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Assistant Counsel – Property PSEG Services Corporation 

80 Park Plaza – T5 
Newark, NJ 07102-4194 

T: 973-430-6131, F: 973-430-5983 

Email:  ana.murteira@pseg.com 
 

 
 
 

October 9, 2020 
 

VIA OVERNIGHT MAIL & 

ELECTRONIC MAIL 

Aida Camacho-Welch, Secretary 
Board of Public Utilities 

44 South Clinton Avenue 

Trenton, NJ 08625 

 
Re: Petition for Approval of Sale of Property 

Known as Block 59.02 a/k/a 59.2, Lot 26, Montville, 

Morris County, NJ 

NJ Docket No.: 

 
Dear Secretary Camacho-Welch, 

 
Enclosed herein please find the following on behalf of Public Service Electric and Gas 

Company in connection with the above-referenced matter: 

 
1.   Petition for Approval of Sale of Property, with attached Verification of Roger J. 

Trudeau, Manager – Corporate Real Estate Transaction; and 

 
2.   Affidavit  of  Roger  J.  Trudeau,  Manager-Corporate  Real  Estate  Transactions,  in 

support of the Petition. 

 
If  you  have any questions  or need  additional  information,  please contact  me at  the 

number above. 

Respectfully submitted, 

Public Service Electric and Gas Company, 
 

       
 

Ana J. Murteira 

Assistant Counsel – Property 

 
AJM/lw 

w/enc. 

c: Stefanie A. Brand, Esq., Director, Division of Rate Counsel (via email) 

Stacy Peterson,  Director,  Division  of Energy,  BPU  (via email) 

mailto:ana.murteira@pseg.com


         STATE OF NEW JERSEY BOARD 

OF PUBLIC UTILITIES 
 
 
 

IN THE MATTER OF THE PETITION OF PUBLIC 

SERVICE ELECTRIC AND GAS COMPANY FOR 

APPROVAL OF THE SALE AND CONVEYANCE 

OF REAL PROPERTY LOCATED AT 331 ROUTE 

202, WITH A MUNICIPAL TAX MAP 

DESIGNATION  OF BLOCK 59.02 A/K/A 59.2, 

LOT 26 IN THE TOWNSHIP OF MONTVILLE,  

COUNTY OF MORRIS AND STATE OF NEW 

JERSEY TO DIVERSIFIED PROPERTIES 

LLC FOR $1,200,000.00 

)   PETITION FOR APPROVAL  OF 

)   SALE AND CONVEYANCE 

) 

) 
)   DOCKET NO.   _ 

) 

) 

) 

) 

) 

 
To the Honorable Board of Public Utilities: 

 
Public Service Electric and Gas Company, a New Jersey corporation having its principal 

and executive offices at 80 Park Plaza, Newark, New Jersey 07102, is a public utility subject 

to the jurisdiction of your Honorable Board and files this petition pursuant to N.J.A.C. 14:1-5.6 

for approval of a Contract for Sale and Conveyance  of Real Estate (the "Contract")  in the sale 

of a 15.05 acres parcel of vacant land bearing street address 331 Route 202, located at Lot 21 

in Block 59.02 a/k/a 59.2 in the Township of Montville, County of Morris, State of New 

Jersey, (the "Property") and: 

 
1.         The  Property,  as described  in Exhibit  A  and  shown  on  attached  map  Exhibit  B, 

was purchased by PSE&G on October 14, 2009 from the then owners, Morris Canil LLC, a NJ 

Limited Liability Company and JoeGrun LLC, a NJ Limited Liability Company, as Tenants in 

Common, in order to accommodate  PSE&G's Susquehanna  to Roseland  ("SR") Project.   The 

Property was and still is vacant land.  PSE&G purchased the Property for $2,075,000.00  in 

order to widen the existing Susquehanna Roseland Right-of-Way and build a new transmission 

tower on the Property.  The Property was also used for access to the right-of-way during 

construction of the SR Project.   



2. PSE&G advertised the Property for sale beginning in 2014.   In 2016, PSE&G listed the 

Property for sale with a real estate broker, American Properties Realty Inc. Since 2016, the 

Property has been actively marketed for sale through typical commercial public marketing sites, 

CoStar and LoopNet, as well as signage placed on the Property. There were a few interested 

purchasers, but none committed to entering into a contract and purchasing the Property. 
 

3.         The Property was legally advertised twice in 2014 (October 20th and November 3rd), again 

in 2018 (November 16th and November 27th), and then most recently in 2019, on May 10th, May 

21st, December 6th, and December 18th, in the Star Ledger newspaper in accordance with Rule 

14:1-5.6(a).  No bids were received in response to the advertisements.  See attached Exhibit C Star 

Ledger Affidavit of Publication for the 2019 publications.   Diversified Properties LLC (hereinafter 

referred to as “the Purchaser”) submitted its offer to purchase the Property through PSE&G’s real 

estate broker. 

 

3.  As a result of the advertising and marketing efforts made by PSE&G, Petitioner respectfully 

requests that the Board grant a waiver of the requirement to advertise this property pursuant to 

N.J.A.C. 14:1-5.6 (i)7, and submits the following in support of its request:  

 

a. the waiver shall not adversely affect the public interest because PSE&G has 

advertised the property on numerous occasions as referenced in paragraph 3 

herein and received no bids. Thus, PSE&G contracted with a broker to assist 

in marketing the property, which has led to this offer. 

 

b. except for the portion to be retained by easement, the remainder of the 

Property has never been used or useful for utility purposes; 

 

c. there is no prospective use of the Property for utility purposes, since it  

 is currently vacant, except for the portion of the Property for which an 

 easement will be retained; 

 

  d. there is no relationship between Purchaser and PSE&G other than  

   prospective buyer and seller; 

 

  e. the sale of the Property shall not affect the ability to render safe, adequate 

   and proper service; 

 

  f. the selling price represents the fair market value of the Property to be sold 

   based on a current independent appraisal; 

 

  g. re-advertising and bidding will likely not result in a higher purchase price. 
 

4.         On March 18, 2020, the Property was appraised by Professional Appraisal Associates (the 

“Appraisal”) and the fair market value reflected therein is $1,350,000.00. This figure takes into 

account the discounted value of the portion of the Property, which will be subject to a perpetual 

easement that PSE&G will retain against the Property for future access to its electrical transmission 

line facilities.  A copy of the Appraisal is Exhibit D-1 to Exhibit D, the Affidavit of Roger J. 

Trudeau, Manager-Corporate Real Estate, hereinafter referred to as “the Trudeau Affidavit”. 
 

 

 

 



5.         On August 4, 2020, PSE&G signed a Contract for the Sale of Real Estate (the 

“Contract”) with the Purchaser at a guaranteed base consideration amount of $1,200,000.00, 

subject to Purchaser’s site development approvals consisting of 40,000 gross square feet of the 

Property. Pursuant to the Contract, PSE&G will be entitled to additional compensation (at closing 

or in the future) of $7.50 per gross square foot, for any square footage permitted by Purchaser’s site 

development approvals that exceed the initial 40,000 gross square feet.  (See Paragraph 4 of the 

Contract.)  A copy of the Contract is attached as Exhibit D-2 to the Trudeau Affidavit.   

 

The Contract is subject to this Honorable Board’s approval.  The Contract is also subject to the 

consent of the PSE&G Real Property Committee, which consent has been obtained as evidenced by 

attached Exhibit E. 
 

6. No relationship exists between the parties other than Seller and Purchaser.   A copy of 

Purchaser’s executed Certificate of Non-Affiliation is attached as Exhibit F. 
 

7.         The Property is not income producing and PSE&G pays all carrying charges including 

taxes, which are approximately $33,000.00 annually. 

 
8.         PSE&G’s purchase of the Property was charged to the Susquehanna to Roseland Electric 

Transmission project.  Therefore, 100% of the net sales proceeds from the Property will be credited 

back against the project costs, which are included in the Company’s Plant in Service accounts as 

the Susquehanna to Roseland Electric Transmission project is fully in service. 

 
9.        The book value of the Property is carried on the company books at $2,177,286.00, which 

includes closing and other associated costs at the time of purchase and the journal entry is attached 

hereto as Exhibit D-3 to the Trudeau Affidavit. 

 
10.      The closing has been tentatively scheduled for some time in Fourth Quarter, 2021 

conditioned upon the approval of this Board. 

 
11.            The Property is no longer needed or useful to PSE&G as evidenced by the Trudeau 

Affidavit.   The Contract will not compromise PSE&G’s ability to provide safe, adequate and 

reliable service to the public.  

12.  The Property is currently assessed on the municipal tax assessments records as 

follows:  14.890 acres assessed at $1,364,900.00 with yearly real estate taxes for 

2020 at $33,000.00.  

 
13.       The Property is encumbered  by the mortgage  made by Public Service Electric and Gas 

Company  to Fidelity  Union  Trust  Company,  now  known  as  US Bank  National  Association, 

Trustee,  dated  August  1, 1 924.    PSE&G  will  request  release  of  the  mortgage  upon  

Board approval of the sale. 

 

 

 



14.  Correspondence  and communications  with respect to the petition may be addressed to: 

Ana J. Murteira, Esq. 
Assistant Counsel - Property 

Public Service Electric and Gas Company’ 

80 Park Plaza, T5C 

Newark, New Jersey 

07102 

973-430-6131 

ana.murteira@pseg.com 

 
Respectfully submitted, 

 
PUBLIC SERVICE ELECTRIC AND GAS COMPANY 

 
 
 
 
 
 
 

Dated:  October 9, 2020 

    Newark, New Jersey 

By:  
 
Ana J. Murteira, Esq.  

Assistant Counsel - Property 

mailto:ana.murteira@pseg.com
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AN APPRAISAL OF MARKET VALUE 

FOR 

PSEG SERVICES CORP. 

OF A 

PROPERTY 

AT 

 

331 ROUTE 202 (MAIN ROAD) 

KNOWN AS 

BLOCK 59.02, LOT 26 

TOWNSHIP OF MONTVILLE 

MORRIS COUNTY, NEW JERSEY 

 

 

CURRENT OWNER:  PUBLIC SERVICE ELECTRIC & GAS CO. 

 

 

PREPARED 

BY 

PROFESSIONAL APPRAISAL ASSOCIATES®  

RONALD D. CHIARELLO, MAI 

 

 

 

 

 

 

 

 

PAA FILE #200896   
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469 Morris Avenue   

Professional        P. O.  Box 579   

Appraisal        Summit, NJ 07902-0579  

Associates®        908-273-2412   

         Fax:  908-273-9189   

 

 

March 24, 2020   

 

 

David C. Long, PMP, SR/WA 

Senior Consultant, Corporate Real Estate 

PSEG Services Corp. 

80 Park Plaza, T6B 

Newark, NJ 07102 

 

Re:     Valuation of Property Located at  

           331 Route 202 (Main Road) 

           Block 59.02, Lot 26  

           Township of Montville, Morris County, NJ 

             

Dear Mr. Long: 

 

 According to your request, we are pleased to submit the following appraisal report.  The 

report, including exhibits, describes the various approaches and contains all pertinent data 

gathered in our investigation of the subject property.  The appraisal was prepared in accordance 

with the standards and reporting requirements of The Appraisal Institute and USPAP.  

 

 After careful consideration, we have concluded the estimated Market Value of the subject 

property in fee simple interest, less the value (just compensation) for retention of the rights for a 

Permanent Easement for the existing Transmission ROW, as well as any other pre-existing 

easements, as it presently exists, in accordance with its highest and best use including land and 

improvements, subject to all of the assumptions and limiting conditions set forth in the 

accompanying narrative appraisal report, as of March 18, 2020, to be: 

 

ONE MILLION THREE HUNDRED FIFTY THOUSAND DOLLARS 

($1,350,000) 
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David C. Long, PMP, SR/WA     March 24, 2020 

PSEG Services Corp.     Page 2 

 

 

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

statements contained in this appraisal and upon which the opinions herein are based are correct. 

  

 Employment in and compensation for making this report are in no way contingent upon the 

value reported, and we hereby certify that we have no financial interest in the subject property. 

 

This appraisal report has been prepared in accordance with the Uniform Standards of 

Professional Appraisal Practice (USPAP). 

 

 We certify that we have no present or contemplated future interest in this property and that 

my employment and compensation are in no way contingent upon the value reported. 

 

 

      Respectfully submitted, 

      PROFESSIONAL APPRAISAL ASSOCIATES® 

       
      Ronald D. Chiarello, MAI  

      Vice President/Appraiser-Consultant 

      SCGREA 42RG00135200     
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PROPERTY APPRAISED 

 

 This is an appraisal of the market value of the subject property, less the value (just 

compensation) for retention of the rights for a PSE&G Permanent Easement for the pre-existing 

Transmission ROW, which extends in a generally north/south direction along the central area of the 

subject site as well as any other pre-existing easements.  The subject property is unimproved vacant 

land containing a total of 655,709± SF (15.053± acres) with frontage on the south side of Route 

202/Main Road and the west side of Changebridge Road.  It is designated on the official tax records 

of the municipality as Block 59.02, Lot 26, currently listed in the ownership of Public Service 

Electric & Gas Co.                             

 

 The PSE&G Permanent Transmission ROW easement will contain 116,051 sq. ft. (2.664 

acres) and extends generally in a north/south direction south of Route 202/Main Road.   

 

 The area in question contains a pre-existing ROW and the current appraisal will 

consider the value of the site, in fee, less the rights of a PSE&G Permanent Transmission 

ROW, as well as the other pre-existing easements. The remainder of the site will not be affected.  

Therefore, only the value of the land will be considered in this report. 

 

 The date of valuation is March 18, 2020 which is the most recent date of the inspection of 

the property.  

 

 

 

PURPOSE OF THE APPRAISAL 

 

 The purpose of this appraisal is to assist Public Service Electric & Gas Co. in estimating the 

market value of the subject property, less the value (just compensation) for retention of the rights for 

the existing Permanent Transmission ROW, as well as any other pre-existing easements in the event 

of a sale of the subject parcel. 

   

 The date of valuation is March 18, 2020 which is the date of the last inspection of the 

property. 
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SUMMARY OF FINDINGS - VALUE CONCLUSION 

 

 The value of the subject property less the value of a Permanent PSE&G Transmission 

ROW Easement and other pre-existing easements is estimated to be: 

 

 10.652± acres unaffected @ $105,000 per acre   =  $1,118,460  

 4.401± acres in Easement Areas @ $105,000 per acre 

  Less 50%                  =         $    231,053   

    

 Land Value After the Proposed New Easement              $1,349,513 

 

      Rounded:  =         $1,350,000 

 

 Therefore, the estimated market value of the subject, less just compensation for the 

rights of a Permanent PSE&G Transmission R.O.W. and the other pre-existing easements, is 

estimated to be: 

 

ONE MILLION THREE HUNDRED FIFTY THOUSAND DOLLARS 

($1,350,000) 
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SCOPE OF THE APPRAISAL 

 

Introduction 

 

 The Uniform Standards of Professional Appraisal Practice (USPAP) defines scope of 

work as “the type and extent of research and analysis in an assignment”. Scope of work includes, 

but is not limited to: 

 

 the extent to which the property is identified: 

 the extent to which tangible property is observed; 

 the type and extent of data researched; and 

 the type and extent of analysis applied to arrive at opinions or conclusions. 

 

  The steps typically involved in the valuation process are as follows: 

 

1. The subject property is physically inspected as of the date indicated in the transmittal 

letter and the subsequent Summary and Conclusion section of this report. 

 

2. Regional, county, municipal and neighborhood data is based on information gathered 

from various sources including state agencies, newspaper publications and trade 

publications supplied by commercial sources, multiple listing systems, market 

participants (i.e., buyers/sellers/brokers) as well as the appraiser’s physical inspection and 

analysis of the area. 

 

3. Data relating to the subject property is based on the appraiser’s physical inspection of the 

improvements, as well as building plans and/or site information supplied by municipal 

agencies or the owner, measurements made at the inspection and information extracted 

from the deed as well as other similar documentation.  In cases where the improvements 

are proposed, information is based on available blueprints or other similar 

documentation. 

 

4. In estimating The Highest and Best Use for the subject property, an analysis is made of 

the data compiled in the previously noted steps, and a study of the subject market area is 

conducted to determine which aspects of The Highest and Best Use are applicable to the 

subject. 

 

5. In developing applicable approaches to value the appraiser analyzes market data relevant 

to the subject.  Sales of land similar to the subject are researched from a variety of 

sources which may include SR1A records, deed transactions reported by commercial 
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information services, multiple listing services, interviews with municipal officials, 

realtors and other appraisers and buyers and sellers.  Whenever possible, information is 

verified by more than one source in order to guarantee its accuracy.  The search for data 

begins in the subject community and is expanded into surrounding communities until 

sufficient data is collected. 

 

6. Only after assembling and analyzing the data defined in the Scope of the Appraisal can 

the appraiser establish a final estimate of Market Value. 

 

In this instance the Assignment Elements are as follows: 

 

 The purpose of this assignment (the problem to be solved) is to form one or more 

opinions about value.  

 

1.  The client (the person who engaged   David C. Long, PMP, SR/WA 

the appraisal and an intended user) PSEG Services Corp. 

  

Client’s Interest in Property Appraised Market Value - Retaining a 

Permanent Transmission ROW 

Easement  

 

2.  Other Intended Users     Public Service Electric &  

Gas Co. and/or PSE&G 

 

3.  Intended use of Report Estimate Market Value  

 

4.  Standard/Definition of Value Used  

To Form the Value Opinion Market and Easement Values 

      

5.  Key Dates  

 Effective Value Date     March 18, 2020 

 (point in time the value applies) 

 

Report Preparation Date March 2020 

(date the report was prepared) 

 

 Date Property Appraised Was    March 18, 2020 

Observed By One or More 

 Appraisers Signing This Report 
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6.  Assignment Conditions 

 

 Extraordinary Assumptions    None  

 Hypothetical Conditions    None  

 Jurisdiction Exceptions    None Applicable 

 Supplemental Standards    None Applicable 

 Other       None Applicable 

 

 

 The scope of the report is to value the subject land parcel in fee simple interest, including an 

estimate of value of the Permanent Transmission ROW easement on the subject land. 

 

 In estimating a value for the land, the Market Data or the Sales Comparison Approach was 

considered to be the only appropriate method of valuation.  Therefore, the most significant, 

similarly zoned land sales in the subject’s general and/or competing market area(s) were collected 

and examined.  The data obtained was checked for its authenticity through parties to the individual 

transactions, where possible, brokers with knowledge of the transactions and/or public records.  It 

was then analyzed and adjustments were made to reflect differences between the comparable data 

and the subject properties in order to arrive at the value estimates set forth herein. 
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APPRAISAL DEVELOPMENT 

 

 Appraisal development is the extent of research and analyses that produce one or more 

credible opinions of value for one or more specifically identified intended users and an explicitly 

stated intended use. In this context, credible is defined as “worth of belief”. 

 

 Depending upon the intended users, intended use, and agreements between the appraiser 

and the client, the appraisal development process may include several but not necessarily all of 

the following tasks: 

 

 * Observation of the property appraised 

 * Research for appropriate market data 

 * Data verification 

 * Consideration of influential market area, physical, economic and governmental  

  factors 

 * Determination of the subject’s highest and best use(s), if appropriate 

 * Development of one or more applicable approaches to value 

 * Reconciliation of value indications 

 * Preparation of this report 

 

 According to USPAP, all valuation approaches that are applicable to the interest being 

appraised and necessary to produce credible results must be developed. The relevance and 

development of each major approach is listed below. 

 

  Cost Approach   Not Developed 

  Sales Approach   Developed 

  Income Approach   Not Developed  

 

Applicable and necessary approaches were selected for development after consideration 

of available market data, intended user(s) and intended use. An approach considered not 

applicable was omitted because this methodology is not appropriate for the property interest 

being appraised or sufficient data to properly develop the approach was not available. Any 

approach judged not applicable yet included in this report was developed solely at our client’s 

request. Data used to develop an included approach that was deemed not applicable has a low to 

nil degree of comparability to the subject. Hence, no emphasis was given an approach deemed 

not applicable but included. 
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 Highest and Best Use analyses can be categorized into two groups – inferred and 

fundamental. A fundamental analysis is quantified from broad demographic and economic data 

such as population and income. Supply is inventories. Subject specific characteristics are 

considered. Then, the relationship between supply and demand is weighed to determine a 

specific highest and best use for the subject. An inferred analysis uses local trends and patterns to 

infer a general highest and best use for the object. For an inferred analysis, market dynamics that 

might be considered include prices, market exposure times, rents, vacancy and listings of similar 

real estate. The kind of highest and best use analysis utilized in this assignment is listed above. 
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CONCEPT EXPLANATIONS 

  

Intended use and all intended user(s) should be weighed heavily during the scope of work 

decision. A single intended user who frequently engages appraisal services is likely very 

knowledgeable about the appraisal process. For this type user, appraisal development and 

reporting for less complex property types might be toward the lower end of the spectrum. By 

contrast, multiple intended users, especially those with opposing motivations, likely need 

extensive appraisal development and reporting. Litigation is a prime example when a thorough 

appraisal development and detailed reporting is warranted. 

  

A loan to value ratio reflects risk. For commercial-grade loans, ratios over 75% are 

generally regarded as risky. If a contemplated loan is viewed as risky, then the extent of appraisal 

development and the level or report detail should be more comprehensive. Similarly, more 

complex property types generally require analysis that are more thorough; subject specific 

considerations; and more extensive report detail. 

  

Prior engagement of appraisal services by a client implies a level of awareness about the 

appraisal process. This awareness may be useful when contemplating an appropriate appraisal 

development, or level of report detail. 

  

Paraphrasing USPAP, Supplemental Standards are requirements issued by governmental 

agencies, governmentally sponsored enterprises or other entities that establish public policy. 

These requirements always add to and do not detract from the RULES and Standard Rules. 

  

A Jurisdictional Exception is an assignment condition which voids a portion of USPAP 

that is contrary to law or public policy. When a Jurisdictional Exception applies, only the 

contrary portion is void. The remainder of USPAP remains in full force and effect. Jurisdiction 

Exceptions always shrink USPAP, not expand it. 

  

Data verification affects reliability. Direct data verification confirms information used in 

the report with one or more parties who have in-depth knowledge about physical characteristics 

for the property being appraised, or related financial details. Indirect verification employs 

information obtained from a secondary source like a data reporting service, a multiple listing 

service or another appraiser. Direct verification is generally more time-consuming and costly, but 

also more reliable. 

  

Information from all data sources was examined for accuracy, is believed reliable and 

assumed reasonably accurate. However, no guaranties or warranties for the information are 

expressed or implied. No liability or responsibility is assumed by Professional Appraisal 
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Associates® or the appraiser(s) for any inaccuracy from any seemingly credible information 

source. 

  

A statement about observation of the subject real estate by the appraiser(s) is listed 

above. If the subject was observed, this viewing was not as thorough as a professional property 

inspection. A professional inspection determines the precise physical condition, remaining useful 

like and operability of major building components like the structural system, roof cover, 

electrical system, plumbing and heating plant. Inspectors typically do not ascertain size of the 

building or characteristics of the land. By contrast, an appraiser commonly determines both land 

and building size. Ordinarily, appraisers do not ascertain operability, or remaining useful life of 

building systems. An appraiser typically views real estate to determine only general attributes 

like physical condition of the property as a whole. For this appraisal, no probes, investigations, 

or studies were made to discover unapparent, adverse physical features. 

  

Highest and Best Use analyses can be categorized into two groups – inferred and 

fundamental. A fundamental analysis is quantified from broad demographic and economic data 

such as population and income. Subject property specific characteristics are considered. Then, 

the relationship between supply and demand is weighed to determine a specific highest and best 

use for the subject. An inferred analysis uses local trends and patterns to infer a general highest 

and best use for the object. For an inferred analysis, market dynamics that might be considered 

include prices, market exposure times, rents, vacancy and listings of similar real estate. The kind 

of highest and best use analysis utilized in this assignment is listed above. 
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REPORT RELIANCE & USE RESTRICTIONS 

  

Restricted Use Reports:  If this report is declared to be a “Restricted Use” or “2-2(b) 

Appraisal Report Option” report, usage of and reliance upon this report is restricted to just the 

client explicitly identified in this report. There are no other intended users. Furthermore, the 

client is warned the opinions and conclusions set forth in this report may not be properly 

understood without additional information in the appraiser’s work file. This reliance and use 

restriction supersedes all other comments, inferences or suggestions to the contrary. 

  

Borrowers:  If this appraisal report is prepared to assist in loan underwriting, the 

borrower does not become the appraiser’s client or an intended user simply because the borrower 

receives a copy of this report. Even though the borrower may directly or indirectly pay for this 

appraisal service, the borrower should not rely on, or use this report unless the borrower is 

explicitly identified as an intended user. 

 

Other Readers:  If anyone other than an explicitly identified intended user reads this 

report, the reader should not use or rely on any portion of this report. 

 

Use of this report by anyone other than the intended user (client) is not authorized and 

done at their risk. No liability is assumed, expressed or implied by Professional Appraisal 

Associates®, or the appraiser(s) for unauthorized use of this report. 
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INTENDED USE OF THE APPRAISAL 

 

 It is our understanding that the appraisal is to be used in connection with decision making 

purposes for the client related to the value of the vacant land known as Block 59.02, Lot 26 and 

the retention of the rights for a Permanent Easement for the existing Transmission ROW, as it 

presently exists, including the existing easements given a potential sale of this property. The 

property is owned Public Service Electric & Gas Co.  

 

 

 

DELINEATION OF TITLE 

 

 According to municipal records the subject property is currently owned by Public Service 

Electric & Gas Co.  The property has been in their ownership for over 5 years.  The most recent 

purchase transaction was in October 2009 with consideration of $2,075,000. The transaction is 

recorded in Book 21420, Page 00946 in the County Hall of Records. 

 

 

 

ASSESSED VALUATION AND TAXES 

 

 The subject property was assessed as follows for 2019: 

 

Block 59.02, Lot 26 

  Land   -  $1,349,600 

  Improvements  -                         -0- 

  Total                -            $1,349,600 

 

 

 The 2019 tax rate in Montville was 2.426 per $100 of assessed valuation and taxes were 

$32,741.29. With a 2019 equalization ratio of 90.68% the subject’s equalized value per the 

Montville Tax Assessor’s Office is $1,488,310.54.  

  

 The 2020 tax rate is not yet available. 
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DEFINITIONS 

 

 The purpose of this report is to provide an estimate of the proposed permanent easements 

utilizing market (true) value of the Fee Simple Interest, defined as follows: 

 

Market Value: 

“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 and 

knowledgeably, and assuming the price is not affected by undue stimulus.  Implicit in this 

definition is the consummation of a sale as of a specified date and the passing of title from seller 

to buyer under conditions whereby: 

 

1) buyer and seller are typically motivated; 

2) both parties are well informed or well advised and acting in what they consider their 

best interests; 

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

4) payment is made in terms of cash in United States dollars or in terms of financial 

arrangements comparable thereto; and 

5) the price represents the normal consideration for the property sold unaffected by 

special or creative financing or sales concessions granted by anyone associated with 

the sale.” 

 

Fee Simple Estate: 

 Possession of a title in fee establishes the interest in property known as fee simple estate, 

i.e., Absolute ownership unencumbered by any other interest or estate; subject only to the 

limitations of eminent domain, escheat, police power, and taxation.  (The Appraisal of Real 

Estate, Tenth Edition, Appraisal Institute, Chicago:  1992) 

 

Easement: 

 An interest in real property that conveys use, but not ownership, of a portion of an 

owner's property. Access or right of way easements may be acquired by private parties or public 

utilities. Governments dedicate conservation, open space, and preservation easements.  
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Temporary Easement 

An easement granted for a specific purpose and applicable for a specific time period. A 

construction easement, for example, is terminated after the construction of the improvement and 

the unencumbered fee interest in the land reverts to the owner. 

 

Appraisal Report:  

 This is an Appraisal Report presented for the exclusive purpose of assisting the client to 

establish the property’s market value in connection with the possible sale of the subject property 

subject to any existing easements and retaining a Permanent Transmission ROW Easement at the 

property. 

 

 The appraisal is not to be used or relied upon by anyone other than the client, for any 

other purpose than that expressed above, without the written consent of the appraiser. 

 

 

 

COMPETENCY STATEMENT 

 

The appraisers signing this report have recently appraised similar properties in the 

competitive market area and have the data, capability and knowledge to complete an appraisal 

assignment of this type. 
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 LOCATION AND SURROUNDINGS 

 

The Township of Montville is situated in the northeastern quadrant of Morris County.  It 

is bound to the north by Kinnelon Borough and Lincoln Park Borough, to the west by Boonton 

Township and the Town of Boonton, and to the south by Parsippany Township.  The Passaic 

River serves as the eastern border, across from which is situated Essex County. 

 

The Township's population has exhibited some growth over the last decade, increasing 

from 20,839 in 2000 to 21,528 in 2010 or an increase of 3.3% over the 2000 Census.  

Developmental pressure will continue as population estimates for the year 2016 are 21,700 or 

another 0.8% increase. With a total area of approximately 19.056 square miles, the current 

population is 1,145 persons per square mile.  The Township is composed mainly as a bedroom 

community with almost 80% of the assessed value attributable to residential properties. The per 

capita income as of 2010 was $54,618, whereas the median household income for the Township 

was $119,493 as of 2010. Population projections suggest incrementing demand for all types of 

land into the foreseeable future. Supply is relatively stable and demand is expected to continue to 

increase due to increasing population.  As a result, the long-term outlook is positive. 

 

The primary thoroughfare is Route 202 which bisects the Township in an east/west 

fashion.  The extension of Interstate Route 287 was completed in the early 1990s and parallels 

Route 202 through the Township.  A major highway network consisting of Routes 46, 80 and 

280 is located just to the south of the Montville Township municipal boundary. 

 

The subject property is located in Montville, with some Route 202/Main Road frontage in 

the central section of Montville. In this area, Changebridge Road is a major commercial 

thoroughfare which is developed with various types of retail/residential/commercial uses 

including strip centers, commercial offices, auto service facilities and fast food restaurants. As 

noted, Route 202 is a major commercial thoroughfare displaying medical and general office uses, 

an Exxon gas station with convenience store, high tension power lines, an electrical substation, 

the Extra Space storage facility, banks, jewelry & silversmith store, farm stand, the “Jade 

Mountain” and “Changebridge @ Montville” townhouse developments, the Township Municipal 

Complex, industrial uses and strip retail. Interstate 287 is proximate to the subject site affording 

access to other major thoroughfares such as Interstate 80, Garden State Parkway, and the NJ 

Turnpike as well as major economic centers to the east. Residential uses are noted throughout the 

area. 

 

The properties surrounding the subject property exhibit average to good condition and the 

surrounding uses are compatible with the current subject use and therefore have a neutral impact 

on the subject property. 
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SUBJECT PHOTOGRAPHS – STREET VIEWS   

 

 

Route 202/Main Road Looking East  

 

 

Route 202/Main Road Looking West 
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SUBJECT PHOTOGRAPHS – STREET VIEWS 

 

 
Changebridge Road Looking South 

 

 
Changebridge Road Looking North 

 

 

 



 

 

 

PSE&G - 331 Route 202 (Main Road), Block 59.02, Lot 26, Montville, NJ (March 2020) 

20 

LOCATION MAP 
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TAX MAP 
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NEW JERSEY HIGHLAND MAP 
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HIGHLANDS REGION 

 

 The New Jersey Highlands Region is an over 800,000 acre region covering over 1,250 

square miles and 88 municipalities in seven counties (Bergen, Hunterdon, Morris, Passaic, 

Somerset, Sussex and Warren). The Highlands Region is an essential source of drinking water 

for half of the residents of New Jersey. 

 

  

 
 

 

 The enlarged map above shows that an area of Montville Township east of Interstate 287 

as being part of the Highlands Planning Area and NOT the more restrictive Highlands 

Preservation Area. The Highlands Planning Area is the portion of the Highlands Region that is 

not included in the Highlands Preservation Area. While the Act does not establish any new 

standards for the Highlands Planning Area, the Highlands regional master plan, which must be 

adopted by the Highlands Water Protection and Planning Council, will provide an avenue for 

enhanced standards, TDR and smart growth in this portion of the Highlands Region. 
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NJ GEOWEB MAP - BLOCK 59.02, LOT 26 

 

 
 

CONCLUSION:  

 The subject property as outlined by the NJ GeoWeb mapping system shows that Lot 26 in 

Block 59.02 is regulated by the less restrictive Highlands Planning Area.  
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ZONING MAPS  
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ZONING 

 

The subject site is located in the OB–5 Office Building District (and Morris Canal 

Historical District Overlay) whose uses are detailed in the excerpt from the Township of 

Montville, Morris County zoning regulations Chapter 230 which follows: 

Chapter 230. Land Use and Development  

Part 4. Zoning Regulations  

Article XIV. Zoning Districts Designated  

§ 230-116. Zoning districts.  

A.  

For the purposes of this chapter, the Township of Montville is hereby subdivided into 35 zone 

districts as follows: 

 R-120 Residential District 

 R-80 Residential District 

 R-43 Residential District 

 R-27A Residential District 

 R-27B Residential District — Townhouse Option 

 R-27C Residential District — Adult Community Housing 

Option 

 R-27D Residential District — Office Building Option 

 R-27E Residential District — Retail Option 

 R-20A Residential District 

 R-20B Residential District — Townhouse Option 

 R-20C Residential District — Office Building Option 

 R-15 Residential District 

 AH-1 Affordable Housing District 

 AH-2 Affordable Housing District 

 AH-4 Affordable Housing District 

 

PBR 

[Added 9-27-2016 by Ord. No. 

2016-23] 

Pine Brook Redevelopment District 

 PURD Planned Unit Residential Development District 

 TC1 Towaco Center Core Area District 

 TC2 Towaco Center Transitional Area District 

http://ecode360.com/print/MO0752?guid=12153387#12151931
http://ecode360.com/print/MO0752?guid=12153387#12152893
http://ecode360.com/print/MO0752?guid=12153387#12153320
http://ecode360.com/print/MO0752?guid=12153387#12153387
http://ecode360.com/print/12153388#12153388
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 B-1 Business District 

 B-2 Business District 

 B-3 Business District 

 B-4 Business District 

 B-5 Business District 

 B-6 Business District 

 OB-1 Office Building District 

 OB-1A Office Building District — Adult Community Housing 

Option 

 OB-2A Office Building District 

 OB-3 Office Building District 

 OB-4 Office Building District 

 OB-5 Office Building District 

 I-1A  Industrial District 

 I-1B Industrial District 

 I-2 Industrial District 

 I-2A Industrial District — Retail Option 

 LR Lake Recreation District 

B.  

Overlay districts. In addition to the above zone districts, there are also established certain overlay 

districts, which are superimposed over and include portions of certain of the above districts, as 

follows: 

(1)  

CWR Critical Water Resources Districts, which include the CWR Prime Aquifer Area and the 

CWR Restricted Area. 

(2)  

Morris Canal in Montville and Capstick Historic Districts. 

(3)  

PBO Pine Brook Overlay District. 

[Added 9-27-2016 by Ord. No. 2016-24] 

C.  

Also located in one or more of the above zone districts are historic sites or landmarks which are 

identified as locally designated historic sites in the Historic Preservation Plan Element of the 

Master Plan (see Schedule G) and which are subject to certain regulations contained in Article 

XXV. 

[Amended 7-10-2012 by Ord. No. 2012-18] 

 

 

 

 

 

http://ecode360.com/print/12153389#12153389
http://ecode360.com/print/16096496#16096496
http://ecode360.com/print/16096497#16096497
http://ecode360.com/print/32111650#32111650
http://ecode360.com/print/12153390#12153390
http://ecode360.com/print/16097344#16097344
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AREA AND YARD REQUIREMENTS 
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SCHEDULE OF PERMITTED USES 
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ZONING SUMMARY 

 

The subject site is located within the OB-5 Office Building zone which permits office 

development, as well as hotels & motels, medical clinics and laboratories, indoor sport courts such 

as tennis and racquetball, health & fitness uses, manufacturing and fabrication, warehousing and 

moving and storage operations to name a few. The subject lot has sufficient size (minimum lot size 

5 acres - 217,800 sq. ft.) to be in substantial conformance with the current zoning requirements.   

The subject property is not located in a designated Highlands Preservation Area; however, it is 

subject to the Planning Area according to the Highlands maps and data previously cited.  

 

We are not experts in the interpretation of complex zoning ordinances but the property 

appears to be a conforming use based on our review of public information. The determination of 

compliance is beyond the scope of a real estate appraisal. 

 

We know of no deed restrictions, private or public, that further limit the subject 

property's use. The research required to determine whether or not such restrictions exist, 

however, is beyond the scope of this appraisal assignment. Deed restrictions are a legal matter 

and only a title examination by an attorney or Title Company can usually uncover such 

restrictive covenants. Thus, we recommend a title search to determine if any such restrictions do 

exist. 

 

 The foregoing is only a brief summary of the provisions of the zoning ordinance and 

related regulations.  All applicable statutes should be read by an attorney to determine their entire 

and exact content to properly interpret the regulations and to determine their effect upon the 

subject property.  A more complete copy of the zoning requirements is available at the 

municipality, online or perhaps in the appraiser's work file.   
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HIGHEST AND BEST USE 

 

 Highest and best use may be defined as that use which will fully develop the site's potential 

utility and which will produce the greatest future benefit to owner. 

 

 In evaluating a property, in order to determine its highest and best use, many factors, 

including its location and present zoning, are considered.  Within this concept is the assumption that 

demand exists for this use and that it is economically feasible. 

 

 The highest and best use must be a use or combination of uses:  (1) which or will be 

permitted under existing or reasonably attainable zoning and/or other regulations; (2) for which 

there is an economic, social and/or market demand; (3) for which the property is physically suitable 

and adaptable. 

 

 The subject property is located within the Township’s OB-5 Office Building District which 

was created to provide for office commercial development as well as the uses previously cited to 

name a few.  It is our opinion that the highest and best use for the subject property, given the zoning 

of the property would be for commercial use in accordance with its current zoning.  
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DESCRIPTION OF THE SUBJECT PROPERTY 

 

 The subject property is unimproved vacant land containing a total of 655,726± SF (15.053± 

acres) located on the south side of Route 202/Main Road and the west side of Changebridge 

Road/Route 621.  It is designated on the official tax records of the municipality as Block 59.02, Lot 

26, listed in the ownership of Public Service Electric & Gas Co.                             

 

 As of our 2017 inspection, the subject property was being marketed by American Properties 

Realty, Inc. According to Mitch Leff, the listing broker, the subject property has some grade and fill 

issues; however, the asking price was between $2,500,000 and $2,600,000. 

 

 As of our 2018 inspection, the subject property was still being marketed by American 

Properties Realty, Inc., with Mitch Leff and Greg Kanter as listing brokers. Mr. Leff stated that 

prospective buyers enquired about the possibility of the following uses, to name a few; sports 

bubble, hotel, industrial, assisted living, and nursing home. After numerous inquiries from dozens of 

prospective buyers and conversations with the municipality it was revealed that there is significant 

resistance from residents and that town officials are reluctant to accept any use on the site that 

would require variances.  Additionally, Mr. Leff stated that preliminary engineering studies revealed 

the site to be a sand pit and dependent upon the proposed use, site costs could be in the $2,000,000 

to $4,000,000 range. Given the above, the current asking price is $2,000,000 for a site with 

reportedly 97,291± SF of buildable area. A copy of the listing is included in the addenda of this 

report.  

 

 In 2018, Mr. Leff further stated that there is a current offer to purchase the subject site by a 

self-storage company (not related to the adjacent property owner) for $1,500,000 assuming approval 

of a specific size self-storage building/facility.  Per the OB–5 Office Building District, a self-

storage use is permitted by right. The contract of sale reportedly has a provision that if the buyer 

can obtain approval for a larger self-storage building the ‘contract price’ of the site would increase. 

We do not have a copy of the contract of sale nor are not privy to any other aspects of the contract, 

especially the building sizes which necessitated the offered contract price or if applicable, an 

adjusted contact price. 

 

 In email correspondence dated June 5, 2019, Mr. Leff, with American Properties Realty, 

Inc., stated that “nothing has changed.  Still pursuing that offer and approval.”  

 

 The foregoing information obtained from Mr. Leff and Mr. Kanter, over the years, is 

relevant to the appraisal process.  However, a potential proposed offer and the marketing of a site 

lacking approvals, has remained status quo.  Additionally, CoStar Realty Information, Inc., (CoStar 

Group) has the subject property listed for sale, by American Properties Realty, Inc., with an 

undisclosed asking price.  
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 As of 2020, PSE&G reports that there is interest by a purchaser for the property but 

they have provided an engineering study from Menlo Engineering indicating an expense in 

the millions of dollars in order to fill and develop the site (see copy in the Addenda).  The 

appraisers are not engineers and cannot verify the efficacy of their estimates, but we will give some 

consideration to their findings in our evaluation. 

 

 This is an appraisal of the market value of the subject property, less the value (just 

compensation) for retention of the rights for the pre-existing (2.664± acre) Permanent Transmission 

ROW that extends in a north/south direction along the central area of the subject site as well as any 

pre-existing easements.                              

 

  Lot 26 is irregular in shape and contains a total area of 15.053± acres according to PSEG 

Services Corp. The Township indicates the site to display 14.89± acres; however, we have included 

a site survey in the report and consider the owner’s site size of 15.053± acres to be more accurate 

and used throughout the report. It has 122.83’ of road frontage on State Highway Route 202, also 

known as Main Road, and 217.84’ of frontage on Changebridge Road.   The land is generally level 

at Route 202 then descending and then rising again to road grade level at Changebridge Road.  The 

property is mostly wooded.   

 

 There is an existing PSE&G transmission Right Of Way (R.O.W.) that extends in a 

north/south direction along the central area of the subject site according to the PSEG Property Maps 

(see copies enclosed hereafter).  One measures 150 feet wide and the other is of varying widths and 

both extend the width of the site. 

 

 In addition to the PSE&G transmission R.O.W. , the subject is impacted by two existing 70’ 

wide and 100’ wide JCP&L R.O.W’s. estimated to contain 38,974± sq. ft. (0.895± acres) and 

25,547± sq. ft. (0.586± acres) for a total 64,521± sq. ft. (1.481± acre) JCP&L easement.  Also, there 

is a Texas Eastern Gas Transmission Corporation easement said to contain 33,463± sq. ft. (0.768± 

acre), part of which is within the PSE&G pre-existing easement area.  The Texas Eastern easement 

outside of the PSE&G easement is estimated to be approximately one-third (1/3rd) of the total or 

11,154± sq. ft. (0.256± acres).  

 

 Based on the above, the additional easement areas on the site (outside of the PSE&G 

easement area) total 75,675± square feet or 1.737± acres. 

 

 In addition to the aforementioned right-of-ways (R.O.W.) and/or easements, the subject site 

is also impacted by the following: 

1. It has a temporary construction easement along its Changebridge Road frontage. 

2. It has a slope easement that is mostly below or contained within other existing easements; 

however, a small portion or one-tenth (1/10th) of this easement is not within an existing 
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easement area and needs to be taken into account or consideration. 

3. The subject site has a monopole within the varying width PSE&G transmission R.O.W.    

4. There are three (3) wetland areas impacting the site. 

a. One is situated on the east side of the site near to its Changebridge Road frontage. 

b. One is situated in the central portion of the site mainly under existing easement 

areas.  

c. One is situated on the southwest side of the site.   

 

 It is assumed that access is not impeded despite the fact that there is a temporary 

construction easement along the site’s frontage on Changebridge Road. 

  

The subject of this appraisal is the value of the entire site giving consideration to the area 

within the pre-existing PSE&G Transmission ROW (which would become a Permanent Easement 

upon potential sale of the subject) as well as the other easement areas.   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

PSE&G - 331 Route 202 (Main Road), Block 59.02, Lot 26, Montville, NJ (March 2020) 

41 

 

 

AERIAL MAP 
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BROADER AERIAL MAP 
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WETLANDS MAP 

 
The above wetlands map, from NJ – GeoWeb, shows no known wetlands  

 

TOPOGRAPHICAL MAP 

 
The subject site’s topography is generally level  
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SURVEY & EASEMENTS MAP 

 
 The survey & easements map above shows the PSE&G, JCP&L and Texas Eastern 

easements and/or right-of-ways; however it is not comprehensive as it does not show the temporary 

construction and/or slope easements. See Wetlands – Letter of Interpretation/Easements Map. 
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EASEMENTS MAP 
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WETLANDS – LETTER OF INTERPRETATION/EASEMENTS MAP 

 

 

 Despite the NJ – Geo Web wetlands map cited earlier, the wetlands – letter of interpretation map, obtained from the client 

(PSEG) above shows three (3) wetland areas with one effectively within the existing right-of-way or under the power lines and the 

other two (2) located east and west of the ‘central’ existing easement area. Additionally, this map shows the subject site size to be 

15.053± acres. 
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FLOOD MAP 

 

 

 

According to Flood Hazard Community Map #3403490003C, dated August 19, 1985 for 

the Township of Montville, Morris County, New Jersey, the subject parcel is NOT located in a 

high risk flood area, but rather a portion is in the Zone C area.   
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2019 - SUBJECT PICTORIAL SUMMARY   
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 2018 - SUBJECT PICTORIAL SUMMARY  

 

 

Subject For Sale Sign 

 

 
Subject from Route 202/Main Road 
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2018 - SUBJECT PICTORIAL SUMMARY (Cont’d) 

 

 
Subject from Changebridge Road 

 

 
Subject from Changebridge Road 
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2018 - SUBJECT PICTORIAL SUMMARY (Cont’d) 

 

 
 The foregoing photographs were taken at the time of our prior site inspection on August 22, 

2018. 
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2017 - SUBJECT PICTORIAL SUMMARY 

 

 

 The above photographs were taken at the time of our prior site inspection on June 1, 2017. 
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DESCRIPTION OF THE PROPOSED PERMANENT TRANSMISSION 

R.O.W EASEMENT 

 

 In the event of a sale, there will be a Permanent PSE&G Transmission ROW Easement 

encompassing a pre-existing utility R.O.W. that extends in a north/south direction along the central 

area of the subject site.   

 

 The PSE&G Permanent Transmission ROW easement will contain 116,051± sq. ft. (2.664± 

acres).  The other JCP&L and Texas Eastern pre-existing easements contain a total of 75,675± sq. ft. 

(1.737± acres). 

 

 The current appraisal is for valuation of the entire parcel, less the value of a 

Permanent Transmission ROW Easement incorporating the existing R.O.W., in the event of a 

sale of the subject parcel.  Insofar as the easement area is vacant land, only the value of the land will 

be considered in this report. 

 

 Copies of property maps prepared by PSEG Services Corporation or others can be found as 

prior exhibits. These maps denote differing information; however, we have considered all issues 

relating to the subject site as found in our Description of the Subject Property. 
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 VALUATION TECHNIQUE 

 

 Since this appraisal deals with the value of the land and does not include improvements, the 

only applicable approach to value is by means of the Sales Comparison Approach and a direct 

comparison with sales of comparable land parcels is most appropriate. 

 

 The typical valuation technique used in estimating the amount of just compensation for the 

proposed Permanent Transmission ROW easement is the Sales Comparison method.  The entire 

property value is estimated (land only), and then the fair compensation for the use of the permanent 

ROW easement area, (including damages, if any).   

 

 In estimating the value of the subject land parcel, we considered sales of vacant properties in 

similar Commercial Zoning Districts of the Township of Montville as well as other competitive 

areas. 

 

 The seven (7) vacant land sales and one contract land sale summarized on the following 

pages are the most meaningful sales that have taken place in recent years.  The Contract Sale (#8) is 

a much smaller 1 acre parcel that is located opposite the subject on Route 202.  It is included here 

for informational purposes and is not on the adjustment grid due to its much smaller size. 
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COMPARABLE LAND SALES LOCATION MAP   
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COMPARABLE LAND SALE 1 

 

Address:  230 (200 East) Hanover Avenue 

Hanover, Morris County, NJ 

   Block 601, Lot 1 

 

Land:   18.822 acres/819,886 sq. ft. 

 

Zone: I-B3 Industrial and Business District 

 

Date Sold: June 20, 2018 

 

Sale Price: $3,850,000 

 

Recorded: Book 23366, Page 952 

 

Grantor: Cresticon, Inc. 

 

Grantee: RJ Parent Investors LLC 

  

Unit Price: $204,548 per acre or $4.70 per sq. ft. 

 

Comments: All utilities are at or available to the sites. This site is open and wooded. 

This sale consist of a lot formerly used by Northrup Grumman Corp. 

(parent company Cresticon, Inc) known as the Airtron/Litton site and 

reportedly this site had contamination issues. According to the Township 

planning board RJ Parent Investors LLC proposed a preliminary and final 

site plan approvals for an 89,770± SF BJ’s Warehouse Club and gas 

station along with a 20,100± SF restaurant and 7,750± SF of additional 

retail space. BJ’s canceled its move to this site and the planning board 

instead approved a Lowe’s home improvement store without the gas 

station component. The buyer obtained (contingent sale) approvals for a 

shopping center. The rear of the site is impacted by a stream and 

approximately 6.25 acres of the site is impacted by wetlands.  
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COMPARABLE LAND SALE 1 (Cont’d) 

 

 

TAX MAP 

 
WETLANDS MAP 
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COMPARABLE LAND SALE 2 

 

Address:  173 Oak Ridge Road 

West Milford, Passaic County, NJ 

   Block 15901, Lots 5 & 13 

 

Land:   12.98± acres/565,408± sq. ft. 

   (Lot 5 = 6.90± acres and Lot 13 = 6.08± acres) 

 

Zone:   LMI – Limited Manufacturing & Industrial zone 

 

Date Sold: January 9, 2018 

 

Sale Price: $2,000,000 (Lot 5 = $750,000 & Lot 13 = $1,250,000) Minus 

Contributory Improvement Values $400,000 = $1,600,000 (adjusted) 

 

Recorded: Deed Book 3260, Pages 169 & 176 

 

Grantor: Amalgamated Mud Corp. and Oak Ridge Associates, LLC 

 

Grantee: 173 Service Properties, LLC 

 

Unit Price:  $123,267 per acre or $2.83 per sq. ft. (adjusted) 

 

Comments: All utilities are at or available to both sites. This sale consists of two (2) 

adjacent lots sold by separate entities but purchased by the same entity. 

These sites are used by an aggregate/concrete company. These sites are 

improved with several industrially related buildings. This sale was 

allocated or adjusted for these improvements in considering it a vacant 

site. Lot 13 is accessed via a 52’ wide access easement off Oak Ridge 

Road over Lot 13. Both lots have limited visibility. The sites are open and 

wooded with a small portion impacted by wetlands; however they are not 

situated in a high-risk flood plain. 
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COMPARABLE LAND SALE 2 (Cont’d) 

 

 
TAX MAP 

 

 
WETLANDS MAP
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COMPARABLE LAND SALE 3 

 

Address:  1441 Route 23 

Butler, Morris County, NJ 

   Block 58, Lots 1, 2, and 3 

 

Land:   5.89 acres/256,568 sq. ft. 

 

Zone: HC-1 Highway Commercial  

 

Date Sold: April 17, 2017 

 

Sale Price: $2,750,000 

 

Recorded: Book 23112, Page 879 

 

Grantor: Raymond Joseph Realty, LLC.  

 

Grantee:  ER/UDC Butler, LLC 

  

Unit Price: $466,893 per acre or $10.72 per sq. ft. 

 

Comments: All utilities are at or available to the sites. This combined site is mainly 

wooded with an open/cleared area fronting on Route 23. This sale, 

contingent upon obtaining approvals, consists of three (3) lots totaling 

256,568± SF of commercially zoned land. It is a combined interior lot that 

fronts on State Highway 23 North with 280± feet of frontage and is south 

of Kiel Avenue/Kinnelon Road. This site has an additional 150± feet of 

frontage on Ridge Street. It is in an area characterized as transient 

highway commercial. The combined site is irregular in shape and its 

physical characteristics were typical to the area. This site is not impacted 

by wetland or flood plain. The buyer obtained approvals for a Quick Chek 

Convenience Store (5,496± SF) and Multi-Pump Gas Station.   
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COMPARABLE LAND SALE 3 (Cont’d) 

 

 
TAX MAP  

 
WETLANDS MAP 
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 COMPARABLE LAND SALE 4 

 

Address:  70-76 Passaic Avenue 

Florham Park, Morris County, NJ 

   Block 4202, Lots 4 & 5  

 

Land:   16.85 acres/733,986 sq. ft. 

 

Zone: C-1 - Office & Manufacturing  

 

Date Sold: February 10, 2017 

 

Sale Price: $3,600,000 

 

Recorded: Book 23082, Page 01207 

 

Grantor: 2006 Realty LLC 

 

Grantee: 70-76 Passaic Avenue LLC 

  

Unit Price: $213,650 per acre or $4.90 per sq. ft. 

 

Comments: All utilities are at or available to the sites. This sale consists of two 

adjacent lots formerly used as landscaping/contractor yard. Proposed use 

is for a Sports Complex including an indoor domed ice skating 

rink/hockey stadium. Other anticipated improvements include ample 

parking, outdoor soccer, ballfields and a retail/concession building. Buyer 

obtained approvals in 2015/2016. The rear of the site is treed and adjoins 

the Passaic River. The combined site is impacted by wetlands; however, 

there are no known easements. 
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COMPARABLE LAND SALE 4 (Cont’d) 

 

 
TAX MAP 

 
WETLANDS MAP 
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COMPARABLE LAND SALE 5 

 

Address:  217 Changebridge Road 

   Montville, Morris County, NJ 

   Block 138, Lot 8 

 

Land: 8.82 acres/384,199 sq. ft. 

 

Zone: R-27D – Residential District — Office Building Option 

 

Date Sold: March 18, 2016 

 

Sale Price: $1,500,000 

 

Recorded: Book 22893, Page 0217 

 

Grantor: Nazim & Shamshadbegum Hassam 

 

Grantee: JLJ&J Management, LLC 

  

Unit Price: $170,068 per acre or $3.90 per sq. ft. 

 

Comments: All utilities are at or available to the site.  This site is effectively 

rectangular in shape.  Proposed use is for a school/day care center. Buyer 

obtained approvals in 2009. There is a 25’ wide sanitary sewer, a 50’ wide 

Algonquin Gas Transmission Company easement as well as a 170’ wide 

JCP & L easement. The rear of or majority of this site is treed and is 

impacted by wetlands – see enclosed wetlands map. 
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COMPARABLE LAND SALE 5 (Cont’d) 

 

 
TAX MAP 

 
WETLANDS MAP 
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COMPARABLE LAND SALE 6 

 

Address:  145 Main Street 

   Roxbury Township (Succasunna), Morris County, NJ 

   Block 5103, Lot 1.02 (Part Of former Block 5103, Lot 1) 

 

Land: 6.08 acres/265,032 sq. ft. 

 

Zone: R -3 Residential 

 

Date Sold: October 5, 2018 

 

Sale Price: $995,000 

 

Recorded: Book 23432, Page 0843 

 

Grantor: Church of St. Therese Succasunna  

 

Grantee: Merry Heart Assisted Living (199 Powerville Road, LLC) 

 

Unit Price: $163,536 per acre or $3.75 per sq. ft. 

 

Comments: All utilities are at or available to the site.  This site was subdivided from 

the 16.61 acre site that was owned by the Church of St. Terrese.  It is 

situated on the main thoroughfare and was approved before the purchase 

to build a 96 unit assisted living facility. Although the subdivided lot is not 

yet available on the Wetlands website it appears that a small portion of 

this site is impacted by wetlands. 
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COMPARABLE LAND SALE 6 (Cont’d) 

 

 
TAX MAP Lot 1 (prior to subdivision) 

 

 
WETLANDS MAP (prior to subdivision) 
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COMPARABLE LAND SALE 7 

 

Address:  21 Hook Mountain Road 

   Montville, Morris County, NJ 

   Block 159, Lot 18 

 

Land: 6.10 acres/265,716 sq. ft. 

 

Zone: OB-3 – Office Buildings 

 

Date of Sale: October 14, 2019 

 

Sales Price: $650,000 

 

Recorded: Book 23554 Page 0874 

 

Grantor: Van Duyne Est. A A c/o Kurt Roessner 

 

Grantee: AMJM Holdings LLC 

  

Unit Price: $106,557 per acre or $2.45 per sq. ft. 

 

Comments: All utilities are at or available to the site. No known easements. The site 

has a rolling topography and is fully treed. Proposed uses include 

commercial/office/multi-family. However, according to the listing broker 

Lissa Roy of Team Resources, Inc., the site has significant granite rock 

and development is difficult. She also indicated that the prospective buyer; 

a sign company, is attempting to utilize this site for signage advertisement. 

The township’s approval process has delayed settlement of this property, 

which has been under contract for approximately 5 years. The site’s 

location directly adjacent to Route 80 would be ideal for advertisement. 
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COMPARABLE LAND SALE 7 (Cont’d) 

 

 
TAX MAP 

 
WETLANDS MAP 
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COMPARABLE LAND SALE 8 – CONTRACT/PENDING SALE 

(Not included on the Adjustment Grid – due to size) 

 

 

Address:  330 Route 202 

Montville Township, Morris County, NJ 

   Block 55, Lot 1 

 

Land:   1 acre/43,560 sq. ft. 

 

Zone: OB-2A 

 

Date Sold: Under Contract 

 

Sale Price: $160,000 

 

Recorded: N/A  

 

Grantor: Bruckmuhl Penne, LLC 

 

Grantee: N/A 

  

Unit Price: $160,000 per acre or $3.67 per sq. ft. 

 

Comments: Broker Douglas Balduini of Evergreen Realty advises that this property is 

under contract subject to approvals from the Municipality for office 

development. They have already received a Letter of Intent from the 

Morris Canal Commission.  Situated at Route 202 in Montville near the 

subject property. 

 

 

 

 



 

 

PSE&G - 331 Route 202 (Main Road), Block 59.02, Lot 26, Montville, NJ (2019) 

 

71 

COMPARABLE CONTRACT LAND SALE 8(Cont’d) 

 

 
TAX MAP 

 

 

 
 

WETLANDS MAP 
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RID

Subject Property Sale #1 Sale 2 Sale #3 Sale #4 Sale #5 Sale #6 Sale #7 

331 Route 202

230 (200 East) Hanover 

Ave 173 Oak Ridge Road 1441 Route 23 70-76 Passaic Avenue 217 Changebridge Road 145 Main Street 21 Hook Mountain Road

Township of Montville Hanover West Millford Butler Florham Park

Montville (Lake 

Hiawatha)

Succasunna (Roxbury 

Twp.) Montville (Pine Brook)

Morris County, NJ Morris County Passaic County Morris County Morris County Morris County Morris County Morris County

Block/Lot: 601/1 15901/5 & 13 58/1, 2, & 3 4202/4 & 5 138/8 5103/1.02 159/18

 Subject: Block 59.02, Lot 26        

Date of Sale: 6/20/2018 1/9/2018 4/17/2017 2/10/2017 3/18/2016 10/25/2018 6/14/2019

Valuation Date: March 18, 2020

Consideration: $3,850,000 $1,600,000 $2,750,000 $3,600,000 $1,500,000 $995,000 $650,000

 Subject: 15.053± Acres or 

655,709± SF 

Land Area: Acres 18.82 12.98 5.89 16.85 8.82 6.08 6.10

Land Area: SF                              819,886                              565,409                              256,568                              733,986                              384,199                              264,845                              265,716 

Zoning:  OB - 5 Office Building 

District I-B3 LMI HC-1 C-1 R-27D R-3 OB-3

Approvals: Yes None Yes Yes Yes Yes None

 Subject: None

Property Rights: Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple

 Subject: Fee Simple

Price Per Acre: $204,548 $123,267 $466,893 $213,650 $170,068 $163,651 $106,557

Adjustments

Property Rights: 0% 0% 0% 0% 0% 0% 0%

Conditions of Sale: 0% 0% 0% 0% 0% 0% 0%

Financing: 0% 0% 0% 0% 0% 0% 0%

Market Conditions: 2% 4% 5% 6% 9% 5% 15%

Net Adjustments: 2% 4% 5% 6% 9% 5% 15%

Adjusted Price Per Acre: $208,639 $128,197 $490,238 $226,469 $185,374 $171,834 $122,541

Adjustments

Location: 0% 10% -10% 0% 0% 0% 0%

Topography/Utility: -20% -20% -20% -20% -20% -20% 0%

Size: 0% 0% -5% 0% -5% -5% -5%

Zoning: 0% 0% -5% 0% 5% 5% 0%

Easements: -5% -5% -5% -5% 0% 0% 0%

Approvals: -20% 0% -20% -15% -15% -15% 0%

Access/Frontage: 0% 10% 0% 0% 0% 0% 10%

Wetlands: 0% -10% -10% 0% 0% 0% 0%

Miscellaneous: -5% -5% -5% -5% -5% -5% -5%

Net Adjustments: -50% -20% -80% -45% -40% -40% 0%

Adjusted Price Per Acre: $104,319 $102,558 $98,048 $124,558 $111,224 $103,100 $122,541

Comparable (Land) Sales Adjustment Grid

PSE&G

Block 59.02, Lot 26

Township of Montville

Morris County, NJ
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RECONCILIATION OF COMPARABLE LAND SALES 

 

There were several comparable land sales available in Morris and Passaic Counties in 

recent years and Montville Township specifically. The commercial land sales in the general 

market area reflect unadjusted unit prices ranging from $106,557 to $466,893 per acre of land.  

The sales have many characteristics, some of which are similar to the subject and others that 

vary.  Adjustments to the sales have been made, as discussed below, and then have been detailed 

on the accompanying Comparable (Land) Sales Adjustment Grid. 

 

Property Rights:   

Sales may transfer in fee simple interest or as a leased fee estate.  All sales herein reflect 

the transfer of a fee simple interest and no adjustment is required. 

 

Conditions of Sale and Financing:   

The transfer of sales may rely upon non-typical terms of financing or other non-typical 

terms and conditions, which affect market prices.  All of the sales are cash equivalent sales 

requiring no financing adjustments.  All of the sales are arm’s length transactions.  

 

Market Conditions:   

 This adjustment relates to market changes between the date of appraisal and the sale date 

which might have influenced prices to rise or drop in the interim. The overall real estate market 

has rebounded from the “Great Recession” and in certain instances may require upward adjustments 

to older sales for market conditions. Therefore, Sales 1 through 6 - the 2016 to 2018 transactions 

have been adjusted upward 3% annually to 2020. The remaining Sale 7, although occurring in 

2019, was under contract for approximately 5 years and is adjusted accordingly. 

 

Location:  

These adjustments relate to economic and/or street locations (i.e. highway) or otherwise 

which locale or location makes one preferable to another in a particular market or market 

segment.  In addition, as a result of the desirability of a neighborhood, the development potential 

of a parcel is affected. All sales, except Sales 2 and 3 are basically located on similar street 

locations and in somewhat similar neighborhoods and no adjustments are required. Sale 2 is 

located in a generally similar locale but is on a remote street with limited vehicular traffic and is 

adjusted upward for its inferiority. Sale 3 is located in a generally similar locale but is on Route 

23, a highway, and is adjusted downward for its superior overall location.  
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Topography/Utility: 

The subject is being valued as a vacant parcel of land. The subject site is generally level 

at road grade and is mostly wooded. However, based on the Engineering studies provided, there 

is significant cost involved in development of the site. All sales, except Sale 7 are considered 

superior and needed downward adjustments in this regard. Sale 7 is impacted by having 

boulders/granite rock and is not adjusted due to its similar lack of overall site utility. 

 

Size of Parcel:   

Smaller sized sites usually will sell at higher unit values than larger tracts, although 

buyers are occasionally willing to pay a premium for a larger parcel.  All sales, except Sales 1, 2 

and 4 are smaller than the subject and downward adjustments, by varying degrees, are necessary. 

Sales 1, 2 and 4 are considered similar in size requiring no adjustment. 

 

Zoning:  

All Comparable Sales, except Sales 3, 5 and 6 are similar in this regard requiring no 

adjustment.  Sale 5 and 6 are in more restrictive residential zones requiring an upward 

adjustment due to their inferiority as compared to the subject site. Conversely, Sale 3 is situated 

in less restrictive commercial zones requiring a downward adjustment due to its superiority when 

compared to the subject site.  

 

Easements:   

All Comparable Sales, except Sale 5, are superior in this regard therefore all sales are 

adjusted downward due to the existence of significant easements impacting the subject site. Sale 

5 which is similar to the subject site has several easements on the site and no adjustment is taken. 

It should be noted, however, the actual adjustment value of the subjects’ easements will be taken 

in our final value estimate hereafter.   

 

Approvals:   

Comparable Sales 7 and 8, which sold lacking any type of building approvals are similar 

in this regard therefore no adjustment is indicated.  Approvals allowing a site to be improved 

(building approvals) have implications to the underlying land value and the type of approval can 

be significant. Sales 2, 4, 5 and 6 are superior as they had some in-place approvals for use either 

subject to or outright, at the time of sale and downward adjustments are applied. By contrast, 

Sales 1 and 3 are adjusted downward significantly as Sale 1 has (major) in-place approvals for 

major retail development and Sale 3 has in-place (major) approvals for gas station and retail 

convenience store. Sale 7 and approvals for signage, which did not indicate adjustment compared 

to the subject.  
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Access/Frontage:    

This adjustment reflects differences in value as a result of configuration and frontage. 

The subject site has road frontage on two roads but it is mostly situated behind several other 

properties fronting on Changebridge Road.  All comparable sales, except Sales 2 and 7 are 

considered roughly equal requiring no adjustment.  Sale 2 although purchased as a 2-lot property 

has limited frontage and Lot 13 is land locked with access via an easement crossing Lot 5, 

therefore Sale 2 is adjusted upward for its inferiority in this category. Sale 7 is somewhat inferior 

less access and an upward adjustment is applied.  

 

Wetlands:   

This adjustment reflects the overall utility of the comparable sales vs. the subject parcel 

as well as the impact of wetlands. The subject site displays three areas of isolated wetlands. One 

of the subject’s wetlands areas is situated mainly within a pre-existing easement area and was not 

considered to be of consequence; however, the other two wetlands areas are considered to impact 

development. Sales 1, 4, 5 and 7 contain wetlands and required no adjustment. Sale 3 displays no 

wetlands and is adjusted downward for its superiority. Sales 2 and 6 display minimal wetlands 

which are not considered to impact development and are also not adjusted.   

 

Miscellaneous:  

This adjustment reflects the diminution issues relating to the subject’s temporary 

construction easement along Changebridge Road as well as the area of the slope easement not 

previously accounted for that is outside the variable width PSE&G R.O.W. and the Texas 

Eastern easement. All sales are adjusted downward for their superiority in this category.  

 

Conclusion:  

The Comparable (Land) Sale Adjustment Grid, previously cited, shows the individual 

adjustments and the net effect of these adjustments on the unit prices of each comparable sale.  

As previously stated, prior to adjustments the land sales indicated an unadjusted price range of 

$106,557 to $466,893 per acre. After adjustment, the sales reflect a narrower price range of 

$98,048 to $124,558 per acre.  The average/mean adjusted price is $109,478 per acre and the 

adjusted median price is $104,319 per acre.  Slightly more emphasis was given to Sale 5 which is 

the most recently contracted sale located in the subject municipality. The adjusted unit prices 

suggest a unit value of $105,000 per acre, and we have concluded that as a unit value for the 

subject property.  
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VALUE BEFORE THE CREATION OF RIGHTS UNDER 

THE EXISTING EASEMENTS 

 

 Based on the comparable land sales, the appraiser estimates a unit value of $105,000 per 

acre for the subject parcel.   

 

Computation of the “Before” Subject Land Value in its entirety without consideration of 

Easements is as follows: 

 

15.053± acres @ $105,000/acre  =  $1,580,565 

 

 

 

 

VALUE AFTER THE CREATION OF RIGHTS UNDER 

THE PROPOSED NEW EASEMENT 

 

 The unit value will remain the same in the after value. As stated earlier, it is our opinion that 

the value of the remainder property will not be affected by the imposition of the rights within the 

proposed new easement area.  Also, the site contains additional pre-existing easement areas for 

JCP&L and Texas Eastern.  Our conclusion that the remainder is unaffected is based on our 

experience, and market research and analyses indicating that buyers of properties do not recognize a 

difference in value in the before and after value estimate. Thus, the following after value 

calculations are as follows: 

 

 10.652± acres unaffected @ $105,000 per acre   =  $1,118,460  

 4.401± acres in Easement Areas @ $105,000 per acre 

  Less 50%                  =         $    231,053   

    

 Land Value After the Proposed New Easement              $1,349,513 

 

      Rounded:  =         $1,350,000 

 

 Therefore, the estimated market value of the subject, less just compensation for the 

rights of a Permanent PSE&G Transmission R.O.W. and the other pre-existing easements, is 

estimated to be: 

 

ONE MILLION THREE HUNDRED FIFTY THOUSAND DOLLARS 

($1,350,000) 
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RECONCILIATION AND CONCLUSION 

 

 Reconciliation is the final phase of the appraisal process in which the data obtained from the 

three approaches to value is reviewed, and strengths and weaknesses of the respective approaches 

are evaluated.  The data from the value approaches is thus correlated into a Final Value Estimate. 

 

 After consideration of all pertinent data, the results of the approaches to value are as follows: 

        

  COST APPROACH:    NA 

  SALES COMPARISON APPROACH: $1,350,000  

  INCOME APPROACH:   NA  

 

  Only the Sales Comparison Approach was employed because the subject property is vacant 

land.  This appraisal did not employ any extraordinary assumptions and/or hypothetical conditions: 

 

 Based upon these considerations, it is our opinion that the market value of the subject site 

less just compensation for the rights of the proposed Permanent Transmission ROW in the event of 

sale of the subject parcel, in fee simple interest, as of March 18, 2020, is estimated to be: 

 

ONE MILLION THREE HUNDRED FIFTY THOUSAND DOLLARS 

($1,350,000) 
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CERTIFICATION 

 
 

I, Ronald D. Chiarello, MAI, 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 they are my personal, 
impartial and unbiased professional analyses, opinions and conclusions. 

 

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

 

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

 

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

 

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

 

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

 

 I have made a personal inspection of the property that is the subject of this 
report. 

 

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

 

 The reported analyses, opinions and conclusions were developed and this 
report has been prepared, in conformity with the requirements of the 
Code of Professional Ethics and the Standards of Professional Appraisal 
Practice of the Appraisal Institute. 
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 The use of this report is subject to the requirements of the Appraisal 
Institute relating to review by its duly authorized representatives 

 

 The appraiser will not give testimony or appear in court because he or she 
made an appraisal of the property in question, unless specific 
arrangements to do so have been made beforehand. 

 

 I have not appraised, nor provided any other services relative to the 
subject property within the past three years. 

 
Compliance with the Competency Provision in the USPAP as adopted in FIRREA 
1989 and has sufficient education and experience to perform the appraisal of the 
subject property. 

 
 

       
March 24, 2020           
Date       Ronald D. Chiarello, MAI 

      Vice President 
      N. J. License #42RG00135200 
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Engineering Study 
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2017 - ACTIVE LISTING - SUBJECT PROPERTY – PAGE 1 
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2017 - ACTIVE LISTING - SUBJECT PROPERTY – PAGE 2 
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GENERAL ASSUMPTIONS AND LIMITING CONDITIONS 
 

The Appraisal report has been made with the following general assumption: 
 

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

 
The property is appraised free and clear of any or all liens or encumbrances 

unless otherwise stated. 
 

Responsible ownership and competent property management are assumed. 
 

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

 
All engineering studies are assumed to be correct. The plot plans and illustrative 

material in this report are included only to help the reader visualize the 
property. 

 
It is assumed that there are no hidden or unapparent conditions of the property, 

subsoil or structures that render it more or less valuable. No responsibility 
is assumed for such conditions or for obtaining the engineering studies 
that may be required to discover. 

 
It is assumed that the property is in full compliance with all applicable federal, 

state and local environmental regulations and laws unless the lack of 
compliance is stated, described and considered in the appraisal report. 

 
It is assumed that the property conforms to all applicable zoning and use 

regulations and restrictions unless a nonconformity has been identified, 
described and considered in the appraisal report. 

 
It is assumed that all required licenses, certificates of occupancy, consents and 

other legislative or administrative authority from any local, state or 
national government or private entity or organization have been or can be 
obtained or renewed for any use on which the opinion of value contained 
in this report is based. 

 
It is assumed that the use of the land and improvements is confined within the 

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

 
Any proposed improvements are assumed to have been completed unless 

otherwise stipulated, so any construction is assumed to conform with the 
building plans referenced in the report. The appraiser has based his or her 
appraisal report except as provided for in the Uniform Standards of 
Professional Appraisal Practice. 

 
Any opinions of value provided in the report apply to the entire property and 

any proration or division of the total into fractional interests will 
invalidate the opinion of value unless such proration or division of 
interests has been set forth in the report. 

 
The forecasts, projections or operating estimates contained herein are based on 

current market conditions, anticipated short-term supply and demand 
factors and a continued stable economy. These forecasts are, therefore, 
subject to changes with future conditions. 

 
The Americans with Disabilities Act (ADA) became effective January 26, 1992. 

The appraiser has not made a specific compliance survey or analysis of the 
property to determine whether or not it is in conformity with the various 
detailed requirements of the ADA would reveal that the property is not in 
compliance with one or more of the requirements of the act. If so, this fact 
could have a negative impact upon the value of the property. Since the 
appraiser has no direct evidence relating to the issue, possible 
noncompliance with the requirements of ADA was not considered in 
estimating the value of the property. 
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ADDITIONAL ASSUMPTIONS 
 

We assume no responsibility for site, soil or subsurface conditions that are 
not readily evident upon a visual inspection of the property.  It is further 
assumed that the land is environmentally sound. Our analysis assumes 
the subject property is in compliance with all federal, state and local codes 
regarding its operation as a rental complex. 

 
The subject property may contain wetlands. We have not been provided 
with a wetlands study. Should a wetlands study be provided and it 
reveals the presence of wetlands, we reserve the right to review/amend 
the report. 

 
This analysis assumes that there are no onerous off-site development 
obligations that could become part of the development process. 

 
In the course of the investigation of the property, we did not discover any 
off-site development obligations.  Should off-site development obligations 
be a part of the approval process, we reserve the right to amend/review 
the appraisal.  We have not been provided with any soil studies.  We 
assume the soil is conducive to residential development. 

 
No hypothetical conditions or extraordinary circumstances. 
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QUALIFICATIONS OF 

RONALD D. CHIARELLO, MAI, SCGREA 

REAL ESTATE APPRAISER AND CONSULTANT 

 

1993 - PRESENT: 

 

 Vice President – Real Estate Appraiser-Consultant with Professional Appraisal 

Associates, specializing in realty appraisals of all type properties, property tax consulting, 

with respect to county and state tax boards, marketability and feasibility studies, extensive 

experience in Easement and Condemnation for Utility and Transportation companies, as well as 

other related real estate advisory services, with offices located in Summit, NJ.  

 

EDUCATIONAL BACKGROUND: 

 

 St. Michaels College, Bachelor of Arts in Business Administration 

 Pace University, MBA Program-Finance and Management 

 Various Real Estate Appraisal Courses Sponsored by The Appraisal Institute: 

Real Estate Appraisal Principles and Techniques 

  Real Estate Basic Valuation Procedures 

  Basic Income Capitalization – 310 

  Advanced Income Capitalization – 510 

  Advanced Applications – 550 

  Report Writing and Valuations Analysis – II540 

  Non-Residential Appraisal Report Writing Seminar 

Standards of Professional Practice – October 2007 

  Standards of Professional Practice – October 2009 

  Standards of Professional Practice – December 2011 

  Standards of Professional Practice – December 2013 

  Standards of Professional Practice – November 2015 

  Standards of Professional Practice – October 2017 

  Uniform Standards for Federal Land Acquisition—Yellow Book, September 2018 

  Review Theory – General - June 2019 

  Standards of Professional Practice Update – November 2019 

         Seminars: 

  A.I. 83rd Annual Princeton Conference, April 2019 

  New Jersey 2-Hour Law Course – March 2019 

  Urban Development:  The Rebirth of Perth Amboy – February 2019 

  Business Practices and Ethics, June 2018 

  A.I. 12th Annual Meadowlands Conference, May 2018 

  A.I. 15th Annual Fall Conference, October 2017 

  A.I. 81st Annual Princeton Conference, April 2017   

  A.I. 14th Annual Fall Conference, October 2016 

  A.I. 80th Annual Princeton Conference, April 2016 
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QUALIFICATIONS OF 

RONALD D. CHIARELLO, MAI, SCGREA 

REAL ESTATE APPRAISER AND CONSULTANT 

 

PAGE 2 

 

EDUCATIONAL BACKGROUND: (Cont’d.) 

 

 Seminars: 

  New Jersey Appraisal Law and Regulations, February 2016 

  A.I. 79th Annual Princeton Conference, April 2015 

  The Approval Process for Real Estate Development, March 2015 

  A.I. 12th Annual Fall Conference, October 2014 

  Right-of-Way – Three Case Studies with Two Approaches to Value, October 2014 

  Property Tax Appraisal of Complex Industrial Facilities, March 2014 

  A.I. 11th Annual Fall Conference, October 2013 

  A.I. 77th Annual Princeton Conference, April 2013 

  Port Authority R.E. Projects & Recent Economic Development  

   in Newark, September 2012 

  Business Practices and Ethics, September 2012 

  Litigation Cases and Alternatives to Court Resolutions, December 2011 

  A.I. 9th Annual Fall Conference, October 2011 

  Appraisal Curriculum Overview, July 2011 

  A.I. Annual Princeton Conference, April 2011 

  Real Estate Industry Perspectives on Lease Accounting, April 2011 

  Business Communications & Gadgets for Today’s Appraiser, February 2011 

  A.I. 8th Annual Fall Conference, October 2010 

  Mortgage Fraud, September 2010 

  Solar Energy:  The Greening of Real Estate, June 2010 

  A.I., 74th Annual Princeton Conference, April 2010 

  Hotel Appraising—New Techniques for today’s Uncertain Times, January 2010 

    

 

PROFESSIONAL AFFILIATIONS: 

 

 MAI – Appraisal Institute 

 SCGREA – State Certified General Real Estate Appraiser 

  State of New Jersey License #42RG00135200 

 Past President – Metro New Jersey Chapter of the Appraisal Institute, 2011 
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QUALIFICATIONS OF 

RONALD D. CHIARELLO, MAI, SCGREA 

REAL ESTATE APPRAISER AND CONSULTANT 

 

PAGE 3 

 

 

GENERAL EXPERIENCE: 

 

 Since 1982 have been actively engaged in real estate with diversified experience in sales 

and appraisal of commercial, industrial, apartment, residential and vacant land properties.  

Appraiser-Consultant associated with McGowan Appraisal, Inc. 1991-1993; Real Estate 

Brokerage-commercial, investment, and residential properties 1982-1991.  N.A.S.D. Principal 

(Series 39) Real Estate Investments 1985-1988 and member of Real Estate Securities and 

Syndication Institute 1983-1987. 

 

 

QUALIFIED BEFORE THE FOLLOWING COURTS: 

 

Qualified as an expert witness before the Superior Court of New Jersey, New Jersey Tax 

Court, Condemnation Commissioners, County Boards of Taxation and Municipal Planning and 

Zoning Boards.  

 

 

COMMERCIAL REVIEW APPRAISER:  

 

 Has performed Commercial Review Appraisals for the following clients;  Boiling Springs 

Savings Bank, Valley National Bank, Peapack-Gladstone Bank, 1st Republic Bank, ConnectOne 

Bank, Millington Bank, First Bank, Provident Bank, Bank of America N.A., Chase Bank and  

PSEG Services Corporation. 

 

 

 

 

 
 

 

 

 

 

 

 

 

 



EXHIBIT D-2 TO TRUDEAU AFFIDAVIT 

CONTRACT OF SALE 

  





























































EXHIBIT D-3 

JOURNAL ENTRY 

  



Morris Canil Land Sale Pro Forma Entries 
 
The proceeds from the sale of the Property will be credited to the Susquehanna-Roseland Project as an offset 

to construction costs, excluding the value of an easement on the property retained by PSE&G as a condition 

of sale.  

This property was purchased to widen the existing right of way in order to build a transmission tower, as 

well as for construction access. PSE&G will reserve all easements currently encumbering the property. 

 

The pro forma journal entries are as follows: 
 

 
 
 

1. Original Purchase of Morris Canil property: 
 

DR 101 Plant in Service $ 2,177,286 
 

CR 131 Cash (including closing costs)  $ 2,177,286 

 

 

.  

2. Upon Settlement (Sale) of the Morris Canil property ($1,200,000 sales price less estimated closing 

costs of  $94,145): 

 

 

a.  Record sale of property to third party 

DR  131 Cash       $ 1,105,855 

CR  101 Plant in Service (Towers & Fixtures)        $ 1,105,855 

 

b.  Reclass portion of costs associated with easement retained as Land and Land Rights based on 

fair market value of the retained easement: 

DR 101 Land and Land Rights     $   140,000 

CR 101 Plant in Service (Towers & Fixtures)    $    140,000   

 

 



EXHIBIT D-4 TO TRUDEAU AFFIDAVIT 

DRAFT TITLE CLOSING STATEMENT 

 



SELLER: PUBLIC SERVICE ELECTRIC AND GAS COMPANY

BUYER: DIVERSIFIED PROPERTIES LLC

PROPERTY: 331 ROUTE 202, LOT 26 IN BLOCK 59.02 (A/K/A 59.2) MONTVILLE, NJ

DATE OF ADJUSTMENTS: TBD

Seller's Credits Buyer's Credits

PURCHASE PRICE: $1,200,000.00

DEPOSIT: $50,000.00

TAXES: TBD but will be to PSE&G's credit.

INTEREST ON UNPAID TAXES: n/a

ASSESSMENTS: n/a

WATER AND SEWER: n/a (vacant land)

NJ MANSION TAX: to be paid by buyer, if applicable

Payments on Behalf of Seller

REALTY TRANSFER FEE: $11,995.00

BROKER'S COMMISSION: American Properties Realty Inc. $72,000.00

PAYOFF MORTGAGE LOAN: n/a

MORTGAGE RELEASE RECORDING FEE: $150.00

INCIDENTALS - ESTIMATED, if applicable $10,000.00

TOTALS: $94,145.00 $1,200,000.00 $50,000.00

SUMMARY TOTALS:

Seller's Credits: $1,200,000.00

Less Buyer's Credits: $50,000.00

Less Payments on Behalf of Seller:                            $94,145.00

Total Deductions: $144,145.00

Subtotal Amount to Seller: $1,055,855.00

Add back down payment sum due Seller: $50,000.00

Total Amount Paid to Seller: $1,105,855.00 ESTIMATED

      SELLER: BUYER:

      Public Service Electric and Gas Company Diversified Properties LLC

      By PSEG Services Corporation, Agent

By:  ______________________________ By:  ______________________________

DRAFT TITLE CLOSING STATEMENT



EXHIBIT E 

APPROVAL OF THE PSE&G REAL PROPERTY COMMITTEE 

  



WRITTEN CONSENT OF THE PSE&G REAL PROPERTY COMMITTEE

THE UNDERSIGNED, being all of the members of the PSE&G Real Property 
Committee of Public Service Electric and Gas Company, a New Jersey corporation (the 
“Company”), approve and adopt the following resolutions by written consent:

WHEREAS, by resolutions of the Board of Directors adopted December 17, 2019, this 
Company adopted the PSEG 2020 Financial Risk Management Practice pursuant to which this 
Real Property Committee (“Committee”) was given authority to grant, bargain, sell, alienate, 
remise, release, convey, confirm, assign, transfer and set over any and all property of the 
Company, real, personal or mixed, having a fair value of not more than $100,000,000; and

WHEREAS, it has been reported to this Committee by the Chairman of the Committee 
that, subject to proper approval, an agreement has been made to sell to Diversified Properties 
LLC in $1,200,000.00 cash (“Sale”) the property known as Lot 26 in Block 59.02 on the tax 
assessment map of the Township of Montville, County of Morris, State of New Jersey, known by 
street address as 331 Route 202, Montville, New Jersey, said Property being shown on a map 
attached hereto and made a part hereof as Schedule “A” (“Property”); and 

WHEREAS, in the judgment of this Committee, such Sale is advisable and in the best 
interest of this Company; and 

WHEREAS, said Property is subject to the lien of the First and Refunding Mortgage
under the Indenture from this Company to Fidelity Union Trust Company, dated August 1, 1924
(which, as amended and supplemented, is hereinafter call the “Mortgage”), and the release of 
said lands from the lien of the Mortgage (“Release”) will be required to consummate such Sale;
and

WHEREAS, management of this Company has represented to this Committee that said 
Property is no longer necessary for the proper conduct of the business of this Company, the 
further retention thereof is not desirable or expedient therefor, the proposed release thereof will 
not be disadvantageous to this Company, will not be detrimental to the interests of the holders of 
bonds issued and outstanding under the Mortgage, and will not impair the operating integrity of 
the remainder of the mortgaged property or the right of this Company to operate the same, or the
ability of this Company to perform its functions throughout the territory to which its remaining 
franchises extend, as evidenced by the Compliance Certification executed by the Manager –
Corporate Real Estate Transactions in the attached letter dated August 26, 2020; and 

WHEREAS, approval of the Board of Public Utilities of the State of New Jersey for said 
Sale of the Property is by law required:



NOW, THEREFORE, BE IT RESOLVED, that in the judgment of this Committee, said 
Property is no longer necessary for the proper conduct of the business of this Company, the 
further retention thereof is not desirable or expedient therefor, the proposed release thereof will 
not be disadvantageous to this Company, will not be detrimental to the interests of the holders of 
bonds issued and outstanding under the Mortgage, and will not impair the operating integrity of 
the remainder of the mortgaged property or the right of this Company to operate the same, or the 
ability of this Company to perform its functions throughout the territory to which its remaining 
franchises extend; 

FURTHER RESOLVED, that the Sale be, and the same hereby is, approved;

FURTHER RESOLVED, that, application be made to the Board of Public Utilities of the 
State of New Jersey (“BPU”) for its approval of the said Sale of the Property;

FURTHER RESOLVED, that the Chairman of the Board, the President, each Vice 
President of this Company and the Manager-Corporate Real Estate Transactions of this 
Company’s affiliate, PSEG Service Corporation (“Services”) be, and each of them hereby is, 
authorized and directed to execute the written request of this Company to US Bank, National 
Association, successor Trustee to Wachovia Bank, National Association, previously known as 
Fidelity Union Trust Company, under the Mortgage, to release said Property from the lien of the 
Mortgage, which Release this Real Property Committee hereby requests; 

FURTHER RESOLVED, that the Chairman of the Board, the President and each Vice 
President of this Company be, and each of them hereby is, authorized to give the certificate or 
opinion required by Subdivision B of Section 2 of Article Eight of the Mortgage;

FURTHER RESOLVED, that the Chairman of the Board, the President and each Vice 
President of this Company and the Manager – Corporate Real Estate Transactions of Services, as 
competent persons, be, and each of them hereby is, selected to give the certificate required by 
Subdivision C of Section 2 of Article Eight of the Mortgage, and the Executive Vice President 
and General Counsel of this Company or the Vice President and Deputy General Counsel of 
Services, each an attorney-at-law of the State of New Jersey, is selected to give the opinion 
required by Subdivision D of Section 2 of Article Eight of the Mortgage;

FURTHER RESOLVED, that the Chairman of the Board, the President, each Vice 
President of this Company, and the Manager-Corporate Real Estate Transactions of Services be, 
and each of them hereby is, authorized and empowered, and concurrently with the receipt of the 
aforesaid Release, provided, however, the approval of the Sale has been obtained from the BPU, 
to execute and deliver to Diversified Properties LLC a deed for the Property in which this 
Company will covenant to protect, indemnify and save harmless the purchaser and its successors 
and assigns from paying any sum or sums of money in satisfaction or on account of any 
judgments or any part thereof which may be of record against this Company, and in addition 
thereto, to execute and deliver such instruments and papers as may be necessary or advisable to 
give effect to these resolutions.



IN WITNESS WHEREOF, the undersigned have executed this consent as of September 
3, 2020.

______________________________
David M. Daly, Chairman

_______________________________
Daniel J. Cregg, Member

______________________________
Tamara L. Linde, Member



COMPLIANCE CERTIFICATION

I HEREBY CERTIFY that I have reviewed the information herein contained and this 

transaction for which approval of the PSE&G Real Property Committee is requested in 

compliance with the practices contained in the Corporate Real Estate Manual.  I further certify 

that I have confirmed that the property subject to the transaction (“Property”) as set forth on the 

attached memorandum to the PSE&G Real Property Committee is no longer necessary for the 

proper conduct of the business of PSE&G and further retention of it is not desirable or expedient 

therefor. 

I FURTHER CERTIFY that the proposed release of this Property from the First and 

Refunding Mortgage under the Indenture dated August 1st, 1924 (“Mortgage”) will not be 

disadvantageous to PSE&G nor detrimental to the interests of the holders of bonds issued and 

outstanding under the Mortgage, and will not impair the operating integrity of the remainder of 

the mortgaged property or the right of PSE&G to operate the same or the ability of PSE&G to 

perform its functions throughout the territory to which its remaining franchises extend. 

I FURTHER CERTIFY that the Property does not consist of any stocks, bonds or other 

securities.

I acknowledge that the PSE&G Real Property Committee will rely on my Certification in 

considering its determination of this request for approval of the transaction.

---------------------------------------------------
Roger J. Trudeau,
Manager-Corporate Real Estate Transactions 

Dated: August 26, 2020
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EXHIBIT F 

CERTIFICATE OF NON-AFFILIATION 
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