casino was rebranded as Ocean Resort Casino and re-

opened in 2018. 

 

Other Development 

 

AC Devco is a non-profit development corporation that is modeled after the New 

Brunswick Development Corporation, credited with a number of new development projects in 

New Brunswick over the past two decades.  The corporation teamed up with Stockton University 

and in the fall of 2018, an Atlantic City Campus was opened with four buildings and housing for 

over 500 students.  The development was part of a $220 million A.C. Stockton Gateway project 

which also includes a six-story office building for South Jersey Industries.  Stockton also 

completed construction on Phase II of the project, an additional 6 story, 416-bed residential 

complex. 

 

Boraie Development completed construction on 600 NoBe at North Beach.  The first new 

market rate residential apartment complex in the city in decades contains 250 apartments.  It 

contains a courtyard with on-site parking, pool and lounge area, fitness center, and residents 

lounge.  Boraie also announced plans to develop a second phase, 700 NoBe. 

 

A new $100 million indoor water park opened in summer 2023 next to The Showboat 

hotel.  The 103,000 SF facility will have a retractable roof and include water slides, pools, a lazy 

river, zip line, retail and restaurants, as well as a 10,000 SF for adults only.  Showboat Hotel also 

added a fitness club called Matrxx Fitness in 2019, as well as Lucky Snake, a 100,000 SF arcade 

and sports bar, in 2021. 

 

AtlantiCare constructed a 69,700 SF medical arts complex at Atlantic and Ohio Avenues, 

next to the existing AtlantiCare Regional Medical Center.  The new facility includes medical 

education classrooms, dialysis center and houses the Maternal/Fetal Medicine Program.  The 

CRDA had reportedly agreed to provide the land and $15 million toward the project. 

 

Redevelopment is occurring in the ‘Orange Loop’ area of the city, consisting of S. 

Tennessee Ave, S. New York Ave, and St James Place.  Some of the newer uses in this area 

include the Tennessee Avenue Beer Hall, The Leadership Studio yoga studio, Rhythm & Spirits 

restaurant and music hall, and Anchor Rock Club.  The former Bourre restaurant has closed and is 

being re-opened as the Cardinal restaurant.   
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A site has been chosen for a new supermarket planned for the City.  The project is 

envisioned as a 40,000 SF store to be located at Baltic and Ohio Avenues on land currently owned 

by the CRDA and the Atlantic County Improvement Authority.  A developer had been chosen to 

construct and operate a Shop Rite, however, those plans had fallen through and a new Request for 

Proposals was issued to find a new developer/operator. 

 

Numerous plans have been proposed to develop Bader Field, the former Municipal Airport 

along Route 40 off the main island.  The Atlantic City Tourism District Master Plan, Volume 4, 

includes the establishment of a Bader Field District.  Initial phases would include construction of 

temporary sports fields, while subsequent phases would be depended on market conditions and 

include a mixture of uses including residential, commercial, marina, parks and community spaces.  

The property currently hosts various events, such as festivals and concerts, and would continue to 

do so in the short term until it can be developed.   

 

There were two proposed plans for the Bader Field site in early 2023.  One is known as 

Renaissance at Bader Field.  It would include a Formula One style driving course in the center, 

surrounded by residential condominiums, apartments and townhomes.  The proposal also includes 

a hotel, retail space, museum, event center, and waterfront amphitheater.  The second is known as 

Casa Mar.  It would include 10,000 residential units, 400,000 SF of retail and office space, 20 

acres of recreational space, and a network of canals.  On March 23, 2023, it was reported that the 

Mayor signed a memorandum of understanding that grants DEEM exclusivity for six months to do 

its due diligence, produce plans, and arrange financing, which DEEM has sought to extend. 

 

 

Linkages 

 

Atlantic County is easily accessible from major nearby metropolitan areas including New 

York, Philadelphia, Newark and Wilmington through a network of federal and state highways.  To 

the north, the Garden State Parkway connects Atlantic City to Newark as well as to the New Jersey 

Turnpike (I-95) with access to New York City.  The Garden State Parkway connects to the Atlantic 

City Expressway with access to Atlantic City to the east and Philadelphia and Wilmington to the 

west.  Philadelphia and Wilmington are located approximately 50 and 80 miles, respectively from 

Atlantic County while Newark and New York are located approximately 75 miles north.  Atlantic 

County has a good local transportation network including U.S. Route 9, Black Horse Pike (Route 

40), White Horse Pike (Route 30), and adequate secondary routes.   

 

Freight rail service has been available throughout the region since the last century.  

Commuter train service was revived in 1989 by Amtrak, which provides express service from 

Philadelphia and New York to Atlantic City.  New Jersey transit operates trains from 30th Street 

Station in Philadelphia to Atlantic City with intermediary stops along the route in Cherry Hill 

Township, Lindenwold Borough, Waterford Township (Atco), Hammonton, Egg Harbor City, and 

Absecon.  Commuter rail service has historically had poor amounts of riders and its future is 

questionable. 

 

Atlantic City’s connector tunnel and highway consists of a 2.2-mile connector tunnel and 

highway between Atlantic City and Brigantine.  It provides access to the Atlantic City 
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Expressway, the marina district, Brigantine City, and Route 30 and North Carolina Avenue, 

leading to the Inlet casinos.   

 

Public bus service is available throughout the county and region.  In addition, many private 

bus companies provide tour service primarily to Atlantic City.  Air transportation within the county 

is available via the Atlantic City International Airport which is located in Egg Harbor Township 

near the FAA Center.   
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Neighborhood Analysis 

  

The subject properties are located at 3401 Fairmount and 3411 Sunset Avenues on the bay 

side of Atlantic City.  Atlantic City is part of a barrier island known as Absecon Island which is 

eight miles in length and in addition to Atlantic City includes Ventnor, Margate and the Borough 

of Longport. The subject is located in the Chelsea section of Atlantic City.  The subject is a 

waterfront lot along the bay.  The immediate area is primarily residential uses, with scattered 

neighborhood uses throughout.   

 

The highways serving Atlantic City include the limited access Atlantic City Expressway, 

Route U.S. 40/322 (Black Horse Pike) and Route U.S. 30 (White Horse Pike).  Main roadways 

across the island include Atlantic, Pacific, Arctic and Baltic Avenues.  The subject properties are 

located near the Route 40 entrance to the island and are accessible by North Hartford/Fairmount 

Avenue.  Although one of the parcels has a Sunset Avenue address, Sunset Avenue does not run 

along the property. 

 

Fairmount Avenue is a local roadway that traverses the city in a northeast to southwest 

direction from the Absecon Inlet to the subject property.  It offers one way traffic flow and is also 

known as Baltic Avenue to the northeast.  Past the subject it turns and changes into Hartford 

Avenue.  It is signal controlled at major intersections and offers concrete curb and sidewalk, street 

lighting, and public utilities.   

 

Overall the subject offers an average to good bayfront location in the City.  The city has 

benefitted from the construction of the Stockton University Campus.  However, the subject is 

located several blocks from the campus and this area has not benefitted as well as the areas 

immediately surrounding the academic and student housing buildings.  

 

A location map and demographic information for the surrounding 1 mile, 3 miles, and 5 

miles is provided as follows: 
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Location Maps 
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Subject Property  

 
 The proposed easement will encumber part of Lot 1.01, which is a water covered parcel 

containing a portion of the floating dock utilized by the Atlantic City Boathouse on the adjoining 

uplands parcel, Lot 1.  While the proposed easement will not impact Lot 1 directly, Lot 1.01 would 

have limited utility due to its lack of land area.  Therefore, the appraiser analyzed the site in order 

to make a determination of the larger parcel. 

 
A Larger Parcel is defined as: 

 

“…that tract, or those tracts, of land that possess a unity of ownership and have the same, 

or an integrated, highest and best use.6” 

 
The Larger Parcel addresses what constitutes the whole property and can be more than one 

tract, part of a single tract, or even physically separated tracts.  There are three tests to determine 

the larger parcel.  There must be a unity of use, unity of ownership (title), and contiguity or 

proximity as it relates to highest and best use.   

 

Ownership for both Lots 1 & 1.01 are in the name of Atlantic City Board of Education.  

The parcels adjoin each other, with Lot 1.01 representing the water covered/riparian component of 

the adjoining uplands on Lot 1.  Currently, Lot 1.01 contains a portion of a floating dock that is 

utilized by the Atlantic City Boathouse located on Lot 1. 

 

Lot 1.01 would have limited utility on its own, without the adjoining uplands parcel.  The 

majority of the value of Lot 1.01 would be the value that it ads to the adjoining uplands, such as a 

dock for the current boathouse use, or docks for any potential future redevelopment.  Therefore, 

Lots 1 & 1.01 combined are considered the Larger Parcel and will be the subject of this report.

 
6 Appraisal Institute: Uniform Appraisal Standards for Federal Land Acquisitions, Washington, DC 2016, Section 1.4.6. p.23 
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Ownership History 

 

 Current ownership is in the name of the Atlantic City Board of Education.  No known 

arm’s length transactions have occurred within the past 5 years.   

 

 According to a deed on file with the County Clerk’s office, Lot 1 was conveyed from the 

City of Atlantic City on September 23, 1996 for $1.   The conveyance was conditioned upon the 

development and management of a boathouse with a possible second floor used as a youth 

recreational facility, and to provide such services and facilities as may be agreed upon by both 

parties.  If the premises are not used for these purposes, the lands shall revert to the City.   

 

 

Occupancy & Use  

 

Based on an exterior drive by inspection the property is contains the Atlantic City High 

School Boathouse.  The site improvements include concrete paving, bulkhead, piers and a floating 

dock.   

 

General Property Identification and Description 

 

General Site Information 

Assessor’s Parcel Number: Block 370, Lots 1 and 1.01 

Address: 3401 Fairmount Avenue and 3411 Sunset Avenue 

Atlantic City 

Atlantic County, NJ 

Real Estate Tax Assessment  

 

Physical Characteristics of the Site 

Site Area: 1.25 acres (54,583 SF); 50%± upland and 50%± water 

Frontage: 197´± along Fairmount Ave; 282± bay front feet 

 

There is additional frontage along Providence Terrace, however, this 

appears to be a paper street.  Where the roadway improvements 

Address 3401 Fairmount Ave 3411 Sunset Ave Total

Block 370 370

Lot 1 1.01

Land $646,900 $560,000 $1,206,900

Improvements $1,611,800 $112,500 $1,724,300

Total $2,258,700 $672,500 $2,931,200

Tax Rate (2023) 3.565 3.565 3.565

Estimated Taxes $80,522.66 $23,974.63 $104,497.28

Equalization Ratio (2024) 69.57% 69.57% 69.57%

Equalized Assessed Value $3,246,658 $966,652 $4,213,310

Tax Assessment
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would be located, there are concrete parking and grass covered areas 

that appear to be part of the subject property.    

Shape of Tract: Moderately Irregular shaped 

Topography: Level, cleared and urban land 

Access: Pedestrian access via Fairmount Avenue.  Pull in, on site parking is 

available along Fairmount Avenue, across the Providence Terrace 

paper street.   

Corner Influence: No (paper street) 

Site Lighting: Yes 

Easements/Encumbrances: No known easements 

Encroachments: None known 

Utilities to Site: All public utilities are in the area 

Curbs and Sidewalks: Yes 

Flood Designation: Based upon FEMA Preliminary Flood Map Flood Panel 

#34001C0452F, dated May 30, 2014, the subject is in Flood Zone 

AE, an flood hazard area subject to 1% annual chance flood with an 

elevation of 9 feet.   

Environmental Issues: None known. The appraiser recommends that a qualified expert be 

retained to make a determination as to whether any type of 

environmental contamination exists   

Site Improvements: The site improvements include concrete paving, pole mounted 

lighting, bulkheads, piers and portion of a floating dock.  The 

floating dock could be removed and is considered personal property.   

Wetlands: According to NJ-GeoWeb, the subject property contains no  

wetlands.  

Approvals: None, other than current improvements 

  

Physical Characteristics of the Building Improvements 

Building Improvements: The subject contains a 2 story boathouse.  The inside of the property 

was not inspected.  The building is assumed to house equipment for 

the High School rowing team, as well as meeting rooms for 

community use.    

 

The building and site improvements will not be impacted by the 

permanent easement, since it will be located exclusively on Lot 1.01, 

which is water covered.  Lot 1, which includes the building 

improvements, will not be impacted by the easements.  No further 

descriptions of the improvements will be given, as the taking has no 

impact on them. 
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Tax Location Map 

 
 

Aerial Map 
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NJ GeoWeb Wetlands Map 
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FEMA Flood Map 
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Soils Map 
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Land Use Controls (Zoning) 

 

Zoning 

Zoning District: The property is zoned R-3 Residential in Atlantic City.   

Purpose: The single-family residential districts established by § 163-52A are intended 

to provide and maintain residential areas.  The R-3 Single-Family Attached 

Residential District has been established to foster townhouses and duplexes 

at areas in the City where such housing types have prevailed and developed 

in an orderly fashion, as well as in other areas suitable for attached single-

family dwellings. 

Allowable Uses 

in the District: 

Permitted uses in the R-3 zone include parks and playgrounds and school 

uses, as well as single family detached dwellings, single family townhouses, 

& multiple family dwellings (duplexes).  Community and recreation centers 

as well as private recreational clubs are a conditional use.  A portion of the 

zoning ordinance is in the addenda of the report. 

 

The following chart provides a summary of the schedule of limitations based on the 

municipality’s schedule of yard, area and building requirements: 

 
Zoning Requirements – R-3 Zone 

 
 

Minimum  

  Total Lot Area  SF 

     Detached 3,000 

     Duplex 6,000 

     Townhouse 7,200 

     Attached 2,400 

  Lot Area  SF 

     Detached 3,000 

     Duplex 3,000 

     Townhouse 1,800 

     Attached N/A 

  Lot Width  Feet 

     Single 40 

     Duplex 60 

     Townhouse 18 

     Attached 30 

  Front Yard  10 

  Side Yard 12-30 

  Rear Yard 25-44 

Maximum 
 

  Maximum Lot Coverage Varies 

  

The subject area is currently utilized as the Atlantic City High School boathouse.  While 

not a specified permitted uses, schools are a permitted use and recreational clubs are a conditional 

use.   Therefore, it is assumed that the current use is a pre-existing, conforming use.  Additionally, 

permitted uses in the R-3 zone include residential uses.  For future development the subject 
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appears to be legal, conforming. The reader is urged to seek legal and engineering counsel 

regarding any opinion as the legal status of the current use. 

 

 

Highest & Best Use  
 

Highest & Best Use analysis establishes the basis for the valuation of the property.  The 

concept of highest and best use analysis is a market-derived interpretation based on various 

economic principles and forces such as supply and demand, conformity, and utility.  It is defined 

as: 

 

“The reasonably probable use of property that results in the highest value.7 

 

 When a property is improved, Highest and Best Use analysis considers:  1) the site as if 

vacant and;  2) the property as improved.  Highest and best use analysis of the site As If Vacant 

addresses the ideal use of the site, while highest and best use As Improved relates the existing use 

to the ideal use (as if vacant).  Both analyses are important to the valuation process since land 

value is determined by potential, not actual use.  

 

 The highest and best use of the site as though vacant  must meet the following four criteria: 

 

* Legally Permissible 

* Physically Possible 

* Financially Feasible 

* Maximally Productive 

 

Highest & Best Use – As If Vacant   

 

 Legally Permissible addresses the legal use of the property given applicable zoning 

regulations and local ordinances/codes along with any other applicable legal restrictions.  The use 

must be probable, not speculative or conjectural. 

 

Legal restrictions affecting the property include the local municipal land use ordinance 

along with all other county and state regulations.  The site lies within the R-3, Residential District.   

The site meets area and bulk requirements.   

 

 Overall, the legal restrictions affecting the property appear to allow for residential 

development.   

 

 Physically Possible addresses the possible use of the property given the physical aspects of 

the site itself.  Size, shape, topography, existing easements, and soils of the site affect the uses to 

which it can be developed. 

 

 
7 Appraisal Institute:  The Appraisal of Real Estate, 15th Edition. Chicago, IL:  Appraisal Institute, 2020, p. 305.  
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The subject area being appraised contains 1.25± acres or 54,583± square feet.  The site is 

approximately 50% upland and 50% water.  The subject has 197´± of street frontage along 

Fairmount Ave.  Additionally, the subject has 282´± of irregular frontage along the bay.  

 

Overall, the site’s physical attributes appear to allow for residential development.   

 

 Financially Feasible addresses which of the legally permissible and physically possible 

uses are capable of producing an income, or return, equal to or greater than the amount needed to 

satisfy operating expenses, financial obligations and capital amortization.  Those uses that are 

capable of producing a positive return are considered to be financially feasible.  However, in order 

to receive serious consideration as a highest and best use, there must be a reasonable expectation 

that the use will provide a sufficient return (or yield) to attract investment capital. 

 

 In terms of market demand, the subject offers a bayfront location in the city.  The appraiser 

researched comparable waterfront residential land sales in Atlantic City.  An adequate number of 

sales were revealed, all with similarities to the subject property.   

 

Therefore, the financially feasible alternatives indicate that the subject should be used for 

future residential development.    

 

Maximally Productive addresses the one use that is capable of providing the highest 

return to the property.   

 

For the subject, the likely buyer would be a developer for residential related use.  As such 

the maximally productive use is residential development to the maximum permitted by zoning. 

 

Highest & Best Use – As Improved   

 

 The property, as improved, is again examined under the same four use criteria previously 

considered.  Where a site has existing improvements on it, it is possible that the highest and best 

use of the land may be determined to be other than its existing use.  Any difference between the 

highest and best use as vacant and as improved will indicate the various forms of depreciation and 

obsolescence present at the property or affecting the property.   

 

The subject area is currently utilized as the Atlantic City Boathouse.  The building is 

assumed to house equipment for the High School rowing team, as well as meeting rooms for 

community use.   The improvements appear to be well maintained and are considered to be in 

average to good condition.  However, given the subject’s residential zoning and waterfront 

location, the current recreational improvements so not maximize the site’s potential. As such, 

current use is considered an interim use with the highest and best use being residential 

development.   

 

Since the subject’s highest and best use is residential development, the valuation does not 

include the depreciated cost of the building or site improvements. In addition, the building and site 

improvements will not be impacted by the permanent easement areas, since they are located on Lot 

1.01, which is the water covered lot.  Lot 1 will not be encumbered by the easement.   
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Exposure time is defined as: 

 

“an opinion, based on supporting market data, of the length of time that the property 

interest being appraised would have been offered on the market prior to the hypothetical 

consummation of a sale at market value on the effective date of the appraisal.” 8  Exposure time 

differs depending on the specific property type and under various market conditions.  As such, the 

property type, specific market conditions, and the potential market participants are important 

factors in determining a reasonable estimate of exposure time.  The exposure time for the subject 

property in its present state was estimated through an analysis of the market and through various 

conversations with industry brokers.  An exposure time of 3 to 9 months is reasonable, defensible, 

and appropriate.   

  

 
8 Uniform Standards of Professional Appraisal Practice as promulgated by the Appraisal Standards Board of The Appraisal 

Foundation, 2024 Edition, p. 4 
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Discussion of Value 
 

An appraisal is an estimation of value.  In order to arrive at an estimate of market value for 

a given property, special attention must be given to the typical purchaser who would be interested 

in that particular type of property. 

 

Since the taking consists of a permanent underground utility easement and a temporary 

construction easement, it does not have an impact on the existing improvements.  Therefore, only 

the value of the land has been estimated, before and after the taking.  The valuation of the site 

Before the Taking represents the market value of the site in its current state, while the valuation of 

the site After the Taking represents the market value of the site including any damages to the 

remainder. 

 

The proposed easement areas are located on Lot 1.01, which is the water covered parcel. 

The upland parcel (Lot 1) will not be impacted by the proposed easements.  It has been included as 

part of this appraisal, however, as the water covered lot has little utility without the adjoining 

upland parcels.  The highest and best use of Lot 1.01 is to provide water access for Lot 1, therefore 

they are considered one economic unit.   

  

The appraisal process consists of an orderly program by which the appraisal problem is 

defined and data relating to the subject and its market is collected, analyzed, and interpreted into 

an estimate of value.  There are three basic approaches that must be considered by the appraiser in 

the estimation of market value. These approaches to value are known as the Income 

Capitalization, Sales Comparison, and Cost Approaches.  Each approach must be considered 

and the relevant approaches are developed and then reconciled into a market value estimate. 

 

The Income Capitalization Approach is a procedure that converts anticipated benefits 

(dollar income or amenities) to be derived from the ownership of property into a value estimate. 

This approach to value has not been utilized in the development of a market value estimate for the 

subject property as an adequate supply of land lease data was not found.    

 

 The Cost Approach is a procedure, which consists of estimating the replacement or 

reproduction cost new of the building and site improvements, adding entrepreneurial profit and 

land value, and subtracting all forms of depreciation.  This approach to value has not been 

developed, since the taking will not impact the building improvements and only the value of the 

land has been estimated.   

 

 The Sales Comparison Approach is a procedure, which has as its premise a comparison 

of the subject property with recent sales of properties having varying degrees of similarity to the 

subject site.  Units of comparison are developed and each comparable sale is analyzed in 

comparison to the subject.  This approach to value is considered to be the best indicator of value 

for vacant land in this market and has been developed for the subject. 
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Sales Comparison Approach (Land Only) – Before the Taking 

 

 This approach to value has been used to estimate the market value for the subject 

property.   In this approach to value, market value is estimated by comparing the subject property 

to similar properties that have been sold recently or for which offers to purchase have been 

made.  A major premise of the Sales Comparison Approach is that an opinion of the market 

value of a property can be supported by studying the market’s reaction to comparable and 

competitive properties.9  

 

 Inherent in this approach to value is the principle of substitution, which holds that “the 

value of a property tends to be set by the cost of acquiring a substitute or alternative property of 

similar utility and desirability within a reasonable amount of time.”10  It is applicable to all types 

of real property interests when there are sufficient recent reliable transactions to indicate value 

patterns in the market.  When the number of market transactions is insufficient, the applicability 

of the sales comparison approach is limited.   

 

The basic procedure to apply the Sales Comparison Approach is paraphrased as follows: 

 

1. Research recent comparable sales, properties under contract, listings and offerings 

information throughout the competitive market area. 

2. Verify that the obtained data is factually accurate and that each transaction 

reflects arm’s length market considerations. 

3. Select relevant units of comparison and develop a comparative analysis for each 

unit. 

4. Compare the subject property and comparable sale properties using the elements 

of comparison and adjust the sale price of each comparable as compared to the 

subject property. 

5. Reconcile the various value indications produced from the analysis of comparable 

sales to a single value indication or a range of values.11 

 

In order to estimate the value of the subject the appraiser researched the market for recent 

transfers of residential land with characteristics similar to the subject.  An limited number of 

larger, bayfront properties were found in the city.  Therefore, the search was expanded to include 

smaller properties in the city, as well as waterfront properties in nearby municipalities.  On the 

following pages is a sales comparison map, data sheets and adjustment analysis and explanation 

of adjustments.   

 

 

 

 

  

 
9 Appraisal Institute:  The Appraisal of Real Estate, 15th Edition. Chicago, IL:  Appraisal Institute, 2020, p. 351. 
10 Ibid, p. 352. 
11 Ibid, pg.355 
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Comparable Land Sales Location Maps 
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Comparable Sale No. 1 

 
Block/Lot: Block 544, Lots 22, 24 & 25 
Location: 462-468 N Delaware Avenue 

 Atlantic City, Atlantic County, New Jersey 

   
  

SALE INFORMATION  
Grantor: Water’s Edge Property I 

LLC 

Grantee: S Point of View LLC 

Date of Sale: 10/24/2023 Instrument # 2023052957 

List Price: $300,000 Financing: Conventional 

Verification: Amy Sullivan Arm’s Length: Yes  

 
PROPERTY DESCRIPTION  
Site Area: 5,412± SF (0.124± Acres) 
Upland/Water 55%± upland and 45%± water, riparian rights 

Shape/Topography: Rectangular; relatively level, vacant land 
Frontage: 60 ± bayfront Delta Basin, 60´± street frontage N. Delaware Ave 
Zoning: R-2, Residential 
Utilities: Public water, sewer, gas, electricity and telephone available. 
Improvements: New Bulkhead and floating docks 

 
Comments The property consists of three bayfront parcels along Delta Basin.  It sold without 

development approvals, although the buyer reportedly went to speak to the city with a 

survey and engineering plans.  The buyers purchased the lots to develop with one single 

family dwelling.  The properties had a new bulkhead and floating dock that reportedly 

added value to the site that was estimated by the realtor at around $50,000.  The properties 

were listed on the MLS separately for $150,000 for Lot 22 and $150,000 for Lots 24 & 25 

(the sale price) for 98 days on market.  It was subsequently listed for sale as a new 

construction single family home for $1,150,000. 

Value Indicators 
Sale Price/LF $5,000/ Per Linear Waterfront Foot 
Sale Price/SF $55.43/SF 
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Comparable Sale No. 2 

 
Block/Lot: Block 551, Lots 1, 4, 5 and 6 
Location: 417-435 N. Massachusetts Avenue 

 Atlantic City, Atlantic County, New Jersey 

   
  

SALE INFORMATION  
Grantor: 425 Massachusetts Holding, 

LLC & AC Land Mass, LLC 

Grantee: Bayside Management Investment, 

LLC 

Date of Sale: 10/27/2022 Instrument # 2022065386 

List Price: $900,000 Financing: Conventional 

Verification: Sean Tannehill  Arm’s Length: Yes  

 
PROPERTY DESCRIPTION  
Site Area: 52,000± SF (1.194± Acres) 
Upland/Water 70%± upland and 30%± water, riparian rights 

Shape/Topography: Rectangular; relatively level, vacant land 
Frontage: 325´± bayfront Gardners Basin and 325´±street frontage N. Massachusetts Ave 
Zoning: R-3, Residential 
Utilities: Public water, sewer, gas, electricity and telephone available. 
Improvements: None 

 
Comments The property consists of three bayfront parcels along Gardiners Basin.  It sold without 

development approvals.  The buyers reportedly purchased it for future development, 

although plans were unknown at the time of sale.  The properties were listed on the MLS 

either individually, or as a package for $1,295,000 (70% sale to list ratio) for 184 days on 

market.  

Value Indicators 
Sale Price/LF $2,769/ Per Linear Waterfront Foot 
Sale Price/SF $17.31/SF 
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Comparable Sale No. 3 

 
Block/Lot: Block 564, Lot 1 
Location: 701 N. Delaware Avenue 

 Atlantic City, Atlantic County, New Jersey 

 

    
Note: The tax map does not appear to be correct.  Land area and dimensions were taken from the deed.  

Aerial outbound estimated by appraiser from legal description. 

 
SALE INFORMATION  

Grantor: OCD, Inc. Grantee: Orsted Wind Power North America 

Date of Sale: 6/30/2021 Instrument # 15091/56005 

Sale Price: $3,150,000 Financing: Conventional 

Verification: Sheldon Grace  Arm’s Length: Yes  

 
PROPERTY DESCRIPTION  
Site Area: 188,939± SF (4.34± Acres) 
Upland/Water 70%± upland and 30%± water, riparian rights 

Shape/Topography: Irregular; relatively level, cleared, and partial asphalt paved 
Frontage: 642´± irregular bayfront along Clam Creek and 193´± New Jersey Ave; 

350´± Magellan Ave; 212’+/- along Delaware Ave (unimproved) 
Zoning: R-3, Residential 
Utilities: Public water, sewer, gas, electricity and telephone available. 
Improvements: Bulkhead; two buildings, two-story masonry building 20,000± s.f. and  

one-story masonry building 3,000±; poor condition 

 
Comments The property consists of marina along Clam Creek and a half-mile from Absecon Inlet.  

The marina can accommodate deep water vessels.  The property was vacant, but 

previously utilized for large ships which installed communication lines all over the world.  

Prior to that the site was an Exxon Mobil property which has since been remediated as per 

environmental reports.  The property was listed on the MLS for $3,500,000 (90% sale to 

list ratio) for 637 days on market.  

Value Indicators 
Sale Price/LF 

Sale Price/SF 

$4,906/ Per Linear Waterfront Foot 

$16.67/SF 
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Comparable Sale No. 4 

 
Block/Lot: Block 556, Lot 1 
Location: 600 N. Delaware Avenue 

 Atlantic City, Atlantic County, New Jersey 

 

  
 

SALE INFORMATION  
Grantor: JLM & MEG At Atlantic 

City, LLC 

Grantee: Orsted Wind Power North America 

Date of Sale: 9/10/2021 Instrument # 15140/71345 

Sale Price: $475,000 Financing: Conventional 

Verification: Joshua Levin  Arm’s Length: Yes  

 
PROPERTY DESCRIPTION  
Site Area: 25,392± SF (0.58± Acres) 
Upland/Water 75%± upland and 25%± water, riparian rights 

Shape/Topography: Irregular; relatively level, vacant land 
Frontage: 245´± irregular bayfront along Delta Basin; 212’ +/- along unimproved Delaware Ave 

and 120’ +/- along unimproved Magellan Ave  
Zoning: R-3, Residential 
Utilities: Public water, sewer, gas, electricity and telephone available. 
Improvements: None 

 
Comments The property was approved for 5-waterfront townhouses.  The property was listed on the 

MLS for $495,000 (96% sale to list ratio) for 2,059 days on market.  

Value Indicators 
Sale Price/LF $1,939/ Per Linear Waterfront Foot 
Sale Price/SF $18.71/SF 
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Comparable Sale No. 5 

 
Block/Lot: Block 1810, Lot 8 
Location: 924 Bay Avenue 

 Somers Point, Atlantic County, New Jersey 

 

   
 

SALE INFORMATION  
Grantor: 924 Bay, LLC Grantee: AMT Bayfront, LLC 

Date of Sale: 3/25/2021 Instrument # 14998/26528 

Sale Price: $725,000 Financing: Cash 

Verification: John Concannon 

Seller’s Agent  

Arm’s Length: Yes  

 
PROPERTY DESCRIPTION  
Site Area: 61,640± SF (1.415± Acres) 
Upland/Water 49%± upland and 51%± water, riparian rights 

Shape/Topography: Moderately irregular; relatively level, cleared, and partial asphalt paved 
Frontage: 265´± combined bayfront along Egg Harbor Bay and 184´± E/S Bay Avenue 
Zoning: HVW, Historic Village Waterfront 
Utilities: Public water, sewer, gas, electricity and telephone available. 
Improvements: Bulkhead and vacant land 
  

 
Comments The property consists of marina along Egg Harbor Bay and two miles from Great Egg 

Harbor Inlet.  The marina can accommodate deep water vessels.  The property was listed 

on the MLS for $925,000 (78% sale to list ratio) for 168 days on market. The owner 

wanted to redevelop the site with a restaurant, but after several years could not secure final 

approvals primarily due to lack of required parking spaces.  The buyer is a local contractor 

who has not confirmed the future use.  The listing indicated a liquor license was also 

available for an additional cost; however, the seller decided to hold the liquor license. 
Value Indicators 

Sale Price/LF 

Sale Price/SF 
$2,736/ Per Linear Waterfront Foot 

$11.76/SF 
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Subject Sale 1 Sale 2 Sale 3 Sale 4 Sale 5

3401 Fairmount & 3411 

Sunset

462-468 N Delaware 

Ave

417-435 N 

Massachusetts Ave

701 N Delaware Ave 600 N Delaware Ave 924 Bay Avenue

Atlantic City Atlantic City Atlantic City Atlantic City Atlantic City Somers Point

Atlantic County, NJ Atlantic County, NJ Atlantic County, NJ Atlantic County, NJ Atlantic County, NJ Atlantic County, NJ

Sale Price N/A $300,000 $900,000 $3,150,000 $475,000 $725,000

SF of Land 54,583 5,412 52,000 188,939 25,392 61,640

Sale Price/SF N/A $55.43 $17.31 $16.67 $18.71 $11.76

Rights Conveyed Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple

  Adjustment N/A -- -- -- -- --

$55.43 $17.31 $16.67 $18.71 $11.76

Financing/Concessions Market Market Market Market Market Market

  Adjustment N/A -- -- -- -- --

$55.43 $17.31 $16.67 $18.71 $11.76

Conditions Of Sale Market Market Market Market Market Market

  Adjustment N/A 0% 0% 0% 0% 0%

$55.43 $17.31 $16.67 $18.71 $11.76

Market Conditions May-24 Oct-23 Oct-22 Jun-21 Sep-21 Mar-21

  # of Months N/A 7 19 35 32 38

  Adjustment 5% 3% 8% 15% 13% 16%

$57.10 $18.69 $19.17 $21.14 $13.64

Other Adjustments:

  Location Average Comparable Comparable Comparable Comparable Inferior

   Adjustment N/A 0% 0% 0% 0% 10%

  Zoning R-3 R-2 R-3 R-3 R-3 HVW

   Adjustment N/A 5% 0% 0% 0% -10%

  Utilities All Utilities Comp Comp Comp Comp Comp

   Adjustment N/A 0% 0% 0% 0% 0%

  Land Size (SF) 54,583 5,412 52,000 188,939 25,392 61,640

   Adjustment N/A -20% 0% 10% -10% 0%

  Physical Characteristics See Chart Superior Superior Superior Superior Superior

   Adjustment N/A -5% -15% -20% -15% -5%

  Improvements Land Only New Bulkhead & Docks Land Only Improvements Land Only Land Only

   Adjustment N/A -15% 0% -30% 0% 0%

  Approvals None None None Approved Approved None

   Adjustment N/A 0% 0% -10% -10% 0%

Net- Other Adjustments N/A -35% -15% -50% -35% -5%

Adj Sale Price/SF N/A $37.11 $15.89 $9.59 $13.74 $12.96

Analysis of Comparables

Weighted Average: $16.11 10% 30% 10% 25% 25%

Average: $17.86

Median: $13.74

$16.00

Subject's Land Area (SF): 54,583                           

Estimated Market Value (Rounded): $870,000

Indicated Market Value Per SF of Land:

Comparable Sales Adjustment Analysis - Before the Taking
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The residential land sales were considered the best available to estimate the subject site’s market 

value as of the valuation date.  The most appropriate unit of comparison is considered to be the 

price per square foot of land.   
 

In the analysis of the subject, the chosen comparable sales reflected the following ranges: 
  

Settlement Date  Sale Price Sale Price/SF Land 

5/2021 – 10/2023 $300,000 – $3,150,000 $11.76 - $55.43 
  

The estimated market adjustments made to each comparable sale are discussed as follows: 

 

Property Rights Conveyed:  The fee simple interest is being estimated for the subject.  The 

comparable sales reflected the purchase of the fee simple estate no adjustments were warranted. 

 

Financing/Concessions:  No sale concessions or atypical financing arrangements were reported 

during the verification for each of the sales.  Thus, no adjustment was warranted. 

  

Conditions of Sale:  No atypical conditions of sale were reported during the verification of the 

other sales; therefore, no adjustments were warranted.  The active listing was adjusted downward 

for typical sale to list ratio. 

 

Market Conditions (Time):  Sale prices of land in the market remained level for many years.  

Over the last several years, sale prices have trended upward an estimated 5%.  For all the sales 

upward adjustments were made.   

 

Location:  The subject property is located in Atlantic City along the bay.  Sales 1-4  were similar 

in location, no adjustment was warranted.  Sale 5 was located along the bay in Somers Point, 

which has higher general property values, but offers an inferior location on the mainland.  

Therefore, moderate upward adjustment was required. 

 

Zoning:  The subject and Sales 2-4 are located in the R-3 zoning district, therefore no 

adjustments were warranted.  Sale 1 was located in the R-2 district, which does not allow 

multiple family dwellings or duplexes.  Therefore, upward adjustment was required for this 

inferiority.  Sale 5 was located in a zoning district that allowed a wider variety of uses, including 

some commercial uses.  Therefore, downward adjustment was required for this superiority. 

 

Utilities:  The subject has access to all utilities.  All the sales have access to public utilities; 

therefore, no adjustments were required.   

 

Land Size:  The adjustment is based on economies of scale as smaller sites typically sell for a 

higher price per unit of measurement.  The subject offers 54,583 square feet. Sales 2 & 5 were 

similar in size and did not require adjustment. Sales 1 & 4 were smaller and required downward 

adjustment.  Sale 3 was larger and required upward adjustment. 

 

Physical Characteristics:  The physical site characteristics of the subject property and each 

comparable were considered including differences in street frontage, bay frontage, shape and 

topography.  The following chart provides a summary.  
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Physical Characteristics 

  

Land 

Area 

(acre) 

Street 

Frontage 
# of 

Street 

Frontages 

Frontage 
Bay 

Frontage Shape 

% 

Uplands/ 

% Water (LF) /Acre (LF) 

Subject 1.25 197 1 158 282 Mod. Irregular 50%/50% 

Sale 1 0.12 60 1 500 60 Rectangular 55%/45% 

Adj. 

Required 
N/A N/A = - + - = 

Sale 2 1.19 325 1 273 350 Rectangular 70%/30% 

Adj. 

Required 
N/A N/A = = = - -- 

Sale 3 4.34 755 2 174 642 Irregular 70%/30% 

Adj. 

Required 
N/A N/A - = -- + -- 

Sale 4 0.57 332 2 582 245 Irregular 75%/25% 

Adj. 

Required 
N/A N/A - - = + -- 

Sale 5 1.42 265 1 187 184 Rectangular 49%/51% 

Adj. 

Required 
N/A N/A = = = - = 

 

Improvements:  To determine the value of the land the contributory value of the improvements 

were deducted from the comparable sales.  Sale 3 contained improvements and was adjusted 

downward to reflect the contributory value.  Sale 1 contained a new bulkhead and floating dock, 

which reportedly added value to the site, therefore downward adjustment was required.  Sale 2, 4 

& 5 were transfers of the land only, no adjustments were made.   

 

Development Approvals:  The subject does not have final development approvals.  Sales 3 and 

4 sold with approvals in place and were adjusted downward.  Sales 1, 2 & 5 did not have 

approvals; no adjustment was made.   

 

Conclusions:  Each comparable sale used in the analysis provides a reasonable indication of the 

subject’s market value and was considered the best available as of the valuation date.  Less 

weight was given to Sale 1 as it was the smallest land sale and required the most gross 

adjustments.  Based on this information and other data found within the market, the market value 

for the subject land is estimated at $16.00 per square foot or $870,000, rounded.  

 

Summary of Value Indications (Land Only): 
 

SALES COMPARISON APPROACH ...........................$870,000 

 

INCOME CAPITALIZATION APPROACH ........................ N/A    

 

COST APPROACH .................................................................. N/A 
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Correlation and Final Value Estimate (Before the Taking) 
 

During the analysis, it was found that the Sales Comparison Approach to value provided 

the best and most reliable indication of the subject site’s market value.  It was developed, since 

land is often purchased on this basis.  After making the appropriate adjustments to each 

comparable sale, a reliable market value estimate for the site resulted.   

 

 The Income Capitalization Approach was also considered but was not developed, since 

an adequate supply of comparable lease information was not found for land zoned for this type of 

use.  In addition, this approach to value does not reflect the typical motivations of land 

purchasers within the market. 

 

 The Cost Approach was also considered, but not developed, since the taking will not 

impact the improvements and only the value of the land has been estimated. 

  

 After considering all of the facts and circumstances in connection with the subject 

property, I conclude that the estimated Market Value Before the Taking for the Fee Simple 

Interest of the subject property (land only) as of May 7, 2024 was: 

 

-- EIGHT HUNDRED SEVENTY THOUSAND DOLLARS -- 

($870,000) 
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Nature Of Taking 
 

Description of the Taking 

 

According to the Pallito Field and Boathouse Green Acres Exhibit prepared by Langan 

Engineering and Environmental Services, Inc. dated 1/18/2024 and revised 3/14/2024, the 

property will be impacted by permanent easements.  The easements will traverse across the 

northern portion of the Lot 1.01 in an east/west direction from adjoining Lot 2 to the bay. These 

areas are identified below, with the proposed utility conduits in red surrounded by the permanent 

easements in green.    

 

 
 

 The full Proposed Easement map, which details the easement areas, is exhibited within 

the Addenda.  The taking involves 2 permanent underground easement areas, each containing a 

conduit/cable.   
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 The taking areas are summarized and described as follows: 

 

Permanent Utility Easement Area – (Shown in Green on the Proposed Easement map) 

Interests Acquired: Permanent, partial interest 

Land Area: 0.07 Acre, or 3,020 SF 

Description/Location:      The easement area is comprised of 2 separate long and narrow  

underground easements running in an east/west from adjoining 

Lot 2 to the bay.  They will each contain a utility conduit/cable.  

They are located along the water covered portion of the site (Lot 

1.01) and do not affect the uplands portion of the site (Lot 1). 

Improvements Affected: None. 

Property Owner’s Future Right 

of Use: 

This gives the Atlantic Shores Offshore Wind Corporation the 

permanent right-of-way and/or easement in, on, over and across 

the property for the purposes of laying, constructing, installing, 

maintaining, repairing, reconstructing, replacing, relocating, 

inspecting, patrolling, altering, adding to, removing and 

operating electric transmission line or lines, together with 

associated appurtenances, wires, conduits, cables, cable vaults, 

cable conduits, manholes, fiber optic fibers, strands and lines and 

other communication equipment and related improvements 

necessary or desirable, and to have the right at any time or times 

to lay additional transmission lines and appurtenances and to 

operate, inspect, maintain, repair, replace, renew, substitute, 

reconstruct and remove all electric transmission lines and 

appurtenances built on, along or under the rights hereinafter 

described. 

The owner, or its assigns will retain the right to use the area 

within the easement.   

 

 

Just Compensation 

 

 If a government entity cannot come to an agreement with a property owner for a full or 

partial acquisition of a property, it has the right to take private property (whole or partial) for 

public use under eminent domain proceedings, as long as just compensation is provided to the 

property owner.  Just compensation provides for compensation of any taking, as well as damages 

to the remainder property.  Just Compensation is defined as: 

 

 “the amount of loss for which a property owner is compensated when property is taken.  

Just compensation should put the owner in as good a position pecuniarily as he or she would be 

if the property had not been taken.”12  

 

 
12 Appraisal Institute, The Dictionary of Real Estate Appraisal, 7th Edition, Chicago, IL, Appraisal Institute, 2022, p. 101 
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 The “Before and After Rule” is the methodology used in this report to estimate the value 

of the part taken and any damages to the remainder.  Simply put, just compensation to the 

property owner is estimated as follows: 

 

  Value of Property Before the Taking 

  Minus Value of Property After the Taking 

  The Difference is the Just Compensation 

 

The first part of this report concluded to a market value of the property (land only) before 

the taking.   The second part of this report describes the property after the taking and estimates 

the market value of the land under the hypothetical condition that the “After the Taking” 

description of the property represents the property as of the valuation date.  The taking includes 

both a permanent and temporary utility easement as previously described. 

 

The Before and After methodology generally shows the effect of the fee simple taking on 

the property and may include some damages.  Compensation for easement areas generally need 

to be estimated separately.  Where a temporary easement is taken for infrastructure purposes, the 

rental value of the property taken is the normal measure of damages and is awarded for the 

period taken.13 

 

 In a partial taking, just compensation to the property owner should also include damages 

to the remainder property, if any.  There are two types of damages, compensable (also known as 

severance damages) and non-compensable (sometimes called consequential damages.)  

Severance damages refer to the diminished value of the remaining property arising from physical 

changes, such as changes in size, shape, configuration, etc.  Non-compensable damages refer to 

losses not directly related to the value of the real estate, such as loss of business, frustration and 

loss of goodwill.  Other non-compensable damages include changes in traffic patterns and 

temporary blockage of a street or highway.14  Unless the alleged damage has a demonstrable 

impact on the market value of the remainder property being appraised, it cannot be considered.15 

 

 Damages can be mitigated, in some cases, by applying a “cost to cure.”  This method can 

be used when the damage to the property can be physically and economically corrected.  

However, a cost to cure cannot be applied if the cost to cure exceeds the diminution in value of 

the remainder that would result if such a cure were not undertaken.16 

 

 

  

 
13 New Jersey Practice, Eminent Domain, Vol. 2, 3rd Edition, West Publishing Co., St. Paul, MN, 1995, p. 565 
14 Appraisal Institute, Real Estate Valuation in Litigation, 2nd Edition, Chicago. IL 1995, p. 317 
15 Ibid, p. 310 
16 Ibid, p. 296 
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Valuation (After the Taking) 
 

Description of Remainder  

 

The property will continue to offer the same physical characteristics as before the taking 

including access, topography, and visibility.  After the Taking, the site’s physical characteristics 

are shown as follows: 

 

Physical Characteristics of the Site (After the Taking) 

Land Area (Total) 1.25 acres  54,583 SF 

Reduction: 0% 

Shape: Same as Before the Taking 

Topography: Same as Before the Taking 

Frontage: Same as Before the Taking 

Corner Influence: Same as Before the Taking 

Access/Visibility: Same as Before the Taking  

Easements/Encumbrances: The site will be permanently encumbered by the underground 

utility easements containing utility conduits/cables. 

Site Improvements: Same as Before the Taking 

Damages: No significant damages are expected After the Taking. 

 

 

Highest & Best Use – As if Vacant (After the Taking) 

 

Legally Permissible addresses the legal use of the property given applicable zoning 

regulations and local ordinances/codes along with any other applicable legal restrictions.  The 

use must be probable, not speculative or conjectural. 

 

Legal restrictions affecting the property include the local municipal land use ordinance 

along with all other county and state regulations.  The site lies within the R-3, Residential 

District.  The site meets area and bulk requirements.   

 

 Overall, the legal restrictions affecting the property appear to continue to allow for 

residential development.   

  
 Physically Possible addresses the possible use of the property given the physical aspects 

of the site itself.  Size, shape, topography, existing easements, and soils of the site affect the uses 

to which it can be developed. 

 

The site continues to offer a total land area of 1.25± acres or 54,583± square feet with the 

same attributes and access.  Overall, the physical attributes of the property appear to continue to 

allow for residential development.  
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 Financially Feasible addresses which of the legally permissible and physically possible 

uses are capable of producing an income, or return, equal to or greater than the amount needed to 

satisfy operating expenses, financial obligations and capital amortization. Those uses that are 

capable of producing a positive return are considered to be financially feasible.  However, in 

order to receive serious consideration as a highest and best use, there must be a reasonable 

expectation that the use will provide a sufficient return (or yield) to attract investment capital. 

 

In terms of market demand, the subject offers a bayfront location in the city.  The 

appraiser researched comparable waterfront residential land sales in Atlantic City.  An adequate 

number of sales were revealed, all with similarities to the subject property.   

  

Therefore, the financially feasible alternatives continue to indicate that the subject should 

be used for future residential development.    

 

Maximally Productive addresses the one use that is capable of providing the highest 

return to the property.  For the subject, the likely buyer continues to be developer for residential 

related use.  As such the maximally productive use continues to be residential development to the 

maximum permitted by zoning. 

 

 

Highest & Best Use – As Improved 

 

 The property, as improved, is again examined under the same four use criteria previously 

considered.  Where a site has existing improvements on it, it is possible that the highest and best 

use of the land may be determined to be other than its existing use.  Any difference between the 

highest and best use as vacant and as improved will indicate the various forms of depreciation 

and obsolescence present at the property or affecting the property. 

 

In evaluating the highest and best use, as improved, the existing property improvements 

have been considered as well as a conversion of the property to another use, and/or expansion of 

the present improvements.   

 

The subject area is currently utilized as the Atlantic City Boathouse.  The building is 

assumed to house equipment for the High School rowing team, as well as meeting rooms for 

community use.   The improvements appear to be well maintained and are considered to be in 

average to good condition.  However, given the subject’s residential zoning and waterfront 

location, the current recreational improvements so not maximize the site’s potential. As such, 

current use is considered an interim use with the highest and best use being residential 

development.   

 

Since the subject’s highest and best use is residential development, the valuation does not 

include the depreciated cost of the building and site improvements. In addition, the building and 

site improvements will not be impacted by the permanent easement, since it will be underground 

and located on the water covered portion of the site.   
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Appraisal Process 

 
Again, each of the three traditional approaches to value has been considered in estimating 

the market value of the site.  The market value indication was developed via the Sales 

Comparison Approach for the same reason that it was developed “Before the Taking.”     

 

 

Sales Comparison Approach (After the Taking) 

 

A market value estimate has been developed through the Sales Comparison Approach for 

the subject site.  The same sales have been utilized as in the Before the Taking and the same 

adjustments have been made.  There is no change to the property due to the easements. 
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Subject Sale 1 Sale 2 Sale 3 Sale 4 Sale 5

3401 Fairmount & 3411 

Sunset

462-468 N Delaware 

Ave

417-435 N 

Massachusetts Ave

701 N Delaware Ave 600 N Delaware Ave 924 Bay Avenue

Atlantic City Atlantic City Atlantic City Atlantic City Atlantic City Somers Point

Atlantic County, NJ Atlantic County, NJ Atlantic County, NJ Atlantic County, NJ Atlantic County, NJ Atlantic County, NJ

Sale Price N/A $300,000 $900,000 $3,150,000 $475,000 $725,000

SF of Land 54,583 5,412 52,000 188,939 25,392 61,640

Sale Price/SF N/A $55.43 $17.31 $16.67 $18.71 $11.76

Rights Conveyed Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple

  Adjustment N/A -- -- -- -- --

$55.43 $17.31 $16.67 $18.71 $11.76

Financing/Concessions Market Market Market Market Market Market

  Adjustment N/A -- -- -- -- --

$55.43 $17.31 $16.67 $18.71 $11.76

Conditions Of Sale Market Market Market Market Market Market

  Adjustment N/A 0% 0% 0% 0% 0%

$55.43 $17.31 $16.67 $18.71 $11.76

Market Conditions May-24 Oct-23 Oct-22 Jun-21 Sep-21 Mar-21

  # of Months N/A 7 19 35 32 38

  Adjustment 5% 3% 8% 15% 13% 16%

$57.10 $18.69 $19.17 $21.14 $13.64

Other Adjustments:

  Location Average Comparable Comparable Comparable Comparable Inferior

   Adjustment N/A 0% 0% 0% 0% 10%

  Zoning R-3 R-2 R-3 R-3 R-3 HVW

   Adjustment N/A 5% 0% 0% 0% -10%

  Utilities All Utilities Comp Comp Comp Comp Comp

   Adjustment N/A 0% 0% 0% 0% 0%

  Land Size (SF) 54,583 5,412 52,000 188,939 25,392 61,640

   Adjustment N/A -20% 0% 10% -10% 0%

  Physical Characteristics See Chart Superior Superior Superior Superior Superior

   Adjustment N/A -5% -15% -20% -15% -5%

  Improvements Land Only New Bulkhead & Docks Land Only Improvements Land Only Land Only

   Adjustment N/A -15% 0% -30% 0% 0%

  Approvals None None None Approved Approved None

   Adjustment N/A 0% 0% -10% -10% 0%

Net- Other Adjustments N/A -35% -15% -50% -35% -5%

Adj Sale Price/SF N/A $37.11 $15.89 $9.59 $13.74 $12.96

Analysis of Comparables

Weighted Average: $16.11 10% 30% 10% 25% 25%

Average: $17.86

Median: $13.74

$16.00

Subject's Land Area (SF): 54,583                           

Estimated Market Value (Rounded): $870,000

Comparable Sales Adjustment Analysis - After the Taking

Indicated Market Value Per SF of Land:
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Conclusions of the Sales Comparison Approach, After The Taking 

 

Again, each comparable sale used in the analysis provided a reasonable indication of the 

subject’s value and was considered the best available as of the valuation date.  

 

Based on this information and other data found within the market, the market value for 

the subject property After the Taking is estimated at $870,000 (equivalent to $16.00/SF, 

rounded).  

 

Damages to the Remainder 

 

As previously discussed, no damages to the remainder are anticipated due to the existence 

of a permanent underground utility easements.  The subject will continue to offer the same land 

area and development potential.  The permanent easements will be underground and will have 

minimal impact on the development potential of the site.  The entire permanent easement areas 

are located within the water covered portion of the site (Lot 1.01), with any future impact likely 

limited to the locations of any future pilings for dock improvements.  None of the easements are 

located in the uplands area (Lot 1).  The depth of the easements may vary throughout the 

property, however, will be located at a depth that no adverse effect is expected from any 

vibration related to any drilling or maintenance associated with the easements. 

 

Compensation for Easements 

 

New Utility Easement Area (permanent):  The encumbrance of the utility easement 

shall affect an area totaling 0.07 acre or 3,020 SF.  The utility easement will have minimal 

impact on the development potential of the site.  A previously stated, the easements are located 

within the water covered portion of the site (Lot 1.01) and would have nominal impact on the 

value of the site.  The upland portion of the site (Lot 1) is not impacted by the easement.  

Therefore, a 10% reduction in the value of the land to be encumbered has been estimated as most 

of the rights of ownership will remain with the property owner. The damage as a result of this 

encumbrance is estimated as follows and reflects the market estimate of $16.00/SF of land. 

 

3,020 SF x $16.00/SF x 10% =    $4,832 

 

    (Rounded)        =   $5,000 

 

 

Compensation for Site Improvements 

 

The permanent easement will be underground in the water covered portion of the site and 

will not have any permanent impact on site or building improvements.  Therefore, there are no 

subject site improvements that will be affected. 
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Thus, the resulting market value estimate for the land, After the Taking, is summarized as 

follows and reflects all anticipated damages to the remainder: 

 

 Sales Comparison Income Capitalization Cost Approach 

Market Value Conclusion After The 

Taking 

$870,000 N/A N/A 

    

Less:    Permanent Easement -  $5,000   

    

After Value Reflecting All Damages  $865,000   

  After Value (Rounded) $865,000   

 

 

Correlation/After Value Estimate  

 
 Sales Comparison Approach ...............................................$865,000 

  

 Income Capitalization Approach........................................     N/A  

 

 Cost Approach ......................................................................     N/A 
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Reconciliation  

 
 In the final reconciliation, the appraiser must insure that the approaches and methods 

used relate to the real property interest being appraised, the definition of value under 

consideration, and the purpose and use of the appraisal.  In the analysis of the subject, only the 

Sales Comparison Approach to value has been considered in estimating value for the subject 

property.  The following value estimates were derived by each approach employed: 

 

              Before     After 

Sales Comparison Approach        $870,000               $865,000 

Income Capitalization Approach                       N/A      N/A 

Cost Approach              N/A      N/A 

 
 

Conclusion And Justification  
 

 

Value Before.................................................................$870,000 ($696,000/Acre) 

 

Value After...................................................................$865,000 ($692,000/Acre) 

 

Value of Part Taken 

And Damages to Remainder......................................$5,000 

 

 
An allocation of is shown as follows: 

 

Permanent Easement: .....................................$5,000 

Temporary Easement: ....................................N/A 
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Certification Of Value   
 

I certify that, to the best of my knowledge and belief: 

 

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

* The reported analyses, opinions, and conclusions are limited only by the reported 

assumptions and limiting conditions and are my personal, unbiased professional 

analyses, opinions, and conclusions. 

* I have no bias with respect to the property that is the subject of this report or the 

parties involved with this assignment. 

* I have previously completed an appraisal of the subject property with an effective 

date of April 2, 2023 for the same client.  I have performed no other services, as an 

appraiser or in any other capacity, regarding the property that is the subject of this 

report within the three-year period immediately preceding acceptance of this 

assignment. 

* My engagement in this assignment was not contingent upon developing or reporting 

predetermined results. 

* My analyses, opinions, and conclusions were developed, and this report has been 

prepared, in conformity with the Uniform Standards of Professional Appraisal 

Practice (USPAP). 

* The use of this report is subject to the requirements of the Appraisal Institute, with 

which I am affiliated, relating to review by its duly authorized representatives. 

* Heather Wills and Lee Ann Kampf, MAI provided assistance in the data collection 

and preparation of this appraisal. 

* I have personally made an exterior drive-by inspection of the property that is the 

subject of this report along with all comparable properties used in the report. 

* I certify that, to the best of my knowledge and belief, the reported analyses, opinions, 

and conclusions were developed, and this report has been prepared in conformity with 

the Uniform Standards of Professional Appraisal Practice (USPAP) as promulgated 

by the Appraisal Standards Board of the Appraisal Foundation.  In addition, the report 

is in conformity with the requirements of the Code of Professional Ethics and 

Standards of Professional Appraisal Practice of the Appraisal Institute, with which I 

am affiliated. 

* As of the date of this report, I have completed the requirements of the Continuing 

Education Program of the Appraisal Institute. 

            

 May 20, 2024               _________________  

Date of Report     Jerome J. McHale, MAI 
       Certified General Appraiser 

       NJ SCGREA No. 42RG00023900 
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Kimberly S. Brodbeck, Manager, Utilities/Real Estate 

RK&K 

110 S. Poplar Street, Suite 102 

Wilmington, DE 19801 

 

RE: Bader Field 

601 N. Albany Avenue 

Owner:  City of Atlantic City  

Block 794, Lot 1  

Atlantic City, Atlantic County, NJ 

JMA File No. 220294.27 

 

Dear Ms. Brodbeck: 

 

 In accordance with your request, I have prepared an Appraisal Report for the above 

referenced property.  The purpose of the appraisal was to provide a market value estimate for a 

permanent utility easement and damages to the remainder.  The intended use of the appraisal is 

to serve as a valuation guide for a permanent underground utility easement located under a 

portion of the property. 

 

The market value estimate only reflects the value of the real estate and excludes the 

value of any personalty at the property.  The appraiser made a comprehensive physical 

inspection of the subject property, its market area, and all comparable property information. 

 

 The subject property consists of a total of 142.59 acres of land.  The proposed easement 

being valued is located at the southern end of the site, along Albany Avenue and the water 

frontage with the Inside Thorofare.  It consists of a permanent easement measuring 0.19 Acre 

(8,399 SF) and a temporary easement measuring 1.49 Acres (64,724 SF).  The subject’s strength 

is its waterfront location and location in a redevelopment area.  The weakness is the substantial 

size of the site, which would require large scale development that may be a deterrent to some 

redevelopers. 

 

No hazardous waste is known to exist on the property and no areas of concern were 

observed during the inspection.  The appraiser highly recommends that a qualified 

environmental expert be retained to make such a determination.   
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The enclosed appraisal report includes the information relevant to the valuation of the 

property as well as the methodology used to arrive at the value conclusion.  It has been prepared 

in conformity with the Uniform Standards of Professional Practice of the Appraisal Foundation, 

the Code of Professional Ethics and Standards of Professional Appraisal Practice of the 

Appraisal Institute, and in compliance with the appraisal regulations promulgated by the Green 

Acres Program.   

 

The appraised market value is based upon the following Conditions/Assumptions: 

 

1. It is an extraordinary assumption of the appraisal that the tracts are clean and free from 

environmental contamination and debris. 

2. According to Green Acres guidelines, the site is to be appraised as of the effective date 

(current) “as if” vacant and an independent economic unit, subject to N.J.A.C 7:36-8.3 

– Appraisal Procedures: ‘…In any appraisal of parkland proposed to be disposed of or 

diverted, the value of the parkland shall be based on its highest and best use, or the use 

intended subsequent to the disposal or diversion, whichever would result in a higher 

market value for the land’. 

3. During the inspection, a representative of Atlantic Shores Offshore Wind indicated that 

some trees on site are to be removed and not replaced and that these will be 

compensated for separately at the state level.  Therefore, compensation for any lost 

vegetation will not be included as part this appraisal. 

 After careful consideration of all data, it is my opinion that the market value of the 

Taking & Damages to the Remainder, subject to the assumptions and limiting conditions set 

forth, as of May 7, 2024, was as follows: 

 
Estimated Value of the Subject Property, Before the Taking (Land Only): 

$49,200,000 

($345,045/Acre) 

 

Estimated Value of the Subject Property, After the Taking (Land Only): 

$49,561,000 

($344,491/Acre) 

 

Estimated Value of the Acquisitions & Damages To The Remainder: 

$69,000 

 

 

An allocation is shown as follows: 

 

Permanent Easement: $17,000 

Temporary Easement:  $52,000 
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Attached is a report with my findings.  This report was prepared for the exclusive use of 

the client.  It may not be distributed to or relied upon by other third parties without the prior 

written consent and approval by Jerome McHale of J. McHale & Associates, Inc.  No portions 

of the report may be disseminated to the public through news, advertising, or sales media. 

 

      

Very Truly Yours, 

 

       

 

       Jerome J. McHale, MAI 

       NJ SCGREA No.  42RG00023900 
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Executive Summary 
 

Subject Property:   601 N. Albany Avenue 

Atlantic City, Atlantic County, New Jersey 

 

Tax Identification:   Block 794, Lot 1 

      

Current Ownership: City of Atlantic City 

 

Property Type:   Bayfront Land (Former Airport) with Baseball Stadium  

and Indoor Ice Rink  

 

Land Area (Per Tax Map): 142.59 Acres (6,211,220 SF); 3,270’ +/- frontage on 

Albany Avenue;  6,898’ +/- waterfrontage along the Inside 

and Great Thorofares; approximately 10% water 

 

Proposed Easement(s):    

Easements 
 Acres SF 

Permanent Subsurface Easement: 0.19 8,399 

Temporary Construction Easement 1.49 64,724 

 

Site Improvements: Asphalt paving, chain link fencing, municipal boat ramp, 

basketball court 

 

Building Improvements: Baseball Stadium, Indoor Ice rink, Emergency Squad 

         

Zoning:    BADER, Bader Field 

       

Real Estate Tax Assessment:    

     
 The property is currently tax exempt 

 

Highest and Best Use:  

  Before the Taking: Mixed use development, when economically warranted 

 

  After the Taking: Mixed use development, when economically warranted 

 

Block 794, Lot 1 Block 794, Lot 1, 

Qual BLDG

Total

Land $142,550,000 $1,323,900 $143,873,900

Improvements $29,599,300 $1,920,400 $31,519,700

Total $172,149,300 $3,244,300 $175,393,600

Tax Rate (2023) $3.565 $3.565 $3.565

Equalization Ratio (2024) 69.57% 69.57% 69.57%

Estimated Taxes* $6,137,123 $115,659 $6,252,782

Equalized Assessed Value $247,447,607 $4,663,361 $252,110,967

Assessment
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Valuation Date:   May 7, 2024 

 
Estimated Market Value:    

 

Sales Comparison Approach  

        Before Value       $49,200,000 

            After Value     $49,131,000 
 

Income Capitalization Approach 

     Before Value      N/A 

     After Value       N/A 

 

Cost Approach 

          Before Value      N/A 

          After Value       N/A 

 

 

FINAL ESTIMATE OF VALUE:    Value  Per Acre 

     BEFORE VALUE       $49,200,000 $345,045/Acre 

     AFTER VALUE       $49,131,000 $344,561/Acre 

 

VALUE OF THE ACQUISITION 

AND DAMAGES TO THE REMAINDER:   $69,000 
 
An allocation is shown as follows: 

  Permanent Easement:   $17,000 

   Temporary Easement:   $52,000 

 

 

The appraised market value is based upon the following Conditions/Assumptions: 

 

1. It is an extraordinary assumption of the appraisal that the tracts are clean and free from 

environmental contamination and debris. 

2. According to Green Acres guidelines, the site is to be appraised as of the effective date 

(current) “as if” vacant and an independent economic unit, subject to N.J.A.C 7:36-8.3 – 

Appraisal Procedures: ‘…In any appraisal of parkland proposed to be disposed of or 

diverted, the value of the parkland shall be based on its highest and best use, or the use 

intended subsequent to the disposal or diversion, whichever would result in a higher 

market value for the land’. 

3. During the inspection, a representative of Atlantic Shores Offshore Wind indicated that 

some trees on site are to be removed and not replaced and that these will be compensated 

for separately at the state level.  Therefore, compensation for any lost vegetation will not 

be included as part this appraisal. 
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Subject Property 
 

 
Northerly View of Site From Southern Entrance 

 

 
Easterly View of Site From Across Inside Thoroughfare
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Purpose of the Appraisal 

 

 As used within this report, Market Value is defined as: 

 

“The most probable price which a property should bring in a competitive 

and open market under all conditions requisite to a fair sale, the buyer and seller 

each acting prudently, knowledgeably and assuming the price is not affected by 

undue stimulus.  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: 

 

 Buyer and Seller are typically motivated; 

 Both parties are well informed or well advised, and each acting in what they consider 

their own best interest; 

 A reasonable time is allowed for exposure in the open market; 

 Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements 

comparable thereto; and 

 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.1 

 

 

Intended Use & Users of the Appraisal 

 

The intended use of this appraisal is to serve as a valuation guide for potential easement 

acquisition negotiations.  The intended users are Remmell, Klepper & Kahl, LLP (RK&K), 

Atlantic Shores Offshore Wind, LLC, their legal counsel, and the New Jersey Department of 

Environmental Protection Green Acres Program.    

 

 

Date of the Value Estimate 

 

 The primary inspection of the subject properties was conducted on May 7, 2024, which is 

the effective date of valuation.  Representatives of ownership (City of Atlantic City) were 

present, as were representatives of Green Acres and Atlantic Shores Offshore Wind, LLC.  There 

were several additional exterior inspections performed, including an initial inspection performed 

on February 15, 2023.  The date of the preparation of the appraisal report is shown on the letter 

of transmittal attached with this report. 

  

 
 

 
1 Appraisal Institute, The Appraisal Of Real Estate, 15th Edition. Chicago, IL:  Appraisal Institute, 2020, p. 49.  
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Scope of the Appraisal 

 

 
  

Procedure/Analysis Yes No N/A

• Notification and contact with Property Owner  √

• Researched regional, city, and neighborhood data.  √

• Researched market trends (i.e. inventory, vacancy, absorption, new  √

construction, etc.) for the subject property type.

 

• Data has been collected regarding the physical characteristics of the subject property, neighborhood trends and 

influences, market trends and influences, typical amenities and utilities, zoning and related controls, as well as the 

subject’s tax assessment.

 √

• Reviewed the following Documents

·         Tax Assessment Map  √

·         Zoning Maps & Zoning Ordinances  √

·         FEMA Flood Zone Map  √

·         Aerial Map  √

·         NJDEP Wetlands Map  √

·         Tax Assessment Information  √

·         Bader Field South Green Acres Exhibit prepared by Langan Engineering and Environmental Services, Inc. 

dated 6/12/2023 and revised 3/14/2024
 √

• Analyzed information pertaining to any existing or proposed physical improvements located on the subject site.  √

 

• A physical inspection of the subject property (exterior only), its market area, and all comparable properties.   √

 

• Determined the Highest and Best Use of the site as vacant and as currently improved (if applicable).  √

 

• Each of the three traditional value approaches -- the Income Capitalization, Sales Comparison, and Cost 

approaches -- has been considered in arriving at a value conclusion for the subject property.
 √

• All comparable data has been verified through a variety of sources including recorded information at the local and 

county levels and through conversations with at least one of the parties involved in the transaction.  √

• Performed an Income Capitalization Approach.  √

• Performed the Sales Comparison Approach.  √

• Performed a Cost Approach.  √

• All research and analyzed information has been utilized in order to come to a final value conclusion for the subject 
 √

• Determined reasonable marketing and exposure times associated with the concluded value.  √

Scope Of The Appraisal
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Property Rights Appraised 

 

  The real property valued in this appraisal consists of the Fee Simple Estate.  Title is 

assumed to be free and clear of encumbrances including special financing and restrictions such 

as deed restrictions and easements of record.  It is only subject to the four governmental powers 

of taxation, eminent domain, police power, and escheat.   

  

 The Fee Simple Estate is defined as: 

  

 “Absolute ownership unencumbered by any other interest or estate,   

 subject only to the limitations imposed by the governmental powers of   

 taxation, eminent domain, police power, and escheat.”  2 

  

An Easement is defined as: 

 

 “The right to use another’s land for a stated purpose.” 3 

 

  

Assumptions & Limiting Conditions 

 

The appraisal report is subject to the following assumptions and limiting conditions set 

forth as follows.  Additional assumptions and limiting conditions may be cited elsewhere in the 

report. 

 

1. To the best of my knowledge, the statements of facts contained in the appraisal report, upon 

which the analysis, opinions and conclusions expressed are based, are true and correct.  

Information, estimates and opinions furnished to us and contained in the report or utilized in 

the formation of the value conclusion was obtained from sources considered reliable and 

believed to be true and correct.  However, no representation, liability or warranty for the 

accuracy of such items is assumed by or imposed on us, and is subject to corrections, errors, 

omissions and withdrawal without notice. 

2. Title is assumed to be good and marketable.  The appraiser assumes no responsibility for 

legal matters affecting the property or title, nor does the appraiser render any opinion as to 

the title. 

3. The legal description, areas, and dimensions shown within the report are assumed to be 

correct. 

4. No survey of the property has been made by the appraiser.  Exhibits such as site plans and 

floor plans are included to assist the reader in visualizing the property, and the appraiser 

assumes no responsibility. 

5. It is assumed that there are no hidden or adverse conditions of the property, subsoil, or 

structures that would render it more or less valuable.  No responsibility is assumed for such 

 
2 Appraisal Institute, The Dictionary of Real Estate Appraisal, 7th Edition. Chicago, IL:  Appraisal Institute, 2022, p. 73.  
3 Appraisal Institute, The Dictionary of Real Estate Appraisal, 7th Edition. Chicago, IL:  Appraisal Institute, 2022, p. 58. 
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conditions or for the engineering/remediation that may be required to remove such 

condition.  If the client has a concern over the existence of such conditions in the property, I 

consider it imperative to retain the services of a qualified engineer or contractor to 

determine the existence and extent of such hazardous conditions.  Such consultation should 

include the estimated cost associated with any required treatment or removal of the 

hazardous material.  

6. The property has been appraised as though free of liens and encumbrances unless so 

specified within the report.   

7. Management and ownership are assumed to be competent. 

8. Public, industry and statistical information are from sources that I deem to be reliable.  

However, no representation as to the accuracy or completeness of such information is being 

made. 

9. It is assumed that there is full compliance with all applicable federal, state, and local 

environmental regulations and laws unless non-compliance is stated, defined, and 

considered in the appraisal report. 

10. It is assumed that any mechanical and electrical equipment, which is considered part of the 

real estate, is in proper operating condition except when noted herein.  These include items 

such as the heating, air conditioning, plumbing, sprinkler, and electrical systems. 

11. It is assumed that all applicable zoning and use regulations and restrictions have been 

complied with, unless a nonconformity has been stated, defined, and considered in the 

appraisal report. 

12. It is assumed that all required licenses, consents or other legislative or administrative 

authority from any local, state or federal governmental or private entity have been or can be 

obtained or renewed for any use on which the value estimate contained in this report is 

based.    

13. The appraisal is to be used in whole and not in part.  No part of it shall be used in 

conjunction with any other appraisal.  Furthermore, this report and all conclusions are for 

the exclusive use of the client for the sole and specific purpose(s) stated herein. 

14. I am not required to give testimony or be in attendance at any court or administrative 

proceeding with reference to the property appraised, unless arrangements have been 

previously made. 

15.  The value conclusion is subject to formal determination of the existence of any state or 

federal wetlands or other environmentally sensitive areas including all required buffer 

zones.  I am not an expert in this field and it is considered imperative that the services of a 

qualified environmental expert be retained in order to make such determinations.  Any 

environmentally sensitive area detected on the property could have an impact on the value 

estimated herein, and thus, I reserve the right to modify the value conclusion if such areas 

are found to be present on the property. 

16. No change of any item of the appraisal report shall be made by anyone other than myself, 

and I shall have no responsibility for any such unauthorized change. 
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17. Information and estimates provided to me and contained in the report, including but not 

limited to Income & Expense Statements, Rent Rolls, capital expenditures, and 

repair/remediation estimates, were from sources considered reliable and are believed to be 

true and accurate.       

18. I have not made a specific compliance survey and analysis of this property to determine 

whether or not it is in conformity with the various detailed requirements of the American 

with Disabilities Act (ADA), which became effective on January 26, 1992.  It is possible 

that a compliance survey of the property along with a detailed analysis of the requirements 

of the Act could reveal that the property is not in compliance with one or more of the 

Act’s requirements.  I consider it imperative that the services of a qualified architect 

and/or engineer be retained to make such a determination.  If any items of non-compliance 

are detected, they could have an impact on the value estimated herein, and thus, I reserve 

the right to modify the value conclusion if such items of non-compliance are found to be 

present on the property. 

 

Hypothetical Conditions/Extraordinary Assumptions 

 

A Hypothetical Condition is defined as, “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”4  

 

An Extraordinary Assumption is defined as, “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.”5  

 

The appraised market value is based upon the following Conditions/Assumptions: 

 

1. It is an extraordinary assumption of the appraisal that the tracts are clean and free from 

environmental contamination and debris. 

2. According to Green Acres guidelines, the site is to be appraised as of the effective date 

(current) “as if” vacant and an independent economic unit, subject to N.J.A.C 7:36-8.3 – 

Appraisal Procedures: ‘…In any appraisal of parkland proposed to be disposed of or 

diverted, the value of the parkland shall be based on its highest and best use, or the use 

intended subsequent to the disposal or diversion, whichever would result in a higher 

market value for the land’. 

3. During the inspection, a representative of Atlantic Shores Offshore Wind indicated that 

some trees on site are to be removed and not replaced and that these will be compensated 

for separately at the state level.  Therefore, compensation for any lost vegetation will not 

be included as part this appraisal.  

 
4 Uniform Standards of Professional Appraisal Practice as promulgated by the Appraisal Standards Board of the Appraisal 

Foundation, 2024 Edition, p. 4. 
5 Uniform Standards of Professional Appraisal Practice as promulgated by the Appraisal Standards Board of the Appraisal 

Foundation, 2024 Edition, p. 4. 
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Location Analysis 
 

The objective of this section is to identify and analyze trends and opportunities that may 

have a bearing on the economics and marketability of the property as described in the previous 

section.  Since real estate is an integral part of its neighborhood and it cannot be treated as an 

entity apart from its environment, in this section, those attributes that may influence the highest 

and best use and market value of the property are explored in detail.   

 

Regional Data  

 

 The subject property is located in Atlantic City, which is a municipality within Atlantic 

County, New Jersey.  Atlantic County is part of the two county Atlantic City Metropolitan 

Statistical Area (MSA).  This MSA comprises the counties of Atlantic and Cape May. 

 

 

Source:  World Atlas 

Atlantic County, encompassing 560 square miles, is located in southeastern New Jersey 

and is one of the state’s coastal counties. The eastern border abuts the Atlantic Ocean, on the 

north are Burlington and Ocean Counties, on the west are Camden and Gloucester Counties, and 

along the southern border are Cumberland and Cape May Counties. 

 

 Atlantic City is situated in the southeastern portion of the county.  It contains 11.35 

square miles of land area and is bounded by Absecon City, Brigantine City, and Galloway 

Township to the north, Egg Harbor Township and Pleasantville City to the west, Ventnor City to 

the south, and the Atlantic Ocean to the east.  Most development is residential. However, some 

commercial, light industrial and office development is located throughout the city.  The primary 

appeal of the city is its casino hotels, boardwalk and seaside beaches. 
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Population Trends 

 

The population trends occurring in the state, county, and municipality are shown as 

follows: 

 

 
   Source: STDBOnline 

 

As shown, the population within the state has shown moderate annual increases during 

the current decade, while the county remailed relatively stagnant and the municipality showed 

moderate declines.  The rate of increases is projected to slow in the state and decrease in the 

county, while the municipality is expected to show a slight increase in 2027. 

 

The population within the state, county and municipality was distributed as follows: 

 

 
Source: STDBOnline 

 

 As shown above, the municipality has a lower median home value as compared to the 

county, which was lower than the overall state.  The municipality has a median age more 

youthful than both the state and county.  

  

New Jersey Atlantic County Atlantic City

Population

    2010 Total Population 8,791,894 274,549 39,558

    2023 Total Population 9,398,155 275,834 38,209

    2028 Total Population 9,440,885 273,455 37,814

.

    2010 - 2020 Annual Growth Rate 0.55% 0.00% -0.27%

    2023 - 2028 Annual Growth Rate 0.09% -0.17% -0.21%

New Jersey Atlantic County Atlantic City

Median Home Value

    2023 $437,535 $289,276 $211,682

    2028 $470,523 $320,036 $260,036

Median Age

    2010 38.9 39.9 36.3

    2023 40.6 41.5 37.3

    2028 41.5 41.9 38.1

2023 Population by Sex 9,398,155 275,834 38,209

    Males 48.91% 48.69% 48.67%

    Females 51.09% 51.31% 51.33%

2028 Population by Sex 9,440,885 273,455 37,814

    Males 48.86% 48.63% 48.60%

    Females 51.14% 51.37% 51.40%
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Employment Trends 

 

Some of the largest private employers in Atlantic County include Caesars Entertainment, 

Borgata, Hard Rock, Tropicana, Golden Nugget, Resorts, AtlantiCare, FAA, Shore Medical 

Center, Atlantic City Electric, Stockton University and Wawa.  There is also a thriving 

agricultural business in Atlantic County.  Tourism is the driving force of the local economy.  

Leisure/Hospitality is the largest industry in Atlantic County.  The Leisure and Hospitality 

Industry accounts for approximately 40% of the total County employment, with the region’s 

economy largely dependent upon the Atlantic City Casino industry and coastal resort industry. 

 

According to the St. Louis Reserve FRED Economic Data, as of May 2020 the 

unemployment rate for Atlantic County was 34.8%, mostly due to the Stay at Home Order that 

was in effect during the Covid-19 pandemic.  Since that time Covid restrictions have been lifted 

and the unemployment rate has declined to the rate of 6.3% as of December 2023.  This 

unemployment rate is higher than the statewide unemployment rate of 4.8% as of December 

2022.  The overall impacts of the unemployment rate for Atlantic County are uncertain.  The 

following chart shows the unemployment rate for Atlantic County since 2014:  

 

 
 

Housing Trends 

 

Residential development for the state, county, and city as reflected by building permits is 

as follows: 
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         Source:  New Jersey Department of Labor, NJ Building Permits. 

 

 As shown in the table above, the city experienced generally slow growth from 2009 to 

2016, then experienced an increase 2017-2018, before declining in 2019 and remaining 

relatively level until 2023.  The growth in 2017-2018 is largely due to the construction of the 600 

NoBo at North Beach apartment complex and the approved conversion of hotel rooms at Showboat 

into 267 apartments, as well as due to the public housing efforts of the CRDA and the Atlantic City 

Housing Authority.  

 

Development in Atlantic City 

 

Casinos 

 

As indicated, the economy is largely dependent upon the casino industry, as they are 

some of the largest employers in the County.  Between 2014 and 2016, the City saw the closures 

of several casinos, including Atlantic Club, Showboat, Revel, Trump Plaza and Trump Taj 

Mahal.  Several have since re-opened or been re-branded, however, Atlantic Club remains closed 

and Trump Plaza was demolished in 2021. 

 

Stockton College purchased the Showboat Casino with plans to repurpose the casino as a 

branch site for the college.  However, the college encountered legal issues regarding this use 

with the adjoining Taj Mahal Casino.  It was then sold to a Philadelphia developer and re-opened 

in 2016 as a hotel only, with no casino.  In the summer of 2019, Showboat converted a portion of 

the hotel into 264 rental apartment units.  The units are furnished with housekeeping services, 

they have access to various hotel amenities, and are available to for 2-day, weekly, and monthly 

rentals. In 2022, Showboat applied for conversion of a second hotel tower into 355 additional 

apartment units.   

Year Permits Change Permits Change Permits Change

2007 25,400 1,036 70

2008 18,369 -27.7% 794 -23.4% 164 134.3%

2009 12,396 -32.5% 512 -35.5% 58 -64.6%

2010 13,540 9.2% 512 0.0% 42 -27.6%

2011 13,079 -3.4% 390 -23.8% 25 -40.5%

2012 17,939 37.2% 41 -89.5% 26 4.0%

2013 24,199 34.9% 484 1080.5% 31 19.2%

2014 28,174 16.4% 722 49.2% 114 267.7%

2015 30,640 8.8% 710 -1.7% 55 -51.8%

2016 26,767 -12.6% 1,083 52.5% 95 72.7%

2017 2,926 -89.1% 1,090 0.6% 392 312.6%

2018 28,221 864.5% 996 -8.6% 279 -28.8%

2019 36,505 29.4% 957 -3.9% 146 -47.7%

2020 36,146 -1.0% 667 -30.3% 154 5.5%

2021 37,094 2.6% 804 20.5% 168 9.1%

2022 38,117 2.8% 807 0.4% 123 -26.8%

2023 32,840 -13.8% 383 -52.5% 55 -55.3%

Residential Building Permits

State County Municipality
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Hard Rock International purchased the former Trump Taj Mahal Casino.  The $500 

million renovation and rebranding into the Hard Rock Hotel and Casino Atlantic City.  The 

project generated approximately 3,000 permanent jobs as anticipated, and opened doors on June 

28, 2018.  

 

In April 2015, the $2.4 billion former Revel hotel/casino was purchased for $82 million 

by Florida developer, Glenn Straub.  Revel’s re-opening was delayed due to a number of reasons, 

but primarily with regard to disagreements with the energy provider and the city.  In November 

2015, Mr. Straub agreed to purchase the power plant for $30 million.  Mr. Straub then sold Revel 

to a Colorado-based group for $200 million.  The casino was rebranded as Ocean Resort Casino 

and re-opened in 2018. 

 

Other Development 

 

AC Devco is a non-profit development corporation that is modeled after the New 

Brunswick Development Corporation, credited with a number of new development projects in 

New Brunswick over the past two decades.  The corporation teamed up with Stockton University 

and in the fall of 2018, an Atlantic City Campus was opened with four buildings and housing for 

over 500 students.  The development was part of a $220 million A.C. Stockton Gateway project 

which also includes a six-story office building for South Jersey Industries.  Stockton also 

completed construction on Phase II of the project, an additional 6 story, 416-bed residential 

complex. 

 

Boraie Development completed construction on 600 NoBe at North Beach.  The first new 

market rate residential apartment complex in the city in decades contains 250 apartments.  It 

contains a courtyard with on-site parking, pool and lounge area, fitness center, and residents 

lounge.  Boraie also announced plans to develop a second phase, 700 NoBe. 

 

A new $100 million indoor water park opened in summer 2023 next to The Showboat 

hotel.  The 103,000 SF facility will have a retractable roof and include water slides, pools, a lazy 

river, zip line, retail and restaurants, as well as a 10,000 SF for adults only.  Showboat Hotel also 

added a fitness club called Matrxx Fitness in 2019, as well as Lucky Snake, a 100,000 SF arcade 

and sports bar, in 2021. 

 

AtlantiCare constructed a 69,700 SF medical arts complex at Atlantic and Ohio Avenues, 

next to the existing AtlantiCare Regional Medical Center.  The new facility includes medical 

education classrooms, dialysis center and houses the Maternal/Fetal Medicine Program.  The 

CRDA had reportedly agreed to provide the land and $15 million toward the project. 

 

Redevelopment is occurring in the ‘Orange Loop’ area of the city, consisting of S. 

Tennessee Ave, S. New York Ave, and St James Place.  Some of the newer uses in this area 

include the Tennessee Avenue Beer Hall, The Leadership Studio yoga studio, Rhythm & Spirits 

restaurant and music hall, and Anchor Rock Club.  The former Bourre restaurant has closed and 

is being re-opened as the Cardinal restaurant.   
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A site has been chosen for a new supermarket planned for the City.  The project is 

envisioned as a 40,000 SF store to be located at Baltic and Ohio Avenues on land currently 

owned by the CRDA and the Atlantic County Improvement Authority.  A developer had been 

chosen to construct and operate a Shop Rite, however, those plans had fallen through and a new 

Request for Proposals was issued to find a new developer/operator. 

 

 

Linkages 

 

Atlantic County is easily accessible from major nearby metropolitan areas including New 

York, Philadelphia, Newark and Wilmington through a network of federal and state highways.  

To the north, the Garden State Parkway connects Atlantic City to Newark as well as to the New 

Jersey Turnpike (I-95) with access to New York City.  The Garden State Parkway connects to 

the Atlantic City Expressway with access to Atlantic City to the east and Philadelphia and 

Wilmington to the west.  Philadelphia and Wilmington are located approximately 50 and 80 

miles, respectively from Atlantic County while Newark and New York are located 

approximately 75 miles north.  Atlantic County has a good local transportation network 

including U.S. Route 9, Black Horse Pike (Route 40), White Horse Pike (Route 30), and 

adequate secondary routes.   

 

Freight rail service has been available throughout the region since the last century.  

Commuter train service was revived in 1989 by Amtrak, which provides express service from 

Philadelphia and New York to Atlantic City.  New Jersey transit operates trains from 30th Street 

Station in Philadelphia to Atlantic City with intermediary stops along the route in Cherry Hill 

Township, Lindenwold Borough, Waterford Township (Atco), Hammonton, Egg Harbor City, 

and Absecon.  Commuter rail service has historically had poor amounts of riders and its future is 

questionable. 

 

Atlantic City’s connector tunnel and highway consists of a 2.2-mile connector tunnel and 

highway between Atlantic City and Brigantine.  It provides access to the Atlantic City 

Expressway, the marina district, Brigantine City, and Route 30 and North Carolina Avenue, 

leading to the Inlet casinos.   

 

Public bus service is available throughout the county and region.  In addition, many 

private bus companies provide tour service primarily to Atlantic City.  Air transportation within 

the county is available via the Atlantic City International Airport which is located in Egg Harbor 

Township near the FAA Center.   
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Neighborhood Analysis 

  

The subject property is located at 601 N. Albany Avenue just outside of the actual main 

barrier island portion of Atlantic City.  N. Albany Avenue is also known as the Black Horse Pike 

or Route 40 and is one of the main access roads to the city.  Atlantic City is part of a barrier 

island known as Absecon Island which is eight miles in length and in addition to Atlantic City 

includes Ventnor, Margate and the Borough of Longport.   

 

The subject is located along the northbound side of N. Albany Avenue and is a waterfront 

lot located along the Inlet Thorofare and Great Thorofare.  It is located directly across N. Albany 

Avenue from the Chelsea Heights neighborhood of the city. This neighborhood is mainly 

residential in nature, with neighborhood commercial uses along the main roadways and scattered 

throughout.  The Stockton University Atlantic City campus is less than a half a mile south.  The 

opening of the campus had helped increase traffic to this portion of the city.  Most traffic 

accessing the campus would exit the Atlantic City Expressway and take Route 40 past the 

subject property.   

 

The highways providing direct access to Atlantic City include the limited access Atlantic 

City Expressway, Route U.S. 40/322 (Black Horse Pike) and Route U.S. 30 (White Horse Pike).  

Main roadways across the island include Atlantic, Pacific, Arctic and Baltic Avenues.   

 

N. Albany Avenue along the subject property is a 4 lane roadway with two lanes in each 

direction divided by a concrete median.  This roadway is one of the two bridge entrances to the 

main barrier island portion of the city, besides the Atlantic City Expressway.  It connects the city 

to the mainland via Egg Harbor Township and Pleasantville City.  An interchange with the 

Atlantic City Expressway allows Expressway travelers to exit directly onto N. Albany for easier 

access to the downbeach portion of the City, as well as Ventnor City. 

 

Overall the subject offers an average to good waterfront location.  It is not located on the 

main island portion of the city, however, benefits from its easy access to and from the Atlantic 

City Expressway and Stockton Atlantic City Campus.   

 

A location map and demographic information for the surrounding 1 mile, 3 miles, and 5 

miles is provided as follows: 
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Location Map 
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Site to do Business Map 
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Subject Property  
 

Ownership History 

 

 Current ownership is in the name of the City of Atlantic City.  No known arm’s length 

transactions have occurred within the past 5 years.  There is a separate line item on the Atlantic 

City Tax records known as Block 794, Lot 1, Qual BLDG.  The records indicate that this is for the 

Skate Zone, which is under ownership of the CRDA, a separate entity.  Details of any existing or 

former leases are unknown.  However, recent news reports indicate that the city had a lease with 

the CRDA for the land containing the Skate Zone.  CRDA built the facility and upon termination 

of the lease in April 2022, the facility reverted to the City who has continued its operation. 

 

 The subject property is a redevelopment area, with the Bader Field Redevelopment Plan 

adopted in 2008.  Various plans and offers have been proposed for the site including: 

 

• In 2008, Penn National made an offer to purchase the land for $800 million, with a plan 

to subdivide the site and build a casino on one parcel.  The remaining sites would be 

sold to other developers.  The offer was turned down and the city ultimately solicited 

proposals so that other prospective buyers could bid on the property, which reportedly 

resulted in no submissions. 

 

• In 2011, Win-Win OND offered $426 million for the site, with a plan including an 

indoor water park, condominiums, hotel, restaurants and casino.  The offer included 20 

year tax rebate incentives. 

 

• In 2016, the site was put up for auction with a minimum bid price of $155 million.  

Two offers were received with a $50 million top bid and were rejected.   

 

In 2023, there were two proposed plans for the Bader Field site.  One was by DEEM 

Enterprises and is known as Renaissance at Bader Field.  It would include a Formula One style 

driving course in the center, surrounded by residential condominiums, apartments and townhomes.  

The proposal also includes a hotel, retail space, museum, event center, and water taxi terminal.  

The second was known as Casa Mar.  It would include 10,000 residential units, 400,000 SF of 

retail and office space, 20 acres of recreational space, and a network of canals.  The city had been 

prepared to approve a memorandum of understanding with DEEM Enterprises in December 2022, 

however, the State asked for the vote on the agreement to be delayed.   

 

Subsequently, on March 23, 2023 it was reported that the Mayor signed a memorandum of 

understanding that grants DEEM exclusivity for six months to do its due diligence.  It was also 

reported that Atlantic City would get $115 million as part of the deal, including money for a new 

recreation center, plus additional money for dredging.  DEEM has since requested an extension to 

continue their due diligence.  
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Occupancy & Use  

 

The property is a former airport that currently hosts various events, such as festivals and 

concerts.  It also contains a baseball stadium (Surf Stadium), an indoor ice skating facility (Atlantic 

City Skate Zone), and an emergency squad building.    

 

 

General Property Identification and Description 

 

General Site Information 

Assessor’s Parcel Number: Block 794, Lot 1 

Address: 601 N. Albany Avenue 

Atlantic City 

Atlantic County, NJ 

Real Estate Tax Assessment  

 
The property is currently tax exempt 

Physical Characteristics of the Site 

Site Area (Total): 142.59 acres (6,211,220 SF) per tax assessment maps 

Frontage: 3,270’ +/- frontage on Albany Avenue;   

6,898’ +/- waterfrontage along the Inside and Great Thorofares 

Shape of Tract: Triangularly shaped 

Topography: Relatively level throughout, with sloping toward the waterfront. 

Access: There are 5 entrances to the site from N. Albany Avenue 

Water: The property appears to extend out into the water.  Utilizing the 

NJGeoWeb site, the appraiser calculated approximately 125 Acres of 

upland area, with the remaining area containing water.  Note: this 

does not include a portion of land on the eastern side of the property 

that appears to extend beyond the property line into the Great 

Thorofare.  The appraiser recommends that survey be obtained to 

determine the exact size and dimensions of the property and uplands 

areas.   

Block 794, Lot 1 Block 794, Lot 1, 

Qual BLDG

Total

Land $142,550,000 $1,323,900 $143,873,900

Improvements $29,599,300 $1,920,400 $31,519,700

Total $172,149,300 $3,244,300 $175,393,600

Tax Rate (2023) $3.565 $3.565 $3.565

Equalization Ratio (2024) 69.57% 69.57% 69.57%

Estimated Taxes* $6,137,123 $115,659 $6,252,782

Equalized Assessed Value $247,447,607 $4,663,361 $252,110,967

Assessment
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Corner Influence: No, however, 3 of the 5 entrances to the property are signal 

controlled.  

Site Lighting: Yes 

Easements/Encumbrances: None known, other than possible typical utility easements. 

Encroachments: None known 

Utilities to Site: All public utilities are in the area 

Curbs and Sidewalks: Yes 

Flood Designation: Based upon FEMA Preliminary Flood Map Flood Panel 

#34001C0452F, dated May 30, 2014, the subject is primarily in Zone 

AE, a special flood hazard area subject to 1% annual chance flood, 

with elevations of 8-10 feet.  A portion of the site near N. Albany 

Ave is located in Zone X, which is an area of 0.2 Annual chance 

flood.   

Environmental Issues: None known.  The appraiser recommends that a qualified expert be 

retained to make a determination as to whether any type of 

environmental contamination exists   

Site Improvements: The site improvements include asphalt paving, chain link fencing and 

gates, and site lighting.  There is a municipal boat ramp and small 

floating dock located along the southern waterfront. 

Environmental 

Contamination: 
No contamination is known to currently exist.  The appraiser highly 

recommends that a qualified expert be retained to make such a 

determination.   

Wetlands: According to NJ-GeoWeb, the subject property contains some 

wetlands along the northern part of the property.  However, the 

wetlands appear to be located in a water covered portion of the site.  

The appraiser highly recommends that a qualified expert be retained 

to determine the size and location of any wetlands on the site.  

 
 

Physical Characteristics of the Building Improvements 
 

Building Improvements: The building improvements include an indoor ice skating facility 

known as the Atlantic City Skate Zone (former Flyers Skate Zone), a 

baseball stadium and an emergency squad building.  It should be 

noted that the Atlantic City Skate Zone improvements are shown on 

the tax records as a separate line item that is under different 

ownership.   The improvements appears to be in average to good 

overall condition.  Since the building improvements are not impacted 

by the proposed easement, the appraiser did not perform an interior 

inspection the buildings. 

 

The building and site improvements will not be impacted by the 

permanent easement, since it will be underground. No further 

descriptions of the improvements will be given, as the taking has no 

impact on them. 



J. McHale & Associates, Inc.  

JMA FILE #220294 .27  –  BLOCK 794 ,  LOT 1 ,  BADER FIELD ,  ATLANTIC CITY                 23  

Tax Location Map 
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Aerial Map 
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NJ GeoWeb Wetlands Map 
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FEMA Flood Map 
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Soils Map 
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Land Use Controls (Zoning) 

 

 The subject property was located in the BFRA, Bader Field Redevelopment Area, which 

was adopted in 2008.  However, in 2011, the Atlantic City Tourism District was established which 

authorized the Casino Reinvestment Development Authority (CRDA) to manage and regulate land 

use within the Tourism District.  According to the Atlantic City Zoning and Tourism District 

Zones map, the subject is zoned BADER, Bader Field.   

 

Zoning – Block 794, Lot 1 

Zoning District: The property is zoned BADER, Bader Field.  It is within the Tourism 

District, where the land development is controlled by the CRDA. 

Purpose: The purpose of the Bader Field District is to reactivate Bader Field with a 

mixture of land uses that will eventually lead to the redevelopment of a 

mixture of land uses with linkages between the site and the City, particularly 

the Chelsea Heights neighborhood.    

Allowable Uses 

in the District: 

Permitted uses are multi-family, low-rise, and mid-rise residential; mixed-

uses; retail sales; pop-up sales; personal services (except for secondhand 

goods shops, cash for gold shops, and pawn shops); restaurants and bars; 

educational uses, college and instructional uses; institutional uses; indoor and 

outdoor recreation facilities; hotels; freestanding parking lots and public 

garages; special event facilities; parks; government uses; and entertainment 

and entertainment facilities.    

 

The following chart provides a summary of the schedule of limitations based on the 

municipality’s schedule of yard, area and building requirements: 

 

Zoning Requirements 

Minimum Lot Area: 7,500 SF 

Minimum Lot Depth: 150’ 

Minimum Lot Width: 50’ 

Minimum Lot Frontage: 50’ 

Maximum Height (from BFE): 300’ 

Maximum Building Coverage: 70% 

Maximum Impervious Coverage: 80% 

Minimum Front & Side Yard: 0’ up to 35’ high 

20’ greater than 35’ 

Minimum Rear Yard: 20’ 

 

The subject currently contains a baseball stadium and indoor ice skating facility, which 

appear to be permitted use.  The reader is urged to seek legal and engineering counsel regarding 

any opinion as the legal status of the current use. 
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Highest & Best Use  
 

Highest & Best Use analysis establishes the basis for the valuation of the property.  The 

concept of highest and best use analysis is a market-derived interpretation based on various 

economic principles and forces such as supply and demand, conformity, and utility.  It is defined 

as: 

 

“The reasonably probable use of property that results in the highest value.6 

 

 When a property is improved, Highest and Best Use analysis considers:  1) the site as if 

vacant and;  2) the property as improved.  Highest and best use analysis of the site As If Vacant 

addresses the ideal use of the site, while highest and best use As Improved relates the existing use 

to the ideal use (as if vacant).  Both analyses are important to the valuation process since land 

value is determined by potential, not actual use.  

 

 The highest and best use of the site as though vacant  must meet the following four criteria: 

 

* Legally Permissible 

* Physically Possible 

* Financially Feasible 

* Maximally Productive 

 

Highest & Best Use – As If Vacant   

 

 Legally Permissible addresses the legal use of the property given applicable zoning 

regulations and local ordinances/codes along with any other applicable legal restrictions.  The use 

must be probable, not speculative or conjectural. 

 

Legal restrictions affecting the property include the local municipal land use ordinance 

along with all other county and state regulations.  The site lies within the BADER, Bader Field 

District.  The district allows for a variety of commercial and multi-family uses.   

 

 Overall, the legal restrictions affecting the property appears to allow for a mixed use 

development, with a wide variety of possible commercial uses.   

 

 Physically Possible addresses the possible use of the property given the physical aspects of 

the site itself.  Size, shape, topography, existing easements, and soils of the site affect the uses to 

which it can be developed. 

 

The subject area being appraised contains 142.59 acres (6,211,220 SF) with a total of 

3,270’+/- of frontage along Albany Avenue and 6,898’ +/- of water frontage along the Inside and 

Great Thorofares.  The site has been estimated by the appraiser to contain approximately 125 

Acres of uplands area, with the remainder water covered.   

 

 
6 Appraisal Institute:  The Appraisal of Real Estate, 15th Edition. Chicago, IL:  Appraisal Institute, 2020, p. 305.  
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Overall, the sites physical attributes exceed minimum requirement and would allow for the 

majority of the permitted uses, including large scale commercial uses.   

 

 Financially Feasible addresses which of the legally permissible and physically possible 

uses are capable of producing an income, or return, equal to or greater than the amount needed to 

satisfy operating expenses, financial obligations and capital amortization.  Those uses that are 

capable of producing a positive return are considered to be financially feasible.  However, in order 

to receive serious consideration as a highest and best use, there must be a reasonable expectation 

that the use will provide a sufficient return (or yield) to attract investment capital. 

 

 In terms of market demand, the property offers a large tract of waterfront land located 

along a well traveled roadway, which provides access to the downtown and oceanfront areas of 

Atlantic City.  However, the size of the parcel can be a deterrent as it requires a large scale 

development with increased risk for a redeveloper.   The announced second phase of the 600 at 

NoBe apartment complex and application from Showboat Hotel to convert a second tower into 

apartments indicates there is a market for new, quality rental housing in the city.   

 

The subject property’s surrounding water creates a unique, self contained nature would 

allow for the development of supporting commercial uses for residents, while it’s location along 

one of the access roads to the main island portion of the city allows commercial uses to capture a 

larger customer base.  The construction of the new Stockton Atlantic City Campus and South 

Jersey Gas Headquarters within 0.5 mile from the property has also increased the visibility and 

attractiveness of the area.  

 

Based on this information, the financially feasible alternatives indicate that the subject 

should be used with a mixed use development.   

 

Maximally Productive addresses the one use that is capable of providing the highest 

return to the property.   

 

For the subject, the maximally productive use is for a mixed use development. 
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Highest & Best Use – As Improved   

 

 The property, as improved, is again examined under the same four use criteria previously 

considered.  Where a site has existing improvements on it, it is possible that the highest and best 

use of the land may be determined to be other than its existing use.  Any difference between the 

highest and best use as vacant and as improved will indicate the various forms of depreciation and 

obsolescence present at the property or affecting the property.   

 

In evaluating the highest and best use, as improved, the existing property improvements 

have been considered, as well as a conversion of the property for another use.  The property 

contains a baseball stadium and an indoor ice skating facility.  The remainder of the site is 

currently mostly vacant and is utilized occasionally for temporary uses such as festivals and 

concerts. 

 

The current improvements are assumed to be in average to good overall condition.  The 

highest and best use of the site as if vacant was determined to be mixed use development.  The 

baseball stadium, although it appears functional from the exterior, does not currently house a 

professional baseball team.  It is unlikely that it could generate sufficient revenue for a redeveloper 

to justify the cost of the upkeep and operation of the stadium.  The indoor skating facility is located 

on the same tax lot, but is under different ownership than the remainder of the subject  Ownership 

of record is the Casino Reinvestment Development Authority (CRDA).  However, it was reported 

in the local press that there was a lease between the city and the CRDA which expired April 14, 

2022, where ownership of the facility reverted to the city.   

 

The current improvement appear to be functional, but are not likely to generate sufficient 

income to justify their continued long term current use.   They do provide an interim use that helps 

draw visitors to the area for games, tournaments, and festivals.  However, the city adopted a 

redevelopment plan for the property and has actively attempted to redevelop the site for alternative 

uses in the past.  There is little market demand for these types of improvements, specifically 

baseball stadiums.  The value of the site, as improved, would not exceed the value of the 

underlying land.   

 

Therefore, the highest and best use of the subject property, as improved, is redevelopment 

of the property for a mixed use development, with continued interim use of the existing 

improvements until development begins.   

 

In addition, the existing buildings and site improvements will not be impacted by the 

permanent easements, since they will be underground.  Therefore, only the value of the underlying 

land will be developed in order to estimate the value of the easement and any damages to the 

remainder.  
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Discussion of Value 
 

An appraisal is an estimation of value.  In order to arrive at an estimate of market value for 

a given property, special attention must be given to the typical purchaser who would be interested 

in that particular type of property. 

 

The appraisal process consists of an orderly program by which the appraisal problem is 

defined and data relating to the subject and its market is collected, analyzed, and interpreted into 

an estimate of value.  There are three basic approaches that must be considered by the appraiser in 

the estimation of market value. These approaches to value are known as the Income 

Capitalization, Sales Comparison, and Cost Approaches.  Each approach must be considered 

and the relevant approaches are developed and then reconciled into a market value estimate. 

 

The Income Capitalization Approach is a procedure that converts anticipated benefits 

(dollar income or amenities) to be derived from the ownership of property into a value estimate. 

This approach to value has not been utilized in the development of a market value estimate for the 

subject property as an adequate supply of land lease data was not found.    

 

 The Cost Approach is a procedure, which consists of estimating the replacement or 

reproduction cost new of the building and site improvements, adding entrepreneurial profit and 

land value, and subtracting all forms of depreciation.  This approach to value has not been 

developed, since the taking will not impact the building improvements and only the value of the 

land has been estimated.   

 

 The Sales Comparison Approach is a procedure, which has as its premise a comparison 

of the subject property with recent sales of properties having varying degrees of similarity to the 

subject site.  Units of comparison are developed and each comparable sale is analyzed in 

comparison to the subject.  This approach to value is considered to be the best indicator of value 

for vacant land in this market and has been developed for the subject. 
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Sales Comparison Approach (Land Only) – Before the Taking 

 

 This approach to value has been used to estimate the market value for the subject 

property.   In this approach to value, market value is estimated by comparing the subject property 

to similar properties that have been sold recently or for which offers to purchase have been 

made.  A major premise of the Sales Comparison Approach is that an opinion of the market 

value of a property can be supported by studying the market’s reaction to comparable and 

competitive properties.7  

 

 Inherent in this approach to value is the principle of substitution, which holds that “the 

value of a property tends to be set by the cost of acquiring a substitute or alternative property of 

similar utility and desirability within a reasonable amount of time.”8  It is applicable to all types 

of real property interests when there are sufficient recent reliable transactions to indicate value 

patterns in the market.  When the number of market transactions is insufficient, the applicability 

of the sales comparison approach is limited.   

 

The basic procedure to apply the Sales Comparison Approach is paraphrased as follows: 

 

1. Research recent comparable sales, properties under contract, listings and offerings 

information throughout the competitive market area. 

2. Verify that the obtained data is factually accurate and that each transaction 

reflects arm’s length market considerations. 

3. Select relevant units of comparison and develop a comparative analysis for each 

unit. 

4. Compare the subject property and comparable sale properties using the elements 

of comparison and adjust the sale price of each comparable as compared to the 

subject property. 

5. Reconcile the various value indications produced from the analysis of comparable 

sales to a single value indication or a range of values.9 

 

In order to estimate the value of the subject the appraiser researched the market for recent 

transfers of large tracts of land with characteristics similar to the subject that were purchased for 

mixed use development.  A lack of sales were found proximate to the subject.  Therefore, the 

search was expanded to include the central and southern portion of the state, as well as smaller 

tracts of land and non-waterfront properties.  The sales chosen were considered the best available 

and represented a mix of similarities to the subject.   

 

On the following pages is a sales comparison map, data sheets and adjustment analysis 

and explanation of adjustments.   

 

 

  

 
7 Appraisal Institute:  The Appraisal of Real Estate, 15th Edition. Chicago, IL:  Appraisal Institute, 2020, p. 351. 
8 Ibid, p. 352. 
9 Ibid, pg.355 
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Comparable Land Sales Location Map 
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Comparable Land Sale No. 1 

 
Block/Lot: Block 26, Lots 1, QFarm & 3 QFarm (Upper Freehold) 

Block 41.01, Lot 3, Q0128 & Lot 4, Q0128 (Robbinsville) 

Location: Old York Road  

 Upper Freehold Township, Monmouth County, New Jersey & 

Robbinsville Township, Mercer County, New Jersey 

 

  
 

SALE INFORMATION  
Grantor: Arnoff Development 

Company LLC 

Grantee: AAESUF Property, LLC 

Date of Sale: 3/15/2022 Instrument # Book 9587, Page 656 

Sale Price: $15,000,000 Financing: Cash to Seller 

Verification: David Steinberg, Rep of 

Buyer 

Arm’s Length: Yes  

 
PROPERTY DESCRIPTION  
Land Area: 115.997 Acres (5,052,829 SF +/-) 

77.00 Usable Acres 
Shape/Topography: Irregular; Relatively level and mostly cleared 
Frontage: 1465’ along Old York Road (additional frontage with no access along Interstate 195) 

Zoning: RR, Rural Residential (Robbinsville) & HD, Highway Development (Upper Freehold) 
Utilities: Public water, sewer, gas, electricity and telephone available. 
Approvals: None 

 
Comments The transaction was reported to be arm's length.  At the time of sale, there were no 

approvals in place, although there was a proposed development plan for 460 

townhouses and apartments.  The total size of the site was 115.997 Acres, however, 

there is also wetlands located on the site, which have been estimated by the appraiser 

to encumber approximately 29 acres. 
Value Indicators 

Sale Price/Acre: 

Sale Price/SF: 
$194,805 

$4.47 
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Comparable Land Sale No. 2 

 
Block/Lot: Block 302.15, Lots 10 & 11 
Location: 3032-3034 Fostertown Road & 5 Union Mill Road 

 Mount Laurel Township, Burlington County, New Jersey 

 

  
 

SALE INFORMATION  
Grantor: Automotive Rentals, Inc. Grantee: HP Townhomes Mount Laurel, LLC 

Date of Sale: 1/12/2022 Instrument # Book 13602, Page 7586 

Sale Price: $13,700,000 Financing: Cash to Seller 

Verification: Tom Juliano, Rep of Buyer Arm’s Length: Yes  

 
PROPERTY DESCRIPTION  
Land Area: 67.95 Acres 
Shape/Topography: Triangular; Relatively level and clear 
Frontage: 2,569’ along Route 38; 1,786’ along Fostertown Road; 661’ along Union Mill Road 

Zoning: FR-MX, Fostertown Road Mixed Use District 
Utilities: Public water, sewer, gas, electricity and telephone available. 
Approvals: None 

 
Comments The transaction was reported to be arm’s length.  The sale was reportedly contingent 

upon receiving approvals for 600 residential units, including 274 apartments, 206 

townhouses and 120 senior apartments, to be known as Haddon Point at Mount 

Laurel.  There is planned future development along Route 38 once the residential units 

have been constructed, however, there were no approvals for the commercial portion 

at the time of sale. 
Value Indicators 

Sale Price/Acre: 

Sale Price/SF: 
$201,619 

$4.63 
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Comparable Land Sale No. 3 

 
Block/Lot: Block 3003, Lots 15, 16 & 18-20 (New Lot 18.01) 

Location: 307-329 Sicklerville Rd & 507-577 Four Mile Branch Road 

 Winslow Township, Camden County, New Jersey 

 

   
 *Red outbound estimated by appraiser. 

 
SALE INFORMATION  

Grantor: SJS Winslow, LLC Grantee: Fernmoor Homes at Winslow LLC 

Date of Sale: December 29, 2021 Deed Book/Page  11996/795 

Sale Price: $7,200,000 Financing: Cash to Seller 

Verification: Robert Washburn, Esq Arm’s Length: Yes  

 

PROPERTY DESCRIPTION  

Land Area: 20.82 

Shape/Topography: Irregular; Level and partly clear. 
Frontage: 1481’ total 

Zoning: Sicklerville Road Redevelopment Area   
Utilities: Public water, sewer, gas, electricity and telephone available. 
Approvals: Yes, seller obtained (312 apartments and 25,000 SF office/retail) 

 
Comments The sale was reportedly an arm's length transaction.  The seller obtained approvals from 

the township for 312 apartments within 13 buildings and a 25,000 SF office/retail 

building.  Subsequent to the sale, the commercial component was deeded back to the 

seller (new Lot 19.01) for a $1.00 consideration.  This area measured 2.21 acres and was 

not included in the overall land area or frontage calculations for the sale.   The 

commercial component is located at the intersection, so the remaining property offered 

an indirect signal controlled location.  The project is known as Brightmoor at Winslow 

and includes an affordable component.   No wetlands are known to exist on the site. 

Value Indicators 
Sale Price/Acre: 

Sale Price/SF: 
$345,821 

$7.94 
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Comparable Land Sale No. 4 

 
Block/Lot: Block 140, Lots 5.02, 10-16, 18 & 19 (Bordentown), Block 69, Lot 1 (Mansfield) &  

Block 13, Lots 8, 9.01 & 9.02 
Location: 2691 Route 130 

 Bordentown Township, Burlington County, New Jersey 

 

   
 

SALE INFORMATION  
Grantor: Bordentown Waterfront 

Community, LLC 

Grantee: Township of Bordentown 

Date of Sale: 9/30/2020 Instrument # Book 13477, Page 9821 

Sale Price: $4,600,000 – Deed Consideration 

+$3,500,000 – Est. Enviro Cleanup 

$8,100,000 Total Consideration 

Financing: Cash to Seller 

Verification: Michael Theokas, Burlington 

Township Administrator 

Arm’s Length: Yes  

 
PROPERTY DESCRIPTION  
Land Area: 117.343 Acres (5,111,461 SF +/-) 

36.15 Usable Acres  
Shape/Topography: Irregular; partially level and sloping towards river and partially clear 
Frontage: 1,767’ total  

Zoning: Various: Waterfront Village Redevelopment Area; REO, Research Engineering 

and Office; C, Conservation; HI, Heavy Industrial & I, Industrial 
Utilities: Public water, sewer, gas, electricity and telephone available. 
Approvals: Yes, seller obtained (351 residential units & 9,750 SF of retail space) 

 
Comments The transaction was reported to be arm's length.  It had approvals for 351 

residential units (176 apartments, 157 townhouses, 18 affordable units) and 9,750 

SF of retail space.  The property was to be sold via an auction sale; however, the 

auction was postponed as the Township of Bordentown expressed interest in 

purchasing the site for the asking price.  The asking price takes into consideration 

the environmental costs that would be associated with environmental costs 

associated with residential development of the site.  Exact environmental costs 

were unknown, but based on reported costs from when seller previously 

purchased the property in 2007.  The total size of the site was 117.34 Acres, 

which included unusable Riparian areas and wetlands.   
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Value Indicators 
Sale Price/Acre: 

Sale Price/SF: 
$224,066 

$5.14 
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Comparable Land Sale No. 5 

 
Block/Lot: Block 33, Lot 19.01 
Location: 1603 Route 35 

 Ocean Township, Monmouth County, New Jersey 

 

   
 

SALE INFORMATION  
Grantor: Ocean 35 Acquisitions LLC Grantee: Deal 35 Land Limited Liability 

Company 

Date of Sale: 12/18/2019 Instrument # 2020005088 

Sale Price: $10,000,000 Financing: Cash to Seller 

Verification: Hugh Kelly, Listing Agent Arm’s Length: Yes  

 
PROPERTY DESCRIPTION  
Land Area: 31.08 Acres (1,353,845 SF) 

23.40 Usable Acres 
Shape/Topography: Mostly Rectangular; Mostly level and wooded. 
Frontage: 1,026’ along Route 35 

1,153’ along Deal Road 

2,179’ Total 
Zoning: O-1/80, Office/Limited Commercial & R-1T, Low Density Single Family Residential 

Transitional Zone with Commercial Development Overlay 
Utilities: Public water, sewer, gas, electricity and telephone available. 
Approvals: None 

 
Comments This was reportedly an arm's length transaction.  A township resolution shows that the 

buyer obtained site plan approvals from the township before the sale date, however, 

there was ongoing litigation involving the zoning of the site and the realtor involved 

indicated there were no development approvals in place at the time of sale.  Planned 

development included 70 townhomes, a hotel, Wawa gas station, and bank and retail 

space.  There are also wetlands located on the site, which have been estimated by the 

appraiser to encumber approximately 7.7 acres. 
Value Indicators 

Sale Price/Acre: 

Sale Price/SF: 
$427,350 

$9.81 
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Subject Sale 1 Sale 2 Sale 3 Sale 4 Sale 5

601 N Albany Old York Road Masonville-Fostertown & 

Union Mill Roads

Sicklerville & Four Mile 

Branch Rds

Various 1603 Route 35

Atlantic City

Upper Freehold & 

Robbinsville Twps Mount Laurel Twp

Winslow Twp Bordentown Twp, etc Ocean Twp

Atlantic Co, NJ Monmouth & Mercer Co, 

NJ

Burlington Co, NJ Camden Co., NJ Burlington Co, NJ Monmouth Co., NJ

 Sale Price N/A $15,000,000 $13,700,000 $7,200,000 $8,100,000 $10,000,000

 Useable Land Area (Acres) 142.59 77.00 67.95 20.82 36.15 23.40

 Sale Price/Acre of Land N/A $194,805 $201,619 $345,821 $224,066 $427,350

Adjustments

 Rights Conveyed Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple

   Adjustment 0% 0% 0% 0% 0%

$194,805 $201,619 $345,821 $224,066 $427,350

 Financing/Concessions Market Market Market Market Market Market

   Adjustment N/A 0% 0% 0% 0% 0%

$194,805 $201,619 $345,821 $224,066 $427,350

 Conditions Of Sale Market Market Market Market Market Market

   Adjustment N/A 0% 0% 0% 0% 0%

$194,805 $201,619 $345,821 $224,066 $427,350

 Market Conditions 5/7/2024 3/15/2022 1/12/2022 12/29/2021 9/30/2020 12/18/2019

  # of Months Req Adj N/A 26 28 29 44 53

   Adjustment 5% 11% 12% 12% 18% 22%

$215,909 $225,141 $387,608 $265,145 $521,724

 Other Adjustments:

   Location Average Inferior Inferior Inferior Inferior Comp

    Adjustment N/A 25% 25% 25% 30% 0%

   Zoning BADER RR & HD FR-MX Sickerville Rd Redev Various O-1/80 & R-1T

    Adjustment N/A 0% 0% 0% 0% 0%

   Utilities All Public Comp Comp Comp Comp Comp

    Adjustment N/A 0% 0% 0% 0% 0%

   Land Size (SF) 142.59 Acres 77.00 Acres 67.95 Acres 20.82 Acres 36.15 Acres 23.40 Acres

    Adjustment N/A -5% -5% -10% -10% -10%

   Physical Characteristics Average Inferior Comp Inferior Inferior Comp

    Adjustment N/A 10% 0% 5% 10% 0%

   Approvals None None Contingent Yes, Seller Yes, Seller None

    Adjustment N/A 0% -10% -20% -20% 0%

  Net- Other Adjustments N/A 30% 10% 0% 10% -10%

  Adj Sale Price/Usable Acre N/A $280,682 $247,655 $387,608 $291,660 $469,551

  Analysis of Comparables

25% 20% 20% 10% 25%

Weighted Average: $343,777

Average: $335,431

Median: $291,660

Market Value Per Usable Acre of Land: $345,000

    Acres: 142.59

    Market Value of Land: $49,193,550

    Market Value of Land, Rounded: $49,200,000

Comparable Land Sales Adjustment Analysis - Before The Taking
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The chosen comparable sales reflected the following ranges: 

 

Summary of Comparable Land Sales 

Sale Date Sale Price Sale Price/Acre of Land 

12/2019 – 3/2022 $7,200,000 - $15,000,000 $194,805 - $427,350 

  

The estimated market adjustments made to each comparable sale are as follows: 

 

Property Rights Conveyed:  Each comparable sale reflected the purchase of the fee simple 

estate. The market value of the fee simple estate is being estimated for the subject, so no 

adjustment appeared to be warranted. 

 

Financing:  No sale concessions or atypical financing were reported during the verification of 

the sales. Thus, no adjustment was required.   

 

Conditions of Sale:  No atypical conditions of sale were reported during my verification of the 

sales.  Thus, no adjustment was required.   

 

Market Conditions (Time):  An Adjustment for market conditions is made if, since the time the 

comparable sales were transacted, general property values have appreciated or depreciated due to 

inflation or deflation or investors’ perceptions of the market have changed.  Sale prices of 

commercial land in the area had remained relatively steady since 2017.  The development of the 

new Stockton Campus and South Jersey Industries headquarters caused increases in interest and 

prices of some residential and commercial properties due to the influx of workers and residents.  

In addition, the increase in the housing market over the past couple of years has increased the 

demand for new housing, both for ownership and rental.  Therefore, each sale was adjusted at a 

rate of 5% per year for the generally increasing values of land.   

 

Location:  The subject and sales offered various similarities and differences in locational 

attributes such as area household income and traffic. Each sale was adjusted accordingly. 

 

 Population 

(3-miles) 

AHI Traffic 

Count/Visibility 

Proximity to 

Major Highways 

Corner/ 

Signalized 

Water 

Frontage 

Subject 50,139 $69,002 21,588/Good Good No/Yes* Yes 

Sale 1 41,850 $202,598 8,969/Good Good No/No No 

Adj. Required = -- + = ++ ++++ 

Sale 2 36,829 $154,721 30,408/Good Good No/No No 

Adj. Required = - = = ++ ++++ 

Sale 3 46,476 $110,583 11,757**/Fair Good Indirect/Yes No 

Adj. Required = - ++ = = ++++ 

Sale 4 20,594 $117,004 26,847/Fair Good No/No Yes*** 

Adj. Required + - ++ = ++ ++ 

Sale 5 77,001 $106,281 51,775/Good Good Yes/Yes No 

Adj. Required - - -- = = ++++ 

*Not a corner location, but the property offers three signal controlled entrances. 

**Primary road frontage only, secondary road not available. 

***Sale 4 offered significant water frontage, but due to wetland and marsh it was not all usable 
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Zoning:  The subject is located in the BADER, Bader Field District, which allows a variety of 

commercial and multi-family residential uses.  Each Sale was located in one or multiple zoning 

districts that allowed for a similar mix of development.  Therefore, no adjustment was warranted.   

 

Utilities:  The subject and each sale offer access to all public utilities.  Thus, no adjustment was 

necessary. 
 

Size:  The subject contains approximately 142.59 Acres of land.  A portion of the site is water 

covered, which would not be buildable.  However, the water frontage adds value as it could be 

used for various amenities such as boat docks or beaches and therefore has been included in the 

usable land area.  Smaller sites would require downward adjustment, while larger sites would 

require upward adjustment.  Each sale was smaller than the subject and required downward 

adjustment.  

 

Physical Characteristics:  The physical characteristics of the subject property and each 

comparable is summarized in the following table.  Lots with greater street frontage/acre or 

number of street frontages require downward adjustment, while those with less street 

frontage/acre or number of street frontages require upward adjustment.  The table also 

demonstrates the type of adjustment required for differences in shape, and topography.  Each sale 

is adjusted accordingly. 

 

 Land Area 

(acre) 

# of Street 

Frontages 

Shape Topography 

 

Subject 125 

(Usable) 

1 Triangular Mostly Level & clear 

Sale 1 77’ 1 Irregular Mostly Level & part clear 

Adj. Required NA = + + 

Sale 2 67.95’ 3* Irregular Level & clear 

Adj. Required NA - + = 

Sale 3 20.83 2 Irregular Level & part clear 

Adj. Required NA - + + 

Sale 4 36.15 

(Usable) 

2 Irregular & Non-

contiguous 

Level to sloping & part 

clear 

Adj. Required NA - ++ + 

Sale 5 23.40 

(Usable) 

2 Rectangular Mostly Level & Wooded 

Adj. Required NA - - ++ 

 *One road frontage was along a minor road. 

 

Development Approvals:  The subject is currently mostly vacant land, with a baseball stadium 

and indoor ice skating facility located along a portion of the road frontage.  However, the 

underlying land does not have approvals for development at its highest and best use.  Sales 1 & 5 

did not offer approvals for redevelopment and did not require adjustment.  Sale 2 was sold 

contingent upon the buyer obtaining approvals, and required downward adjustment.  Sales 3 & 4 

sold with seller obtained approvals and required a more significant downward adjustment.   
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Conclusions:  Each comparable sale used in the analysis provides a reasonable indication of the 

subject’s market value and was considered the best available as of the valuation date.  The least 

weight was given to Sale 4, which required the most gross adjustments.  Based on this 

information and other data found within the market, the market value for the subject is estimated 

at $49,200,000 ($345,000/Acre, or $7.90/SF rounded) 

 

Summary of Value Indications (Land Only): 
 

SALES COMPARISON APPROACH ......................$49,200,000 

 

INCOME CAPITALIZATION APPROACH ........................ N/A    

 

COST APPROACH .................................................................. N/A 

 

 

Correlation and Final Value Estimate (Before the Taking) 
 

During the analysis, it was found that the Sales Comparison Approach to value provided 

the best and most reliable indication of the subject site’s market value.  It was developed, since 

land is often purchased on this basis.  After making the appropriate adjustments to each 

comparable sale, a reliable market value estimate for the site resulted.   

 

 The Income Capitalization Approach was also considered but was not developed, since 

an adequate supply of comparable lease information was not found for land zoned for this type of 

use.  In addition, this approach to value does not reflect the typical motivations of land 

purchasers within the market. 

 

 The Cost Approach was also considered, but not developed, since the taking will not 

impact the improvements and only the value of the land has been estimated. 

  

 After considering all of the facts and circumstances in connection with the subject 

property, I conclude that the estimated Market Value Before the Taking for the Fee Simple 

Interest of the subject property (land only) as of May 7, 2024 was: 

 

-- FORTY NINE MILLION TWO HUNDRED THOUSAND DOLLARS -- 

($49,200,000) 
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Nature Of Taking 
 

Description of the Taking 

 

According to the Atlantic City Beach and Boardwalk Green Acres Exhibit prepared by 

Langan Engineering and Environmental Services dated 6/12/2023 and most recently revised 

3/14/2024, the property will be impacted by permanent easements as well as a temporary 

easement.  The permanent easements will traverse across the site in a westerly direction from the 

Inside Thorofare and end at N. Albany Avenue.  The temporary easements extend in a 

northwesterly direction parallel to N. Albany Avenue, running past the existing indoor ice 

skating facility and ending in front of the baseball stadium.   It will vary in depth, with the 

deepest portion located at the southern end of the site. These areas are identified below, with the 

temporary easement shown in orange and the proposed utility conduits in red surrounded by the 

permanent easements in green.   
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 The full Proposed Easement map, which details the easement areas, is exhibited within 

the Addenda.  The takings each involve 2 permanent underground easement areas, each 

containing a conduit/cable.  There is also a temporary easement area which will be in place 

during installation.  The temporary easement is expected to be in place for 12 months.   

 

The taking areas are summarized and described as follows: 

 

Permanent Utility Easement Area – (Shown in Green on the Proposed Easement map) 

Interests Acquired: Permanent, partial interest 

Land Area: 0.19 Acre, or 8,399 SF 

Description/Location:      The easement area is comprised of 2 separate long and narrow 

underground easements running in a westerly direction inland 

from the Inside Thorofare.  They will each contain a utility 

conduit/cable.   

      Improvements Affected: None. 

Property Owner’s Future 

Right of Use: 

This gives the Atlantic Shores Offshore Wind Corporation the 

permanent right-of-way and/or easement in, on, over and across 

the property for the purposes of laying, constructing, installing, 

maintaining, repairing, reconstructing, replacing, relocating, 

inspecting, patrolling, altering, adding to, removing and 

operating electric transmission line or lines, together with 

associated appurtenances, wires, conduits, cables, cable vaults, 

cable conduits, manholes, fiber optic fibers, strands and lines and 

other communication equipment and related improvements 

necessary or desirable, and to have the right at any time or times 

to lay additional transmission lines and appurtenances and to 

operate, inspect, maintain, repair, replace, renew, substitute, 

reconstruct and remove all electric transmission lines and 

appurtenances built on, along or under the rights hereinafter 

described. 

The owner, or its assigns will retain the right to use the area 

within the easement.  However, foundations and structures will 

be prohibited above the conduits. 

 

Temporary Construction Easement Area – (Shown in Orange on the Proposed 

Easement map) 
Interests Acquired: Temporary, partial interest 

Land Area: 1.49 Acres, or 64,724 SF 

Description/Location:      The easement area is comprised a temporary easement mostly 

running in a north/south direction along N. Albany Avenue.  It 

begins north of the southern entrance driveway and ends in front 

of the baseball stadium.  It is generally a narrow strip that will 

vary in depth, with the deepest portion located at the southern 

end.  It is expected to last for 12 months, until construction is 

complete. 
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      Improvements Affected: None. 

The easement area contains some site improvements including 

some fencing, asphalt paving, and trees/landscaping.  However, 

it is assumed that any disturbed portion of the site will be 

restored back to its original state or improved upon once the 

temporary easement has ended, except for some of the 

trees/landscaping at the southern end of the site. During the site 

inspection, a representative of Atlantic Shores Offshore Wind 

indicated that some of the trees to be removed will not be re-

planted.  However, they will be compensated for separately at the 

state level, therefore compensation will not be included in this 

appraisal.  

Property Owner’s Future 

Right of Use: 

This gives the Atlantic Shores Offshore Wind Corporation the 

non-exclusive and temporary right-of-way and/or easement in, 

on over, under and across a portion of the Property for only the 

purposes of and to support Grantee’s construction  and horizontal 

directional drilling, including without limitation staging, conduit 

fusing, repairing, reconstructing, replacing, relocating, 

inspecting, patrolling or altering electric transmission line or 

lines, together with associated appurtenances, wires, conduits, 

cables, cable vaults, cable conduits, manholes, fiber optic fibers, 

strands and lines and other communication equipment and 

related improvements necessary or desirable. 

The owner, or its assigns will retain the right to use the area once 

the construction easement period has ended.   

 

 

Just Compensation 

 

 If a government entity cannot come to an agreement with a property owner for a full or 

partial acquisition of a property, it has the right to take private property (whole or partial) for 

public use under eminent domain proceedings, as long as just compensation is provided to the 

property owner.  Just compensation provides for compensation of any taking, as well as damages 

to the remainder property.  Just Compensation is defined as: 

 

 “the amount of loss for which a property owner is compensated when property is taken.  

Just compensation should put the owner in as good a position pecuniarily as he or she would be 

if the property had not been taken.”10  

 

 The “Before and After Rule” is the methodology used in this report to estimate the value 

of the part taken and any damages to the remainder.  Simply put, just compensation to the 

property owner is estimated as follows:  

 
10 Appraisal Institute, The Dictionary of Real Estate Appraisal, 7th Edition, Chicago, IL, Appraisal Institute, 2022, p. 101 
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  Value of Property Before the Taking 

  Minus Value of Property After the Taking 

  The Difference is the Just Compensation 

 

The first part of this report concluded to a market value of the property (land only) before 

the taking.   The second part of this report describes the property after the taking and estimates 

the market value of the land under the hypothetical condition that the “After the Taking” 

description of the property represents the property as of the valuation date.  The taking includes 

both a permanent and temporary utility easement as previously described. 

 

The Before and After methodology generally shows the effect of the fee simple taking on 

the property and may include some damages.  Compensation for easement areas generally need 

to be estimated separately.  Where a temporary easement is taken for infrastructure purposes, the 

rental value of the property taken is the normal measure of damages and is awarded for the 

period taken.11 

 

 In a partial taking, just compensation to the property owner should also include damages 

to the remainder property, if any.  There are two types of damages, compensable (also known as 

severance damages) and non-compensable (sometimes called consequential damages.)  

Severance damages refer to the diminished value of the remaining property arising from physical 

changes, such as changes in size, shape, configuration, etc.  Non-compensable damages refer to 

losses not directly related to the value of the real estate, such as loss of business, frustration and 

loss of goodwill.  Other non-compensable damages include changes in traffic patterns and 

temporary blockage of a street or highway.12  Unless the alleged damage has a demonstrable 

impact on the market value of the remainder property being appraised, it cannot be considered.13 

 

 Damages can be mitigated, in some cases, by applying a “cost to cure.”  This method can 

be used when the damage to the property can be physically and economically corrected.  

However, a cost to cure cannot be applied if the cost to cure exceeds the diminution in value of 

the remainder that would result if such a cure were not undertaken.14 

 

Valuation (After the Taking) 
 

Description of Remainder  

 

The property will continue to offer the same physical characteristics as before the taking 

including access, topography, and visibility.  After the Taking, the site’s physical characteristics 

are shown as follows: 

  

 
11 New Jersey Practice, Eminent Domain, Vol. 2, 3rd Edition, West Publishing Co., St. Paul, MN, 1995, p. 565 
12 Appraisal Institute, Real Estate Valuation in Litigation, 2nd Edition, Chicago. IL 1995, p. 317 
13 Ibid, p. 310 
14 Ibid, p. 296 
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Physical Characteristics of the Site (After the Taking) 

Land Area (Total) 142.59 acres 6,211,220 SF 

Reduction: 0% 

Shape: Same as Before the Taking 

Topography: Same as Before the Taking 

Frontage: Same as Before the Taking 

Corner Influence: Same as Before the Taking 

Access/Visibility: Same as Before the Taking  

Easements/Encumbrances: The site will be permanently encumbered by the underground 

utility easements containing utility conduits/cables. 

Site Improvements: Same as Before the Taking 

Damages: No significant damages are expected After the Taking. 

Foundations and structures will be prohibited above the conduits, 

however, it is located at the far southern corner of the site and 

there is still sufficient land area to allow for development of the 

property.   
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Highest & Best Use – As if Vacant (After the Taking) 
 

Legally Permissible addresses the legal use of the property given applicable zoning 

regulations and local ordinances/codes along with any other applicable legal restrictions.  The 

use must be probable, not speculative or conjectural. 

 

Legal restrictions affecting the property include the local municipal land use ordinance 

along with all other county and state regulations.  The site lies within the BADER, Bader Field 

District.  The district allows for a variety of commercial and multi-family uses.   

 

 Overall, the legal restrictions affecting the property appears to allow for a mixed use 

development, with a wide variety of possible commercial uses.   

  
 Physically Possible addresses the possible use of the property given the physical aspects 

of the site itself.  Size, shape, topography, existing easements, and soils of the site affect the uses 

to which it can be developed. 

 

The site continues to offer a total land area of 142.59 acres (6,211,220 SF) with the same 

attributes and access.  It will be encumbered by two permanent underground utility easements, 

however, they are located at the southern corner of the site and there continues to be sufficient 

land area to allow for redevelopment of the property. 

 

Overall, the physical attributes of the property appear to continue to allow for the 

majority of the permitted uses, including large scale commercial uses.   

 

 Financially Feasible addresses which of the legally permissible and physically possible 

uses are capable of producing an income, or return, equal to or greater than the amount needed to 

satisfy operating expenses, financial obligations and capital amortization. Those uses that are 

capable of producing a positive return are considered to be financially feasible.  However, in 

order to receive serious consideration as a highest and best use, there must be a reasonable 

expectation that the use will provide a sufficient return (or yield) to attract investment capital. 

 

In terms of market demand, the property offers a large tract of waterfront land located 

along a well traveled roadway, which provides access to the downtown and oceanfront areas of 

Atlantic City.  However, the size of the parcel can be a deterrent as it requires a large scale 

development with increased risk for a redeveloper.   The announced second phase of the 600 at 

NoBe apartment complex and application from Showboat Hotel to convert a second tower into 

apartments indicates there is a market for new, quality rental housing in the city.   

 

The subject property’s surrounding water creates a unique, self contained nature would 

allow for the development of supporting commercial uses for residents, while it’s location along 

one of the access roads to the main island portion of the city allows commercial uses to capture a 

larger customer base.  The construction of the new Stockton Atlantic City Campus and South 

Jersey Gas Headquarters within 0.5 mile from the property has also increased the visibility and 

attractiveness of the area.  
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 Based on this information, the financially feasible alternatives indicate that the subject 

parcel should continue to be used for a mixed use development. 

 

Maximally Productive addresses the one use that is capable of providing the highest 

return to the property.  For the subject, the maximally productive use continues to be for a mixed 

use development. 

  

 

Highest & Best Use – As Improved 

 

 The property, as improved, is again examined under the same four use criteria previously 

considered.  Where a site has existing improvements on it, it is possible that the highest and best 

use of the land may be determined to be other than its existing use.  Any difference between the 

highest and best use as vacant and as improved will indicate the various forms of depreciation 

and obsolescence present at the property or affecting the property. 

 

In evaluating the highest and best use, as improved, the existing property improvements 

have been considered as well as a conversion of the property to another use, and/or expansion of 

the present improvements.  The property contains a baseball stadium and an indoor ice skating 

facility.  The ice skating facility improvements are listed as a separate line item on the tax 

assessment records and are under different ownership.   The remainder of the site is currently 

mostly vacant and is utilized occasionally for temporary uses such as festivals and concerts. 

 

The current improvements are assumed to be in average to good overall condition.  The 

highest and best use of the site as if vacant was determined to be mixed use development.  The 

baseball stadium, although it appears functional from the exterior, does not currently house a 

professional baseball team.  It is unlikely that it could generate sufficient revenue for a 

redeveloper to justify the cost of the upkeep and operation of the stadium.  The indoor skating 

facility is located on the same tax lot, but is under different ownership than the remainder of the 

subject  Ownership of record is the Casino Reinvestment Development Authority (CRDA).  

However, it was reported in the local press that there was a lease between the city and the CRDA 

which expired April 14, 2022, where ownership of the facility reverted to the city.   

 

The current improvement appear to be functional, but are not likely to generate sufficient 

income to justify their continued long term current use.   They do provide an interim use that 

helps draw visitors to the area for games, tournaments, and festivals.  However, the city adopted 

a redevelopment plan for the property and has actively attempted to redevelop the site for 

alternative uses in the past.  There is little market demand for these types of improvements, 

specifically baseball stadiums.  The value of the site, as improved, would not exceed the value of 

the underlying land.   

 

Therefore, the highest and best use of the subject property, as improved, continues to be 

redevelopment of the property for a mixed use development, with continued interim use of the 

existing improvements until development begins.   
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In addition, the existing buildings and site improvements will not be impacted by the 

permanent easements, since they will be underground.  Therefore, only the value of the 

underlying land will be developed in order to estimate the value of the easement and any 

damages to the remainder.  

 

 

Appraisal Process 

 
Again, each of the three traditional approaches to value has been considered in estimating 

the market value of the site.  There is no change to the highest and best use of the property due to 

the easements.  The easements are located at the southern corner of the site and there continues 

to be sufficient land area to allow for redevelopment of the property.  The market value 

indication was developed via the Sales Comparison Approach for the same reason that it was 

developed “Before the Taking.”    

 

 

Sales Comparison Approach (After the Taking) 

 

A market value estimate has been developed through the Sales Comparison Approach for 

the subject site.  The same sales have been utilized as in the Before the Taking and the same 

adjustments have been made.  There is no change to the property due to the easements. 

 



J. McHale & Associates, Inc.  

JMA FILE #22029427  –  BLOCK 794 ,  LOT 1 ,  BADER FIELD ,  ATLANTIC CITY        53  

 
 

Subject Sale 1 Sale 2 Sale 3 Sale 4 Sale 5

601 N Albany Old York Road Masonville-Fostertown & 

Union Mill Roads

Sicklerville & Four Mile 

Branch Rds

Various 1603 Route 35

Atlantic City

Upper Freehold & 

Robbinsville Twps Mount Laurel Twp

Winslow Twp Bordentown Twp, etc Ocean Twp

Atlantic Co, NJ Monmouth & Mercer Co, 

NJ

Burlington Co, NJ Camden Co., NJ Burlington Co, NJ Monmouth Co., NJ

 Sale Price N/A $15,000,000 $13,700,000 $7,200,000 $8,100,000 $10,000,000

 Useable Land Area (Acres) 142.59 77.00 67.95 20.82 36.15 23.40

 Sale Price/Acre of Land N/A $194,805 $201,619 $345,821 $224,066 $427,350

Adjustments

 Rights Conveyed Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple

   Adjustment 0% 0% 0% 0% 0%

$194,805 $201,619 $345,821 $224,066 $427,350

 Financing/Concessions Market Market Market Market Market Market

   Adjustment N/A 0% 0% 0% 0% 0%

$194,805 $201,619 $345,821 $224,066 $427,350

 Conditions Of Sale Market Market Market Market Market Market

   Adjustment N/A 0% 0% 0% 0% 0%

$194,805 $201,619 $345,821 $224,066 $427,350

 Market Conditions 5/7/2024 3/15/2022 1/12/2022 12/29/2021 9/30/2020 12/18/2019

  # of Months Req Adj N/A 26 28 29 44 53

   Adjustment 5% 11% 12% 12% 18% 22%

$215,909 $225,141 $387,608 $265,145 $521,724

 Other Adjustments:

   Location Average Inferior Inferior Inferior Inferior Comp

    Adjustment N/A 25% 25% 25% 30% 0%

   Zoning BADER RR & HD FR-MX Sickerville Rd Redev Various O-1/80 & R-1T

    Adjustment N/A 0% 0% 0% 0% 0%

   Utilities All Public Comp Comp Comp Comp Comp

    Adjustment N/A 0% 0% 0% 0% 0%

   Land Size (SF) 142.59 Acres 77.00 Acres 67.95 Acres 20.82 Acres 36.15 Acres 23.40 Acres

    Adjustment N/A -5% -5% -10% -10% -10%

   Physical Characteristics Average Inferior Comp Inferior Inferior Comp

    Adjustment N/A 10% 0% 5% 10% 0%

   Approvals None None Contingent Yes, Seller Yes, Seller None

    Adjustment N/A 0% -10% -20% -20% 0%

  Net- Other Adjustments N/A 30% 10% 0% 10% -10%

  Adj Sale Price/Usable Acre N/A $280,682 $247,655 $387,608 $291,660 $469,551

  Analysis of Comparables

25% 20% 20% 10% 25%

Weighted Average: $343,777

Average: $335,431

Median: $291,660

Market Value Per Usable Acre of Land: $345,000

    Acres: 142.59

    Market Value of Land: $49,193,550

    Market Value of Land, Rounded: $49,200,000

Comparable Land Sales Adjustment Analysis - After The Taking
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Conclusions of the Sales Comparison Approach, After The Taking 

 

Again, each comparable sale used in the analysis provided a reasonable indication of the 

subject’s value and was considered the best available as of the valuation date.  

 

Based on this information and other data found within the market, the market value for 

the subject property After the Taking is estimated at $49,200,000 ($345,000/Acre, or $7.90/SF 

rounded).  

 

Damages to the Remainder 

 

As previously discussed, no damages to the remainder are anticipated due to the existence 

of a permanent underground utility easements.  The subject will continue to offer the same land 

area and shape.  Foundations and structures will be prohibited above the conduits.  Development 

of the site may require additional planning as a potential developer would have to account for the 

easement areas.  However, the permanent easements will be underground and these areas could 

still contain site improvements and be utilized for land area and setback requirements.   

 

The property contains 142 +/- acres of land and the easements will encumber the far 

southern corner of the site, where Albany Avenue meets the water.  This portion of the site 

contains an asphalt paved entrance to the Atlantic City Municipal Boat Ramp with a floating pier 

and associated parking.  The easement traverses the boat ramp area, as well as an adjoining grass 

covered and fence enclosed area.   

 

There continues to be sufficient land area to allow for large scale redevelopment of the 

property without construction of a structure over the conduits in this area.  The attractiveness of 

the site for redevelopment is its water frontage.  It allows for water views and public access for 

residents of the development.  Final plans for the current planned redevelopment are unknown.  

However, initial renderings for the project show much of the waterfront dedicated to public 

space, with a boardwalk or public park.  A portion toward the rear is planned to contain a marina.  

The rendering below shows the easement area continuing to contain a municipal boat ramp, as 

well as a water taxi terminal.  It appears that these uses could still be accommodated around the 

conduits.    
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Blue lines represent easement areas as estimated by appraiser.  

 

The depth of the easements may vary throughout the property, however, will be located at 

a depth that no adverse effect is expected from any vibration related to any drilling or 

maintenance associated with the easements. 

 

Compensation for Easements 

 

New Utility Easement Area (permanent):  The encumbrance of the utility easements 

shall affect an area totaling 0.19 acre or 8,399 SF.  The utility easement is expected to have 

minimal impact on the development potential of the site.  A previously stated, although 

foundations and structures will be prohibited above the conduits, these areas could still contain 

site improvements and be utilized for land area and setback requirements.  However, it may 

require additional planning as a potential developer would have account for the easement areas in 

their design.  Therefore, a 25% reduction in the value of the land to be encumbered has been 

estimated as most of the rights of ownership will remain with the property owner. The damage as 

a result of this encumbrance is estimated as follows and reflects the market estimate of $7.90/SF 

of land. 
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8,399 SF x $7.90/SF x 25% =    $16,588 

 

    (Rounded)        =   $17,000 

 

Temporary Construction Easement Area (Temporary):  The encumbrance of the 

temporary utility easement area shall impact an area totaling 1.49 acres or 64,724 SF.  The 

easement will begin from the date of notice from Atlantic Shores Offshore Wind and is expected 

to be in place for 12 months.   The compensation will be determined by applying a rental rate to 

the land affected over the time period work is expected to take.    

 

The value of the area affected can be determined by applying a per square foot value to 

the area.  The temporary easement will allow for Atlantic City Offshore Wind to have the right to 

use the area for construction related activities in conjunction with the horizontal directional 

drilling, including and potential staging.  The temporary easement area is mostly located in the 

southern portion of the site, which contains some asphalt paving and fencing, as well as some 

trees and landscaping.   

 

The formula in determining annual income is: 

 

Capitalization Rate x Value = Income 

 

According to RealtyRates.com, the average capitalization rates for all properties averaged 

9.74% for the 1st Quarter of 2024.  No rates are provided specifically for residential or mixed use 

properties.   
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The property owner’s and public’s right to access and use the temporary easement area 

will be obstructed during the construction period as construction related activities and equipment 

storage could occur during this time.  While much of this area unimproved, it contains some 

internal driveways, which could have some limited access during this time.   Therefore, a 

capitalization rate of 10% is deemed reasonable for the subject property. 

 

64,724 SF x $7.90/SF     =  $511,320 

10% x $511,320 = $51,132 annual income or $4,300 per month (rounded) 

 

Income for 12 months =  $52,000 (rounded) 
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Compensation for Site Improvements 

 

The permanent easement will be underground and will not have any permanent impact on 

the site or building improvements.  However, it is assumed that any disturbed portion of the site 

will be restored back to its original state or improved upon once the temporary easement has 

ended, except for some of the trees/landscaping at the southern end of the site. During the site 

inspection, a representative of Atlantic Shores Offshore Wind indicated that some of the trees to 

be removed will not be re-planted.  However, they will be compensated for separately at the state 

level, therefore compensation will not be included in this appraisal. 

 

 

Thus, the resulting market value estimate for the property, After the Taking, is 

summarized as follows and reflects all anticipated damages to the remainder: 

 

 Sales Comparison Income Capitalization Cost Approach 

Market Value Conclusion After The 

Taking 

$49,200,000 N/A N/A 

    

Less:    Permanent Easement -  $17,000   

Less:    Temporary Easement - $52,000   

    

After Value Reflecting All Damages  $49,131,000   

  After Value (Rounded) $49,131,000   

 

 

 

Correlation/After Value Estimate  

 
 Sales Comparison Approach ...............................................$49,131,000 

  

 Income Capitalization Approach........................................     N/A  

 

 Cost Approach ......................................................................     N/A 

 

 

Reconciliation (Land Only) 

 
 In the final reconciliation, the appraiser must insure that the approaches and methods 

used relate to the real property interest being appraised, the definition of value under 

consideration, and the purpose and use of the appraisal.  In the analysis of the subject, only the 

Sales Comparison Approach to value has been considered in estimating value for the subject 

property.  The following value estimates were derived by each approach employed: 

 

              Before     After 

Sales Comparison Approach     $49,200,000             $49,131,000 

Income Capitalization Approach                       N/A      N/A 

Cost Approach              N/A      N/A 
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Conclusion And Justification (Land Only) 
 

 

Value Before.................................................................$49,200,000 ($345,045/Acre) 

 

Value After...................................................................$49,121,000 ($344,561/Acre) 

 

Value of Part Taken 

And Damages to Remainder......................................$69,000 

 
 

An allocation of is shown as follows: 

 

Permanent Easement: .....................................$17,000 

Temporary Easement: ....................................$52,000 
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Certification 

 

I certify that, to the best of my knowledge and belief: 

 

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

* The reported analyses, opinions, and conclusions are limited only by the reported 

assumptions and limiting conditions and are my personal, unbiased professional 

analyses, opinions, and conclusions. 

* I have no bias with respect to the property that is the subject of this report or the 

parties involved with this assignment. 

* I have previously completed an appraisal of the subject property with an effective 

date of February 15, 2023 for the same client.  I have performed no other services, as 

an appraiser or in any other capacity, regarding the property that is the subject of this 

report within the three-year period immediately preceding acceptance of this 

assignment. 

* My engagement in this assignment was not contingent upon developing or reporting 

predetermined results. 

* My analyses, opinions, and conclusions were developed, and this report has been 

prepared, in conformity with the Uniform Standards of Professional Appraisal 

Practice (USPAP). 

* The use of this report is subject to the requirements of the Appraisal Institute, with 

which I am affiliated, relating to review by its duly authorized representatives. 

* Heather Wills and Lee Ann Kampf, MAI provided assistance in the data collection 

and preparation of this appraisal. 

* I have personally made an exterior drive-by inspection of the property that is the 

subject of this report along with all comparable properties used in the report. 

* I certify that, to the best of my knowledge and belief, the reported analyses, opinions, 

and conclusions were developed, and this report has been prepared in conformity with 

the Uniform Standards of Professional Appraisal Practice (USPAP) as promulgated 

by the Appraisal Standards Board of the Appraisal Foundation.  In addition, the report 

is in conformity with the requirements of the Code of Professional Ethics and 

Standards of Professional Appraisal Practice of the Appraisal Institute, with which I 

am affiliated. 

* As of the date of this report, I have completed the requirements of the Continuing 

Education Program of the Appraisal Institute for Designated Members of the 

Appraisal Institute 

            

 May 20, 2024           _________________  

Date of Report     Jerome J. McHale, MAI 
       Certified General Appraiser 

       NJ SCGREA No. 42RG00023900 
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Northerly View of N. Albany Avenue 

 

 
Southerly View of North Albany Avenue 
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Northeasterly View of Stadium Portion of Subject from N. Albany Avenue 

 

 
Northerly View of Ice Skating Facility 
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Northeasterly View of Rear Vacant Portion of Subject 

 

 
Northeasterly View of Waterfront Portion of the Easement Areas 
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Westerly View of Permanent Easement Area Toward Temporary Easement Area 

from Boat Ramp Area 

 

 
Easterly View of Permant Easement Area Toward Waterfront  
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Northerly View of Toward Easement Areas from Southern Driveway 

 

 
Southeasterly View of Temporary Easement Area (Parallel to N. Albany Ave) 
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Northwesterly View of Subject From Across Inside Thorofare 

 

 
Westerly View of Subject Easement Area From Across Inside Thorofare 
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Proposed Easement Map 
 



 

ADDENDA  72  

 

 
 



 

ADDENDA  73  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Portion of Zoning Map & Requirements 
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Wetlands Map 
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Comparable Land Sale 2 
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FEMA Flood Map 
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Comparable Land Sale 3 
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Comparable Land Sale 4 
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FEMA Flood Maps 

 



 

ADDENDA  86  

 

 
 

 
  



 

ADDENDA  87  

 

Soils Map 

 
 

Wetlands Map 

  
 



 

ADDENDA  88  

 

Comparable Land Sale 5 
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Section 3 
 

Metes and Bounds Descriptions for Diverted Parcels 



































 
 
 

 
 
 
 
 
 

Section 4 
 

Compensation Proposal 



 FINAL COMPENSATION PROPOSAL 
 

I. PROPOSED DIVERSION 

 Atlantic Shores Offshore Wind Project 1, LLC (“Atlantic Shores”), in connection with its 

Atlantic Shores Offshore Wind Project 1 (“Project 1”), is seeking to acquire permanent 

easements totaling 1.80 acres across the following lands owned by the City of Atlantic City 

(“City”): 

(1) Beach/Boardwalk parcels (Block 1, Lots 58 and 59) 1.35 acres;  
(2) Pete Pallitto Field parcels (Block 370, Lots 2 and 2.01) 0.19 acres;  
(3) Boat House parcel (Block 370, Lot 1.01) 0.07 acres; and 
(4) Bader Field parcel (Block 794, Lot 1) 0.19 acres.    

 
The lands in question are encumbered by State of New Jersey Green Acres restrictions and, 

therefore, are subject to this application for diversion.  The granting of a permanent easement to 

Atlantic Shores constitutes a major private diversion requiring approval through the Green Acres 

Program of the Commissioner of the Department of Environmental Protection and the State 

House Commission.    

During construction, Atlantic Shores will also use 1.99 acres of temporary workspace on 

(1) Pete Pallitto Field (0.5 acres); and (2) Bader Field (1.49 acres).  The use of this temporary 

workspace does not constitute a diversion under the Green Acres Rules.   

II. MINIMUM COMPENSATION REQUIRED BY THE GREEN ACRES RULES 

The minimum compensation required by the Green Acres rules is determined by applying 

various ratios to either the acreage or market value of diverted lands.  These ratios vary 

depending on whether (1) the diversion is for aboveground or belowground easements; (2) the 

sponsor of the project is a private or public entity; and (3) whether the compensation to be 

provided is money or replacement land.   



Here, since the sponsor (Atlantic Shores) is a private entity seeking to acquire permanent 

belowground easements, and the City proposes to compensate for the diversion by providing 

replacement land, the Green Acres rules require land replacement at a minimum ratio of 2:1 

(with appraisals).  See N.J.A.C. 7:36-26.10.  Since the total acreage of permanent easements 

needed across the diverted parcels is 1.8 acres, a minimum of 3.6 acres of replacement land is 

required.    

III. PROPOSED COMPENSATION  

To satisfy the compensation requirements, the City agrees to encumber approximately 

Forty-six point three five (46.35) acres of City-owned property for recreation and conservation 

purposes.  Specifically, the properties proposed as replacement land are located in Atlantic City 

north of West End Avenue and include Block 745, Lot 1, 3; Block 746, Lot 1; Block 748, Lot 1; 

Block 749, Lot 1; Block 750, Lot 1; Block 751, Lot 1; Block 752, Lot 1; Block 753 Lots 1, 2, 3, 

& 4; Block 754, Lot 1; Block 755, Lot 1; Block 756 Lot 1; Block 757 Lot 1, and all adjacent 

paper streets (including John Avenue, Elizabeth Avenue, Jackson Avenue, Montgomery Avenue, 

Tallahassee Avenue, Kingston Avenue, Bartram Avenue, Columbia Avenue, Raleigh Avenue,  

and Richmond Avenue) which will be vacated by the City (together “Replacement Land”).  The 

Replacement Land offered is more than 12 times the acreage required under the Green Acres 

rules.  The 1.8 acres proposed to be diverted has an estimated market value of $86,000.1  The 

estimated market value of the Replacement Land is $230,000.     

The Replacement Land is of reasonably equivalent or superior quality to the parkland to 

be diverted including the value for ecological natural resources and conservation resources 

 
1 The pre-appraisal factsheets for these parcels are still under review by NJDEP’s review appraisers.  As such, these 
appraisals will need to be further updated to reflect the instructions from NJDEP’s review appraisers.  Any revisions 
to the market value of the diverted easements may require further revisions to this compensation proposal.   



consistent with N.J.A.C 7:36-26.10(d)6.  In addition, Atlantic Shores proposes to obtain all 

permits and approvals needed to construct and dedicate to the City, at its sole cost and expense, 

public enhancements (e.g., walkway and viewing platform) on the Replacement Land, the design 

of which will be approved by the City.  These public enhancements will satisfy any shortfall in 

market value of the Replacement Lands pursuant to N.J.A.C. 7:36-26.10(d)7, will greatly 

improve the value of the Replacement Land, and will provide an exceptional recreation and/or 

conservation benefit to the City and the public in an area of the City that is not presently 

encumbered or accessible to the public.  If the New Jersey Department of Environmental 

Protection (NJDEP) determines that the appraisal in market value of the Replacement Land is 

lower than estimated, Atlantic Shores agrees to work collaboratively with the NJDEP and the 

City to mitigate the difference pursuant to N.J.A.C. 7:36-26.10(d)7. 

To ensure that the Replacement Land is eligible to be used for compensation for the 

diversion, Atlantic Shores conducted extensive research in conformance with the Green Acres 

rules at N.J.A.C. 7:36.  The research included a review of the NJDEP Green Acres Open Space 

database, discussions with City representatives, inspection of the Replacement Land, and review 

of the official Zoning Map and other publicly available information.  The Replacement Land is 

not shown or listed as existing parkland in any documents reviewed. The Replacement Land is 

listed as vacant City-owned land and therefore is eligible to be encumbered with a Green Acres 

restriction. 

Moreover, Green Acres rules require that all proposals for major diversions include 

compensation for the removal of trees on parkland.  In accordance with N.J.A.C. 7:36-26.10(c)4, 

Green Acres tree compensation requirements can be met with new replacement tree plantings or 

monetary compensation at least equal to the cost of such plantings. Accordingly, Atlantic Shores 



commissioned a tree survey by a NJDEP-approved consulting forester, Michael LaMana, 

NJLTE, BCMA, RCA, of LaMana Consulting Foresters to determine the impact to trees on 

Bader Field.  As set forth in the tree survey that was provided as part of the pre-application, Mr. 

LaMana determined that a total of 2,639 square inches of living trunk area would be removed 

from the easement area on Bader Field during construction.  However, since submittal of the pre-

application, Atlantic Shores worked with its contractor to minimize impacts to the trees on Bader 

Field within the proposed easement area.  As a result, Atlantic Shores was able to reduce impacts 

to a total of 1,950 square inches of living trunk area.   Mr. LaMana determined that the value of 

monetary compensation for the removal of the trees is $261,762.  This estimated cost is 

predicated upon the installation and establishment of 218 nursery-grown trees measuring 

between 3.5 and 4.0-inch caliper and includes costs for watering and warranty over the 24-

month-long establishment period. 

Finally, Atlantic Shores will pay the City rent for use of temporary workspace on Bader 

Field and Pete Pallitto Field during construction of the Project in accordance with the appraisals 

for these properties.     



Section 5 
Draft Public Notices 



 

PUBLIC HEARING NOTICE 

PLEASE TAKE NOTICE that the City of Atlantic City (“City”) will hold a virtual public hearing 
on Tuesday, June 25, 2024, at 6:00 p.m.  Members of the public may participate in the hearing via 
video conference or by telephone. Those who wish to participate via video conference may access 
the hearing at https://bit.ly/green-acres-offshore (note: if manually typing in, please use all 
lowercase text).  A toll-free dial-in option is available as well, via calling (877) 853-5247, and 
entering 823 4121 1062 as the webinar ID, and 469898 as the passcode.  If using one-tap mobile, 
please use +13017158592,,82341211062#.  Those planning to offer comments at the hearing may 
sign up to do so during the hearing.   
 
The public hearing will also be televised at the Council Chambers at City Hall, located at 1301 
Bacharach Blvd., Atlantic City, New Jersey.  Members of the public may view the public hearing 
and submit comments during the broadcast of the hearing. 
 
The purpose of the hearing will be to receive public comments on the proposed diversion of an 
approximately 1.8-acre portion of City-owned parkland pursuant to N.J.A.C. 7:36-26.11(e).  The 
affected properties owned by the City are as follows: 
 

1. Block 1, Lots 58 and 59 (1.35 acres) – Beach/Boardwalk parcels between South Texas 
Avenue and Iowa Avenue. 

2. Block 794, Lot 1 (0.19 acres) – Bader Field, 545 Albany Avenue.  
3. Block 370, Lots 1.01, 2, and 2.01 (0.26 acres)– in-water Boat House parcel and Pete 

Pallitto Field located at the intersection of Fairmount Avenue and Sovereign Avenue.   
 
As to said lands, permanent subsurface easements (totaling 1.8 acres) and temporary workspace 
(totaling 1.99 acres) is proposed to be acquired from the City by Atlantic Shores Offshore Wind 
Project 1, LLC (“Atlantic Shores”) for the installation of the onshore underground interconnection 
cables associated with the proposed Atlantic Shores Offshore Wind Project 1. The lands in 
question are encumbered by State of New Jersey Green Acres restrictions, and a final application 
for the major diversion of said lands has been submitted to the New Jersey Department of 
Environmental Protection (the “Department”), Green Acres Program, for approval by the 
Department’s Commissioner and by the State House Commission.  As compensation for the 
diversion of the City-owned lands described above, the City agrees to encumber other City-owned 
lands north of West End Avenue (identified as Block 757 Lot 1; Block 756 Lot 1; Block 755, Lot 
1; Block 754, Lot 1; Block 753 Lots 1,2,3,4; Block 752, Lot 1; Block 751, Lot 1; Block 750, Lot 
1; Block 749, Lot 1; Block 748, Lot 1; Block 747, Lot 1; Block 746, Lot 1; Block 745, Lots 1 and 
3; and paper streets to be vacated) for recreation and conservation purposes. Atlantic Shores has 
proposed a public enhancement project on the compensation parcels, as well as compensation for 
tree removal.  Atlantic Shores has also agreed to compensate the City for temporary workspace. 
 
In accordance with Green Acres rules, all written comments must be submitted by July 9, 2024 to 
Paula Geletei, City Clerk, 1301 Bacharach Blvd., Atlantic City, New Jersey 08401 or at 
pgeletei@acnj.gov.  A copy of any written comment must also be submitted to the Green Acres 
Program at PublicLandCompliance@dep.nj.gov.  Please include “Atlantic Shores” in the subject 

https://bit.ly/green-acres-offshore
mailto:pgeletei@acnj.gov
mailto:PublicLandCompliance@dep.nj.gov


line.  Email comments are preferred, but comments may also be mailed to:  New Jersey Department 
of Environmental Protection, Office of Transactions and Public Land Administration, Public Land 
Compliance Section, 401 East State Street, 7th Floor, Mail Code 401-07, P.O. Box 420, Trenton, 
New Jersey 08625-0420. 
 
A copy of any written comment on the proposed diversion request may also be directed to Terence 
Kelly, External Affairs Manager for Atlantic Shores One Dock 72 Way, Brooklyn, New York 
11205.  You may also email GreenAcrescomment@atlanticshoreswind.com with any comments 
or questions regarding the public hearing.   
 
Copies of the diversion application are available to the public online at 
https://atlanticshoreswind.com/project-1-njdep-green-acres-diversion-application-2024/ or for 
inspection at Atlantic City, City Hall, located at 1301 Bacharach Blvd., Atlantic City, New Jersey, 
and at the Atlantic City Free Public Library, located at 1 N. Tennessee Avenue, Atlantic City, New 
Jersey.   
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VIA CERTIFIED AND REGULAR MAIL  
 

Re:  Atlantic Shores Offshore Wind Project 1 
Proposed Green Acres Diversion of Block 1, Lots 58 and 59; Block 794, Lot 1; Block 370, Lots 
1.01, 2, and 2.01 

 City of Atlantic City, Atlantic County, New Jersey  
Notice of Green Acres Public Hearing  

 
Dear Property Owner:  
  
This letter is to provide you with written notification that the City of Atlantic City (“City”) will hold a virtual 
public hearing on Tuesday, June 25, 2024, at 6:00 p.m.  Members of the public may participate in the hearing via 
video conference or by telephone. Those who wish to participate via video conference may access the hearing at 
https://bit.ly/green-acres-offshore (note: if manually typing in, please use all lowercase text).  A toll-free dial-in 
option is available as well, via calling (877) 853-5247, and entering 823 4121 1062 as the webinar ID, and 469898 
as the passcode.  If using one-tap mobile, please use +13017158592,,82341211062#.  Those planning to offer 
comments at the hearing may sign up to do so during the hearing.   
 
The public hearing will also be televised at the Council Chambers at City Hall, located at 1301 Bacharach Blvd., 
Atlantic City, New Jersey.  Members of the public may view the public hearing and submit comments during the 
broadcast of the hearing. 
 
The purpose of the hearing will be to receive public comments on the proposed diversion of an approximately 
1.8-acre portion of City-owned parkland pursuant to N.J.A.C. 7:36-26.11(e).  The affected properties owned by 
the City are as follows: 
 

1. Block 1, Lots 58 and 59 (1.35 acres) – Beach/Boardwalk parcels between South Texas Avenue and 
Iowa Avenue. 

2. Block 794, Lot 1 (0.19 acres)– Bader Field, 545 Albany Avenue.  
3. Block 370, Lots 1.01, 2, and 2.01 (0.26 acres)– in-water Boat House parcel and Pete Pallitto Field 

located at the intersection of Fairmount Avenue and Sovereign Avenue.   
 
As to said lands, permanent subsurface easements (totaling 1.8 acres) and temporary workspace (totaling 1.99 
acres) is proposed to be acquired from the City by Atlantic Shores Offshore Wind Project 1, LLC (“Atlantic 
Shores”) for the installation of the onshore underground interconnection cables associated with the proposed 
Atlantic Shores Offshore Wind Project 1. The lands in question are encumbered by State of New Jersey Green 
Acres restrictions, and a final application for the major diversion of said lands has been submitted to the New 
Jersey Department of Environmental Protection (the “Department”), Green Acres Program, for approval by the 
Department’s Commissioner and by the State House Commission.  As compensation for the diversion of the City-
owned lands described above, the City agrees to encumber other City-owned lands north of West End Avenue 
(identified as Block 757 Lot 1; Block 756 Lot 1; Block 755, Lot 1; Block 754, Lot 1; Block 753 Lots 1,2,3,4; 
Block 752, Lot 1; Block 751, Lot 1; Block 750, Lot 1; Block 749, Lot 1; Block 748, Lot 1; Block 747, Lot 1; 
Block 746, Lot 1; Block 745, Lots 1 and 3; and paper streets to be vacated) for recreation and conservation 
purposes. Atlantic Shores has proposed a public enhancement project on the compensation parcels as well as 
monetary compensation for tree removal.  Atlantic Shores has also agreed to compensate the City for temporary 
workspace.  
 
In accordance with Green Acres rules, all written comments must be submitted by July 9, 2024 to Paula Geletei, 
City Clerk, 1301 Bacharach Blvd., Atlantic City, New Jersey 08401 or at pgeletei@acnj.gov.  A copy of any 
written comment must also be submitted to the Green Acres Program at PublicLandCompliance@dep.nj.gov.  
Please include “Atlantic Shores” in the subject line.  Email comments are preferred, but comments may also be 

https://bit.ly/green-acres-offshore
mailto:pgeletei@acnj.gov
mailto:PublicLandCompliance@dep.nj.gov


 

 

mailed to:  New Jersey Department of Environmental Protection, Office of Transactions and Public Land 
Administration, Public Land Compliance Section, 401 East State Street, 7th Floor, Mail Code 401-07, P.O. Box 
420, Trenton, New Jersey 08625-0420. 
 
A copy of any written comment on the proposed diversion request may also be directed to Terence Kelly, External 
Affairs Manager for Atlantic Shores, One Dock 72 Way, Brooklyn, New York 11205.  You may also email 
GreenAcrescomment@atlanticshoreswind.com with any comments or questions regarding the public hearing.   
 
Copies of the diversion application are available to the public online at https://atlanticshoreswind.com/project-1-
njdep-green-acres-diversion-application-2024/  or for inspection at Atlantic City, City Hall, located at 1301 
Bacharach Blvd., Atlantic City, New Jersey, and at the Atlantic City Free Public Library, located at 1 N. 
Tennessee Avenue, Atlantic City, New Jersey.   

mailto:GreenAcrescomment@atlanticshoreswind.com
https://atlanticshoreswind.com/project-1-njdep-green-acres-diversion-application-2024/
https://atlanticshoreswind.com/project-1-njdep-green-acres-diversion-application-2024/


 

 

PUBLIC HEARING NOTICE  
  
TAKE NOTICE that the City of Atlantic City (“City”) will hold a virtual public hearing on the 
proposed diversion of City-owned parkland in connection with the Atlantic Shores Offshore 
Wind Project 1.  The details of the hearing are as follows: 
 

Date: Tuesday, June 25, 2024 
 
Time:  6:00 p.m.   
 
How to Participate: 
 

Via Video Conference at https://bit.ly/green-acres-offshore (note: if manually 
typing in, please use all lowercase text) or by scanning the following QR code: 
 

 
Via Telephone: (877) 853-5247, and entering 823 4121 1062 as the webinar ID, 
and 469898 as the passcode.   
 
If using one-tap mobile: +13017158592,,82341211062#.   
 
In-person:  The hearing will also be televised at the Council Chambers at City 
Hall, located at 1301 Bacharach Blvd., Atlantic City, New Jersey.  Members of 
the public may view the televised public hearing and submit comments during the 
broadcast of the hearing.    
 

Information about the Project may be found at:  https://atlanticshoreswind.com/project1/ and 
https://atlanticshoreswind.com/project-1-njdep-green-acres-diversion-application-2024/ 
 
 

https://bit.ly/green-acres-offshore
https://atlanticshoreswind.com/project1/
https://atlanticshoreswind.com/project-1-njdep-green-acres-diversion-application-2024/
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Introduction.  

Background to the Assignment. Atlantic Shores Offshore Wind Project 1, LLC (the “Applicant”) seeks to 
install offshore wind-energy generation facilities and infrastructure in connection with Atlantic Shores 
Offshore Wind Project 1 (the “Project”). This offshore wind-power generation project will require 
subsurface interconnection cables and other infrastructure to cross under and over land to connect to the 
receiving electrical grid at the Cardiff substation in Egg Harbor Township, Atlantic County. A portion of 
this infrastructure is planned to pass through Atlantic City-owned land commonly known as Bader Field1, 
nominally adjacent to State Highway 322 / Black Horse Pike between the Inside Thorofare and Surf 
Stadium.  

This proposed construction work will reportedly impact certain trees growing upon a nominal 2.36-acre 
temporary Easement Area of the Bader Field site2. This land is encumbered by New Jersey Green Acres 
Program rules and use-restrictions due to prior commitments associated with public funding of the land. 
Therefore, removal of trees from the site will require conformity with certain Green Acres Program rules. 

In this regard we were retained by Paulus, Sokolowski & Sartor, LLC (“PS&S”) to evaluate the specific 
portion of the proposed project area on Bader Field, and to determine the extent of tree loss and 
replacement requirement that will be associated with the project.  

An earlier version of this report was prepared on 11/27/2023 and supplemented on 1/12/2024.  Since 
then, the planned removal of trees has been lessened due to project redesign. Accordingly, this revised 
report incorporates those planned design changes and supersedes my previous work and opinions.   

Assignment. In this matter, on behalf of the Applicant, we were engaged to perform the following tasks: 

1. Review relevant site plans and visit the site; 

2. Inventory and assess all trees, measuring 6” diameter and larger, within the project area; 

3. Determine the appropriate tree-replacements required due to trees proposed for removal, and; 

4. Incorporate the preceding into a Compensation Plan.  

Limits to the Assignment. The technical expertise that we have been asked to provide in this matter 
includes only the professional realms of forestry and arboriculture. 

Purpose and Use of this Report. This report is prepared for and submitted to the addressee indicated on 
the first page. The use of this report shall be limited to the addressee and their assigns for all purposes 
including public dissemination as needed. Alteration or deletion of any part of the report shall invalidate 
the entire document. 

Investigation. 

Documents Reviewed. 

 Bader Field South Green Acres Exhibit-6, Langan Engineering and Environmental Services, Inc., 
revision 4, dated 8/31/2023 (“Exhibit-6”);  

 

1 601 North Albany Avenue, (Block 794, Lot 1), City of Atlantic City 

2 See “Total Easement Area”, as indicated on Langan “Exhibit-6” 
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 Preliminary Tree Removal Plan, Transmission Line Atlantic City to Cardiff Station, NJDEP 
Permitting Plan - Tile 75, Drawing No. CU148, Langan Engineering and Environmental Services, 
Inc., dated 1/15/2024, received 5/16/2024; 

 Aerial photographs published by Google Streetview and Google Earth3 ; 

 Aerial photographs published by Eagleview4; 

 Aerial photographs published by NJ DEP5. 

Site Visit and Methodology. I visited the site on 11/9/2023, the weather was approximately 70°F, sunny 
and no impediment to the work. Once on site I easily oriented myself to the location and bounds of the 
subject Easement Area using aerial photographs, hardscape features, and Exhibit-6. In conducting my 
work, I divided the subject easement area into 3 compartments for ease of discussion. These three tree-
survey compartments proceeded from southeast to northwest, as follows (see Appendix A., Figure 1 
through 3).: 

 Compartment 1: From the bulkhead of the Inside Thorofare to Porter Avenue; 

 Compartment 2: From Porter Avenue to Filbert Avenue, and; 

 Compartment 3: From Filbert Avenue Northwest to the terminus of the Easement area, nominally 
opposite Flower Avenue. 

In assessing each tree, I used a steel flexible tape and measured the diameter of every tree trunk that was 
6-inches DBH6 and larger. For trees with multiple trunks that diverged lower than 4.5 feet above grade, 
each trunk was measured and recorded separately, and treated as a separate tree for data-analysis 
purposes. I recorded the species and general condition of each tree (as “good”, “fair” or poor”). I also 
recorded the distance between the base of the tree and the edge of curb along Black Horse Pike to verify 
position in relation to the Easement Area. Finally, I collected the approximate location (+/- 20 feet) of the 
center of each tree using a GPS data recorder to facilitate data presentation only. Each such point was 
associated with an arbitrarily selected “tree number”. 

These tree census and size data were then analyzed using Microsoft Excel. The measured trunk diameters 
(DBH) were converted to cross-sectional areas7 for each trunk at 4.5 feet above grade. These data are 
presented below (see Appendix B. Tables). 

Findings & Discussion. 

The subject site is a non-wooded, lightly planted amenity streetscape that occurs between the sidewalk 
along Black Horse Pike, and the open fields associated with Bader Field and Surf Stadium. A chain link 
fence along the perimeter of Bader Field is an obvious delimiter of the Easement Area. Here, only 14 trees, 
representing 4 species, were encountered on the entire project area and all were obviously planted as 
amenity trees. There were 9 Japanese black pine (Pinus thunbergii), two Bradford pear (Pyrus calleryana), 
two red maple (Acer rubrum) and one Yoshino cherry (Prunus X yeodensis).  

 

3 Google. (n.d.), accessed at https://www.google.com/maps 

4 Eagleview Connect Explorer, accessed at https://explorer.eagleview.com 

5 See NJ GeoWeb, accessed at: https://www.nj.gov/dep/gis/geowebsplash.htm 
6 Diameter at Breast Height: The apparent diameter of a tree trunk measured at 4.5’ above grade 
7 Cross sectional area (A) was calculated using the area of a circle, i.e. [ A = 3.14 * (DBH/2)2 ] 
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Overall, the trees were in average condition. I evaluated 6 trees (43%) in good condition, three trees 
(21%) in poor condition, and the remaining 9 trees (36%) in fair condition. These sorts of ratios are 
typical for urban tree populations. Trees evaluated as in poor condition typically had poor crown 
structure, codominant trunks with included bark; obvious stem girdling roots impacting development or 
trunks with embedded wire and the like. Additionally, the innate tendency of Japanese black pine to 
develop asymmetrical or leaning branch architecture was ubiquitous on that species. 

The largest tree encountered was a Bradford pear measuring 17.7 inches DBH, and the smallest were the 
two red maples which each measured 6.5 inches DBH. Several of the black pines had multiple trunks. 
Including all trunks of all species encountered, the average diameter was 9.8 inches DBH and, thus, the 
trees in the Easement Area are not large. These 14 individual trees - comprised of 23 separate trunks 
measuring 6 inch DBH and larger - were encountered in the Easement Area predominantly in 
Compartment-1. The trunks sum to 233.9 inches of DBH in the aggregate (see Appendix B, Table B.1.) 

Assuming all 14 trees will be removed I calculated the total cross-sectional area of the trunks by 
converting the diameters to square inches of trunk area. Aggregating all 23 trunks from these trees, I 
calculate that 1,466 square inches of tree-trunk8 will be removed.  

Removal of trees under Green Acres Program restrictions. 

As discussed, certain uses of the land on which these trees grow are constrained by the Green Acres 
Program under the rules at N.J.A.C. 7:36. Because the Project reportedly reaches minimum disturbance 
threshold, the potential loss and restoration of trees must be compliant with the Green Acres Program 
rules for major diversions and compensation N.J.A.C. 7:36-26.10.4, including determination of tree 
replacement requirements. Specifically, I note the following pertinent sections of that rule: 

 N.J.A.C. 7:36-26.10.4.i. Requires efforts to preserve trees with a trunk diameter of 18 inches DBH 
and greater.  

o There are no trees measuring 18 inches or greater DBH in the Easement Area, nor is there 
clear cutting of more than 0.50 acre proposed under the plans I have reviewed. 

 - 10.4.ii. requires description of existing trees proposed for removal . 

o The total number of trees to be removed, including their size and species, is described 
above and in the Appendices. 

 - 10.4.iii. requires that tree replacement calculations be predicated on an “square inch by square 
inch” basis 

o See below 

 - 10.4.iv. mandates that all proposed replacement trees measure 2 inch-caliper9 and larger. 

o All planted replacement trees will be two inch caliper or larger. 

 

8 Measured at 4.5’ above grade, i.e., at “DBH height” 

9 Caliper: The diameter of a woody trunk measured at either 6” or 12” above grade as required under ANSI Z60.1. Nursery Stock 
Standards. 
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 - 10.4.v. allows that calculation of the replanting obligation may consider the condition of trees 
which are dead, dying, or diseased. 

o As discussed, several trees were in poor condition, but the population overall was typical. 
This report takes no depreciations for condition of individual trees. 

 - 10.4.vi. indicates the preferred planting locations for replacement trees. 

o A planting plan indicating a receiving area or areas for replacement trees will be 
forthcoming from the Applicant, as appropriate. 

 - 10.4.vii. requires that replacement trees be of native species, as appropriate. 

o A planting plan indicating species and varieties of proposed replacement trees will be 
forthcoming from the Applicant, as appropriate 

 - 10.4.viii. requires that planting means, methods and timing be indicated on the associated 
planting plan. 

o See above.  

 - 10.4.ix. requires that a maintenance commitment, for things such as watering and pruning, as 
well as a two-year warranty, be described in a forthcoming planting plan. 

o See above. 

 - 10.4.x. states that all planting and maintenance of trees associated with the Project shall be 
governed by industry standards at ANSI A300. 

o The forthcoming planting plan, and associated contract verbiage, will incorporate the 
required verbiage from ANSI A300. 

 - 10.4.xi. requires that the proposal for replanting be certified by a NJDEP-Approved Consulting 
Forester, pursuant to N.J.A.C .7:3-2. 

o The author of this document is such a professional and will certify a forthcoming 
replanting proposal or plan for conformance with N.J.A.C. 7:36-26, as required. 

 - 10.4.xii. recommends that any proposed reforestation and wetlands follow published Best 
Management Practices. 

o Any such recommendation will incorporate, to the extent feasible, such optional 
recommended practices. 
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Tree Replacement Requirements 

Based upon the preceding calculations of cross-sectional 
trunk area at breast-height and considering the criteria to 
determine numbers required replacement trees, 1,950 
square inches of living trunk area will be removed from the 
Easement Area.  

To calculate the reforestation requirement for this 
proposed loss, I then corrected the raw value for trunk 
tapers as per NJDEP-supplied guidance10 (see Figure 1).    

To compensate for the proposed loss of tree biomass, 
smaller trees - with concomitantly smaller trunk cross-
sectional areas – must be planted. The size discrepancies 
between the existing versus proposed replacement trees must be addressed in order to reach the 
required parity. 

Assuming the minimum tree replacement size of 2-inch caliper, each such replacement tree would 
represent 2.54 in.² of trunk cross-sectional area at breast-height (see Figure 1).  Thus, 767 replacement 
trees would be needed to equate to the 1,950 in.² of trees lost. Alternatively, doing the same calculation 
with 3 inch caliper trees (5.72 in.² cross sectional area at breast height), would require only 341 
replacement trees to reach parity. If 4 inch caliper trees were planted, only 192 replacements would be 
required.  

Deriving a Monetary Value - Cost Assumptions. 

1. The monetary value any needed tree replacements would only have been known if a tree 
compensation-planting was designed, contracted, and paid for. No replanting is proposed at this 
time. Notwithstanding this, I am developing this estimate of costs as a reasonable and unbiased 
opinion of what such actual market - driven values would likely be.  

2. I assume that the land that would have received the replacement trees would have been available  
without fee or payment, and that the only costs associated with a compensation-planting would  
derive from the purchase, installation, and establishment of replacement trees.  

3. Nursery-grown trees are living things with inherently variable sizes and conditions. Partly because 
of this, nursery trees are sold in size-ranges.  This becomes relevant when “ … replacement trees to 
be planted shall be calculated on a square inch by square inch basis…”  as is required in the Green 
Acres Program rules. For example, nursery-grown trees are routinely listed for sale as commodities 
that range between “2.0 - 2.5 inch caliper” or “2.5 – 3.0 inch caliper”.  A normal buyer would 
generally not know the actual diameter of a given tree until it arrived. In this report I therefore 
assume the midpoint11 of commercial nursery-described  size-classes when calculating replacement 
tree requirements. 

 

10 See “Basal Area Calculation”. NJ Forest Service memorandum dated February 2018 and incorporated herein by reference. 

11 E.g. the actual diameter of a  “2.0 - 2.5 inch caliper tree” will be assumed to measure 2.25 inch caliper, or 3.98 square inches in 
cross sectional area at caliper height and inferred to be 3.22 sq. inches at 4.5 feet (DBH) height – see Figure 1. 

Replacement 
tree caliper at 

base -  nominal 
(in.)

Replacement 
tree - inferred 

DBH using 10% 
taper (in.)

Replacement 
tree - inferred 

tree basal-area 
BA (sq. in.)

Total 
Replacement 

Required 
(trees)

2.00 1.80 2.54 767
2.25 2.03 3.22 606
2.50 2.25 3.97 491
2.75 2.48 4.81 406
3.00 2.70 5.72 341
3.25 2.93 6.72 290
3.50 3.15 7.79 250
3.75 3.38 8.94 296
4.00 3.60 10.17 192

Figure 1: Replacement Trees Needed by Product Size
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4. For wholesale tree prices I reviewed published, 2023 wholesale pricing for trees of numerous 
native species at several nurseries12. I assessed prices from three such nurseries for this report and 
restricted my review to species native to southern New Jersey for which caliper-inch based pricing 
is published by the seller.  Based upon this, I assume the following average wholesale prices for 
field-gown trees of, shipped balled-and-burlapped, for four caliper-ranges: 

Replacement Tree Caliper-range  Wholesale cost, delivered, per tree 

a. 2.0” – 2.5” caliper –    $  215.00 
b. 2.5” – 3.0” caliper –    $ 250.00 
c. 3.0” – 3.5” caliper –    $ 338.00 
d. 3.5” – 4.0” caliper -    $ 400.00 

5. Pursuant to the Green Acres Program rules I assume the compensation planting costs would include 
the purchase, installation, watering, and establishment of the trees for a period of two years (24 
months) after the installation is completed. I further assume that all of these services would be 
performed by the same contractor under a unitary, aggregated contract. 

6. Based upon my experience, training, and industry rules of thumb13, I assume that the installed costs 
of a tree will be a function of that tree’s wholesale price. For planting sites with reasonable access 
and considering the large number of trees that would be required in the present project, a 
multiplier of 2.5 times wholesale cost would be typical. Thus, an example tree might be purchased 
and delivered for $200, but the labor to unload and properly plant it would result in an installed 
cost of $500. 

7. To this estimate of installed tree costs, I assume additional costs for watering and warranty over the 
24 month-long establishment period.  Relying on my professional experience with commercial tree 
planting projects, I have added 10% of the tree wholesale purchase costs for watering and another 
10% for warranty in the event that a planted tree dies before the end of the 24th month post-
installation.   

Cost estimate.  

Based upon the preceding, the analysis of the estimated costs for effecting compensation planting of the 
various sizes of replacement trees at the subject site was derived and is presented in Figure 2., below.   

 

     Figure 2. Estimated costs for compensation planting using replacement trees of different sizes. 

 

12 County Line Nursery, Bridgeton NJ;  Harmony Hill Nursery, Downingtown PA; Tulpehocken Nursery, Reading PA 

13 See Council of Tree and Landscape Appraisers. 2000. Guide for Plant Appraisal, 9th Ed. , page 59.  

Nursery 
Product 
caliper - 
nominal 
(inches)

Nursery 
Avg. 

Caliper 
(inches)

Replace. 
Tree - 

inferred 
DBH (in.)

Replace. 
Tree - 
basal 

area (sq. 
in.) 

Num. 
Replace. 

Trees 
Needed

Wholesale 
cost  (per 

tree)

Install. 
Cost 

Multiplier

Installed 
cost   (per 

tree)

24 month 
Water & 

Warranty 
(10% ea)

Established 
cost  (per tree)  

@ month 24

Estimated 
Total 

Compensation 
Cost

2.0-2.5 2.25 2.03 3.22 606 215$    2.5 538$     108$   645$           390,825$     
2.5-3.0 2.75 2.48 4.81 406 250$    2.5 625$     125$   750$           304,217$     
3.0-3.5 3.25 2.93 6.72 290 338$    2.5 845$     169$   1,014$        294,482$     
3.5-4.0 3.75 3.38 8.95 218 400$    2.5 1,000$  200$   1,200$        261,762$     
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While larger trees would cost more on a per-tree basis, fewer of them would be required to meet the 
“square-inch-for-square-inch” requirement in the Program rules.  In addition to meeting the letter of the 
Green Acres Program requirement, the additional benefit of using larger (i.e. 3.5-4.0 inch caliper) trees 
would have been speedier growth to parity relative to the trees proposed for removal.  

Conclusions. 

Based upon all the preceding, I proffer the following conclusions: 

1. There are 14 trees, comprised of 23 trunks, that will likely be removed from the Easement Area 
pursuant to the Project. 

2. These trees equate to 1,950 square inches of living trunk cross-sectional area measured at 4.5 
above grade. 

3. If restitution is to be made for this loss by replanting trees, this would require 606 two-inch (2”-
2.5”) caliper trees;  406 (2.5”-3”) caliper trees; 290 (3”-3.5”) caliper trees, or 218 four inch (3.5” - 
4”) caliper trees.  

4. The most reasonable estimate of the value of monetary compensation for the removal of the trees 
described herein would be the cost of $ 261,762 to install and establish 218 nursery-grown trees 
measuring between 3.5 and 4.0 inch caliper.   

I trust that I have adequately addressed my assignment in this project, and I thank you for the 
opportunity to be of service.  Please be aware that the opinions in the letter are professional opinions 
expressed to within a reasonable degree of certainty in the realms of forestry and arboriculture. 

Respectfully submitted, 

 

     5/21/2024 

___________________________________      ____________________________  

Michael LaMana      Date 
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Appendix A. Diagrams and Figures. 

 

Figure A.1. Excerpted diagram from Langan Exhibit-6, showing tree survey Compartment 1-outlined here 
in yellow.  
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Figure A.2. Excerpted diagram from Langan Exhibit-6, showing tree survey Compartment 2-outlined here 
in yellow.  
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Figure A.3. Excerpted diagram from Langan Exhibit-6, showing tree survey Compartment 3-outlined here 
in yellow.  
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Figure A.4. The approximate location of all trees, 6 inch DBH and larger, within the Easement Area and 
that are proposed for removal.  

Note that all but 2 trees occur in Compartment-1, and only two “parking lot” trees, in raised parking lot 
islands, immediately abutting the Easement Area are found in Compartment-2. 

There are no trees in Compartment-3. 
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Appendix B. Tables. 

 

Table B.1. Field-derived species, size, and condition attributes of 14 individual trees, composed of 23 trunks, that measured 6 inch DBH and 
larger in the Easement Area.  

Tree 
Num

Dist. To  
Curb 
(Ft.)

Comp. Species
No. of 

Trunks
DBH1 DBH2 DBH3 DBH4 Condit. Gen. Notes

675 28.7 1 Yoshino cherry 1 13.6 Poor Decay at trunk graft, multiple codominant stems, roots damaged by mowers

676 45.2 1 Jap. black pine 4 14.7 10.4 9.1 6.3 Fair Defective base/ stem girdling roots, tripping hazards; deadwood top

677 35.9 1 Jap. black pine 1 11.4 8.3 Good Typical structural deformities, leaning; 

680 43.1 1 Jap. black pine 5 9.4 7.5 6.4 Fair Multiple trunks, defective at base, small deadwood.

681 40.3 1 Jap. black pine 2 10.9 9.2 Fair Some top decline, tree has buried guy wires metal inside

682 36.4 1 Jap. black pine 1 13.6 Good Typical shape and conformation

683 32.8 1 Jap. black pine 2 12.4 6.8 Fair Typical shape, heavy, lean, bifurcating low branch

685 33.9 1 Jap. black pine 1 8.7 Poor Seriously misshapen; remnant dead leader; very poor form

686 35.1 1 Bradford pear 1 10.4 Poor Stem girdling-root @ at base; weak branch attachment, with included bark.

687 43.9 1 Bradford pear 1 17.7 Fair Weak branch attach, included, bark, stem, girdling roots; probable fire blight

697 28.3 1 Jap. black pine 1 13.9 Good Minor, deadwood top; guy wire to telephone pole: has as stem, girdling root

698 42.4 1 Jap. black pine 1 10.2 Good Slight lean, stem, girdling root at surface

699 N/A 2 Red maple 1 6.5 Good Some top decline, stressed; might be impacted by excavation

700 N/A 2 Red maple 1 6.5 Good Some top decline, stressed; might be impacted by excavation
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Table B.2. Trunk cross-sectional areas for the 14 trees and their 23 constituent trunks, described in Table 1. Total trunk cross-sectional area was 
1,950 square inches (measured at 4.5’ above grade) summing across all species and conditions of trees encountered in the Easement Area.  

No depreciation is taken here for poor condition of trees, or for invasive species status in the case of Bradford Pear.  

 

Tree 
Num

Dist. To  
Curb 
(Ft.)

Comp. Species
No. of 

Trunks
AREA Trunk 

1
AREA Trunk 

2
AREA Trunk 

3
AREA Trunk 

4
Total AREA

675 28.7 1 Yoshino cherry 1 145 145

676 45.2 1 Jap. black pine 4 170 85 65 31 351

677 35.9 1 Jap. black pine 1 102 54 156

680 43.1 1 Jap. black pine 5 69 44 32 146

681 40.3 1 Jap. black pine 2 93 66 160

682 36.4 1 Jap. black pine 1 145 145

683 32.8 1 Jap. black pine 2 121 36 157

685 33.9 1 Jap. black pine 1 59 59

686 35.1 1 Bradford pear 1 85 85

687 43.9 1 Bradford pear 1 246 246

697 28.3 1 Jap. black pine 1 152 152

698 42.4 1 Jap. black pine 1 82 82

699 N/A 2 Red maple 1 33 33

700 N/A 2 Red maple 1 33 33

Totals (in2) 1536 286 97 31 1950

Trunk Cross-Sectional Area (in2)
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Appendix C. Certification of Performance 
 

I, Michael LaMana, certify that: 

a) The foregoing opinions are professional opinions expressed in good faith and to within a reasonable 
degree of probability in the fields of arboriculture, forestry & landscape management; 

b) That I have personally inspected the evidence referred to in this report and have stated my findings 
accurately and in good faith. The extent of my evaluation and/or investigation is stated in this 
report; 

c) That I have no current or prospective interest in the vegetation or the property that is the subject of 
this report, and that I have no interest or bias with respect to the parties involved; 

d) That the analyses, opinions, and conclusions stated herein are my own, and are based on current, 
commonly accepted arboricultural and forestry practices and standards, and upon scientific 
procedures and facts; 

e) That my compensation is never contingent upon the reporting of a predetermined conclusion 
favoring the cause of any party, nor upon the results of the assessment, the attainment of stipulated 
results, or the occurrence of any specific or pre-determined subsequent events; 

f) That no one provided me with significant professional assistance, except as indicated within the 
report, and; 

g) I reserve the right to supplement or amend this report upon receipt of additional information. 

I further represent that I am a Licensed Tree Expert in the States of Maryland and New Jersey; a Board-
Certified Master Arborist with the International Society of Arboriculture, a Registered Consulting 
Arborist with the American Society of Consulting Arborists, and a NJDEP-Approved Consultant Forester. 
I have been involved in the professional practice of arboriculture and forestry for more than 30 years. I 
am qualified to undertake the work described herein. 

     5/21/2024 

___________________________________      ____________________________  

Michael LaMana      Date 
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Appendix D . Assumptions and Limiting Conditions 

 

a) Care has been taken to obtain all information from reliable sources as described in this report, 
but I do not guarantee the accuracy of any information provided by others.  

b) I am not a surveyor. Representations about the location of any tree, land feature, property lines 
or improvement should be considered approximate and presented in this report to express 
concepts. 

c) I am not an attorney, and nothing in this report should be construed as legal advice. Any legal 
information provided to me is considered to be correct.  

d) This report covers only the trees that we have specifically enumerated in this report as 
constrained by the Assignment. Assume that no other trees have been evaluated. 

e) Possession of this report does not imply ownership, or a right of publication or use. Neither this 
report nor any portion thereof shall be disseminated, reproduced, or published without my 
written consent.  

f) Alteration of any part of this report invalidates the entire report. 

g) This report represents my professional opinions stated to within a reasonable degree of 
professional certainty.  

h) During any inspections and evaluations only above-ground conditions were observed. Visual 
inspection was limited to what could be seen readily from the ground.  

i) The information in this report reflects the conditions at the time of the inspection. Conditions 
can change due to many causes. Hidden defects in trees might not have been detected given the 
limitations of our Assignment. 

j) No party shall require that the author(s) give testimony or perform any other additional 
services because of this report unless contractual arrangements are made, and my reasonable 
and customary fees are paid in advance 
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Updated Map Section (Location, Tax, Aerial Site Map for 
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Section 8 
 

Checklist Coversheet and Appendix II Map Requirements 



 
FINAL APPLICATION 

 

N.J.A.C. 7:36-26.11 
(Major disposals or diversions of parkland) 

 
 
 
PRIOR TO SUBMITTING THE FINAL APPLICATION: The pre-application 
must be reviewed by the Department and the applicant must be given 
permission by the Department to file the final application. (N.J.A.C. 7:36-
26.9(h)3).  The applicant shall submit the final application within 180 days 
of the date of approval to proceed to Final Application. (N.J.A.C. 7:36-
26.11(a)) 
 
THE FINAL APPLICATION SUBMISSION AND APPROVAL IS DIVIDED 
INTO TWO PARTS. Please note that the public hearing can only be 
scheduled following review and approval of Part 1 of the Final Application. 
(N.J.A.C. 7:36-26.11(d)) 
 
THE COMPLETE FINAL APPLICATION (PART 2) MUST BE SUBMITTED 
AT LEAST 75 DAYS PRIOR TO THE STATE HOUSE COMMISSION 
MEETING: The State House Commission usually meets around the 1st of 
March, June, September, and December; these dates are to be used 
ONLY as guidelines. The Department will notify the applicant of the 
scheduled State House Commission meeting once the meeting date is 
announced. (N.J.A.C. 7:36-26.11(i)) 
 
COMPLETION OF THE FINAL APPLICATION IN NO WAY GRANTS ANY 
APPROVAL FOR THE PROPOSED DIVERSION OR DISPOSAL OF 
PARKLAND. FINAL APPROVAL OF AN APPLICATION TO DIVERT 
GREEN ACRES ENCUMBERED PARKLAND MAY ONLY BE GRANTED 
BY THE DEP COMMISSIONER AND THE STATE HOUSE COMMISSION. 
 
 

 
 
 
 
 

Note:  Please check our web site at https://dep.nj.gov/otpla/forms/#compliance for 
updated versions of this application form prior to filing the final application. 

https://dep.nj.gov/otpla/forms/#compliance


New Jersey Department of Environmental Protection 
Office of Transactions and Public Land Administration 

Final Application 
Major Disposal/Diversion of Green Acres Encumbered Local Parkland 

 
 

Version 2022-1  Page 2 of 14 
 

Major Disposal/Diversion Final Application Requirements 
 
 
PART 1    (To be submitted prior to scheduling the public hearing) 
 
 

 1. Appraisals for the parkland proposed to be disposed of or diverted and the 
replacement land proposed as compensation (if applicable), performed in 
accordance with the requirements of N.J.A.C. 7:36-8.3 or 19.3, as applicable. 
(N.J.A.C. 7:36-26.11(b)1). Note: No appraisal is required if the applicant has 
obtained an appraisal waiver pursuant to N.J.A.C. 7:36-26.10(l) 

 
 2. A title report for the proposed replacement land, as applicable, to determine existing 

restrictions, encumbrances, easements, liens, or other factors which may affect the 
market value of the land. (N.J.A.C. 7:36-26.11(b)2). 

 
 3. Land survey plan for the parcel(s) of land to be disposed of or diverted and the 

proposed replacement land(s), if applicable, prepared in accordance with Appendix II 
of the Green Acres Program Rules N.J.A.C. 7:36.  (N.J.A.C. 7:36-26.11(b)3). 

 
 4. A metes and bounds description for the parcel(s) of land to be disposed of or 

diverted and the proposed replacement land(s), if applicable, prepared in accordance 
with Appendix II of the Green Acres Program Rules N.J.A.C. 7:36. (N.J.A.C. 7:36-
26.11(b)4). 

 
 5. The Final Compensation Proposal prepared pursuant to N.J.A.C. 7:36-26.10. 

(Please refer to Attachment III: Preliminary Compensation Proposals for Major 
Disposals or Diversions of Parkland of the Pre-application package for guidance) 
(N.J.A.C. 7:36-26.11(b)5i-iv) 

 
 6. The Proposed Public Notice for the public hearing and the proposed location of 

and language to be placed on the Public Notice Sign required pursuant to N.J.A.C. 
7:36-26.11(h). (Attachment I: Sample Public Notices) (Please also review the 
Public Hearing Sign Guidance Document – available at 
https://dep.nj.gov/otpla/forms/) (N.J.A.C. 7:36-26.11(b)7) 

 
 7. Any additional information requested by the Department to clarify the final application 

requirements including any portions of the Pre-application package that have been 
revised. (N.J.A.C. 7:36-26.11(b)8) 

 
 8. Maps. (Attachment II: Map requirements; and Attachment III: Sample Reference 

Map) (N.J.A.C. 7:36-26.11(b)6) 
 

 9. Please attach this cover sheet and Attachment II: Map Requirements checklist. 
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(Address) 
 
 
 

ATTACHMENT II: MAP REQUIREMENTS 
 
For all Final Application submissions please submit the following (# of copies): 
 
Location Maps (8½” x 11” in size): 
 

 County Road Maps: Showing the proposed disposal/diversion parcel 
or area and the proposed compensation area (2) 

 
Tax Maps (8½” x 11” or 11” x 17” in size):  
 

 A) Showing the proposed disposal/diversion parcel(s)/area and any 
adjacent parkland; depict the entire park boundary and separately depict 
the proposed disposal/diversion area (2) 

 
 B) Showing the proposed compensation parcel(s)/area and any adjacent 

parkland (2)  
 
Aerial Site Maps* (11” x 17” or larger in size):  
 

 A) A small scale site map showing the proposed disposal/diversion 
parcel(s) or area; depict the entire park boundary and separately depict 
the proposed disposal/diversion area (18) 

 
 B) A small scale site map showing the proposed compensation 

(parcel(s)/area) and any adjacent parkland (18) 
 
**If the Project is of such size/scale that the Aerial Site Map(s) also show the 
proposed disposal/diversion in relation to the proposed compensation, you do 
not need to include a large scale Reference Map requested below.  If this is the 
case, please include 15 copies of the Aerial Site Map instead.** 
 
Reference Map* (Attachment III) (11” x 17” or larger in size):  
 

 A large scale site map showing the proposed disposal/diversion in relation 
to the proposed compensation.  Please include aerial imagery. (18) 

 
If the proposed disposal or diversion will result in the loss of any development, 
additionally submit: 
 
Park Facilities Maps (11” x 17”): 
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 A site plan showing all recreational facilities and identifying those facilities 
proposed to be removed (18) 

 
 A site plan showing all proposed replacement recreational facilities (18) 

 
 
Mapping Notes:  
 

• To the extent possible, please show the following on the Aerial Site Maps, 
Reference Map and Park Facilities Maps:  

 
• Tax map block and lot number(s) (current as of the date of request),  
• The owner(s) of record,  
• The approximate dimensions and area (in acres),  
• Existing improvements and easements,  
• Road rights-of-way,  
• Wetlands (as approved by DEP Land Use Regulation Program through 

issuance of a Letter of Interpretation or as shown on maps prepared by 
the Department under the Wetlands Act of 1970, N.J.S.A. 13:9A1 et seq., 
and the Freshwater Wetlands Protection Act, N.J.S.A. 13:9B1 et seq. and 
available from the Department at https://gisdata-
njdep.opendata.arcgis.com/),  

• Floodplains (as shown on the New Jersey State Flood Hazard Area maps 
prepared under the Flood Hazard Area Control Act, N.J.S.A. 58:16A50 et 
seq. and available from the Department at https://gisdata-
njdep.opendata.arcgis.com/ or as determined from other State or Federal 
mapping or from a site delineation), and  

• Tidelands (as determined from New Jersey Tidelands claim maps, 
conveyance overlays, and atlas sheets and available from the Department 
at https://www.nj.gov/dep/gis/tidelandsshp.html). 

 
• Please utilize the most current digital color infrared (CIR) orthophotography of 

New Jersey for the Aerial Site Maps and Reference Map, available online at 
https://njgin.nj.gov/njgin If the development of such maps is beyond your 
technological capabilities please substitute appropriately. 

 
• In the event that you do not have access to a standard desktop GIS product that 

supports available imagery, such as ESRI’s ArcView, freeware programs which 
allow viewing of the image files may be downloaded and installed to your 
computer. A list of open source GIS can be found at:  
https://libguides.rutgers.edu/gis/opensourcegis. 
 

• The NJDEP also makes a web-based GIS application, NJ-GeoWeb, available at 
www.nj.gov/dep/gis/geowebsplash.htm. 

https://gisdata-njdep.opendata.arcgis.com/
https://gisdata-njdep.opendata.arcgis.com/
https://gisdata-njdep.opendata.arcgis.com/
https://gisdata-njdep.opendata.arcgis.com/
https://www.nj.gov/dep/gis/tidelandsshp.html
https://njgin.nj.gov/njgin
https://libguides.rutgers.edu/gis/opensourcegis
http://www.nj.gov/dep/gis/geowebsplash.htm
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