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Henry J. Mancini & Associates, Inc.
Real Estate Appraisers & Consultants

January 30, 2015

Christopher J. Vaz

Acting Borough Administrator
Borough of Seaside Heights
901 Boulevard

Seaside Heights, NJ 08751

Re:  Project: Green Acres Diversion
Casino Pier Land Exchange
Owner: Borough of Seaside Heights
Block 99.02, Lot(s) p/o Lot 1
Seaside Heights Borough, Ocean County, NJ
1.39 acres or 60,750+ s.f.
HIMA File: SSH-05.02

Dear Mr. Vaz:

Pursuant to your request, I have prepared the attached Appraisal Report for purposes of
estimating the market value of the fee simple interest of the above captioned property. The
intended use of this report is to estimate the market value for a potential land exchange or
diversion for the Green Acres Program. The resulting final value conclusion pertains to the
parcel of land going out of the Green Acres Program.

I have personally inspected the property and surrounding area. The accompanying self-contained
appraisal report, of which this letter is a part, describes in detail the methods of my appraisal and
includes data gathered in my investigation. The appraisal process and procedures undertaken to
estimate the market value of the subject are described in detail within the Scope of Work section
of the report.

I have accepted the boundaries as furnished me and have appraised the property as a whole
owned in fee simple ownership.

I assume no responsibility for matters that are legal in character nor do I render an opinion as to
the title.

This Appraisal Report has been completed consistent with Uniform Standards of Professional
Appraisal Practice (USPAP) of the Appraisal Foundation and consistent with the Code of
Professional Ethics and Standards of Professional Appraisal Practice of the Appraisal Institute.
The report is also consistent with Green Acres Appraisal Guidelines as well as consistent with a
Self Contained Report format as formerly defined by USPAP.

691 Mill Creek Road, Unit 11, Manahawkin, NJ 08050
Phone: (609) 978-9750 Fax: (609) 978-9180
e-mail: henry@hjmancini.com
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We note that the property owner notice was not sent, as required by the Green Acres Program
due to the fact that the client is the property owner.

After a complete study and analysis of all information available, which I have deemed relevant in
this value estimate, it is my opinion that the market value of the fee simple interest as of January
22,2015 is:

FOUR MILLION DOLLARS

$4,000,000

Extraordinary Assumptions and/or Hypothetical Conditions

We note that the portion of the subject property intended for diversion has not been formally
subdivided from Lot 1. We have been specifically instructed to appraise the property assuming
subdivision of this portion of the property has been completed and that it represents a standalone
parcel. This is considered to be a hypothetical condition of this appraisal.

Additionally the subject property is publicly owned and restricted to open space/public use only.
For purposes of this report we have assumed these restrictions do not exist and that the subject
can be used for private purposes to the extent that is legally and physically possible. To this end
we have appraised the property under the assumption that it is located in the R-R Resort
Recreational Zone for the Borough of Seaside Heights. This is the predominant zone
surrounding the subject property. This is considered a hypothetical condition.

We have also assumed all necessary permitting, including CAFRA, can be obtained for
development consistent with zoning. This is considered an extraordinary assumption.

We also note the existence of a lease agreement for a portion of the subject property. The lease
agreement encumbers approximately 20 feet eastward of the boardwalk and runs the entire
boardwalk frontage of the subject tract and extends northward. The lease agreement is for the
operation of a “sky ride” along the boardwalk by the lessee which is Casino Pier. We note
certain improvements within this area on the subject property in regard to this ride. For purposes
of this report, recognizing the intent and parties to the proposed diversion, we have specifically
assumed that this lease agreement and associated improvements have no impact on the use
potential of the subject property and is therefore not considered within the valuation and analysis
contained herein. This is also considered a hypothetical condition.
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January 30, 2015
Page 2

Extraordinary Assumptions and/or Hypothetical Conditions (Cont’d)

Lastly we note that we are aware of the intent of the Army Corp of Engineers proposed Storm
Damage Reduction Beach Replenishment Project which is proposed for the entire oceanfront
along the New Jersey coastline including the subject property. We have specifically assumed
that this proposed project will not have an impact on the use potential of the subject property.
We are further not aware of any easement encumbrance permitting the project to occur for the
subject property. For purposes of this report no potential impact in regard to the project or
easement encumbrance is considered. This is an extraordinary assumption for this appraisal

report.

All assumptions and conditions were discussed with Green Acres appraisal staff prior to the start
of the assignment.

Respectfully submitted,

HENRY J. MANCINI & ASSOCIATES

Real Estate Appraiser RG00468

HIM/mek
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Henry J. Mancini & Associates, Inc.

SUMMARY OF SALIENT FACTS AND CONCLUSIONS

PROPERTY:

PURPOSE OF REPORT:
INTEREST APPRAISED:

INTENDED USE/USERS:

DATE OF VALUE:

TYPE OF PROPERTY:
LAND:

IMPROVEMENTS:
HIGHEST AND BEST USE:

EXPOSURE TIME:

TAXES AND ASSESSMENT DATA:

Land Assessment:
Improvement Assessment:
Total:

Local Tax Rate: (2014)

ZONING:

Borough of Seaside Heights
Block 99.02, Lot(s) p/o Lot 1
Seaside Heights Borough, Ocean County, NJ

Estimate market value
Fee simple interest

The intended use of this appraisal is for Green
Acres diversion. This parcel represents the
intended parcel going out of the Green Acres
Program in exchange for additional land area
valued under a separate report. The intended
users of this report are the Borough of Seaside
Heights, the New Jersey Department of
Environmental Protection Green Acres Program
and their duly authorized representaiives.

January 22, 2015

Vacant Land

1.39 acres or 60,750+ s.f.

N/A

Resort Commercial Development

Less than one year

$7,420,000
0
$7,420,000
*Reflects Assessment for Entire Lot I;
The subject represents a portion of Lot 1

$1.955/$100 assessed

Actual: PUB - Public Zone
Assumed: RR — Resort Recreational
(See Summary in Addenda)

- 1-



Henry J. Mancini & Associates, Inc.

Summary of Salient Facts and Conclusions (Cont’d)

VALUATION METHOD: Sales Comparison Approach
VALUE INDICATIONS:
Cost Approach: N/A
Sales Comparison Approach: $ 4,000,000
Income Capitalization Approach: N/A
FINAL VALUE ESTIMATE

(As of January 22, 2015)

$4,000,000



Henry J. Mancini & Associates, Inc.

IDENTIFICATION OF PROPERTY

The subject property is legally known as Block 99.02, Lot(s) p/o Lot 1 as shown on the
official tax map of Seaside Heights Borough, Ocean County, NJ.

The property is more commonly known as: Vacant Land
Block 99.02, p/o Lot 1
Seaside Heights Borough, Ocean County, NJ

No title search or survey, unless specified, has been provided. The legal description
contained within represents the best available to the appraiser. It is assumed to be correct,
however, no implied warranties or legal opinions are rendered. The property has been
evaluated based upon descriptions as provided by the client and is subject to the Assumptions
and Limiting Conditions contained herein.

We have been provided with a Survey of the entire Lot 1 in Block 99.02 prepared by
O’Donnell, Stanton & Associates (10/23/14). In addition, we have been provided with a
sketch of the diversion parcel which identifies the area as a portion of Lot 1 containing
60,750 s.f. (225 x 270 feet) adjacent to the boardwalk and casino pier. This survey and
sketch are located within the addenda of this report.

PURPOSE OF THE APPRAISAL

The purpose of the appraisal relating to the property as captioned above is to estimate the
market value of a fee simple interest in the subject as of January 22, 2015.

USE OF THE APPRAISAL

"The use of an appraisal is the manner in which a client employs the information contained in
an appraisal report." (Source: The Appraisal of Real Estate, Appraisal Institute, Fourteenth Edition, 2013)

The use of this appraisal is for Green Acres Diversion (Going out parcel).

INTENDED USERS

The intended users of this appraisal report are the client, the Borough of Seaside Heights, the
New Jersey Department of Environmental Protection Green Acres Program, and their duly
authorized representatives.

INSPECTION DATE

The subject property was inspected on January 22, 2015. The inspection was attended by
Henry Mancini as well as Borough and Green Acres representatives.

-3-



Henry J. Mancini & Associates, Inc.

SCOPE OF WORK

The purpose of this section is to identify the problem to be solved, determine the scope of
work necessary to develop a credible appraisal assignment and disclose this information
clearly for the reader of the report.

In this regard this appraisal is prepared to estimate the market value of the subject property as
defined herein.

We have identified the subject property as Block 99.02, Lot(s) p/o Lot 1, Seaside Heights
Borough. The site represents vacant land. The Green Acres project reference number is not
available as of the writing of this report. This parcel represents the intended parcel going out
of the Green Acres Program in exchange for additional land area valued under a separate
report.

Within the appraisal process the subject property is personally inspected by Henry J. Mancini.
Property and market research is conducted on a primary basis. Analysis of development and
real estate market activity as well as the legal and physical characteristics of the subject
property are researched to the extent that a credible opinion of highest and best use can be
determined.

Recognizing that the analysis pertains to vacant land only the Sales Comparison Approach is
applied and considered to be the most appropriate valuation methodology for the subject
property. To this end available public resources are researched for purposes of collecting and
verifying market sales activity to be utilized in the Sales Comparison Approach to ultimately
form a credible opinion of value.

The appraisal report format is consistent with the requirements of Standards Rule 2-2 of the
Uniform Standards of the Uniform Standards of Professional Appraisal Practice (USPAP).
The report is in a narrative format and further consistent with the Guidelines and Standards of
the Green Acres Program which is required for the intended use of this appraisal. We note
that these guidelines would generally comply with a Self Contained report format as formerly
defined by USPAP.

Extraordinary Assumptions and/or Hypothetical Conditions

We note that the portion of the subject property intended for diversion has not been formally
subdivided from Lot 1. We have been specifically instructed to appraise the property
assuming subdivision of this portion of the property has been completed and that it represents
a standalone parcel. This is considered to be a hypothetical condition of this appraisal.



Henry J. Mancini & Associates, Inc.

Extraordinary Assumptions and/or Hypothetical Conditions (Cont’d)

Additionally the subject property is publicly owned and restricted to open space/public use
only. For purposes of this report we have assumed these restrictions do not exist and that the
subject can be used for private purposes to the extent that is legally and physically possible.
To this end we have appraised the property under the assumption that it is located in the R-R
Resort Recreational Zone for the Borough of Seaside Heights. This is the predominant zone
surrounding the subject property. This is considered a hypothetical condition.

We have also assumed all necessary permitting, including CAFRA, can be obtained for
development consistent with zoning. This is considered an extraordinary assumption.

We also note the existence of a lease agreement for a portion of the subject property. The
lease agreement encumbers approximately 20 feet eastward of the boardwalk and runs the
entire boardwalk frontage of the subject tract and extends northward. The lease agreement is
for the operation of a “sky ride” along the boardwalk by the lessee which is Casino Pier. We
note certain improvements within this area on the subject property in regard to this ride. For
purposes of this report, recognizing the intent and parties to the proposed diversion, we have
specifically assumed that this lease agreement and associated improvements have no impact
on the use potential of the subject property and is therefore not considered within the
valuation and analysis contained herein. This is also considered a hypothetical condition.

Lastly we note that we are aware of the intent of the Army Corp of Engineers proposed Storm
Damage Reduction Beach Replenishment Project which is proposed for the entire oceanfront
along the New Jersey coastline including the subject property. We have specifically assumed
that this proposed project will not have an impact on the use potential of the subject property.
We are further not aware of any easement encumbrance permitting the project to occur for
the subject property. For purposes of this report no potential impact in regard to the project
or easement encumbrance is considered. This is an extraordinary assumption for this
appraisal report.

All assumptions and conditions were discussed with Green Acres appraisal staff prior to the
start of the assignment.



Municipal Data Summary

Municipality: Seaside Heights
County: Ocean
Type: Borough
State: NJ
Land Area: 0.6 square miles
Demographics
Population: 1980: 1,802 2000: 3,155
1990: 2,366 2010: 2,887
Median Age: 36.2 yrs (2010)
Density: 4,811.66 (2010)
Average H/H Size: 2.10 (2010)
H/H Income:; $33,380 (2010 median)*
Family Income: $39,688 (2010 median)*

Housing & Construction

Total Housing Units: 3,003 (2010)

Single-Family Units: 1,315 (2010)*

% Single Family Units: 44% (2010)

Median Value - Single Family: $345,400 (2010)*

Median Rent: $1,054 (2010)%

Residential

Building Permits: 2010 4 2012 2
2011 0 2013 13

Municipal Taxes

General Tax Rate ** 2011 $1.471 2013 $1.825
(per $100 assessed): 2012 $1.499 2014 $1.955

** Does not include fire district or special improvement rates, if applicable

2014 Equalization Ratio: 94.21%
Net Valuation Taxable (2014): $623,558,300

Source: 2000 & 2010 Census, NJ Municipal Data Book, Ocean County Planning Board
*Source: U.S. Census Bureau American Fact Finder - 2010 Estimate



Henry J. Mancini & Associates, Inc.

AREA/NEIGHBORHOOD DESCRIPTION-MARKET TREND ANALYSIS

The Borough of Seaside Heights is an oceanfront resort community located in the
northeastern section of Ocean County on a barrier island east of Toms River Township, New
Jersey.

The Borough comprises a total land area of 0.35 square miles, with an estimated 2010
population of 2,887 persons, reflecting a density of 8,249 persons per square mile. Seaside
Heights Borough attracts vacationers and area residents alike to the family-oriented
amusement and arcade areas along its beachfront boardwalk. The boardwalk extends along
the oceanfront through the entire borough.

The community is widely recognized as one of the premiere amusement attractions along the
“Jersey Shore” and continues to rank as one of the more visited summer tourist destinations
within the tri-state area.

As in other shore communities, tourism has been the mainstay of the local economy and will
in all likelihood continue in the future. The boardwalk amusement facilities, along with
motels, restaurants, marinas, and seashore industries have prospered for many years and are
expected to continue. As in the entire Borough, during the prime summer season the area is
heavily populated with seasonal residents, while during the winter months, many propetties
are winterized until the following season.

The subject property is situated toward the northern portion of the Borough of Seaside
Heights. The site is located along the boardwalk, adjacent to the north side of Casino Pier.
This represents a prime resort/commercial location as Casino Pier is one of the premier
attractions on the boardwalk.

We note that the area was substantially impacted by Super Storm Sandy which hit the region
on October 29, 2012. Seaside Heights represents one of the hardest hit communities along
the coastline. Many properties along the boardwalk received significant damage and/or were
completely destroyed. Over the past two years a rebuilding effort has been underway with a
replacement of the destroyed boardwalk and reconstruction/renovation of commercial
buildings. In addition, a fire occurred along the southern portion of the boardwalk in
September 2013, which destroyed more than 50 businesses.

Although market trends were disrupted by significant damage and devastation as a result of
Super Storm Sandy, reconstruction and development has been ongoing. A level of disruption
and uncertainty had been evident within the market however stabilization is occurring with
sales activity and economic conditions returning to a level of normalcy. The overall
anticipated outlook is considered to be positive. Prior to Super Storm Sandy the market had
been considered stabilized with some level of improvement from the economic downturn of
the mid to late 2000’s.



Henry J. Mancini & Associates, Inc.

DESCRIPTION OF APPRAISED PROPERTY

Site
Property Name:

Tax Block/Lot:
Municipality:

Size/Shape:
Frontage/Depth:

Topography/Physical:

Soils:

Restrictions/Easements:

Green Acres Diversion

Casino Pier Land Exchange

Block 99.02, Lot(s) p/o Lot 1

Seaside Heights Borough, Ocean County, NJ

1.39 acres or 60,750+ s.f./Rectangular
225+ f.f. along the boardwalk/270+ ft. depth

Slightly itregular contours below the boardwalk
level/Site primarily consists of open sandy beach

HorsC (99.9%) and WATER (0.1%)

We note the existence of a lease agreement for a portion
of the subject property. The lease agreement encumbers
approximately 20 feet eastward of the boardwalk and
runs the entire boardwalk frontage of the subject tract
and extends northward. The lease agreement is for the
operation of a “sky ride” along the boardwalk by the
lessee which is Casino Pier., We note certain
improvements within this area on the subject property
in regard to this ride. For purposes of this report,
recognizing the intent and parties to the proposed
diversion, we have specifically assumed that this lease
agreement and associated improvements have no impact
on the use potential of the subject property and is
therefore not considered within the valuation and
analysis contained herein. This is also considered a
hypothetical condition.

We note that we are aware of the intent of the Army
Corp of Engineers proposed Storm Damage Reduction
Beach Replenishment Project which is proposed for the
entire oceanfront along the New Jersey coastline
including the subject property. We have specifically
assumed that this proposed project will not have an
impact on the use potential of the subject property. We
are further not aware of any easement encumbrance
permitting the project to occur for the subject property.
For purposes of this report no potential impact in regard
to the project or easement encumbrance is considered.
This is an extraordinary assumption for this appraisal
report. No title policy was made available.
-8-



Henry J. Mancini & Associates, Inc.

Description of Appraised Property (Cont’d)

Environmental Hazards/Conditions: The subject represents open beach area which requires
NIDEP approval for development (assumed)
(See Assumptions and Limiting Conditions Item 8)

Road Improvements:

Access to the site is via the boardwalk at Sherman

Avenue, a two lane municipal roadway

Utilities:

Gas:

Electric:
Telephone:

Water:
Sewer:

Local Zoning:

Yes
Yes
Yes
Yes
Yes

Actual: PUB - Public Zone

Assumed: RR — Resort Recreational Zone
(See summary in Addenda)

Zoning Compliance:

US Census Tract Number: 7280

Other Environmental Considerations:

CAFRA:

Pinelands:

Wetlands:

Flood Hazard Designation:

Flood Hazard Panel Number:
State Planning District:
KCS-Known Contaminated Sites:

Owner of Record:

The subject generally complies with the requirements
of the zone.

Yes

No

No

VE — Elevation 10 to 12 ft.
34029C0329F, 9/29/06

Environmentally Sensitive Barrier Island

Included in the Addenda is a list of
known contaminated sites in Seaside
Heights Borough. There is no apparent
adverse effect on the subject location.

Borough of Seaside Heights
901 Boulevard
Seaside Heights, NJ 08751



Henry J. Mancini & Associates, Inc.

Description of Appraised Property (Cont’d)

Recent Transactional History:

There have been no recorded transactions within the past five years.

2014 Real Estate Assessment and Tax Data:

Land: $ 7,420,000
Improvements: 0
Total: $ 7,420,000

*Reflects Assessment for Entire Lot 1,
The subject represents a portion of Lot 1

2014 Tax Rate: $1.955/$100 assessed
2014 Taxes: $145,061
County Equalization Ratio: 94.21% (Applicable to 2014 assessment)

Additional Information

The subject is a portion of an oceanfront public property located along the Seaside Heights
boardwalk and adjacent to the north side of Casino Pier Amusements. According to a sketch
prepared by O’Donnell, Stanton & Associates (10/23/14), the site contains 60,750 s.f. or 1.39
acres.

The subject property represents open sandy beach area. It is generally below boardwalk
grade and is adjacent to Casino Pier. As further noted the property will require outside
agency approval for development specifically CAFRA approval. With this approval it is
assumed that any development must occur on a raised platform or pier. This considers the
location of the property as well as its physical characteristics. We would anticipate that any
improved utilization would include the development of a pier facility similar to the adjacent
structure. We note a current CAFRA application to this effect.

We note that the portion of the subject property intended for diversion has not been formally
subdivided from Lot 1. We have been specifically instructed to appraise the property
assuming subdivision of this portion of the property has been completed and that it represents
a standalone parcel. This is considered to be a hypothetical condition of this appraisal.

-10-



Henry J. Mancini & Associates, Inc.

Description of Appraised Property (Cont’d)

Additional Information (Cont’d)

Additionally the subject property is publicly owned and restricted to open space/public use
only. For purposes of this report we have assumed these restrictions do not exist and that the
subject can be used for private purposes to the extent that is legally and physically possible.
To this end we have appraised the property under the assumption that it is located in the R-R
Resort Recreational Zone for the Borough of Seaside Heights. This is the predominant zone
surrounding the subject property. This is considered a hypothetical condition.

We have also assumed all necessary permitting, including CAFRA, can be obtained for
development consistent with zoning. This is considered an extraordinary assumption.

We also note the existence of a lease agreement for a portion of the subject property. The
lease agreement encumbers approximately 20 feet eastward of the boardwalk and runs the
entire boardwalk frontage of the subject tract and extends northward. The lease agreement is
for the operation of a “sky ride” along the boardwalk by the lessee which is Casino Pier. We
note certain improvements within this area on the subject property in regard to this ride. For
purposes of this report, recognizing the intent and parties to the proposed diversion, we have
specifically assumed that this lease agreement and associated improvements have no impact
on the use potential of the subject property and is therefore not considered within the
valuation and analysis contained herein. This is also considered a hypothetical condition.

Lastly we note that we are aware of the intent of the Army Corp of Engineers proposed Storm
Damage Reduction Beach Replenishment Project which is proposed for the entire oceanfront
along the New Jersey coastline including the subject property. We have specifically assumed
that this proposed project will not have an impact on the use potential of the subject property.
We are further not aware of any easement encumbrance permitting the project to occur for the
subject property. For purposes of this report no potential impact in regard to the project or
easement encumbrance is considered. This is an extraordinary assumption for this appraisal
report.

All assumptions and conditions were discussed with Green Acres appraisal staff prior to the
start of the assignment.

-11-



Henry J. Mancini & Associates, Inc.

HIGHEST AND BEST USE ANALYSIS

"The reasonably probable and legal use of vacant land or an improved property, which is
physically possible, appropriately supported, financially feasible, and that results in the highest
value. The four criteria the highest and best use must meet are legal permissibility, physical
possibility, financial feasibility, and maximum profitability." (Source: The Dictionary of Real Estate
Appraisal, Appraisal Institute, Fourth Edition, 2002)

Legally Permitted

The subject property is located in the PUB — Public Zone for the Borough of Seaside Heights.
We recognize that this zoning designation is generally a noneconomic zone which precludes
private development. However we would consider that adjacent zoning would be the most
likely scenario for private ufilization of the parcel. We note that adjacent zoning is RR
Resort Recreational Zone which generally permits resort commercial uses including typical
boardwalk attractions. To this end we have assumed resort commercial utilization is legally
permitted. Additionally we have assumed that necessary NJDEP permits, specifically
CAFRA, can be obtained for development consistent with zoning.

Physically Possible

As noted the subject property represents flat sandy beach area below boardwalk grade. Due
to the physical characteristics of the site we would recognize that any physical improvement
of the site would require the construction of a raised deck area on pilings consistent with a
pier structure similar to that which is adjacent. We would consider this to be physically
possible. Utilization of this deck area for a resort recreational uses such as amusements and
boardwalk stands is considered to be physically possible.

Financially Feasible

As previously noted, we recognize some stabilization and improvement in the real estate
market. There appears to be sufficient demand in the market to warrant commercial
development consistent with the amusement attractions along the boardwalk. We further
recognize the prime location of the subject property. Therefore, the most financially feasible
utilization of the site is for resort commercial development.

Maximally Productive

Development of the site with a resort commercial utilization represents the most maximally
productive use for the subject property.

Conclusion

After considering all factors relevant to the concepts of Highest and Best Use, it is my
opinion that resort commercial development consistent with the RR Resort Commercial Zone
represents the Highest and Best Use for the subject property.

-12-



Henry J. Mancini & Associates, Inc.

APPRAISAL PROCESS

In order to estimate market value, I have given consideration to the three generally accepted
approaches to value which include the Cost Approach, Sales Comparison Approach and
Income Capitalization Approach.

Cost Approach

The cost approach is a set of procedures in which an appraiser derives a value indication by
estimating the current cost to reproduce or replace the existing structure, deducting for all
accrued depreciation in the property, and adding the estimated land value.

Sales Comparison Approach

The sales comparison approach is a set of procedures in which an appraiser derives a value
indication by comparing the property being appraised to similar properties that have been
sold recently, applying appropriate units of comparison, and making adjustments, based on
the elements of comparison, to the sales prices of the comparables.

Income Capitalization Approach

The income capitalization approach is a set of procedures in which an appraiser derives a
value indication for income-producing property by converting anticipated benefits into
property value. This conversion is accomplished either by 1) capitalizing a single year's
income expectancy or an annual average of several years' income expectancy or an annual
market-derived capitalization rate or a capitalization rate that reflects a specified income
pattern, return on investment, and change in the value of the investment; or 2) discounting the
annual cash flows for the holding period and the reversion at a specified yield rate.

Applicable Approaches

The Sales Comparison Approach is considered to be the most relevant approach to value
recognizing that the subject property represents vacant land.
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SALES COMPARISON APPROACH

In the Sales Comparison Approach, market value is estimated by comparing the subject
property to similar properties that have recently sold, are listed for sale, or are under contract
(i.e., recently drawn up purchase offers accompanied by a cash or equivalent deposit). A
major premise of the Sales Comparison Approach is that the market value of a property is
directly related to the prices of comparable, competitive properties.

The comparative analysis performed in this approach focuses on similarities and differences
among properties and transactions that affect value. These may include differences in the
property rights appraised, the motivations of buyers and sellers, financing terms, market
conditions at the time of sale, size, location, physical features, and, if the properties produce
income, economic characteristics.

SALES ANALYSIS

An extensive search was conducted in and around the subject market area in an attempt to
locate and verify sales of properties similar to that of the subject. The sales selected in the
valuation of the subject are summarized on the following page.

We note that due to the character of the area, land sales are limited. Therefore we have
utilized several improved sales and extracted out the contributory value of the improvements.

The five (5) sales utilized for purposes of this appraisal occurred from January 2008 to
January 2015 with unit value ranges of $59.90 to $142.24/s.f.. An analysis of the sales, along
with comments of the adjustment sequence is presented on the following page.

Comparable Sale #1 is located in Seaside Heights. It sold for a consideration of $1,200,000
in June of 2008. The site was improved with two structures including a boardwalk stand and
seasonal multifamily unit. Recognizing this we have adjusted the total consideration
downward for the contributory value of the existing improvements. This has been estimated
at $200,000 resulting in an adjusted sale price, attributable to the land only, at $1,000,000.
The site is approximately 9,060 s.f. and reflects a price of $110.38/s.1.

Adjustments to this comparable sale include a downward adjustment for market conditions
recognizing changing market conditions since the date of the sale. We have also adjusted this
sale upward for location recognizing the subject’s superior location proximate to Casino Pier.
Next we have made a downward adjustment for size recognizing the principles of economies
of scale. Finally, we have made a downward adjustment for physical characteristics
recognizing the need for additional physical improvement of the subject (i.e. pier) for
improved utilization as well as additional site constraints associated with the location east of
the boardwalk (parking/access).

After all adjustments are applied a net adjusted unit value of $61.81/s.f. is reflected.
-14 -
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Sales Analysis (Cont’d)

Comparable Sale #2 is located in Seaside Heights. It sold for a consideration of $943,399 in
July of 2013. However the site was improved with a resort commercial structure of
approximately 3,238 s.f. We have adjusted from the consideration an estimated contributory
value of the existing improvements. We have adjusted the overall sale price downward by
$323,800. This reflects a value attributable to the site only of $619,599. It is approximately
4,356 s.f. and reflected a price of $142.24/s.1.

Adjustments to this comparable sale include a downward adjustment for size recognizing the
sales smaller size and the principles of economies of scale. We have also made a downward
adjustment for physical characteristics recognizing potential site development costs and
constraints for the subject.

After all adjustments are applied a net adjusted unit value of $71.12/s.1. is reflected.

Comparable Sale #3 is located in Seaside Heights. It sold for a consideration of $700,000 in
November of 2013. However the site was improved with a resort commercial structure in
generally poor condition. We have adjusted from the consideration an estimated contributory
value of the existing improvements. We have adjusted the overall sale plice downward by
$126,000. This reflects a value attributable to the site only of $574 000. It is approximately
9,583 s.f. and reflected a price of $59.90/s.1.

We have adjusted this sale upward for location recognizing the subject’s superior location.
Also, this sale is adjusted downward for size recognizing the sales smaller size when
compared to the subject and the principles of economies of scale. Lastly we have made a
downward adjustment for physical characteristics recognizing potential site development
costs and constraints for the subject.

After all adjustments are applied a net adjusted unit value of $53.91/s.f. is reflected.

Comparable Sale #4 is located in Seaside Heights. It sold for a consideration of $2,000,000
in September of 2014. It is approximately 32,800 s.f. and reflects a price of $60.98/s.1.

Adjustments to this sale include an upward adjustment for location recognizing the subject’s
superior location. We have also made a downward adjustment for size recognizing the
principles of economies of scale. Finally, we have made a downward adjustment for physical
characteristics recognizing potential site development costs and constraints for the subject.

After all adjustments are applied a net adjusted unit value of $60.98/s.1. is reflected.

-15-



Henry J. Mancini & Associates, Inc.

Sales Analysis (Cont’d)

Comparable Sale #5 is located in Seaside Heights. It is a current listing offered for a
consideration of $12,000,000. It is approximately 108,900 s.f. and reflects a price of
$110.19/s.1.

Adjustments to this comparable sale include a downward adjustment for conditions of sale
recognizing the potential for negotiation of the listing price. We have also adjusted this sale
upward for size recognizing the sales larger size. Lastly a slight downward adjustment is
made for physical characteristics as this site has actual road frontage and two large riparian
grants,

After all adjustments are applied a net adjusted unit value of $88.15/s.1f. is reflected.

Correlation of Comparable Sales Analysis

The value indications to the subject after analysis reflect a range of $53.91 to 88.15/s.1..
Although no single sale is considered conclusive of an applicable unit, the value range
reflects a unit value to the subject of $65.00/s.f.. Recognizing this unit value we have
estimated the market value of the subject site at $4,000,000 (R)

60,750 s.f. @ $65.00/s.f. = $3,948,750

SAY, $4,000,000 (R)

-
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Henry J. Mancini & Associates, Inc.

FINAL RECONCILIATION AND CONCLUSION

The indication of value, developed by the applicable approaches to value as analyzed within
this report, is as follows:

COST APPROACH N/A
SALES COMPARISON APPROACH $4,000,000
INCOME CAPITALIZATION APPROACH N/A

The approach utilized the most relevant market data available. All adjustments were
thoroughly analyzed and carefully applied. The approach is considered a strong indicator of
value and is well supported.

Therefore based upon the analysis contained herein it is my opinion that the subject property
has a market value, in the fee simple interest, as of January 22, 2015 estimated at:

$4,000,000

Extraordinary Assumptions and/or Hypothetical Conditions

We note that the portion of the subject property intended for diversion has not been formally
subdivided from Lot 1. We have been specifically instructed to appraise the property
assuming subdivision of this portion of the property has been completed and that it represents
a standalone parcel. This is considered to be a hypothetical condition of this appraisal.

Additionally the subject property is publicly owned and restricted to open space/public use
only. For purposes of this report we have assumed these restrictions do not exist and that the
subject can be used for private purposes to the extent that is legally and physically possible.
To this end we have appraised the property under the assumption that it is located in the R-R
Resort Recreational Zone for the Borough of Seaside Heights. This is the predominant zone
surrounding the subject property. This is considered a hypothetical condition.

We have also assumed all necessary permitting, including CAFRA, can be obtained for
development consistent with zoning. This is considered an extraordinary assumption.

We also note the existence of a lease agreement for a portion of the subject property. The
lease agreement encumbers approximately 20 feet eastward of the boardwalk and runs the
entire boardwalk frontage of the subject tract and extends northward. The lease agreement is
for the operation of a “sky ride” along the boardwalk by the lessee which is Casino Pier. We
note certain improvements within this area on the subject property in regard to this ride. For
purposes of this report, recognizing the intent and parties to the proposed diversion, we have
specifically assumed that this lease agreement and associated improvements have no impact
on the use potential of the subject property and is therefore not considered within the
valuation and analysis contained herein. This is also considered a hypothetical condition.
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Extraordinary Assumptions and/or Hypothetical Conditions

Lastly we note that we are aware of the intent of the Army Corp of Engineers proposed Storm
Damage Reduction Beach Replenishment Project which is proposed for the entire oceanfront
along the New Jersey coastline including the subject property. We have specifically assumed
that this proposed project will not have an impact on the use potential of the subject property.
We are further not aware of any easement encumbrance permitting the project to occur for the
subject property. For purposes of this report no potential impact in regard to the project or
easement encumbrance is considered. This is an extraordinary assumption for this appraisal
report.

All assumptions and conditions were discussed with Green Acres appraisal staff prior to the
start of the assignment.
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GENERAL DEFINITIONS

Definition of Market Value: Market value is defined as "The most probable price which a property
should bring in a competitive and open market under all conditions requisite to a fair sale, and the
buyer and seller each acting prudently and knowledgeably, and assuming the price is not affected by
undue stimulus. Implicit in this definition is the consummation of a sale as of a specified date and the
passing of title from seller to buyer under conditions whereby:

e Buyer and seller are typically motivated,;

e Both parties are well informed or well advised, and acting in what they consider their best
interests;
A reasonable time is allowed for exposure in the open market;

e Payment is made in terms of cash in US dollars or in terms of financial arrangements
comparable thereto; and

o 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." (Source:
Uniform Standards of Professional Appraisal Practice, The Appraisal Foundation dated 2014-2015)

Definition of Fee Simple Estate: "An absolute ownership unencumbered by any other interest or
estate, subject only to the limitations imposed by the governmental powers of taxation, eminent
domain, police power, and escheat," (Source: The Appraisal of Real Estate, Fourteenth Edition, 2013)

Definition of Leased Fee Interest: A leased fee estate is "an ownership interest held by a landlord
with the rights of use and occupancy conveyed by lease to others. The rights of the lessor (the leased
fee owner) and the leased fee are specified by contract terms contained within the lease." (Source: The
Appraisal of Real Estate, Fourteenth Edition, 2013)

Definition of an Easement: An easement is "an interest in real property that transfers 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 accept conservation, open space, and preservation
easements on private property." (Source: The Appraisal of Real Estate, Fourteenth Edition, 2013)

Definition of Extraordinary Assumption: “An assumption, directly related to a specific assignment,
which, if found to be false, could alter the appraiser’s opinions or conclusions.” (Source: The Dictionary of
Real Estate Appraisal, Fourth Edition, 2002)

Definition of Hypothetical Condition: A hypothetical condition is “that which is contrary to what

exists but is supposed for the purpose of analysis”. (Source: The Dictionary of Real Estate Appraisal, Fourth
Edition, 2002)
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ASSUMPTIONS AND LIMITING CONDITIONS

UNLESS OTHERWISE STATED, this report and/or appraisal is subject to the following
assumptions and limiting conditions:

1,

The appraiser has not examined into and does not pass upon the title to the property, nor
is it to be construed or implied that this report in any manner passes upon, counsels or
advises in matters legal in character.

The description of the premises as reported herein is in accordance with information
furnished by the client and accepted as correctly designating the boundary lines, but no
investigations or survey has been made of the same.

The property is appraised as a whole in fee simple, free of liens, mortgages, restrictions
of use or other encumbrances, leases, easements or other contracts running in favor or
against the property except as may be specified herein.

Information pertaining to data from which computations are based, including but not
limited to operating expenses, income and/or existing contracts, zoning regulations or
other use restrictions, boundary lines, engineering surveys and conditions not evident
upon surface inspection of the property, have been obtained from sources considered
reliable, accepted and reported herein as correct and authentic but not guaranteed.

The value herein applies only to the premises described. It is not to be employed in
making summation appraisals of said land and building or buildings which may be
placed thereon; nor is said value or any analysis thereof or any unit values thereby
derived to be construed as applicable to any other property, however similar.

The division of land and improvement values as reported herein is applicable only under
the program of utilization as discussed within the context of the report.

Possession of this report or any copy thereof does not carry with it the right of
publication, nor may it be used for any purpose other than as indicated in the appraisal.

Neither all nor any part of the contents of this report shall be conveyed to the public
through advertising, public relations, news, sales or other media, without the written
consent and approval of the author. The restrictions on publication include but are not
limited to: wvaluation, conclusions, identity of the appraiser or firm with which he is
connected, or any reference to the Appraisal Institute.

The appraiser is not to be required, by reason of this appraisal, to give testimony or
attendance in court in reference to the property appraised.

This report assumes that the property is free of all hazardous materials or toxic wastes.
The presence of hazardous materials or toxic wastes on the property can substantially
impact the value of the property. A variety of materials, including chemicals, metals and
minerals have been determined to be hazardous or toxic under local, state and/or federal
laws and regulations and can be required to be specially handled and removed from the
property at the expense of the property owner.
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Assumptions and Limiting Conditions (Cont’d)

10.

L1;

12.

13.

If applicable, certain materials which may have been used in the construction of the
premises or in building components may be hazardous. Asbestos, for example can be
hazardous and has been included in a number of building components such as
fireproofing, insulation, linoleum, floor tiles, ceiling panels and acoustical ceiling
coatings.

The appraiser is not experienced in identifying potential toxic waste and hazardous
material problems nor estimating the cost of resolving such problems. In order to
identify the nature and extent, if any, of the toxic waste and hazardous material problems
on the property, the appropriate experts should be selected and retained.

The opinions expressed herein are subject to and contingent upon compliance of the
property to environmental laws and regulations, where applicable, that may be within
the jurisdiction of any federal, state, county or municipal authorities, agencies or sub-
divisions therein.

The valuations discussed herein are subject to and contingent upon any claims or rights
of the United States of America or the jurisdictional state as it would relate to lands
flowed by tides, tributary rivers or other water bodies therein.

The property is appraised and value conclusions are set forth under the assumption
that the land utilization or opinions of highest and best use comply with all laws,
regulations and statutes that would affect the utilization of said property including but
not limited to zoning, licensing, permitting and environmental, whether within the
jurisdiction of federal, state, county or municipal authority.

This appraisal is made with the understanding that the subject can obtain, if
applicable, a negative declaration from the New Jersey Department of Environmental
Protection (NJDEP) pursuant to the regulations and requirements of the
Environmental Cleanup Responsibility Act of 1983 (ECRA), as amended including
the Industrial Site Recovery Act (ISRA) amendments of June 16, 1993. These Acts
require as a pre-condition of any cessation of operation or the transfer of real property,
which used or stored regulated hazardous substances, the testing, cleanup and disposal
of any such material. The appraiser is not qualified to determine the existence of any
such hazardous material and therefore, has expressed a value of the subject property as
if free and clear of any such substances.

The appraiser has not been apprised or is qualified to ascertain the existence of radon, a
radioactive gas which occurs naturally in the soil of certain identified areas. This gas in
concentrated form has been shown to be detrimental and its existence could create a
negative impact on value. The value estimate assumes the subject is free and clear of
radon gas.
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Assumptions and Limiting Conditions (Cont’d

14.  The Americans with Disabilities Act (ADA), relating to public accommodations and
commercial facilities, became effective 1/26/92. The appraiser has not made a specific
compliance survey and analysis to determine whether or not any improvements are in
conformity with the various detailed requirements of the ADA. It is possible that a
compliance survey, together with a detailed analysis of the requirements of the ADA,
could reveal non-compliance with one or more of the requirements of the Act. If so, this
fact could have a negative effect upon value. Since the appraiser has no direct evidence
relating to this issue, he did not consider possible non-compliance with the requirements
of ADA in his estimation of value.

SPECIAL NOTE:

If investigations or special studies (including but not limited to legal, engineering, chemical
or others) are completed by qualified individuals and reveal facts contrary to the assumptions
and limiting conditions as set forth above that were not known or conveyed to the appraiser
as of the date of this report, the appraiser should be apprised of such information to obtain an
opinion as to the effect, if any, on the value estimate.

Other assignment specific assumptions may be described within the body of this report
which impact on the value conclusion.
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CERTIFICATION OF APPRAISAL ASSIGNMENTS

The subject property of this appraisal report is known as Block 99.02, Lot(s) p/o Lot 1 as
shown on the official tax map of Seaside Heights Borough, Ocean County, NJ.

I certify that, to the best of my knowledge and belief....

a) The statements of fact contained in this report are true and correct to the best of
the appraiser’s knowledge and are not misrepresented in any way.

b) The reported analyses, opinions and conclusions are limited only by the reported
assumptions and limiting conditions, and are my personal, unbiased professional
analyses, opinions and conclusions.

¢) I have no present or prospective interest in the property that is the subject of this
report and 1 have no personal interest or bias with the respect to the parties
involved. I have performed no services, as an appraiser or in any other capacity,
regarding the property that is the subject of this report within the three-year period
immediately preceding acceptance of this assignment.

d) My compensation is not contingent upon the reporting of a predetermined value or
direction in value that favors the cause of the client, the amount of the value
estimate, the attainment of a stipulated result, or the occurrence of a subsequent
event. The appraisal assignment was not based on a requested minimum
valuation, a specific valuation, or the approval of a loan.

e) My analyses, opinion, and conclusions were developed and this report has been
prepared in conformity with the requirements of the Uniform Standards of
Professional Appraisal Practice (USPAP) of the Appraisal Foundation and
consistent with the Code of Professional Ethics and Standards of Professional
Appraisal Practice or the Appraisal Institute.

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

g) As of the date of this report, I, Henry J. Mancini, MAI, CRE® have completed the
continuing education program for designated members of the Appraisal Institute.

h) I have made a personal inspection of the property that is the subject of this report
on January 22, 2015. (If more than one person signs this report, the certifications
clearly specify which individuals did and which individuals did not make a
personal inspection of the appraised property.)

i) Mary Ellen Keefe and James Mancini have provided research assistance under the
direct supervision of the person signing this certification.
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Certification of Appraisal Assignments (Cont’d)

j) No one other than the person or persons signing this report prepared the analyses,
conclusions and opinions concerning real estate that are set forth in this appraisal.

The conclusions as contained in this report express my opinion of the market value of the fee
simple interest in the above captioned property as of January 22, 2015 at $4,000,000.

)

Her nzy ). Manofai, MAL, CRE®
NJ State Certified General Real
Estate Applalsel RG00468
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HENRY J. MANCINI, MAI, CRE®
QUALIFICATIONS

Experience:
President — Henry J. Mancini & Associates, Inc. A real estate appraisal and consulting firm providing real
estate advisory services throughout New Jersey for a wide variety of property classes with a special
emphasis on eminent domain/condemnation, ad valorem tax valuation and open space/preservation
valuation.

Prior to the formation of Henry J. Mancini, Associates, Inc. Mr. Mancini was a Partner in Integra Realty
Resources, Inc./Atlantic Coast Realty Advisory Group and most recently Director of Government Services.
With a tenure of 15 years (1987-2002) at IRR/ACRAG he provided real estate appraisal and consulting
services for a broad range of property classes with extensive experience with eminent
domain/condemnation, ad valorem tax valuation and open space/preservation valuation.

His position as Director of Governimment Services included the management, valuation and follow up
support, including expert testimony, on multi-parcel condemnation projects throughout central and southern
New Jersey.

Prior to his employment with IRR/ACRAG he was with the firm of Mancini and Montague, a real estate
appraisal and consulting firm, from April, 1986 through October, 1987 as an Associate Appraiser.

In addition to his appraisal experience, he also has been involved in real estate sales and leasing, of both
residential and commercial properties.

As of this date, Henry J. Mancini, MAI, CRE® has completed the requirements of the continuing education
program of the Appraisal Institute and the New Jersey Real Estate Appraisal Boards.

Professional Activities:

Member: Appraisal Institute (formerly American Institute of Real Estate Appraisers)
Member: The Counselors of Real Estate
Member: International Right-of-Way Association

Realtor Associate: National Association of Realtors & Ocean County Board of Realtors

State Licenses:
Certified General Real Estate Appraiser #RG00468, New Jersey (Expires 12/31/15)
Licensed Real Estate Salesperson, State of New Jersey since 1987

Professional Education:
Glassboro State College, Glassboro, NJ 1984-1985
Ocean County College, Toms River, NJ 1985-1987
Stockton State College, Pomona, NJ 1989-1990

Completed Real Estate Appraisal Courses sponsored by the:
American Institute of Real Estate Appraisers (AIREA)
Standards of professional Practice (SPP)

Real Estate Appraisal Principle (Course 1A1-Challenge)
Capitalization Theory and Techniques (Course 1 B-A & 1 B-B)
Appraisal Institute (1991+)

Case Studies in Real Estate Valuation (Course 2-1)

Report Writing and Valuation Analysis (Course 2-2)

Numerous additional Real Estate Appraisal Courses, Lectures, Seminars and Workshops sponsored by:
Appraisal Institute; Society of Real Estate Appraisers, National Association of Independent Fee Appraisers;
New Jersey Association of Realtors, and state and local agencies.

Qualified Before Courts and Administrative Bodies:
United States Bankruptcy Court; Superior Court of the State of New Jersey; Tax Court of the State of New
Jersey; Commission Level Condemnation Hearings; County Tax and Municipal Zoning Boards.
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ADDENDA

Section # of Sheets
b PROPERTY MAPS AND PROPERTY DATA 9
11. ZONING AND REGULATORY REQUIREMENTS 13
111 COST DATA N/A
Iv. LAND SALES 46
V. IMPROVED SALES N/A
VL LEASES N/A
VIL SUBJECT PHOTOGRAPHS 5
VIIL ADDITIONAL RELEVANT DATA AND SUMMARIES 4
SPECIAL CONDITIONS

Supplemental information and relevant data are included in this Addenda as deemed appropriate by
the appraiser. The listed sectionalization is provided for the reader's convenience. Sections noted as
"N/A" are deemed not relevant to the appraisal opinions expressed or have been included within the
narrative portions of this report.

At the appraiset's discretion or based upon practical consideration, additional information may be
contained within his business files or computer system relating to this report.
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Soil Map—Ocean County, New Jersey

Map Unit Legend

USDA

Ocean County, New Jersey (NJ029)
Map Unit Symbhol Map Unit Name Acres in AQI Percent of AOI
HorsC Hooksan fine sand, 2 to 10 1.4 99.9%
percent slopes
WATER Water 0.0 0.1%
Totals for Area of Interest 1.4 100.0%
Natural Resources Web Soil Survey 11/4/2014

=88 Conservation Service

National Cooperative Soil Survey

Page 3 of 3
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Borough of Seaside Heights, NJ Page 1 of |

Borough of Seaside Heights, NJ
Thursday, October 30, 2014

Chapter 246. ZONING AND LAND USE
Article V. Zoning
§ 246-42. Public Zone.

A. Thereis hereby created a zone whose avowed purpose shall be to provide areas where wells,
pumping stations, sewage treatment plants, public parking areas, landscaped vistas and other
generalized public purposes can be accommodated without disruption of the daily activities
of residence and businesses alike. This zone shall be subject to the limitation that it provide
some form of benefit, whether it is tangible or intangible, to the public.

B.  Description of Zone. The following described lands of the Borough of Seaside Heights are to
be included within the Public Zone:

(1) All beaches lying east of the boardwalk.

(2) All lands lying west of Bay Boulevard except Block Nos. 78, 79 and 8o.
(3) All of Block No. 62, except Lot Nos. 1 through 5.

(4) All of Block Nos. 63, 64 and 65,

(5) All of Block No. 66, except Lot Nos. 5 through 10.

(6) All of Block No. 67, except Lot Nos. 1 through 10.

(7) All of Block No. 68.

http://www.ecode360.com/print/SE16787guid=11353528 10/30/2014



Borough of Seaside Heights, NJ Page 1 of 2

Borough of Seaside Heights, N/
Thursday, October g, 2014

Chapter 246. ZONING AND LAND USE

Article V. Zoning
§ 246-35. Zoning Map.

The boundaries of each of the created zones are hereby established as shown on a map prepared
for the Borough of Seaside Heights by Birdsall Engineering, and entitled the “Zoning Map in
Conformance with the Comprehensive Master Plan of the Borough of Seaside Heights,” and which

is attached hereto and made a part of this Zoning Ordinance.

8 246-40. Resort Recreational Zone.

A.  Within the Resort Recreational Zone, no building or structure shall be used and no building or
structure shall be erected which is intended or designed to be used, in whole or in part, for
any industrial or manufacturing purpose or for any other than the following specified

purposes:
[Amended 12-20-2006 by Ord. No. 06-21; 12-17-2008 by Ord. No. 08-17]

(1) Any uses specified in § 246-36 as permitted and as regulated in the Residential Zone and
also any uses specified as permitted and as regulated in the Retail Business Zone.

(2) Carousels, roller coasters, merry-go-rounds, Ferris wheels or other mechanical rides,
miniature golf courses, exhibits and any other amusement games, devices or rides.

(3) Games of chance and other forms commonly played by individuals for enjoyment.

(4) Mechanical rides, provided that the same are approved by the New Jersey Department
of Labor and Industry.

(5) Nonmechanical rides and other forms of entertainment, such as but not limited to water
slides, skateboards tracks and miniature golf courses.

-(6) Parking lots.

(7) Restaurants, and taverns and bars which have restaurant facilities on-premises and
whose primary purpose is to regularly and principally provide restaurant meals to the
public as an integral part of their operation, and nightclubs with dancing and
entertainment, but only as an incidental part of the restaurant operation.

http://www.ecode360.com/print/SE16787guid=11353396,11353492 10/9/2014



Borough of Seaside Heights, NJ Page 2 of 2
(8) Retail stores which are primarily oriented to boardwalk activities.
(9) Parks and playgrounds.

(10) Rooming houses on a minimum lot size of 40 feet by 100 feet; lot area per unit: 500
square feet.

B.  Description of Zone. The following described lands of the Borough of Seaside Heights are to
be included within the Resort Recreational Zone:

(1) Lot Nos. 1 through 10 in Block No. 2.02.
(2) Lot Nos. 1through 10 in Block No. 3.02.
(3) Lot Nos. 1through 10 in Block No. 4.02.
(4) Lot Nos. 1 through 10 in Block No. 5.02.
(5) Lot Nos. 1through 10 in Block No. 6.02.
(6) Lot Nos. 1through 10 in Block No. 7.02.
(7) Lot Nos. 1through 10 in Block No. 8.02.
(8) Lot Nos. 1through 58 in Block No. 33.01, 33.02, and 33.03.

(9) Alllots in Block Nos. 55, 56, 57, 58, 59, 60, 61 and 69.

http://www.ecode360.com/print/SE1678?guid=11353396,11353492 10/9/2014
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Borough of Seaside Heights, NJ
Thursday, October g, 2014

Chapter 246. ZONING AND LAND USE

Article V. Zoning
§ 246-36. Residential Zone.

A.  Permitted uses. Within the Residential Zone, no building or structure shall be used and no
building or structure shall be erected which is intended or designed to be used, in whole or in
part, for any industrial, manufacturing, trade or commercial purpose or for any other than

the following specified purposes:
[Amended 6-7-2000 by Ord. No. 2000-11; 12-20-2006 by Ord. No. 06-21]

(1) Single, two-family and multifamily residential dwelling units and accessory buildings and
uses normally auxiliary thereto, but not including hotels, motels or rooming house units.

(2) Offices and buildings of professional persons, such as, but not limited to, physicians,
dentists, engineers, lawyers, accountants and architects.

(3) Public parks and playgrounds.
(4) Churches, public and parochial schools and public buildings.
(5) Parkinglots.

B. Conditional uses by permit.

(1) Inaddition to the above-described permitted uses, there shall be permitted in this zone
uses of the following nature or necessary accessories to the above-described permitted
uses upon obtaining a conditional use permit, subject to such standards and regulations
which might reasonably be adopted in order to protect the life, safety and welfare of the

public and adjoining residences:
(@ Marine commercial service uses.
[1] Marine commercial service uses consisting of the following:
[a] Dockage.
[b] Boat hauling.

[c] Automobile parking areas.

http://ecode360.com/print/SE1678?guid=11353397 10/9/2014



Borough of Seaside Heights, NJ Page 2 of 3

[d] Marine gasoline stations on docks or bulkheads.
[e] Offices for marine surveyors, brokers and insurers.

[f] Outside storage of boats, but no other outside storage of any kind shall
be permitted.

[g] Uses similar in character to the above upon a finding to that effect by the
Land Use Board.

[2] Special regulations for conditional marine service uses. Within the Residential
Zone, no marine commercial service use, structure, storage facility, inventory,
equipment, automobile parking area or like principal or accessory marine
commercial use shall be permitted beyond a distance greater than 500 feet
from the nearest frontage along Barnegat Bay.

(2 The minimum allowable size of property upon which development may occur within the
Residential Zone, in order to protect life and limb, is:
[Amended 12-20-2006 by Ord. No. 06-21; 12-16-2009 by Ord. No. 09-12]

(@) For single-family dwellings:
[1] Lot area: 2,000 square feet.
[2] Lot frontage: 20 feet.
(b) For multi-family dwellings:
[1] Lotarea per unit: 1,200 square feet.

[2] Lot frontage: 20 feet.

C.  Description of Zone. The following described lands of the Borough of Seaside Heights are to
be included in the Residential Zone:

(1) Allthose lands lying west of Ocean Terrace and 100 feet east of the Boulevard running
from the center line of Hiering Avenue to the center line of Sherman Avenue.

(2) Allof the lands lying from 100 feet west of Ocean Terrace to 100 feet east of the
Boulevard and extending from the center line of Grant Avenue southerly to 100 feet
from the southerly right-of-way line of Blaine Avenue.

(3) Allthose lands lying 100 feet west of Ocean Terrace to a point 100 feet east of the
Boulevard and running from the southerly Borough line in a northerly direction to a line

100 feet north of Webster Avenue.

(4) Alllands lying between a point 100 feet east of the right-of-way of Central Avenue and
100 feet west of the right-of-way of the Boulevard from the northerly Borough line

southerly to Grant Avenue.

http://ecode360.com/print/SE1678?guid=11353397 10/9/2014



Borough of Seaside Heights, NJ Page 3 of 3

(5) Alllands lying 100 feet east of Central Avenue and 100 feet west of the Boulevard from
the southerly Borough line northerly to a point 100 feet north of Franklin Avenue.

(6) All odd-numbered lots in Lot Nos. 7 through 35 in Block No. 21,
(7) All odd-numbered lots in Lot Nos. 1 through 31 and 32, 33 and 34 in Block No. 29.

(8) All of the lots in Block Nos. 30, 31, 70, 71 and 72.
[Amended 6-17-1998 by Ord. No. 98-21]

(9) Lot Nos.1through 5 in Block No. 62.
(10) Lot Nos. 5 through 10 in Block No. 66.

(1) Lot Nos. 1 through 10 in Block No. 67.

http://ecode360.com/print/SE1678?guid=11353397 10/9/2014
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Borough of Seaside Heights, NJ
Thursday, October g, 2014

Chapter 246. ZONING AND LAND USE

Article V. Zoning
§ 246-39. Retail Business Zone.

A. Within the Retail Business Zone, no building or structure shall be used and no building shall
be erected which is intended or designed to be used, in whole or in part, for any industrial or
manufacturing purposes or for any other than the following specified purposes:

[Amended 12-20-2006 by Ord. No. 06-21; 12-17-2008 by Ord. No. 08-17]

(1) Any uses specified in § 246-36 as permitted and regulated in the Residential Zone.

(2) Retail establishments where goods are sold or personal services are rendered to the
general public and which, by reason of the size of the establishment, the nature of the
goods sold or services rendered and the scale, nature and character of the activity and
facility, clearly relate to serving the convenience of the local community. Examples are
banks, bakeshops, bookstores, pharmacies, gift shops, clothing and accessories shops,
yard goods shops, delicatessens, barbershops or beauty shops, lawyers’ offices, income
tax service offices, automobile service stations, snack shops and other such uses.

(3) Offices of public utilities and dial or switching equipment buildings.

(4) Municipal buildings and other governmental andfor public uses, but not including
warehouses, workshops, garages or other such uses or activities.

(5) Offices and buildings of professional persons, such as but not limited to physicians,
dentists, engineers, lawyers, accountants and architects.

(6) Contractors’and builders’ offices.
(7) Clubs, lodges, association buildings, meeting rooms and halls.

(8) Restaurants, and taverns and bars which have restaurant facilities on-premises and
whose primary purpose is to regularly and principally provide restaurant meals to the
public as an integral part of their operation.

(9) Bus terminals.
(10) Miniature golf concessions.
(11) Marine sales offices.

http://ecode360.com/print/SE1678?guid=11353459 10/9/2014



Borough of Seaside Heights, NJ Page 2 of 3

(12) Hobby shops, inclusive of tracks and other related amenities.
(13) Hotels and motels,

B.  No heavy manufacturing of any nature shall be permitted in said zone, and no outdoor
storage of goods or materials shall be permitted. In no event shall storage of objectionable
materials be permitted, including bottled fuel or the operation of any activity from which
would emanate objectionable noise, smell, smoke, dust, glare or effluent which may adversely
affect or impair the normal use of any property located in any zone.

C.  Any use not enumerated is not permitted.

D. Lot standards; landscaping.
[Amended 12-17-2008 by Ord. No. 08-17]

(1) The minimum lots standards for retail business areas shall be:
(@) Lot area: 4,000 square feet.
(b) Lot frontage: 40 feet.
(c) For hotel and motel units, lot area per unit: 500 square feet.

(2) Landscaping shall be provided where possible along street and lot lines, Where a
commercial use abuts a Residential Zone, a solid landscaped screen of trees or hedge-
type material not less than four feet high shall be planted and maintained.

E. Description of Zone. The following described lands of the Borough of Seaside Heights are to
be included within the Retail Business Zone:

(1) Beginning at the center line of Grant Avenue, at Ocean Terrace, southerly to Porter
Avenue, including all lands between Ocean Terrace and a line 100 feet west of the right-

of-way of Ocean Terrace.
(2) All Block Nos. 13, 14.01, 14.02, 15, 16 and 77.
(3) Lot Nos. 11,13, 15, 17, 19, 21, 23 and 25 in Block No. 12.
(4) All even-numbered lots in Block No. 21.
(5) All odd-numbered lots in Block No. 20.

(6) Lot Nos.2,4,6,8,10,12,14, 16, 18, 20, 22, 24, 26, 28, 30, 33, 34, 35, 36 and 37 in Block No.
20.

(7) Lot Nos.1,3,5,7,9,11,13, 15,17, 19, 21, 23, 25, 27, 29 and 31 through 34 in Block No. 28.

(8) Alllots 100 feet either side of the right-of-way line of Sumner Avenue between Ocean
Terrace and the Boulevard in Block Nos. 6.01 and 7.01.

(9) Lot Nos. 59 through 68 in Block No. 33.01.

http://ecode360.com/print/SE1678?guid=11353459 10/9/2014
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(10) All lots situated within 100 feet of the right-of-way of the Boulevard and Central Avenue

from Porter Avenue northerly to the Dover Township line.

Editor’s Note: Former Subsections F through J, alf of which immediately followed this
subsection and were added 8-7-2002 by Ord. No. 2002-18, were repealed 12-20-2006 by Ord,
No. 06-21. These subsections all provided regulations for buildings located on the boulevard or
for buildings located on properties between the south side of Grant Avenue and the north side

of Porter Avenue.

http://ecode360.com/print/SE1678?guid=11353459 10/9/2014
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Property Identification

Record ID
Highest & Best Use
Address

Block
Lot

Sale Data
Grantor

Grantee

Sale Date

Deed Book/Page
Property Rights
Conditions of Sale
Financing
Verification

Sale Price
Cash Equivalent

Land Sale No. 1

245

Resort Commercial

1107 Ocean Terrace, Seaside Heights Borough, Ocean County,
New Jersey

59

5

Harry W. Lafko & Elizabeth A. Staiger
Seven Amigos LLC

January 18, 2008

13940/1062

Fee Simple

Arms Length

Cash

Attorney, Kim Pascarella Esq.

$1,200,000
$1,000,000




Land Sale No. 1 (Cont.)

Adjusted Price $1,000,000

Land Data

Zoning RR, Resort Recreational
Utilities E/T/W/G/S

Shape Rectangular

Land Size Information

Gross Land Size 0.208 Acres or 9,060 SF

Front Footage 60 ft Ocean Terrace

Indicators

Sale Price/Gross Acre $5,769,536 Actual or $4,807,947 Adjusted
Sale Price/Gross SF $132.45 Actual or $110.38 Adjusted
Remarks

Sale of a property with 60 f.f. along the boardwalk in Seaside Heights. There are two buildings on
the property, one is a seasonal multi-family unit and the other is boardwalk stands. The buyer
plans on replacing the existing multi family unit with an 8 unit condominium. Sale price adjusted
downward (-$200,000) for contributory value of improvements.

Date of photo: January 28, 2015
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Soil Map—Ocean County, New Jersey

Map Unit Legend

Ocean County, New Jersey (NJ029)
Map Unit Symbol Map Unit Name Acres in AOI Percent of AOI
USHOOB Urban land-Hooksan complex, 0.2 100.0%
2 to 10 percent slopes
Totals for Area of Interest ) 0.2 VVTOD.O%J

USDA
LA

Natural Resources
Conservation Service

Web Soll Survey

National Cooperative Soil Survey

11/6/2014
Page3of 3



Land Sale No, 2

Property Identification
Record ID

Highest & Best Use
Address

Block
Lot

Sale Data
Grantor

Grantee

Sale Date

Deed Book/Page
Property Rights
Conditions of Sale
Financing
Verification

Sale Price

249

Resort Commercial

217-219 Boardwalk, Seaside Heights Borough, Ocean County,
New Jersey

3.02

1

Charlene R. Gregory

Old Time Photo LLC

July 25, 2013

15610/1404

Fee Simple

Arms Length

Owner Financing ($543,399 @ 2%)
Attorney, Kim Pascarella Esq.

$943,399



Land Sale No. 2 (Cont.)

Cash Equivalent $619,599

Adjusted Price $619,599

Land Data

Zoning RR, Resort Recreational
Utilities E/T/W/G/S

Shape Rectangular

Land Size Information

Gross Land Size 0.100 Acres or 4,356 SF

Front Footage 40 ft Ocean Terrace

Indicators

Sale Price/Gross Acre $9,433,988 Actual or $6,195,990 Adjusted
Sale Price/Gross SF $216.57 Actual or $142.24 Adjusted
Remarks

Sale of a property with 40 f.f. along the boardwalk in Seaside Heights. The property includes 1
retail building consisting of 3,238 +/- s.f. Sale price adjusted downward (-$323,800 or $100/s.f.)
for the contributory value of the improvements. Negotiated arms length sale. Owner financing
was not represented to have an impact on the purchase price.

Date of photo: January 28, 2015
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Soil Map—OQOcean County, New Jersey

Map Unit Legend

Ocean County, New Jersey (NJ029)

Map Unit Symbol Map Unit Name Acres in AOI Percent of AOI
USHOOB Urban land-Hooksan complex, 0.2 100.0%
2 to 10 percent slapes
Totals for Area of Interest 0.2 100.0%
usDA  Natural Resources Web Soil Survey 1/26/2015
Conservation Service National Cooperative Soil Survey Page 3of 3



Property Identification
Record ID

Highest & Best Use
Address

Block
Lot

Sale Data
Grantor

Grantee

Sale Date

Deed Booli/Page
Property Rights
Conditions of Sale
Financing
Verification

Sale Price

Land Sale No. 3

243

Resort Commercial

1313 Ocean Terrace, Seaside Heights Borough, Ocean County,
New Jersey

57

4&5

Wayne & Karen Hopson
1309 Boardwalk LLC
November 22, 2013
15698/1311

Fee Simple

Arms Length

Cash

Public Records/Broker

$700,000




Land Sale No. 3 (Cont.)

Cash Equivalent $574,000

Adjusted Price $574,000

Land Data

Zoning RR, Resort Recreational
Utilities E/T/WIG/S

Shape Rectangular

Land Size Information

Gross Land Size 0.220 Acres or 9,583 SF

Front Footage 60 ft Ocean Terrace

Indicators

Sale Price/Gross Acre $3,181,818 Actual or $2,609,091 Adjusted
Sale Price/Gross SF $73.04 Actual or $59.90 Adjusted
Remarks

Sale of a property with 60 f.f. along the Boardwalk in Seaside Heights that was substantially
damaged by Super Storm Sandy. The property consists of a 3 unit multi-family dwelling as well
as a restaurant/retail shop. Both buildings needed renovation after the storm which was paid by
the buyers. Sale price adjusted downward (-$126,000 or $25/s.f.) for the contributory value of the
improvements,

Date of photo: January 28, 2015
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Soil Map—Ocean County, New Jersey

Map Unit Legend

Ocean County, New Jersey (NJ029)
Map Unit Symbol Map Unit Name Acres in AOI Percent of AOI
USHOOB Urban land-Hooksan complex, 0.2 100.0%
2 to 10 percent slopes
Totals for Area of Interest - 0.2 100.0%

Natural Resources

Conservation Service

Web Soil Survey

National Cooperative Soil Survey

11/6/2014
Page 3 of 3



Land Sale No. 4

Property Identification
Record ID

Highest & Best Use
Address

Block
Lot

Sale Data
Grantor

Grantee

Sale Date

Deed Book/Page
Property Rights
Conditions of Sale
Financing
Verification

Sale Price

244

Resort Commercial

1401-1419 Ocean Terrace, Seaside Heights Borough, Ocean
County, New Jersey

56

1,3,7&9

Thirty Five Land Corp.

AFMV LLC

September 16, 2014

15900/843

Fee Simple

Arms Length

Cash

Public Documents/Township/Buyer Rep

$2,000,000



Land Sale No. 4 (Cont.)

Cash Equivalent $2,000,000

Land Data

Zoning RR, Resort Recreational
Utilities E/T/W/G/S

Shape Rectangular

Land Size Information

Gross Land Size 0.753 Acres or 32,800 SF

Front Footage 200 ft Ocean Terrace; 165 ft Sampson Avenue;163 ft Carteret
Avenue

Indicators

Sale Price/Gross Acre $2,656,098

Sale Price/Gross SF $60.98

Remarks

Sale of a vacant site with 200 f.f. along the boardwalk in Seaside Heights. The property sold with
approvals for 30 condo units that were granted in 2004. Buyer has no intent on developing as
approved. These approvals are not considered to have had an impact on the purchase price.
Property is currently used as surface parking lot (paved).

Date of photo: January 22, 2015
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Soil Map—Ocean County, New Jersey

Map Unit Legend

Ocean County, New Jersey (NJ029)

Map Unit Symbol Map Unit Name Acres in AOIl Percent of AOI
USHOOB Urban land-Hooksan complex, 0.8 100.0%
2 to 10 percent slopes
Totals for Area of Interest 0.8 100.0%
usDA  Natural Resources Web Soil Survey 11/4/2014
USDA

===l Ccopservation Service

National Cooperalive Soil Survey

Page 3 of 3



Land Sale No. §

Property Identification

Record ID 247

Highest & Best Use Resort Commercial

Address Boardwalk (across Dupont Ave), Seaside Heights Borough,
Ocean County, New Jersey

Block 69

Lot 1,1.01 & 1.02

Sale Data

Grantor Bella Freeman Properties LLC

Grantee Current Listing

Sale Date November 06, 2014

Deed Book/Page Current Listing

Property Rights Fee Simple

Verification Public Records/MLS

Sale Price $12,000,000

Cash Equivalent $12,000,000



Land Sale No. 5 (Cont.)

Land Data

Zoning RR, Resort Recreational
Utilities E/T/W/G/S
Shape Irregular

Land Size Information

Gross Land Size 2.500 Acres or 108,900 SF
Front Footage 255 ft Ocean Terrace
Indicators

Sale Price/Gross Acre $4,800,000

Sale Price/Gross SF $110.19

Remarks

Current listing of a property that was formerly a section of Fun Town Pier in Seaside Heights.
The Pier suffered severe damage as result of Super Storm Sandy as well as a fire that destroyed
most of the property almost a year later. The site also has two riparian grants extending into the
Atlantic Ocean. Total site size is 8.60 acres. Land area, net of riparian, considered @ 2.50 acres.
Site has improved road frontage.

Date of photo: January 28, 2015



INSET
SANDS COMDOMMIILL™

{'EPF P)TS 141 27
1'230

|

<
—

s

EE R ]
H
i
§ ¢
g
0
=~
S T
——t
. P/l T
- SE
£
)
§0n
3 & =

7 it 2

ag— Lol E; LDZ :

§‘ PEE: 4N '_ff R RIF ]

” *E

.-; g

i lﬁ '

.5 =2

: H A

K _L = &s 7
R ATR -"’if[‘-] il
T ke sramr e

TAX MAP



TOPOGRAPHIC MAP




Borough

of Seaside Heights

FERGE
a0
-HE

@A

H

A ]

B

&
& ]

CATON[ST}

870

340389

.......

JOINS PANEL 0320 _

- 3
e e e e

anm.ﬂm-r. b .....r.

A7ay4 ZONE X

. SO e | : - .ﬁ.ﬂ g
ol L .”.l...'“, b I8 e 8 e

FLOOD MAP



WETLANDS MAP




€ Jo | abey Kanng |10s annesadoog [euonep 901A18S UONBAISSUOD

—
¥L0Z/9/L L Aamng [10g gapp $92IN0sS3Y [eInjeN  Vasn
PBSDM NBT BUCZ |WIN R 96pT  $RSOM :SRIRUIRIOND Sy JOjenmly) Gom suonselad delx
vz 09T 08 op 0
¥ - %.m. o 0z o1 0y ¥
i RS (.58 X, TT) 2deospuel i uo paqupd J) 9781 T oS dey m

020645 026648 0Tb6L5 Q0rGLS 06£645 082645 042648 0SEGLS 0SE6LS OvEGLS 0EE6LS 0ZE645 Q1E6L5

Q0EGLS 062645 0868

N.ZT 96 ofE | ! | N 2T 95 o6E
2 ‘
g
£
‘a g
£ 3 i =
bt 1 ~N
3 g
¥ =
-
: | »
= &
2 . =
f P 1 w
S 2
W [ N
- 8
g R
m iy \ -
& / f
/
B~ | &
S i R
/ S
£ /
N J |
b /4 +
_ 4 | &
m ln, o # \
2 p " | ®
Sy . Y 8
3 N _
~N_ s i Lk B
: o 8
[ AR g
WANEY o » 8
m Al - ..._. .-”1. *.‘.“r 2 2
48/ G
e £ ... N g
Wy
W R
N.ST 95 o6S W | - .ll._.;. . ..t..._! —— _ | . . B | M.ST 95 of6E
O¥645  OZB6LS  OTHGLS 0BE6LS  OBEGLS 9G4S OSEBLS  OVEG/S  OEEB/S  OZEBLS  OTEGS O0SBIS OS25/S OBZ6LS 0£2645
3 3
e ES
g g
2 Aasuar maN ‘funon ueaoQ—dey |10g =



€10z abed
PLOE/O/L L

Aaning log aaneradoos [euonen
Aamng llog gam

971AI9S UOEAIDSUOD
$92Un0s3y |esnjeN

"Juspiae 9g Aew sallepunoq yun dew jo

Bupiys Joulw awos ‘)nsal g sy "sdew asay; uo pade|dsip Ausbew
punaiByoeq ey} woy siagip Alqegoid pazyibip pue pajidwod

alam saul [10s sy} yoiym uo dew aseq Jayjo Jo ojoydoyuo ay)

L1L02

‘L AReN—L 10z ‘6L Jen  :paydeiBojoyd siem sebeuwll [euae (s)ajeq

*labie| 10
000°0S:1 s3[eos dewl 1o} (smajje aoeds se) pajaqe| ale syun dew jiog

Y102 g des ‘g| uoisiap
Rassar mapN ‘Aunog ueasn

‘Bjeq Baly AsAINg
‘ealy faang [log

‘Mmojaq paysy (s)arep uoisiaa au)
40 SE Bjep paylies SOUN-YASN 31 Woly pajelauab sijonpoid siy|

‘paunbal ale Bale 10 32UBISIP JO SUOHE|NI[ED

9jeindde alow Jl pasn ag pinoys ‘uonaalosd oluoo eale-gnba siaqpy
au} se yons ‘eale santesaud Jey; uoljoalold v “BalE pue aouB)sIp
SHojsip Jng adeys pue Uoida.Ip SaAasad Ysiym ‘uonasford
10IEDIAN G/ @) UO paseq e AaANg |10 I ay) woyy sdepy

(L58€'9Sdz) J01e0Uoly QOp,  WelSAS SjeuIpiao]
AoBepsnsaiurfannsiiosgamyidny  an Aemang 1105 gapn
20IMIAG UOREAIDSUOD S20JN0sSay [einjeN  dely Jo 92inog

“SjuaWalnNseaw
dew Joj 198Ys dew yoea uo 9jeIs Jeq 8y} uo A8l asea|d

"9[BOS P3|BIIP BI0W B 1B UMOYS Uaaq aABY PInod jeu; s|ios
Bunsenuod jo seale |lews ayy moys jou op sdew ay| Juawaoe|d
aull [10s yo Ageinooe pue Buiddew o |letap sl jo Buipuejsiapunsiw
asneo ued Buiddew jo ajeas sy} puodaq sdew Jo juswab.ejug

"9|e3s sy} Je pljea aq jou Aew deyy [10g Butuies

"000't72:L 1& peddew asam |Qy JnoA asuidwaes jey) skaains [losay)

NOILVINHOANI dVIN

Aydeibojoyy [euay

=

puneJByoeg
speoy (200
speoy Jolep
seinoy sn
sAemybiy ajeysieiu] Pt
sliey e ]

uonepodsues]

s|eue) pue sweang

o~

SaINjeay 19jep

saimead aur |eeds
BYIO

10ds 1944

jodg Auoyg Aep,
jodg Augig

ealy lodg

tlodgapos &
diig Jo aplg

&

”

&

aoypuIs

jodg papoJs Algsenesg =
jods Apues k.

jodg sulles =~

dooyng ¥aoy S

J9JEAA [EIUURIOY

JBJBAA SnoaLe||osIA
Airent) Jo auny =i
duiems 1o ystep
MOl4 BABT

lypueT

jods Alleaeig

iid [8aeiD)

uoissasdag pasoln

jodg Aein
Id mouog [
momolg (O
SaInjedd julod |e1vadg
sjuIog un dep jlog O
saurjun depy log weee

suoBAjod nun dep j1os =
sitos

(10V) 1581034 Jo Baly D
(10v) 1sa193u) 4o vasy

aN3O3T dVIN

Kasiap maN ‘Aunog uesao—depy log




Soil Map—Ocean County, New Jersey

Map Unit Legend

Ocean County, New Jersey (NJ029)
Map Unit Symbol Map Unit Name Acres in AOI Percent of AOI
HorsC Hooksan fine sand, 2 to 10 1.4 59.1%
percent slopes
USHOOB Urban land-Hooksan complex, 1.0 40.5%
2 to 10 percent slopes
WATER Water 0.0 0.4%
Totals for Area of Interest 2.4 100.0%
USDA Natural Resources Web Scil Survey 11/6/2014
=== Conservation Service National Cooperative Soil Survey Page 3 of 3
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Gogie Earth, Image Date 9/6/2013
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VIII. ADDITIONAL RELEVANT
DATA AND SUMMARIES
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Compensation Parcel Appraisal



January 30, 2015

APPRAISAL REPORT

Project: Green Acres Diversion
Casino Pier Land Exchange

Project Number: I/N/A

Owner: AFMV, LLC

Block 56, Lot(s) 1,3,7 & 9

1401-1419 Ocean Terrace

Seaside Heights Borough

Ocean County, New Jersey

0.75 acres or 32,800+ s.f.

As of: January 22, 2015

HIMA File: SSH-05.01

Prepared For:

Christopher J. Vaz'

Acting Borough Administrator
Borough of Seaside Heights
901 Boulevard

Seaside Heights, NJ 08751

Prepared By:

Henry J. Mancini, MAI, CRE®
691 Mill Creek Road, Unit 11
Manahawkin, NJ 08005



Henry J. Mancini & Associates, Inc.
Real Estate Appraisers & Consultants

January 30, 2015

Christopher J. Vaz

Acting Borough Administrator
Borough of Seaside Heights
901 Boulevard

Seaside Heights, NJ 08751

Re:  Project: Green Acres Diversion
Casino Pier Land Exchange
Owner: AFMV, LL.C
Block 56, Lot(s) 1,3, 7 & 9
1401-1419 Ocean Terrace
Seaside Heights Borough, Ocean County, NJ
0.75 acres or 32,800+ s.f.
HIMA File: SSH-05.01

Dear Mr. Vaz:

Pursuant to your request, I have prepared the attached Appraisal Report for purposes of
estimating the market value of the fee simple interest of the above captioned property. The
intended use of this report is to estimate the market value of the above-captioned property for a
potential land exchange or diversion for the Green Acres Program. The resulting final value
conclusion pertains to the parcel of land going into the Green Acres Program.

I have personally inspected the property and surrounding area. The accompanying self-contained
appraisal report, of which this letter is a part, describes in detail the methods of my appraisal and
includes data gathered in my investigation. The appraisal process and procedures undertaken to
estimate the market value of the subject are described in detail within the Scope of Work section

of the report.

I have accepted the boundaries as furnished me and have appraised the property as a whole
owned in fee simple ownership.

I assume no responsibility for matters that are legal in character nor do I render an opinion as to
the title.

This Appraisal Report has been completed consistent with Uniform Standards of Professional
Appraisal Practice (USPAP) of the Appraisal Foundation and consistent with the Code of
Professional Ethics and Standards of Professional Appraisal Practice of the Appraisal Institute.
The report is also consistent with Green Acres Appraisal Guidelines as well as consistent with a
Self Contained Report format as formerly defined by USPAP.

691 Mill Creek Road, Unit 11, Manahawkin, NJ 08050
Phone: (609) 978-9750 Fax: (609) 978-9180
e-mail: henry@hjmancini.com



Christopher J. Vaz, Borough of Seaside Heights
January 30, 2015
Page 2

The property owner was notified of the appraisal assignment by certified mail on October 29,
2014 and did not meet with the appraiser.

After a complete study and analysis of all information available, which I have deemed relevant in
this value estimate, it is my opinion that the market value of the fee simple interest as of January
22, 2015 is;

TWO MILLION DOLLARS

$2,000,000

Respectfully submitted,

HENRY J. MANCINI & ASSOCIATES

d General
Real Estate Appraiser RG00468

HIM/mh



Henry J. Mancini & Associates, Inc.
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Henry J. Mancini & Associates, Inc.

SUMMARY OF SALIENT FACTS AND CONCLUSIONS

PROPERTY:

PURPOSE OF REPORT:

INTEREST APPRAISED:

INTENDED USE/USERS:

DATE OF VALUE:

TYPE OF PROPERTY:

LAND:

IMPROVEMENTS:

HIGHEST AND BEST USE:

EXPOSURE TIME:

TAXES AND ASSESSMENT DATA:

Land Assessment:
Improvement Assessment:
Total:

Local Tax Rate: (2014)

ZONING:

AFMV, LLC

Block 56, Lot(s) 1,3,7 & 9

1401-1419 Ocean Terrace

Seaside Heights Borough, Ocean County, NJ

Estimate market value
Fee simple interest

The intended use of this appraisal is for Green
Acres diversion. This parcel represents the
intended parcel going into the Green Acres
Program in exchange for additional land area
valued under a separate report. The intended
users of this report are the Borough of Seaside
Heights, the New Jersey Department of
Environmental Protection Green Acres Program
and their duly authorized representatives.

January 22, 2015

Vacant Land

0.75 acres or 32,800+ s.f.

N/A

Resort Commercial Development

Less than one year

$1,974,400
0
$1,974,400
*Includes all blocks and lots

$2.040/$100 assessed for Lots 1, 3, and 5 (SD#1)
$1.955/$100 assessed for Lot 9

RR - Resort Recreational Zone (See Summary
in Addenda)

« T s



Henry J. Mancini & Associates, Inc.

Summary of Salient Facts and Conclusions (Cont’d)

VALUATION METHOD: Sales Comparison Approach
VALUE INDICATIONS:

Cost Approach: N/A

Sales Comparison Approach: $ 2,000,000

Income Capitalization Approach: N/A

FINAL VALUE ESTIMATE
(As of January 22, 2015)
$2,000,000



Henry J. Mancini & Associates, Inc.

IDENTIFICATION OF PROPERTY

The subject property is legally known as Block 56, Lot(s) 1, 3, 7 & 9 as shown on the official
tax map of Seaside Heights Borough, Ocean County, NJ.

The property is more commonly known as: Vacant Land
1401-1419 Ocean Terrace
Seaside Heights Borough, Ocean County, NJ

No title search or survey, unless specified, has been provided. The legal description
contained within represents the best available to the appraiser. It is assumed to be correct,
however, no implied warranties or legal opinions are rendered. The property has been
evaluated based upon descriptions as provided by the client and is subject to the Assumptions
and Limiting Conditions contained herein.

PURPOSE OF THE APPRAISAL

The purpose of the appraisal relating to the property as captioned above is to estimate the
market value of a fee simple interest in the subject as of January 22, 2015.

USE OF THE APPRAISAL

"The use of an appraisal is the manner in which a client employs the information contained in
an appraisal report." (Source: The Appraisal of Real Estate, Appraisal Institute, Fourteenth Edition, 2013)

The use of this appraisal is for Green Acres Diversion (Going in parcel).

INTENDED USERS

The intended users of this appraisal report are the client, the Borough of Seaside Heights, the
New Jersey Department of Environmental Protection Green Acres Program, and their duly
authorized representatives.

INSPECTION DATE

The subject property was inspected on January 22, 2015. The inspection was attended by
Henry Mancini. The property owner was notified and did not meet with the appraiser.



Henry J. Mancini & Associates, Inc.

SCOPE OF WORK

The purpose of this section is to identify the problem to be solved, determine the scope of
work necessary to develop a credible appraisal assignment and disclose this information
clearly for the reader of the report.

In this regard this appraisal is prepared to estimate the market value of the subject property as
defined herein.

We have identified the subject property as 1401-1419 Ocean Terrace, Block 56, and Lots 1,
3, 7 & 9, Seaside Heights Borough. The site represents vacant land. The Green Acres
project reference number is not available as of the writing of this report. This parcel
represents the intended parcel going into the Green Acres Program in exchange for additional
land area valued under a separate repott.

Within the appraisal process the subject property is personally inspected by Henry J. Mancini.
Property and market research is conducted on a primary basis. Analysis of development and
real estate market activity as well as the legal and physical characteristics of the subject
property are researched to the extent that a credible opinion of highest and best use can be
determined.

Recognizing that the analysis pertains to vacant land only the Sales Comparison Approach is
applied and considered to be the most appropriate valuation methodology for the subject
property. To this end available public resources are researched for purposes of collecting and
verifying market sales activity to be utilized in the Sales Comparison Approach to ultimately
form a credible opinion of value.

The appraisal report format is consistent with the requirements of Standards Rule 2-2 of the
Uniform Standards of the Uniform Standards of Professional Appraisal Practice (USPAP).
The report is in a narrative format and further consistent with the Guidelines and Standards of
the Green Acres Program which is required for the intended use of this appraisal. We note
that these guidelines would generally comply with a Self Contained report format as formerly
defined by USPAP.



Municipal Data Summary

Municipality: Seaside Heights
County: Ocean
Type: Borough
State: NJ
Land Area: 0.6 square miles
Demographics
Population: 1980: 1,802 2000: 3,155
1990: 2,366 2010: 2,887
Median Age: 36.2 yrs (2010)
Density: 4,811.66 (2010)
Average H/H Size: 2.10 (2010)
H/H Income: $33,380 (2010 median)*
Family Income: $39,688 (2010 median)*

Housing & Construction

Total Housing Units: 3,003 (2010)

Single-Family Units: 1,315 (2010)*

% Single Family Units: 4% . (2010)

Median Value - Single Family: $345,400  (2010)*

Median Rent: $1,054 (2010)*

Residential

Building Permits: 2010 4 2012 2
2011 0 2013 13

Municipal Taxes
General Tax Rate ** 2011 $1.471 2013 $1.825
(per $100 assessed): 2012 $1.499 2014 $1.955

** Does not include fire district or special improvenient rates, if applicable

2014 Equalization Ratio: 94.21%
Net Valuation Taxable (2014): $623,558,300

Source: 2000 & 2010 Census, NJ Municipal Data Book, Ocean County Planning Board
*Sonrce: U.S. Census Burean American Fact Finder - 2010 Estimate




Henry J. Mancini & Associates, Inc.

AREA/NEIGHBORHOOD DESCRIPTION-MARKET TREND ANALYSIS

The Borough of Seaside Heights is an oceanfront resort community located in the
northeastern section of Ocean County on a barrier island east of Toms River Township, New
Jersey.

The Borough comprises a total land area of 0.35 square miles, with an estimated 2010
population of 2,887 persons, reflecting a density of 8,249 persons per square mile. Seaside
Heights Borough attracts vacationers and area residents alike to the family-oriented
amusement and arcade areas along its beachfront boardwalk. The boardwalk extends along
the oceanfront through the entire borough.

The community is widely recognized as one of the premiere amusement attractions along the
“Jersey Shore” and continues to rank as one of the more visited summer tourist destinations
within the tri-state area.

As in other shore communities, tourism has been the mainstay of the local economy and will
in all likelihood continue in the future. The boardwalk amusement facilities, along with
motels, restaurants, marinas, and seashore industries have prospered for many years and are
expected to continue. As in the entire Borough, during the prime summer season the area is
heavily populated with seasonal residents, while during the winter months, many properties
are winterized until the following season.

The subject property is located toward the northern portion of the Borough of Seaside
Heights, along Ocean Terrace and the boardwalk between Sampson and Carteret Avenues.
Although directly along the boardwalk, we note that resort activity diminishes in the areas
along the boardwalk, north of Casino Pier.

We note that the area was substantially impacted by Super Storm Sandy which hit the region
on October 29, 2012. Seaside Heights represents one of the hardest hit communities along
the coastline. Many properties along the boardwalk received significant damage and/or were
completely destroyed. Over the past two years a rebuilding effort has been underway with a
replacement of the destroyed boardwalk and reconstruction/renovation of commercial
buildings. In addition, a fire occurred along the southern portion of the boardwalk in
September 2013, which destroyed more than 50 businesses.

Although market trends were disrupted by significant damage and devastation as a result of
Super Storm Sandy, reconstruction and development has been ongoing. A level of disruption
and uncertainty had been evident within the market however stabilization is occurring with
sales activity and economic conditions returning to a level of normalcy. The overall
anticipated outlook is considered to be positive. Prior to Super Storm Sandy the market had
been considered stabilized with some level of improvement from the economic downturn of
the mid to late 2000’s.



Henry J. Mancini & Associates, Inc.

DESCRIPTION OF APPRAISED PROPERTY

Site

Property Name:
Address:

Tax Block/Lot:
Municipality:
Size/Shape:

Frontage/Depth:

Topography/Physical:
Soils:

Restrictions/Easements:

Environmental Hazards/Conditions:

Road Improvements:

Utilities:

Local Zoning:

Zoning Compliance:

US Census Tract Number:

Green Acres Diversion

Casino Pier Land Exchange

1401-1419 Ocean Terrace

Block 56, Lot(s) 1,3,7 & 9

Seaside Heights Borough, Ocean County, NJ

0.75 acres or 32,800+ s.f./Rectangular

200+ f.f. along the boardwalk , 200+ f.f. along Ocean
Terrace, 166+ f.f. along Sampson Avenue and 163+ f.f.
along Carteret Avenue

Generally level/Improved parking lot

USHOOB (100%)

None noted No fitle policy was made available.

None noted
(See Assumptions and Limiting Conditions Item 8)

Ocean Terrace, Sampson and Carteret Avenues are
two-lane municipal roadways

Electric: Yes
Telephone: Yes
Gas: Yes
Water: Yes
Sewer: Yes

RR — Resort Recreational Zone (See summary in
Addenda)

The subject generally complies with the requirements
of the zone.

7280



Henry J. Mancini & Associates, Inc.

Description of Appraised Property (Cont’d)

Other Environmental Considerations:

CAFRA: Yes

Pinelands: No

Wetlands: No

Flood Hazard Designation: AE — Elevation 9 ft.
Flood Hazard Panel Number: 34029C0329F, 9/29/06

State Planning District:
KCS-Known Contaminated Sites:

Owner of Record:

Recent Transactional History:

Environmentally Sensitive Barrier Island

Included in the Addenda is a list of
known contaminated sites in Seaside
Heights Borough. There is no apparent
adverse effect on the subject location.

AFMV,LLC
800 Ocean Terrace
Seaside Heights, NJ 08751

Date: 9/16/14

Deed Book/Page: 15900/843

County: Ocean

Grantor: Thirty Five Land Corp.

Grantee: AFMV, LLC

Consideration: $2,000,000

Cash Equivalency: $2,000,000

Comments: We have considered this sale within the
Sales Comparison Approach

Date: 3/26/12

Deed Book/Page: 15198/1964

County: Ocean

Grantor: Paragon at Seaside Heights, LL.C

Grantee: Thirty Five Land Corp.

Consideration: $1,400,000

Cash Equivalency: $1,400,000

Comments: Sale was distressed




Henry J. Mancini & Associates, Inc.

Description of Appraised Property (Cont’d)

2014 Real Estate Assessment and Tax Data:

Land: $1,974,400

Improvements: 0

Total: $1,974,400
*Includes all blocks and lots

2014 Tax Rate: $2.040/$100 assessed for Lots 1, 3, and 5 (SD#1)
$1.955/$100 assessed for Lot 9

2014 Taxes: $39,945

County Equalization Ratio: 94.21% (Applicable to 2014 assessment)

Additional Information

The subject is an oceanfront property containing 0.75+ acres or 32,800+ s.f. The site is
located along the Seaside Heights Boardwalk and utilized as a parking lot.

The subject property was granted development approvals in 2004 for 30 condominium units.
These approvals are still in place via the Permit Extension Act. However, due to market
conditions the property was never developed. This use is not consistent with the highest and
best use of the property.



Henry J. Mancini & Associates, Inc.

HIGHEST AND BEST USE ANALYSIS

"The reasonably probable and legal use of vacant land or an improved property, which
is physically possible, appropriately supported, financially feasible, and that results in the
highest value. The four criteria the highest and best use must meet are legal permissibility,
physical possibility, financial feasibility, and maximum profitability." (Source: The Dictionary
of Real Estate Appraisal, Appraisal Institute, Fourth Edition, 2002)

Legally Permitted

The subject property is located in the RR - Resort Recreational Zone which generally permits
resort commercial uses including typical boardwalk attractions. To this end resort
commercial utilization is legally permitted.

Physically Possible

The subject property appears to be capable of accommodating resort commercial
development. Therefore, resort commercial development is physically possible.

Financially Feasible

As previously noted, we recognize some stabilization and improvement in the real estate
market. There appears to be sufficient demand in the market to warrant commercial
development consistent with the amusement attractions along the boardwalk. Therefore, the
most financially feasible utilization of the site is for resort commercial development. We
note the prior approvals on the subject property for condominium development. This class of
utilization has received limited demand within the market for an extended timeframe.
Therefore this class of use is not considered financially feasible. We note that the existing
utilization as a parking lot represents an appropriate interim utilization of the site.

Maximally Productive

Development of the site with a resort commercial utilization represents the most maximally
productive use for the subject property.

Conclusion
After considering all factors relevant to the concepts of Highest and Best Use, it is my

opinion that resort commercial development consistent with the RR Resort Commercial Zone
represents the Highest and Best Use for the subject property.

-10-



Henry J. Mancini & Associates, Inc.

APPRAISAL PROCESS

In order to estimate market value, I have given consideration to the three generally accepted
approaches to value which include the Cost Approach, Sales Comparison Approach and
Income Capitalization Approach.

Cost Approach

The cost approach is a set of procedures in which an appraiser derives a value indication by
estimating the current cost to reproduce or replace the existing structure, deducting for all
accrued depreciation in the property, and adding the estimated land value.

Sales Comparison Approach

The sales comparison approach is a set of procedures in which an appraiser derives a value
indication by comparing the property being appraised to similar properties that have been
sold recently, applying appropriate units of comparison, and making adjustments, based on
the elements of comparison, to the sales prices of the comparables.

Income Capitalization Approach

The income capitalization approach is a set of procedures in which an appraiser derives a
value indication for income-producing property by converting anticipated benefits into
property value. This conversion is accomplished either by 1) capitalizing a single year's
income expectancy or an annual average of several years' income expectancy or an annual
market-derived capitalization rate or a capitalization rate that reflects a specified income
pattern, return on investment, and change in the value of the investment; or 2) discounting the
annual cash flows for the holding period and the reversion at a specified yield rate.

Applicable Approaches

The Sales Comparison Approach is considered to be the most relevant approach to value
recognizing that the subject property represents vacant land.

- -



Henry J. Mancini & Associates, Inc.

SALES COMPARISON APPROACH

In the Sales Comparison Approach, market value is estimated by comparing the subject
property to similar properties that have recently sold, are listed for sale, or are under contract
(i.e., recently drawn up purchase offers accompanied by a cash or equivalent deposit). A
major premise of the Sales Comparison Approach is that the market value of a property is
directly related to the prices of comparable, competitive properties.

The comparative analysis performed in this approach focuses on similarities and differences
among properties and transactions that affect value. These may include differences in the
property rights appraised, the motivations of buyers and sellers, financing terms, market
conditions at the time of sale, size, location, physical features, and, if the properties produce
income, economic characteristics.

SALES ANALYSIS

An extensive search was conducted in and around the subject market area in an attempt to
locate and verify sales of properties similar to that of the subject. The sales selected in the
valuation of the subject are summarized on the following page.

The five (5) sales utilized for purposes of this appraisal occurred from January 2008 to
January 2015 with unit value ranges of $59.90 to $142.24/s.f.. An analysis of the sales, along
with comments of the adjustment sequence is presented on the following page.

Comparable Sale #1 is located in Seaside Heights. It sold for a consideration of $1,200,000
in June of 2008. The site was improved with two structures including a boardwalk stand and
seasonal multifamily unit. Recognizing this we have adjusted the total consideration
downward for the contributory value of the existing improvements. This has been estimated
at $200,000 resulting in an adjusted sale price, attributable to the land only, at $1,000,000.
The site is approximately 9,060 s.f. and reflects a price of $110.38/s.1.

Adjustments to this comparable sale include a downward adjustment for market conditions
recognizing changing market conditions since the date of the sale. We have also adjusted this
sale downward for location recognizing the superior location of the sale. Finally we have
made a downward adjustment for size recognizing the principles of economies of scale.

After all adjustments are applied a net adjusted unit value of $61.81/s.f. is reflected.

Comparable Sale #2 is located in Seaside Heights. It sold for a consideration of $943,399 in
July of 2013. However the site was improved with a resort commercial structure of
approximately 3,238 s.f. We have adjusted from the consideration an estimated contributory
value of the existing improvements. We have adjusted the overall sale price downward by
$323,800. This reflects a value attributable to the subject site only of $619,599. It is
approximately 4,356 s.f. and reflected a price of $142.24/s.1.

-12-



Henry J. Mancini & Associates, Inc.

Sales Analysis (Cont’d)

Adjustments to this comparable sale include a downward adjustment for location recognizing
the superior location of the sale. We have also applied a downward adjustment for size
recognizing the sales smaller size and the principles of economies of scale.

After all adjustments are applied a net adjusted unit value of $71.12/s.1. is reflected.

Comparable Sale #3 is located in Seaside Heights. It sold for a consideration of $700,000 in
November of 2013. However the site was improved with a resort commercial structure in
generally poor condition. We have adjusted from the consideration an estimated contributory
value of the existing improvements. We have adjusted the overall sale price downward by
$126,000. This reflects a value attributable to the subject site only of $574,000. It is
approximately 9,583 s.f. and reflected a price of $59.90/s.1.

The only adjustment applied to this sale is a downward adjustment for size recognizing the
sales smaller size when compared to the subject and the principles of economies of scale.

After all adjustments are applied a net adjusted unit value of $53.91/s.1. is reflected.

Comparable Sale #4 is a recent sale of the subject. It sold for a consideration of $2,000,000
in September of 2014. The site contains 32,800 s.f. and reflects a price of $60.98/s.f. We
have made no adjustments to the sale.

Comparable Sale #5 is located in Seaside Heights. It it a current listing offered for a
consideration of $12,000,000. It is approximately 108,900 s.f. and reflects a price of
$110.19/s.f.

Adjustments to this comparable sale include a downward adjustment for conditions of sale
recognizing the potential for negotiation of the listing price. We have also adjusted this sale
downward for location recognizing the superior location of the sale. We have made an
upward adjustment for size recognizing the sales larger size and the principles of economies
of scale. Lastly we have made an upward adjustment for physical characteristics. This
recognizes that this parcel will require additional site development costs due to its location
east of the boardwalk.

After all adjustments are applied a net adjusted unit value of $88.15/s.f. is reflected.

- 13-
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Sales Analysis (Cont’d)

Correlation of Comparable Sales Analysis

The value indications to the subject after analysis reflect a range of $53.91 to $88.15/s.f.
Although no single sale is considered conclusive of an applicable unit, the value range
reflects a unit value to the subject of $60.00/s.f. Recognizing this unit value we have
estimated the market value of the subject site at $2,000,000 (R)

32,800 s.f. @ $60.00/s.f. = $1,968,000

SAY, $2,000,000 (R)

-14-



LAND SALE ADJUSTMENT GRID

§3'es Comparison Analys’s

$ PerSF. of Land

HIMA Frs# SSH-05
Va'uztion Date 112212015
Interest Appratsed Fee Simple
No. Of Sa'ss: 5

VALUATION

RELEVANT UNIT OF COMPARISON: $ PER S.F. OF LAND

IDENTIFICATION SALE 1 SALE 2 SALE3 SALE 4 SALES

Comp# 245 Comp #. 249 Comp £ 243 Comp# 244 Comp # 247
Grankar. Harry V. La%o & Elzateth A Sta'ger Charizra R Gregory WWa s & Karen Hopson Thirty Fiva Land Corp. Be!a Freeman Pregertes LLC
Grandsa: Seven Amigos LLC @ Tima Photo LLC 1309 Boardea™ LLC AFMVLLC Current Listng
FlockLot 525 aen 5714&5 85,1379 €211,1.01,1.02
Address 1107 Ocean Terrace 217-219 Boardaa'c 1313 Ocean Terrece 1401-1419 Ocean Terrace Boardwa' (Across Dupont Ave)

Seasida He'ghts Bore/Ocean Courtytl)

Seas'da Helghts Bora/Ocsan County ™)

Seasidz He'ghts Bora'Ocezn County i)

Ssas’da Haights Boro/Ocean CountyMJ

Sess'da Heghts Boro/Ocean County M)

1394071052 1651011404 156881311 15200/243 Current Listing
$1,000,000 $619,599 $574,000 $2,000,000 $12,000,000
Jan-08 Jul-13 Hov-13 Sep-14 Jan-15
9,060 s.f. 4,356 s.f. 9,583 5. 32,800 108,900 s.f.
Unit Prics Unadistsd $110.38/sf. $142 24/s 1. $59.90/s.1. $60.88/s 1. $110.19/s 1,
ELEMENTS OF COMPARISON
Frapedy Rights Comveyed Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple
Adustment 0% 0% 0% 0% P
Adustsd Unt Prics $110.38/s 1. $142 2415 1. $59.90/s.f. $60.98/s f. $110.19'5 1.
Firancirg Terms Typs Mkt Type Mrkt Type Mrkt Type Mkt Type Mrkt
Adustrent 0% 0% 0% 0% %
Adusisd Unt Pree $110.38/5.1. $142.24/s 1. §$59.00/s f. £60.98/s 1. $110.19/s 1.
Cendfers of Sale Ams-Length Arms-Length Arms-Length Arms-Length Arms-Length
Adu 0% 0% 0% 0% -20% 0]
Adustad Ur Price $110.38/s.1. $142.24/s 1. $59.90/s.f. $60.93/s 1, $88.15/s 1.
Mzt Condtons Superior Similar Sinylar Similar Similar
JETL -20% @ 0% 0% 0% 0%
Baianced Urt Prics $88.30/s.1. $142.24/s 1. $59.90/s.f. $60.98/s 1. $88.15/s.1.
Lecation -20% )] -30% [e)] 0% 0% -30% @)
Szaseals -10% @ -20% 0 -10% %] 0% 20% )
Fhysical Charastasies 0% 0% 0% 0% 10% 5)
Totsl Adustmant -30% -50% -10% 0% 0%
Adjusted Urit Price $61.81/s.M, $7142s 1. $53.91/s.f. $60.98/s.1, $88.15/s 1.
Adjustment Comments
(1) Adjusts for negotiztion of the Fstng
(2) Adjusts for changng market condtions
(3) Recognizes sa'ss superics
(4) Economizs of sca'e
{5) Stewil require additional sia development costs
Range ] Median Average
Unadjusted
Unit Price $59.80/s 1. - $142 2415 1. $110.19/s.1. $96.74/s f.
Unit Price $59.90/s f, - $142.24/s 1. $88.15/s 1, £87.91/s 1.
Overall Adjusted
Unit Price $53.91/s1. - $88.15/s.f. $61.81/s.f. $67.19/sf,
$60.00/s.f.

FINAL UNIT VALUE INDICATED




Henry J. Mancini & Associates, Inc.

FINAL RECONCILIATION AND CONCLUSION

The indication of value, developed by the applicable approaches to value as analyzed within
this report, is as follows:

COST APPROACH N/A
SALES COMPARISON APPROACH $2,000,000
INCOME CAPITALIZATION APPROACH N/A

The approach utilized the most relevant market data available including the recent sale of the
subject. All adjustments were thoroughly analyzed and carefully applied. The approach is
considered a strong indicator of value and is well supported.

Therefore based upon the analysis contained herein it is my opinion that the subject property
has a market value, in the fee simple interest, as of January 22, 2015 estimated at:

$2,000,000
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Henry J. Mancini & Associates, Inc.

GENERAL DEFINITIONS

Definition of Market Value: Market value is defined as "The most probable price which a property
should bring in a competitive and open market under all conditions requisite to a fair sale, and the
buyer and seller each acting prudently and knowledgeably, and assuming the price is not affected by
undue stimulus. Implicit in this definition is the consummation of a sale as of a specified date and the
passing of title from seller to buyer under conditions whereby:

e Buyer and seller are typically motivated;

e Both parties are well informed or well advised, and acting in what they consider their best
interests;
A reasonable time is allowed for exposure in the open market;

e Payment is made in terms of cash in US dollars or in terms of financial arrangements
comparable thereto; and

o 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." (Source:
Uniform Standards of Professional Appraisal Practice, The Appraisal Foundation dated 2014-2015)

Definition of Fee Simple Estate: "An absolute ownership unencumbered by any other interest or
estate, subject only to the limitations imposed by the governmental powers of taxation, eminent
domain, police power, and escheat," (Source: The Appraisal of Real Estate. Fourteenth Edition, 2013)

Definition of Leased Fee Interest: A leased fee estate is "an ownership interest held by a landlord
with the rights of use and occupancy conveyed by lease to others. The rights of the lessor (the leased

fee owner) and the leased fee are specified by contract terms contained within the lease." (Source: The
Appraisal of Real Estate. Fourteenth Edition, 2013)

Definition of an Easement: An easement is "an interest in real property that transfers 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 accept conservation, open space, and preservation
easements on private property." (Source: The Appraisal of Real Estate, Fourteenth Edition, 2013)

Definition of Extraordinary Assumption: “An assumption, directly related to a specific assignment,

which, if found to be false, could alter the appraiser’s opinions or conclusions.” (Source: The Dictionary of
Real Estate Appraisal, Fourth Edition, 2002)

Definition of Hypothetical Condition: A hypothetical condition is “that which is contrary to what

exists but is supposed for the purpose of analysis™. (Source: The Dictionary of Real Estate Appraisal, Fourth
Edition, 2002)

. i



Henry J. Mancini & Associates, Inc.

ASSUMPTIONS AND LIMITING CONDITIONS

UNLESS OTHERWISE STATED, this report and/or appraisal is subject to the following
assumptions and limiting conditions:

1.

The appraiser has not examined into and does not pass upon the title to the property, nor
is it to be construed or implied that this report in any manner passes upon, counsels or
advises in matters legal in character.

The description of the premises as reported herein is in accordance with information
furnished by the client and accepted as correctly designating the boundary lines, but no
investigations or survey has been made of the same.

The property is appraised as a whole in fee simple, free of liens, mortgages, restrictions
of use or other encumbrances, leases, easements or other contracts running in favor or
against the property except as may be specified herein.

Information pertaining to data from which computations are based, including but not
limited to operating expenses, income and/or existing contracts, zoning regulations or
other use restrictions, boundary lines, engineering surveys and conditions not evident
upon surface inspection of the property, have been obtained from sources considered
reliable, accepted and reported herein as correct and authentic but not guaranteed.

The value herein applies only to the premises described. It is not to be employed in
making summation appraisals of said land and building or buildings which may be
placed thereon; nor is said value or any analysis thereof or any unit values thereby
derived to be construed as applicable to any other property, however similar.

The division of land and improvement values as reported herein is applicable only under
the program of utilization as discussed within the context of the report.

Possession of this report or any copy thereof does not carry with it the right of
publication, nor may it be used for any purpose other than as indicated in the appraisal.

Neither all nor any part of the contents of this report shall be conveyed to the public
through advertising, public relations, news, sales or other media, without the written
consent and approval of the author. The restrictions on publication include but are not
limited to: valuation, conclusions, identity of the appraiser or firm with which he is
connected, or any reference to the Appraisal Institute.

The appraiser is not to be required, by reason of this appraisal, to give testimony or
attendance in court in reference to the property appraised.

This report assumes that the property is fiee of all hazardous materials or toxic wastes.
The presence of hazardous materials or toxic wastes on the property can substantially
impact the value of the property. A variety of materials, including chemicals, metals and
minerals have been determined to be hazardous or toxic under local, state and/or federal
laws and regulations and can be required to be specially handled and removed from the
property at the expense of the property owner.
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Henry J. Mancini & Associates, Inc.

Assumptions and Limiting Conditions (Cont’d)

10.

1.

12.

13,

If applicable, certain materials which may have been used in the construction of the
premises or in building components may be hazardous. Asbestos, for example can be
hazardous and has been included in a number of building components such as
fireproofing, insulation, linoleum, floor tiles, ceiling panels and acoustical ceiling
coatings.

The appraiser is not experienced in identifying potential toxic waste and hazardous
material problems nor estimating the cost of resolving such problems. In order to
identify the nature and extent, if any, of the toxic waste and hazardous material problems
on the property, the appropriate experts should be selected and retained.

The opinions expressed herein are subject to and contingent upon compliance of the
property to environmental laws and regulations, where applicable, that may be within
the jurisdiction of any federal, state, county or municipal authorities, agencies or sub-
divisions therein.

The valuations discussed herein are subject to and contingent upon any claims or rights
of the United States of America or the jurisdictional state as it would relate to lands
flowed by tides, tributary rivers or other water bodies therein.

The property is appraised and value conclusions are set forth under the assumption
that the land utilization or opinions of highest and best use comply with all laws,
regulations and statutes that would affect the utilization of said property including but
not limited to zoning, licensing, permitting and environmental, whether within the
jurisdiction of federal, state, county or municipal authority.

This appraisal is made with the understanding that the subject can obtain, if
applicable, a negative declaration from the New Jersey Department of Environmental
Protection (NJDEP) pursuant to the regulations and requirements of the
Environmental Cleanup Responsibility Act of 1983 (ECRA), as amended including
the Industrial Site Recovery Act (ISRA) amendments of June 16, 1993. These Acts
require as a pre-condition of any cessation of operation or the transfer of real property,
which used or stored regulated hazardous substances, the testing, cleanup and disposal
of any such material. The appraiser is not qualified to determine the existence of any
such hazardous material and therefore, has expressed a value of the subject property as
if free and clear of any such substances.

The appraiser has not been apprised or is qualified to ascertain the existence of radon, a
radioactive gas which occurs naturally in the soil of certain identified areas. This gas in
concentrated form has been shown to be detrimental and its existence could create a
negative impact on value. The value estimate assumes the subject is free and clear of
radon gas.
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Henry J. Mancini & Associates, Inc.

Assumptions and Limiting Conditions (Cont’d)

14,  The Americans with Disabilities Act (ADA), relating to public accommodations and
commercial facilities, became effective 1/26/92. The appraiser has not made a specific
compliance survey and analysis to determine whether or not any improvements are in
conformity with the various detailed requirements of the ADA. It is possible that a
compliance survey, together with a detailed analysis of the requirements of the ADA,
could reveal non-compliance with one or more of the requirements of the Act. If so, this
fact could have a negative effect upon value. Since the appraiser has no direct evidence
relating to this issue, he did not consider possible non-compliance with the requirements
of ADA in his estimation of value.

SPECIAL NOTE:

If investigations or special studies (including but not limited to legal, engineering, chemical
or others) are completed by qualified individuals and reveal facts contrary to the assumptions
and limiting conditions as set forth above that were not known or conveyed to the appraiser
as of the date of this report, the appraiser should be apprised of such information to obtain an
opinion as to the effect, if any, on the value estimate.

Other assignment specific assumptions may be described within the body of this report
which impact on the value conclusion.
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Henry J. Mancini & Associates, Inc.

CERTIFICATION OF APPRAISAL ASSIGNMENTS

The subject property of this appraisal report is known as Block 56, Lot(s) 1, 3, 7 & 9 as
shown on the official tax map of Seaside Heights Borough, Ocean County, NJ.

I certify that, to the best of my knowledge and belief,...

a) The statements of fact contained in this report are true and correct to the best of
the appraiser’s knowledge and are not misrepresented in any way.

b) The reported analyses, opinions and conclusions are limited only by the reported
assumptions and limiting conditions, and are my personal, unbiased professional
analyses, opinions and conclusions.

c) I have no present or prospective interest in the property that is the subject of this
report and I have no personal interest or bias with the respect to the parties
involved. I have performed no services, as an appraiser or in any other capacity,
regarding the property that is the subject of this report within the three-year period
immediately preceding acceptance of this assignment.

d) My compensation is not contingent upon the reporting of a predetermined value or
direction in value that favors the cause of the client, the amount of the value
estimate, the attainment of a stipulated result, or the occurrence of a subsequent
event, The appraisal assignment was not based on a requested minimum
valuation, a specific valuation, or the approval of a loan.

e) My analyses, opinion, and conclusions were developed and this report has been
prepared in conformity with the requirements of the Uniform Standards of
Professional Appraisal Practice (USPAP) of the Appraisal Foundation and
consistent with the Code of Professional Ethics and Standards of Professional
Appraisal Practice or the Appraisal Institute.

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

g) As of the date of this report, I, Henry J. Mancini, MAI, CRE® have completed the
continuing education program for designated members of the Appraisal Institute.

h) I have made a personal inspection of the property that is the subject of this report
on January 22, 2015. (If more than one person signs this report, the certifications
clearly specify which individuals did and which individuals did not make a
personal inspection of the appraised property.)

i) Mary Ellen Keefe and James Mancini have provided research assistance under the
direct supervision of the person signing this certification.
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Henry J. Mancini & Associates, Inc.

Certification of Appraisal Assignments (Cont’d)

j) No one other than the person or persons signing this report prepared the analyses,
conclusions and opinions concerning real estate that are set forth in this appraisal.

The conclusions as contained in this report express my opinion of the market value of the fee
simple interest in the above captioned property as of January 22, 2015 at $2,000,000.

74

enry Mén i, MATC ®
NIJ State Certified Genelal Real
Estate Applalser RG00468

=P



Henry J. Mancini & Associates, Inc.

HENRY J. MANCINI, MAI, CRE®
QUALIFICATIONS

Experience:
President — Henry J. Mancini & Associates, Inc. A real estate appraisal and consulting firm providing real
estate advisory services throughout New Jersey for a wide variety of property classes with a special
emphasis on eminent domain/condemnation, ad valorem tax valuation and open space/preservation
valuation.

Prior to the formation of Henry J. Mancini, Associates, Inc. Mr. Mancini was a Partner in Integra Realty
Resources, Inc./Atlantic Coast Realty Advisory Group and most recently Director of Government Services.
With a tenure of 15 years (1987-2002) at IRR/ACRAG he provided real estate appraisal and consulting
services for a broad range of property classes with extensive experience with eminent
domain/condemnation, ad valorem tax valuation and open space/preservation valuation.

His position as Director of Government Services included the management, valuation and follow up
support, including expert testimony, on multi-parcel condemnation projects throughout central and southern

New Jersey.

Prior to his employment with IRR/ACRAG he was with the firm of Mancini and Montague, a real estate
appraisal and consulting firm, from April, 1986 through October, 1987 as an Associate Appraiser.

In addition to his appraisal experience, he also has been involved in real estate sales and leasing, of both
residential and commercial properties.

As of this date, Henry J. Mancini, MAI, CRE® has completed the requirements of the continuing education
program of the Appraisal Institute and the New Jersey Real Estate Appraisal Boards.

Professional Activities:

Member: Appraisal Institute (formerly American Institute of Real Estate Appraisers)
Member: The Counselors of Real Estate
Member: International Right-of-Way Association

Realtor Associate: National Association of Realtors & Ocean County Board of Realtors

State Licenses:
Certified General Real Estate Appraiser #RG00468, New Jersey (Expires 12/31/15)
Licensed Real Estate Salesperson, State of New Jersey since 1987

Professional Education:
Glassboro State College, Glassboro, NJ 1984-1985
Ocean County College, Toms River, NJ 1985-1987
Stockton State College, Pomona, NJ 1989-1990

Completed Real Estate Appraisal Courses sponsored by the:
American Institute of Real Estate Appraisers (AIREA)
Standards of professional Practice (SPP)

Real Estate Appraisal Principle (Course 1A 1-Challenge)
Capitalization Theory and Techniques (Course 1 B-A & 1 B-B)
Appraisal Institute (1991+)

Case Studies in Real Estate Valuation (Course 2-1)

Report Writing and Valuation Analysis (Course 2-2)

Numerous additional Real Estate Appraisal Courses, Lectures, Seminars and Workshops sponsored by:
Appraisal Institute; Society of Real Estate Appraisers, National Association of Independent Fee Appraisers;
New Jersey Association of Realtors, and state and local agencies.

Qualified Before Courts and Administrative Bodies:
United States Bankruptcy Court; Superior Court of the State of New Jersey; Tax Court of the State of New
Jersey; Commission Level Condemnation Hearings; County Tax and Municipal Zoning Boards.
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ADDENDA

Section # of Sheets
L PROPERTY MAPS AND PROPERTY DATA 7
I1. ZONING AND REGULATORY REQUIREMENTS 10
I1L COST DATA N/A
V. LAND SALES 46
V. IMPROVED SALES N/A
VL LEASES N/A
VIL SUBJECT PHOTOGRAPHS 4
VIIL ADDITIONAL RELEVANT DATA AND SUMMARIES 5
SPECIAL CONDITIONS

Supplemental information and relevant data are included in this Addenda as deemed appropriate by
the appraiser. The listed sectionalization is provided for the reader's convenience. Sections noted as
"N/A" are deemed not relevant to the appraisal opinions expressed or have been included within the
narrative portions of this report.

At the appraiser's discretion or based upon practical consideration, additional information may be
contained within his business files or computer system relating to this report.
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Soil Map—Qcean County, New Jersey

Map Unit Legend

QOcean County, New Jersey (NJ029)

Map Unit Symbol Map Unit Name Acres in AOI Percent of AOI
USHOOB Urban land-Hooksan complex, 0.8 100.0%
2 to 10 percent slopes
Totals for Area of Interest 0.8 100.0%
UspA  Natural Resources Web Soil Survey 11/4/12014

== Cgnservation Service National Cooperative Soil Survey Page 3 0of 3
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Borough of Seaside Heights, NI Page 1 of 2

Borough of Seaside Heights, NJ
Thursday, October 9, 2014

Chapter 246. ZONING AND LAND USE

Article V. Zoning

§ 246-35. Zoning Map.

The boundaries of each of the created zones are hereby established as shown on a map prepared
for the Borough of Seaside Heights by Birdsall Engineering, and entitled the “Zoning Map in
Conformance with the Comprehensive Master Plan of the Borough of Seaside Heights,” and which
is attached hereto and made a part of this Zoning Ordinance.

§ 246-40, Resort Recreational Zone.

A.  Within the Resort Recreational Zone, no building or structure shall be used and no building or
structure shall be erected which is intended or designed to be used, in whole or in part, for
any industrial or manufacturing purpose or for any other than the following specified
purposes:

[Amended 12-20-2006 by Ord. No. 06-21; 12-17-2008 by Ord. No. 08-17]

Q)

@

®
(4)

5)

(6)
@

Any uses specified in § 246-36 as permitted and as regulated in the Residential Zone and
also any uses specified as permitted and as regulated in the Retail Business Zone.

Carousels, roller coasters, merry-go-rounds, Ferris wheels or other mechanical rides,
miniature golf courses, exhibits and any other amusement games, devices or rides.

Games of chance and other forms commonly played by individuals for enjoyment.

Mechanical rides, provided that the same are approved by the New Jersey Department
of Labor and Industry.

Nonmechanical rides and other forms of entertainment, such as but not limited to water
slides, skateboards tracks and miniature golf courses.

Parking lots.

Restaurants, and taverns and bars which have restaurant facilities on-premises and
whose primary purpose is to regularly and principally provide restaurant meals to the
public as an integral part of their operation, and nightclubs with dancing and
entertainment, but only as an incidental part of the restaurant operation.

http://www.ecode360.com/print/SE1678?guid=11353396,11353492 10/9/2014



Borough of Seaside Heights, NJ Page 2 of 2
(8) Retail stores which are primarily oriented to boardwalk activities.
(9) Parks and playgrounds.

(10) Rooming houses on a minimum lot size of 40 feet by 100 feet; lot area per unit: 500
square feet.

B. Description of Zone. The following described lands of the Borough of Seaside Heights are to
be included within the Resort Recreational Zone:

(1) Lot Nos. 1through 10 in Block No. 2.02.
(2) Lot Nos. 1 through 10 in Block No. 3.02.
(3) Lot Nos. 1 through 10 in Block No. 4.02.
(4) Lot Nos.1through 10 in Block No. 5.02.
(5) Lot Nos. 1through 10 in Block No. 6.02.
(6) Lot Nos.1through 10 in Block No. 7.02.
(7) Lot Nos. 1through 10 in Block No. 8.02.
(8) Lot Nos. 1 through 58 in Block No. 33.01, 33.02, and 33.03.

(9) Alllots in Block Nos. 55, 56, 57, 58, 59, 60, 61 and 69.
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Borough of Seaside Heights, NJ
Thursday, October 9, 2014

Chapter 246. ZONING AND LAND USE

Article V. Zoning
§ 246-36. Residential Zone.

A.  Permitted uses. Within the Residential Zone, no building or structure shall be used and no
building or structure shall be erected which is intended or designed to be used, in whole or in
part, for any industrial, manufacturing, trade or commercial purpose or for any other than
the following specified purposes:

[Amended 6-7-2000 by Ord. No. 2000-11; 12-20-2006 by Ord. No. 06-21]

(1)  Single, two-family and multifamily residential dwelling units and accessory buildings and
uses normally auxiliary thereto, but not including hotels, motels or rooming house units.

(2) Offices and buildings of professional persons, such as, but not limited to, physicians,
dentists, engineers, lawyers, accountants and architects.

(3) Public parks and playgrounds.
(4) Churches, public and parochial schools and public buildings.
(5) Parking lots.

B. Conditional uses by permit.

(1) Inaddition to the above-described permitted uses, there shall be permitted in this zone
uses of the following nature or necessary accessories to the above-described permitted
uses upon obtaining a conditional use permit, subject to such standards and regulations
which might reasonably be adopted in order to protect the life, safety and welfare of the
public and adjoining residences:

(@) Marine commercial service uses.
[1] Marine commercial service uses consisting of the following;
[a] Dockage.
[b] Boat hauling.

[c] Automobile parking areas.

http://ecode360.com/print/SE1678?guid=11353397 10/9/2014
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[d] Marine gasoline stations on docks or bulkheads.
[e] Offices for marine surveyors, brokers and insurers.

[f] Outside storage of boats, but no other outside storage of any kind shall
be permitted.

[g] Uses similar in character to the above upon a finding to that effect by the
Land Use Board.

[2] Special regulations for conditional marine service uses. Within the Residential
Zone, no marine commercial service use, structure, storage facility, inventory,
equipment, automobile parking area or like principal or accessory marine
commercial use shall be permitted beyond a distance greater than 500 feet
from the nearest frontage along Barnegat Bay.

(2) The minimum allowable size of property upon which development may occur within the
Residential Zone, in order to protect life and limb, is:
[Amended 12-20-2006 by Ord. No. 06-21; 12-16-2009 by Ord. No. 09-12]

(@) For single-family dwellings:
[1] Lot area: 2,000 square feet.
[2] Lot frontage: 20 feet.
(b) For multi-family dwellings:
[1] Lot area per unit: 1,200 square feet.
[2] Lot frontage: 20 feet.

C. Description of Zone. The following described lands of the Borough of Seaside Heights are to
be included in the Residential Zone:

(1) All those lands lying west of Ocean Terrace and 100 feet east of the Boulevard running
from the center line of Hiering Avenue to the center line of Sherman Avenue.

(2) All of the lands lying from 100 feet west of Ocean Terrace to 100 feet east of the
Boulevard and extending from the center line of Grant Avenue southerly to 100 feet
from the southerly right-of-way line of Blaine Avenue.

(3) All those lands lying 100 feet west of Ocean Terrace to a point 100 feet east of the
Boulevard and running from the southerly Borough line in a northerly direction to a line
100 feet north of Webster Avenue.

(4) Alllands lying between a point 100 feet east of the right-of-way of Central Avenue and
100 feet west of the right-of-way of the Boulevard from the northerly Borough line
southerly to Grant Avenue.
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(5) Alllands lying 100 feet east of Central Avenue and 100 feet west of the Boulevard from
the southerly Borough line northerly to a point 100 feet north of Franklin Avenue.

(6) All odd-numbered lots in Lot Nos. 7 through 35 in Block No. 21.
(7) All odd-numbered lots in Lot Nos. 1 through 31 and 32, 33 and 34 in Block No. 29.

(8) All of the lots in Block Nos. 30, 31, 70, 71 and 72.
[Amended 6-17-1998 by Ord. No. 98-21]

(9) Lot Nos.1 through 5in Block No. 62.
(10) Lot Nos. 5 through 10 in Block No. 66.

(11) Lot Nos. 1 through 10 in Block No. 67.
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Borough of Seaside Heights, NJ
Thursday, October 9, 2014

Chapter 246. ZONING AND LAND USE
Article V. Zoning
§ 246-39. Retail Business Zone.

A.  Within the Retail Business Zone, no building or structure shall be used and no building shall
be erected which is intended or designed to be used, in whole or in part, for any industrial or
manufacturing purposes or for any other than the following specified purposes:

[Amended 12-20-2006 by Ord. No. 06-21; 12-17-2008 by Ord. No. 08-17]

(1) Any uses specified in § 246-36 as permitted and regulated in the Residential Zone.

(2) Retail establishments where goods are sold or personal services are rendered to the
general public and which, by reason of the size of the establishment, the nature of the
goods sold or services rendered and the scale, nature and character of the activity and
facility, clearly relate to serving the convenience of the local community. Examples are
banks, bakeshops, bookstores, pharmacies, gift shops, clothing and accessories shops,
yard goods shops, delicatessens, barbershops or beauty shops, lawyers’ offices, income
tax service offices, automobile service stations, snack shops and other such uses.

(3) Offices of public utilities and dial or switching equipment buildings.

(4) Municipal buildings and other governmental and/or public uses, but not including
warehouses, workshops, garages or other such uses or activities.

(5) Offices and buildings of professional persons, such as but not limited to physicians,
dentists, engineers, lawyers, accountants and architects.

(6) Contractors’and builders’ offices.
(7) Clubs, lodges, association buildings, meeting rooms and halls.

(8) Restaurants, and taverns and bars which have restaurant facilities on-premises and
whose primary purpose is to regularly and principally provide restaurant meals to the
public as an integral part of their operation.

(9) Bus terminals.
(10) Miniature golf concessions.
(11) Marine sales offices.

http://ecode360.com/print/SE16787guid=11353459 10/9/2014



Borough of Seaside Heights, NJ Page 2 of 3
(12) Hobby shops, inclusive of tracks and other related amenities.
(13) Hotels and motels.

B.  No heavy manufacturing of any nature shall be permitted in said zone, and no outdoor
storage of goods or materials shall be permitted. In no event shall storage of objectionable
materials be permitted, including bottled fuel or the operation of any activity from which
would emanate objectionable noise, smell, smoke, dust, glare or effluent which may adversely
affect or impair the normal use of any property located in any zone.

C.  Any use not enumerated is not permitted.

D. Lot standards; landscaping.
[Amended 12-17-2008 by Ord. No. 08-17]

(1) The minimum lots standards for retail business areas shall be:
(@) Lot area: 4,000 square feet.
(b) Lot frontage: 40 feet.
(c) For hotel and motel units, lot area per unit: 500 square feet.

(2) Landscaping shall be provided where possible along street and lot lines. Where a
commercial use abuts a Residential Zone, a solid landscaped screen of trees or hedge-
type material not less than four feet high shall be planted and maintained.

E.  Description of Zone. The following described lands of the Borough of Seaside Heights are to
be included within the Retail Business Zone:

(1) Beginning at the center line of Grant Avenue, at Ocean Terrace, southerly to Porter
Avenue, including all lands between Ocean Terrace and a line 100 feet west of the right-
of-way of Ocean Terrace.

(2) All Block Nos. 13, 14.01, 14.02, 15, 16 and 77.

(3) Lot Nos. 11,13, 15, 17, 19, 21, 23 and 25 in Block No. 12.
(4) All even-numbered lots in Block No. 21.

(5) All odd-numbered lots in Block No. 20.

(6) Lot Nos.2,4,6,8,10,12,14, 16,18, 20, 22, 24, 26, 28, 30, 33, 34, 35, 36 and 37 in Block No.
29.

(7) LotNos.1,3,5,7,9,1,13, 15,17, 19, 21, 23, 25, 27, 29 and 31 through 34 in Block No. 28.

(8) Alllots 100 feet either side of the right-of-way line of Sumner Avenue between Ocean
Terrace and the Boulevard in Block Nos. 6.01 and 7.01.

(9) Lot Nos. 59 through 68 in Block No. 33.01.
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(10) All lots situated within 100 feet of the right-of-way of the Boulevard and Central Avenue
from Porter Avenue northerly to the Dover Township line.
Editor’s Note: Former Subsections F through J, all of which immediately followed this
subsection and were added 8-7-2002 by Ord. No. 2002-18, were repealed 12-20-2006 by Ord.
No. 06-21. These subsections all provided regulations for buildings located on the boulevard or
for buildings located on properties between the south side of Grant Avenue and the north side
of Porter Avenue. ‘
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Property Identification

Record ID
Highest & Best Use
Address

Block
Lot

Sale Data
Grantor

Grantee

Sale Date

Deed Bool/Page
Property Rights
Conditions of Sale
Financing
Verification

Sale Price
Cash Equivalent

Land Sale No. 1

245

Resort Commercial

1107 Ocean Terrace, Seaside Heights Borough, Ocean County,
New Jersey

59

5

Harry W. Lafko & Elizabeth A. Staiger
Seven Amigos LLC

January 18, 2008

13940/1062

Fee Simple

Arms Length

Cash

Attorney, Kim Pascarella Esq.

$1,200,000
$1,000,000



Land Sale No. 1 (Cont.)

Adjusted Price $1,000,000

Land Data

Zoning RR, Resort Recreational

Utilities E/T/W/G/S

Shape Rectangular

Land Size Information

Gross Land Size 0.208 Acres or 9,060 SF

Front Footage 60 ft Ocean Terrace

Indicators

Sale Price/Gross Acre $5,769,536 Actual or $4,807,947 Adjusted
Sale Price/Gross SF $132.45 Actual or $110.38 Adjusted
Remarks

Sale of a property with 60 f.f. along the boardwalk in Seaside Heights. There are two buildings on
the property, one is a seasonal multi-family unit and the other is boardwalk stands. The buyer
plans on replacing the existing multi family unit with an 8 unit condominium, Sale price adjusted
downward (-$200,000) for contributory value of improvements.

Date of photo: January 28, 2015
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Soil Map—QOcean County, New Jersey

Map Unit Legend

Ocean County, New Jersey (NJ029)

Map Unit Symbol

Map Unit Name

Acres In AOI

Percent of AOI

Conservation Service

National Cooperative Soil Survey

USHOOB Urban land-Hooksan complex, 0.2 100.0%
2 to 10 percent slopes
Totals for Area of Interest 0.2 100.0%
—
USDA Natural Resources Web Soil Survey 11/6/2014
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Land Sale No. 2

Property Identification

Record ID 249

Highest & Best Use Resort Commercial

Address 217-219 Boardwalk, Seaside Heights Borough, Ocean County,
New Jersey

Block 3.02

Lot 1

Sale Data

Grantor Charlene R. Gregory

Grantee Old Time Photo LL.C

Sale Date July 25, 2013

Deed Book/Page 15610/1404

Property Rights Fee Simple

Conditions of Sale Arms Length

Financing Owner Financing ($543,399 @ 2%)

Verification Attorney, Kim Pascarella Esq.

Sale Price $943,399



Land Sale No. 2 (Cont.)

Cash Equivalent $619,599

Adjusted Price $619,599

Land Data

Zoning RR, Resort Recreational
Utilities E/T/W/G/S

Shape Rectangular

Land Size Information

Gross Land Size 0.100 Acres or 4,356 SF

Front Footage 40 ft Ocean Terrace

Indicators

Sale Price/Gross Acre $9,433,988 Actual or $6,195,990 Adjusted
Sale Price/Gross SF $216.57 Actual or $142.24 Adjusted
Remarks

Sale of a property with 40 f.f. along the boardwalk in Seaside Heights. The property includes 1
retail building consisting of 3,238 +/- s.f. Sale price adjusted downward (-$323,800 or $100/s.1f.)
for the contributory value of the improvements. Negotiated arms length sale. Owner financing
was not represented to have an impact on the purchase price.

Date of photo: January 28, 2015
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Soil Map—Ocean County, New Jersey

Map Unit Legend

Ocean Countly, New Jersey (NJ029)
Map Unit Symhol Map Unit Name Acres In AOI Percent of AOI
USHOOB Urban land-Hooksan complex, 0.2 100.0%
2 to 10 percent slopes

Totals for Area of Interest 0.2 100.0%

il
UsDA  Natural Resources Web Soil Survey 1/26/2015
Conservation Service National Cooperative Soil Survey Page 3 of 3



Land Sale No. 3

Property Identification

Record ID 243

Highest & Best Use Resort Commercial

Address 1313 Ocean Terrace, Seaside Heights Borough, Ocean County,
New Jersey

Block 57

Lot 4&5

Sale Data

Grantor Wayne & Karen Hopson

Grantee 1309 Boardwalk LL.C

Sale Date November 22, 2013

Deed Book/Page 15698/1311

Property Rights Fee Simple

Conditions of Sale Arms Length

Financing Cash

Verification Public Records/Broker

Sale Price $700,000



Land Sale No. 3 (Cont.)

Cash Equivalent $574,000

Adjusted Price $574,000

Land Data

Zoning RR, Resort Recreational
Utilities E/T/WIG/S

Shape Rectangular

Land Size Information

Gross Land Size 0.220 Acres or 9,583 SF

Front Footage 60 ft Ocean Terrace

Indicators

Sale Price/Gross Acre $3,181,818 Actual or $2,609,091 Adjusted
Sale Price/Gross SF $73.04 Actual or $59.90 Adjusted
Remarks

Sale of a property with 60 f.f. along the Boardwalk in Seaside Heights that was substantially
damaged by Super Storm Sandy. The property consists of a 3 unit multi-family dwelling as well
as a restaurant/retail shop. Both buildings needed renovation after the storm which was paid by
the buyers. Sale price adjusted downward (-$126,000 or $25/s.f.) for the contributory value of the
improvements.

Date of photo: January 28, 2015
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Soil Map—Ocean Counly, New Jersey

Map Unit Legend

Ocean County, New Jersey (NJ029)

Map Unit Symbol

Map Unit Name

Acres in AOI Percent of AOI
USHOOB Urban land-Hooksan complex, 0.2 100.0%
2 to 10 percent slopes
Totals for Area of Interest 0.2

100.%

T

Natural Resources
Conservation Service

Web Soil Survey

Naticnal Cooperative Soil Survey

11/6/2014
Page 3 of 3



Land Sale No. 4

Property Identification

Record ID 244

Highest & Best Use Resort Commercial

Address 1401-1419 Ocean Terrace, Seaside Heights Borough, Ocean
County, New Jersey

Block 56

Lot 1,3,7&9

Sale Data

Grantor Thirty Five Land Corp.

Grantee AFMV LLC

Sale Date September 16, 2014

Deed Book/Page 15900/843

Property Rights Fee Simple

Conditions of Sale Arms Length

Financing Cash

Verification Public Documents/Township/Buyer Rep

Sale Price $2,000,000



Land Sale No. 4 (Cont.)

Cash Equivalent $2,000,000

Land Data

Zoning RR, Resort Recreational
Utilities E/T/W/G/S

Shape Rectangular

Land Size Information

Gross Land Size 0.753 Acres or 32,800 SF

Front Footage 200 ft Ocean Terrace;165 ft Sampson Avenue;163 ft Carteret
Avenue

Indicators

Sale Price/Gross Acre $2,656,098

Sale Price/Gross SF $60.98

Remarks

Sale of a vacant site with 200 f.f. along the boardwalk in Seaside Heights. The property sold with
approvals for 30 condo units that were granted in 2004. Buyer has no intent on developing as
approved. These approvals are not considered to have had an impact on the purchase price.
Property is currently used as surface parking lot (paved).

Date of photo: January 22, 2015
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Soil Map—Ocean County, New Jersey

Map Unit Legend

Ocean County, New Jersey (NJ029)
Map Unit Symbol Map Unit Name Acres in AOI Percent of AOI
USHOOB Urban land-Hooksan complex, 0.8 100.0%
2 to 10 percent slopes
Totals for Area of Interest 0.8 100.0%

usDA  Natural Resources
=== Conservation Service

Web Sail Survey

National Cooperative Soil Survey

11/4/2014
Page 3 of 3



Land Sale No. 5

Property Identification

Record ID 247

Highest & Best Use Resort Commercial

Address Boardwalk (across Dupont Ave), Seaside Heights Borough,
Ocean County, New Jersey

Block 69

Lot 1,1.01 & 1.02

Sale Data

Grantor Bella Freeman Properties LLC

Grantee Current Listing

Sale Date November 06, 2014

Deed Book/Page Current Listing

Property Rights Fee Simple

Verification Public Records/MLS

Sale Price $12,000,000

Cash Equivalent $12,000,000




Land Sale No. 5 (Cont.)

Land Data

Zoning RR, Resort Recreational
Utilities E/T/W/G/S

Shape Irregular

Land Size Information

Gross Land Size 2.500 Acres or 108,900 SF
Front Footage 255 ft Ocean Terrace
Indicators

Sale Price/Gross Acre $4,800,000

Sale Price/Gross ST $110.19

Remarks

Current listing of a property that was formerly a section of Fun Town Pier in Seaside Heights.
The Pier suffered severe damage as result of Super Storm Sandy as well as a fire that destroyed
most of the property almost a year later. The site also has two riparian grants extending into the
Atlantic Ocean, Total site size is 8.60 acres. Land area, net of riparian, considered @ 2.50 acres.
Site has improved road frontage.

Date of photo: January 28, 2015
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Soil Map—Ocean County, News Jersey

Map Unit Legend

Ocean County, New Jersey (NJ029)
Map Unit Symbol Map Unit Name Acres in AOI Percent of AOI
HorsC Hooksan fine sand, 2 to 10 1.4 59.1%
percent slopes
USHOOB Urban land-Hooksan complex, 1.0 40.5%
2 to 10 percent slopes
WATER Water 0.0 0.4%
Totals for Area of Interest 24 100.0%
usDA  Natural Resources Web Soil Survey 11/6/2014
&8 Copservation Service National Cooperative Soil Survey Page 3of 3
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VIII. ADDITIONAL RELEVANT
DATA AND SUMMARIES




Henry J. Mancini & Associates, Inc.

Real Estate Appraisers & Consulfants

October 29, 2014

AFMY, LLC
800 Ocean Terrace
Seaside Heights, NJ 08751

Re:  Green Acres Diversion
Casino Pier Land Exchange
Block 56, Lot(s) 1,3, 7 &9
1401-1419 Ocean Terrace
Seaside Heights Borough, Ocean County, NJ
HIMA File #: SSH-05.01

Dear Property Owner:

An appraisal of the above captioned property has been requested by the Borough of
Seaside Heights. The purpose of the appraisal is to estimate the market value for the
potential acquisition of the above captioned property.

We would like to offer you the opportunity to accompany our appraiser on his inspection
of your property. If you would like to be present for this inspection, please contact Mary
Ellen Keefe from our office at (609) 978-9750 to confirm an appointment.

We are sending this letter in compliance with Green Acres Appraisal guidelines.

Very truly yours,
HENRY J. MANCINI & ASSOCIATES

%Jﬁ‘g %{,&r:ﬁf //M
enry ¥ Méficini, MAI, CRE®

HIM/mh
Certified Mail, R/R/R
cc: Christopher J. Vaz, Borough Administrator
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