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January 3, 2019

Thomas Ford

Director Bureau of Recreation & Conservation
Department of Conservation & Natural Resources
5th Floor

400 Market Street

Harrisburg, PA 17105

Re: Estimate of Market Value
Approx. 982.60 acres
N of Stricklersville Road,
Elk, Franklin & New London Townships, Chester County, Pennsylvania

Dear Mr. Ford:

We are transmitting a real estate appraisal report of the above referenced property.
In accordance with your request, | personally inspected the property on June 5,
2018.

The purpose of this report is to develop an opinion of market value of the 982.60
acre property described in the body of this report. Use of this report is restricted to
the intended use of valuing the fee simple interest for the Strawbridge replacement
property to create an excess bank with the National Park Service. The intended
users are the Pennsylvania Department of Conservation and Natural Resources
(client) and the National Park Service.

A Real Estate Appraisal Report has been prepared. This report is completed under the
Standard Rule 2-2 (a) and performed under Standard 1 of the 2018-2019 Uniform
Standards of Professional Appraisal Practice and the Uniform Appraisal Standards for
Federal Land Acquisitions. All three approaches to value were considered, but only
the Sales Comparison Approach is developed in this report.

We valued the land under the four tests of the Highest and Best Use and conclude
that the Highest and Best Use is as an agricultural use.
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though it is under two different ownerships. The property is under agreement of
sale between George Strawbridge Jr., BNY Mellon, N.A., George Baxter and R.
Stewart Strawbridge, Successor Trustees under the Deed of Trust of George
Strawbridge Jr. and The Conservation Fund. The agreement is dated March 22, 2017
and the property is to be transferred in three phases. Phase | and Il have been
completed. It is reasonable to assume the remaining phase will be completed over
the next year.

Extraordinary Assumption #1 states that the deeded acreage is not able to be
calculated or confirmed by a plat because of missing deed calls in the original deed
(W53-873). Therefore the acreage assumed in this report is based on the tax
assessment acreages totaling 982.60 acres.

The enclosed report provides the market data and analysis supporting the opinion of
market value for the fee simple interest:

As Is Market Value is $13,756,000

This opinion of value assumes a purchase in cash or its equivalent (in typically
available financing terms) and negotiations free of seller or buyer duress.

The appraised value is qualified by the hypothetical conditions, extraordinary
assumptions, limiting conditions, certain definitions, and certifications that are set
forth within the report.

The supporting data, analysis, and conclusions on which this valuation is based are
contained in the appraisal report and in the appraiser’s work file. THIS LETTER MUST
REMAIN ATTACHED TO THE REPORT IN ORDER FOR THE VALUE OPINION SET
FORTH TO BE CONSIDERED VALID.

This report has been completed in compliance with the Uniform Standards of
Professional Appraisal Practice (USPAP) adopted by the Appraisal Standards Board of
the Appraisal Foundation and the Uniform Appraisal Standards for Federal Land
Acquisitions (UASFLA). This appraisal has also been completed in conformity with
and is subject to the requirements of the Code of Professional Ethics and Standards
of Professional Conduct of the American Society of Farm Managers and Rural
Appraisers with which the appraiser is affiliated.

We have verified and attest to the accuracy of the facts presented in this report.

We trust you will find the details of this analysis relevant to your decisions, and we
would be pleased to answer any questions you may have.
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PA State Certified General RE Appraiser
#GA-001309-L

Expires 6/30/2019
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The appraiser certifies and agrees that:

1.
2.

10.

11.

12.

The statements of fact contained in the report are true and correct.

The reported analyses, opinions, and conclusions are limited only by the reported
assumptions and limiting conditions and are the personal, unbiased professional
analysis, opinions, and conclusions of the appraiser.

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

The compensation received by the appraiser for the appraisal is not contingent
on the analyses, opinions, or conclusions reached or reported.

| 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.

The appraisal was made and the appraisal report was prepared in conformity
with the Uniform Appraisal Standards for Federal Land Acquisitions.

The appraisal was developed and the appraisal report prepared in conformance
with the Appraisal Standard Board’s Uniform Standards of Professional Appraisal
Practice and complies with USPAPS Jurisdictional Exception Rule when invoked
by section 1.2.7.2 of the Uniform Appraisal Standards for Federal Land Acquisition.

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

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

This appraisal report was made in conformity with and is subject to the
requirements of the Code of Professional Ethics and Standards of Professional
Conduct of the appraisal organizations with which the appraiser is affiliated.

All contingent and limiting conditions imposed by terms of the assignment or by
the undersigned are contained herein.

The appraiser has made a physical inspection of the property appraised and all
comparable sales used in developing the opinion of value. The subject inspection
date was June 5, 2018, and the inspection method was on-site inspection. The
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13. Katie A. Yoder, licensed trainee, provided significant real property professional

assistance to the person signing this certification. Her involvement is described
in Addendum L.

GREGORY L. SNYDER, ARA

Pennsylvania State Certified General RE Appraiser
GA-001309-L

Expires 6/30/2019
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Owners of Record: The Conservation Fund,
George Strawbridge Jr. &
BNY Mellon, N.A., R. Stewart Strawbridge and
George J. Baxter, Successor Trustees under the
Deed Trust of George Strawbridge Jr.

Property Address: N. of Stricklersville Road
Landenberg, PA 19350

Property Location/Directions: The subject is located on the north side of
Stricklersville Road, east of the intersection with
Chesterville Road (Rt. 841), which is 6 miles
southwest of Landenberg.

County: Chester

Townships: Elk, Franklin & New London

Deed Reference: W53-873, B64-175 & 9653-523

Deeded Acreage: Not Stated

Assumed Acreage: 982.60 Acres

Tax Map ldentification: 70-5-6, 70-5-7, 71-4-32.3, 72-6-1, 72-6-10,
70-5-8 & 72-6-4

Tax Assessment - Assessed Value: $147,120

Present Use: Crop Farm

Zoning: 47% Agricultural Residential (R-2) - Elk
51% Agricultural/Residential (AR) - Franklin
2% Low Density Residential (R-1) - New London

Easements and Right of Ways: Unrecorded Utility Pole and Road ROW.
20’ wide trail easement

FEMA Flood Map Zone: 15% in Zone A

Interests Appraised: Fee Simple

Limits of Fee Simple Rights: 20’ wide trail easement
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As Vacant: Agricultural w/ future subdivision potential
As Improved: N/A
Final Determination: Agricultural w/ future subdivision potential
Date of Inspection: June 5, 2018
Date of Report: January 3, 2019
Effective Date of Value Opinions: June 5, 2018

Indicated Value:

Cost Approach: Not Developed
Income Approach: Not Developed
Sales Comparison Approach: $14,000 peracreor $13,756,000

Final Opinion of Market Value: $14,000 peracreor $13,756,000
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H N. of Stricklersville Road, Landenberg, PA
#1 Cropland lOOkIng eaSt Photo by Gregory L. Snyder 6/5/2018

. N. of Stricklersville Road, Landenberg, PA
#2 Cropland |00k|ng eaSt Photo by Gregory L. Snyder 6/5/2018
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H N. of Stricklersville Road, Landenberg, PA
#3 Cropland lOOkIng northeast Photo by Gregory L. Snyder 6/5/2018

. N. of Stricklersville Road, Landenberg, PA
#4 Cropland |00k|ng north Photo by Gregory L. Snyder 6/5/2018

Vii
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fevsillan H H N. of Stricklersville Road, Landenberg, PA
#5 LeWI-SVI”e Stricklersville Road Frontage Phato by Grogory L. Smyder 6/5/5018
looking east

H N. of Stricklersville Road, Landenberg, PA
#6 Cropland |00k|ng north Photo by Gregory L. Snyder 6/5/2018
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H N. of Stricklersville Road, Landenberg, PA
#7 Cropland & Woodland looking north Photo by Gregary L. Smuder 6/5/3018

. H . N. of Stricklersville Road, Landenberg, PA
#8 Springlawn Trail looking north Photo by Gregory L. Snyder 6/5/2018
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H H N. of Stricklersville Road, Landenberg, PA
#9 Blg Elk Creek IOOkIng north Photo by Gregory L. Snyder 6/5/2018

. N. of Stricklersville Road, Landenberg, PA
#10 Cropland looking northwest Photo by Gregery L Snyder 6/5/9018
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H H N. of Stricklersville Road, Landenberg, PA
#11 Tl"all lOOkIng SOUth Photo by Gregory L. Snyder 6/5/2018

. N. of Stricklersville Road, Landenberg, PA
#12 Pasture looking southeast Photo by Gregery L Snyder 6/5/9018
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H N. of Stricklersville Road, Landenberg, PA
#13 Cropland lOOkIng WeSt Photo by Gregory L. Snyder 6/5/2018

. N. of Stricklersville Road, Landenberg, PA
#14 Cropland |00k|ng SOUth Photo by Gregory L. Snyder 6/5/2018
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H N. of Stricklersville Road, Landenberg, PA
#15 Walker Road Frontage looking west Photo by Gregary L. Smuder 6/5/3018

. N. of Stricklersville Road, Landenberg, PA
#16 Cropland looking southwest Photo by Gregery L. Smeder 6/5/5018

Xiii
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H N. of Stricklersville Road, Landenberg, PA
#17 Cropland lOOkIng SOUth Photo by Gregory L. Snyder 6/5/2018

. N. of Stricklersville Road, Landenberg, PA
#18 WOOdIand IOOkIng west Photo by Gregory L. Snyder 6/5/2018

Xiv
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H H H N. of Stricklersville Road, Landenberg, PA
#19 Springlawn Trail looking east Photo by Gregary L. Smuder 6/5/3018

. N. of Stricklersville Road, Landenberg, PA
#20 Cropland looking southeast Photo by Gregery L Snyder 6/5/9018
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Scope of Work

The scope of this Real Estate Appraisal includes:

1.
2.

10.
11.
12.

13.

14.

15.

Determine the type of value to be established in this report;
Establish the intended use and user of the report;

Ascertain any Limiting Conditions, Hypothetical Conditions and/or Extraordinary
Assumptions;

Confirm the property rights being appraised;

Perform an on-site inspection of the subject including a walking inspection of the
property boundaries and improvements to examine physical characteristics. All
structures will be inspected noting the type of structure with special emphasis on
determining the condition and utility;

Review site plans, deed, GIS data, soil maps, tax assessment records, etc. obtained
from the Chester County public records and the Owners;

Research Recorder of Deeds for easements, deed restrictions, etc.;

Review Zoning Ordinance to determine legal restrictions created by Zoning
Ordinances;

Identify the subject’s market area and analyze pertinent characteristics;
Describe the subject’s market area and the site;
Determine the Highest and Best Use of the property:

Research and collect comparable data of similar use sales in the subject's market
area. Verify information with buyers, sellers, brokers, public records, and/or with
other knowledgeable sources. The southeastern portion of the state, including
Chester, Lancaster and Berks Counties were searched;

Analyze the comparables sales to determine market conditions, locational factors,
physical attributes, unit sizes and other pertinent factors and/or adjustments
indicated by comparable sales data;

Develop the Cost Approach of the subject property;
The Cost Approach was not developed since there are no improvements.

Develop the Income Approach of the subject property;

1 of 49
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17. Reconcile into a final opinion the As Is Market Value.

Jurisdictional Excepftion

The appraisal is being completed under the Uniform Appraisal Standards for Federal
Land Acquisitions (UASFLA) as required by the client. UASFLA requires the definition of
Market Value be used as defined in Section 1.2.7.2 (Jurisdictional Exceptions). Purpose
of the Appraisal). Contrary to the Uniform Standards of Professional Appraisal Practice
(USPAP) Standards Rule 1-2(c), this definition does not call for the estimate of value to
be linked to a specific exposure time estimate, but merely that the property be exposed
on the open market for a reasonable length of time, given the character and its market.
Therefore, the appraiser’s estimate of market value shall not be linked to a specific
exposure time when conducting appraisals for federal land acquisition purposes under
UASFLA.

Also, Section 1.2.4 recognizes that some appraisers’ client groups may require the
appraiser to estimate marketing time for the property under appraisal. However, such
estimates are inappropriate for, and must not be included in, appraisal reports prepared
for federal land acquisitions under UASFLA. The request to provide a reasonable
marketing time opinion exceeds the normal information required for the conduct of the
appraisal process and is, therefore, beyond the scope of appraisal assignment.

UASFLA requirements are in conflict with USPAP. The Exposure Time and Marketing
Period will not be developed in this report, which is allowed by a Jurisdictional Exception
to USPAP.

Statement of Limiting Conditions

The certification of the appraiser appearing in the appraisal report is subject to the
following conditions and as set forth in the report. Acceptance or use of this report
constitutes acceptance of the following limiting conditions and assumptions; these can
only be modified by written documents executed by both parties.

1. This appraisal is to be used only for the purpose and intended use stated herein.
While distribution of this appraisal in its entirety is at the discretion of the client,
individual sections shall not be distributed; this report is intended to be used in
whole and not in part.

2. The appraiser assumes no responsibility for matters of a legal nature affecting
the property appraised or the title thereto, nor does the appraiser render any

2 of 49
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10.

property is appraised as though under responsible ownership. Existing easements
or encumbrances are identified in the report; the title search included in the
addenda section was used for determining the ownership, easements, and
encumbrances detailed in this report.

Sketches in the report may show approximate dimensions and are included to
assist the reader in visualizing the property. The appraiser made no survey of the
property and does not warrant accuracy of any legal descriptions. Exact acreages
have not been determined and the appraiser assumes no responsibility for such
matters.

Necessary licenses, permits, consents, legislative or administrative authority from
Federal, State, or Local government, or private entities are assumed to be in
place or reasonably attainable.

The appraiser is not required to give testimony or appear in court because of
having made the appraisal with reference to the property in question, unless
arrangements have previously been made. If the appraiser is subpoenaed
pursuant a court order, the client agrees to pay Snyder Appraisal Associates, LLC
regular per diem rates plus expenses.

The appraiser assumes that there are no hidden or unapparent conditions of the
property, subsoil, or structures that would render it more or less valuable. The
appraiser assumes no responsibility for engineering that might be required to
discover such factors.

Information, estimates, and opinions furnished to the appraiser and contained in
the report or work file were obtained from sources considered to be reliable and
believed to be true and correct. The appraiser assumes no responsibility for
accuracy of such items.

Disclosure of the contents of the appraisal report is governed by the Bylaws and
Regulations of the professional appraisal organization and Federal and State laws
governing the appraiser.

It is assumed the property is in full compliance with all applicable Federal, State,
and Local environmental regulations and laws, unless noncompliance is stated,
defined, and considered in the appraisal report.

It is assumed no hazardous materials or products banned by the Federal, State, or
Local safety commissions have been situated on the premises. No environmental
impact studies were requested or made in conjunction with this appraisal, and
the appraiser hereby reserves the right to alter, amend, rescind, or revise any of

3 of 49
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11. Unless otherwise stated in this report, the existence of hazardous substances,
including without limitations asbestos, urea-formaldehyde foam insulation,
polychlorinated biphenyl, petroleum, leakage, or agricultural chemicals, which
may or may not be present on the property, was not called to the attention of
the appraiser nor did the appraiser become aware of such during the inspection.
The appraiser has no knowledge of the existence of such materials on or in the
property unless otherwise stated. The appraiser, however, is not qualified to test
for such substances. The presence of such hazardous substances may affect the
value of the property. The value opinion developed herein is predicated on the
assumption that no hazardous substances exist on or in the property or in such
proximity thereto, which could cause a loss in value. No responsibility is
assumed for any such hazardous substances, or for any expertise or knowledge
required to discover them.

12. American with Disabilities Act (ADA) of 1990 - A civil rights act passed by
Congress guaranteeing individuals with disabilities equal opportunity in public
accommodations, employment, transportation, government services, and
telecommunications. Statutory deadlines became effective on various dates
between 1990 and 1997. Snyder Appraisal Associates, LLC has not made a
determination regarding the subject’s ADA compliance or non-compliance. Non-
compliance could have a negative impact on value; however, this has not been
considered or analyzed in this appraisal.
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Hypothetical Condition is defined as:

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

1. The subject is being appraised as one tract even though it is under two different
ownerships. The property is under agreement of sale between George
Strawbridge Jr., BNY Mellon, N.A., George Baxter and R. Stewart Strawbridge,
Successor Trustees under the Deed of Trust of George Strawbridge Jr. and The
Conservation Fund. The agreement is dated March 22, 2017 and the property is
to be transferred in three phases. Phase | and Il have been completed. It is
reasonable to assume the remaining phase will be completed over the year.

Extraordinary Assumptions

Extraordinary Assumption is defined as:

“An assignment-specific assumption as of the effective date regarding uncertain
information used in an analysis which, if found to be false, could alter the appraiser’s
opinions or conclusions.”?2

1. The deeded acreage was not able to be calculated or confirmed by a plat because
of missing deed calls in the original deed (W53-873). Therefore the acreage
assumed in this report is based on the tax assessment acreages totaling 982.60
acres.

1 Uniform Standards of Professional Appraisal Practice, 2018-2019
2 Uniform Standards of Professional Appraisal Practice, 2018-2019
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The purpose of this appraisal is to provide an opinion of the market value, as defined
below, of the subject property. The appraisal must be completed in compliance with
Uniform Standards of Professional Appraisal Practice, Uniform Appraisal Standards for
Federal Land Acquisitions and appraisal instructions issued by Land and Water
Conservation Fund 6F.

Types and Definition of Value Established

The definition of Market Value used in this report can be stated as:

Market value is the amount in cash, or on terms reasonably equivalent to cash, for which
all probability the property would have sold on the effective date of the appraisal, after a
reasonable exposure time on the open competitive market, from a willing and reasonably
knowledgeable seller to a willing and reasonably knowledgeable buyer, with neither
acting under any compulsion to buy or sell, giving due consideration to all available
economic uses of the property.3

Intended Use of Appraisal

The intended use of this report is to value the fee simple interest for the Strawbridge
replacement property to create an excess bank with the National Park Service.

Intended User of Appraisal and Client

The intended users of the report are the Pennsylvania Department of Conservation and
Natural Resources (client) and the National Park Service.

Property Rights Appraised

Fee Simple Estate is “the 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”.*

The property rights being appraised are also subject to normal right-of-ways granted to
government agencies and public utility companies for placing and maintaining utility
distribution and drainage systems, as well as other easements and agreements of record.

3 Section 1.2.4 of Uniform Appraisal Standards of Federal Land Acquisitions, 2016
4 The Dictionary of Real Estate Appraisal, Sixth Edition, Appraisal Institute

6 of 49



OBTAINED BY OFFICE OF

STATE REPRE‘?&E‘F—%@%B@E@M@%%e property was appraised. The Fee Simple Estate is

WEST GROVE, ) ) ) » )
FEBRUARY 5, restricted by a 20’ wide trail easement. Unrecorded utility and highway easements were

also found to be in existence.

Larger Parcel

The Larger Parcel is defined as:

“The tract or tracts of land that possess a unity of ownership and have the same, or an
integrated, highest and best use.”®

The larger parcel is the 982.60 acre tract described in this report. The landowner owns
no other real estate contiguous to this tract and this is a LWCF 6F replacement tract.

Summary of Appraisal Problem

The appraisal problem is to determine the Market Value of the fee simple interest being
considered for the replacement property for a LCWF 6F conversion and create an excess
bank with the National Park Service.

The subject is a larger than typical tract located in southern Chester County.

The challenge in developing this report was locating similar use comparables in a
reasonable proximity to the subject.

Section 4.3.3 Uniform Appraisal Standards for Federal Land Acquisition, 2016
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Legal Description

Property is deeded to:

Deed Reference #:
Date of Recording and Purchase:
Deeded Acreage:

Property is deeded to:

Deed Reference #:
Date of Recording and Purchase:

Deeded Acreage:

Property is deeded to:
Deed Reference #:
Date of Recording and Purchase:

Deeded Acreage:

Property is deeded to:
Deed Reference #:
Date of Recording and Purchase:

Deeded Acreage:

George Strawbridge, Jr. (70%) and Girard Bank,
George Strawbridge Sr. and William C Lickle.
Successor Trustees under Deed of Trust of George
Strawbridge, Jr. (30%)

W53-873 (Addendum A)

The most recent transfer was on October 18, 1978
from Springtown Corporation

1,690.28 Acres

BNY Mellon, N.A., R. Stewart Strawbridge and George
J. Baxter, Successor Trustees under Deed of Trust of
George Strawbridge, Jr. (30%)

B64-175 (Addendum A)

The most recent transfer was on August 7, 1984 from
Delaware Trust Company, George Strawbridge and
William C Lickle. Successor Trustees under Deed of
Trust of George Strawbridge, Jr.

1,690.28 Acres

The Conservation Fund

9653-523 (Addendum A)

The most recent transfer was on November 9, 2017
from George Strawbridge Jr. (70%) & BNY Mellon,
N.A., R. Stewart Strawbridge and George J. Baxter,
Successor Trustees under Deed of Trust of George
Strawbridge, Jr. (30%)

254.45 Acres

The Conservation Fund

9847-280 (Addendum A)

The most recent transfer was on November 9, 2018
from George Strawbridge Jr. & BNY Mellon, N.A., R.
Stewart Strawbridge and George J. Baxter, Successor
Trustees under Deed of Trust of George Strawbridge,
Jr.

386.23 Acres
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The ever changing nature of the basic forces that motivate buyers and sellers within a

given market area has a direct impact on the area's real estate values. The forces are
usually considered in four major categories:

Physical considerations
Social considerations

e Economic considerations

e Governmental considerations

The following general analysis outlines the general economic conditions and future
outlook and trends of the subject market area.

Chester County, Pennsylvania

INTRODUCTION

Chester County was organized by William Penn in 1682 as one of the three original
counties of Pennsylvania. Chester County originally extended from the Delaware River
to the far western part of the County and southwest of the Schuylkill River to the
Delaware and Maryland borders. In 1789, the county seat was moved from Chester on
the Delaware River to a central location at West Chester, then called Turk’s Head. In
that same year the present boundaries of Chester County were formed with the
establishment of Lancaster, Berks, Montgomery and Delaware Counties.

Quakers were influential in the early period, and an older Swedish population that pre-
dated William Penn's charter was absorbed. Chester shares with Montgomery County
the Valley Forge encampment and with Delaware County the Brandywine Battlefield.
Iron works began before the Revolution, followed by production of paper, textiles, and
bricks. Accessibility increased with the Lancaster Pike (1795), Schuylkill Navigation Canal
(1825), and Columbia Railroad (1840s). In the 1890s the county became a residential
location for commuting Philadelphia workers. Chester was an early producer of a
valuable mushroom crop, and has long excelled in fruit growing, dairying, livestock
breeding, and raising flowers. Thirty percent of the land is farmed. The Pierre du Pont
Arboretum and Gardens (Longwood) arose in the nineteenth century. The institute that
became Lincoln University was founded in 1854 to educate African Americans, and
there were Underground Railroad stations at West Chester, Phoenixville, Oxford, and
Kennett Square.

In the 20t century farming and industry continued to prosper while the economy
gradually became more financial, trade and service oriented. Today the county offers an
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PHYSICAL CONSIDERATIONS

LOCATION - Chester County is located in southeastern Pennsylvania, and is part of the
five county Philadelphia region including Bucks, Delaware, Montgomery and
Philadelphia Counties. The County is bordered on the northwest by Berks County, on
the east by Montgomery and Delaware Counties, on the west by Lancaster County and
on the south by the states of Delaware and Maryland. The county is located 30 miles
west of the city of Philadelphia, 103 miles south of New York City and 69 miles north of
the city of Baltimore.
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GEOGRAPHY -Chester County is part of the Piedmont Province of the Appalachian
Highlands. Elevations within the County range from 1,020 feet at Welsh Mountain in
northwestern Chester County to 66 feet above sea level where the Schuylkill River flows
out of the County at Valley Forge National Park.

Major streams in Chester County include the Schuylkill River, Brandywine Creek, French
Creek, the Red and White Clay Creeks, Octoraro Creek, and the Big and Little Elk
Creeks. Approximately 82% of the land area in the County drains to the Delaware River
and Delaware Bay. The remaining land area drains to the Susquehanna River and
Chesapeake Bay.

CLIMATE - The average low temperature in the month of January is 18°F and the
average high temperature in the month of July is 84°F. Typical last frosts occur early
May. Rainfall ranges a monthly low of 2.4" in February to a monthly high of 4.5" in July.

10 of 49



OBTAINED BY OFFICE OF

STATE REPRESENTATIVE JOHN LAWRENCE

WEST GROVE, PA
FEBRUARY 5, 2024

Jan | Feb | Mar | Apr | May | Jun | Jul | Aug | Sep | Oct | Nov | Dec
Avg. High 38° | 41° | 52° | 64° | 74° | 82° | 86° | 84° | 78° | 66° | 55° | 44°
Avg. Low 20° | 22° | 30° | 38° | 48° | 58° | 64° | 61° | 54° | 42° | 35° | 25°
Mean 30° | 32° | 41° | 51° | 62° | 70° | 75° | 74° | 66° | 55° | 46° | 34°
Avg. Precip. | 3.5" | 3.1" | 3.5" | 3.8"| 44" |43"|4.7"|39" 43" |33"|39"|3.7"

GEOGRAPHY - The County has a total land area of 756 square miles with an average
population density of 659 persons per square mile. The percentage of people living in
urban areas is 87% with 13% living in rural areas.

TRANSPORTATION - The main corridors through the county are: Routes 30, 202 & 1
running east/west, Routes 100 and 322 running north/south, and the Pennsylvania
Turnpike (Route 76). There are several small airports that handle light aircraft with the
Philadelphia International Airport located in close proximity. The county is bisected by
commuter railroad line served by Amtrak connecting to Harrisburg and Lancaster to the
west and Philadelphia to the east.

SOCIAL CONSIDERATIONS

POPULATION - As shown by the following table the population of Chester County in
2010 was estimated to be 498,886 residents.

Year Population
2000 Census 433,501
2010 Census 498,886
2016 Estimate 519,293

2020 Projection 604,385

2030 Projection 692,054

United States Census &
The Center for Rural Pennsylvania

EDUCATION - The County includes fourteen independent public school districts, a
variety of private schools and two vocational education schools. Private schools include
Bishop Shanahan, Kimberton Waldorf School, Malvern Preparatory School, West
Chester Christian School and Villa Maria Academy for Girls.
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Pennsylvania all have a long-standing place in the community.

93% of Chester County residents aged 25 year+ have graduated High School. 50.2%
have a Bachelor’s degree or higher, compared to 29.3% for the State of Pennsylvania
(2012-2016 US Census data).

ECONOMIC CONSIDERATIONS

According to the 2010 census, Chester County has the highest median household
county in Pennsylvania. The county is healthy economically, with over 14,314 employer
establishments (2017 Census) and a labor force of 276,500. Traditionally, the
unemployment rate has been the lowest in the surrounding five-county area.

EMPLOYMENT - The following table identifies the top employers in Chester County:

Major Employers

The Vanguard Group
QVC Network Inc.
County of Chester

Federal Government

The Chester County Hospital

Main Line Hospitals Inc.
PA State System of Higher Education
Giant Food Stores, LLC

The Devereux Foundation

Downingtown Area School District

39 Quarter 2017
Quarterly Census of Employment and Wages

Labor force and unemployment:

Labor Force County Pennsylvania
Labor Force 276,500 6,378,000
Employed 267,400 6,081,000
Unemployed 9,100 297,000
Unemployment Rate 3.3% 4.7%

Center for Workforce Information and Analysis
Preliminary April 2018 - Seasonally Adjusted
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follawing 2012 - 2013 statistics:
Total # of Farms 1,731 Cash Receipts
Land in Farms 166,000 Field $34,798,000
Average Size of Farm 96 Field Vegetables & Potatoes $4,613,000
Cattle 551 Fruits $1,757,000
Commercial Dairy 286 Horticulture & Mushrooms $421,655,000
Hog 48 Total Crops $462,823,000
Sheep 151
Poultry 278 Poultry, Meat Animals & Livestock $33,379,000
Dairy $81,184,000
Livestock on Farms Total Livestock & Products $114,563,000
Hogs & Pigs 18,329
Cattle & Calves 40,500 Government Payments $2,321,000
Sheep & Lambs 3,032 Total All $579,707,000

GOVERNMENTAL CONSIDERATIONS

GOVERNMENT - Pennsylvania mandates the classification of counties according to
population size. Chester County is a Third Class Pennsylvania County. Third Class
counties in Pennsylvania elect three county commissioners to four year terms. The

number of terms is unlimited. One commissioner must be of a minority party.

Each of the 73 municipalities is governed by an elected body - supervisors, councils, or
commissioners, depending on the municipal designation. Each is responsible for
establishing and administering municipal financial budgets and tax rates, as well as being
responsible for land use controls through zoning and subdivision regulations and building
permits. Local officials provide Road maintenance and other general services as well.

TAXATION - Taxes in Chester County are paid twice a year. Spring taxes, due in June,
are paid to the county and municipality. Fall taxes, due October, are paid to the school
districts. Agricultural land greater than ten acres is eligible for preferential taxation (Act
319 - Clean and Green Act). Tying the land accessed value to the value that it generates
to the landowner is an important means of addressing tax fairness or equity to the land
owner who chooses to use the land in agriculture, despite having other alternatives
available. If a property does not continue to meet the requirements for participation in
the Act, roll back taxes and penalties are incurred.

NATURAL LANDSCAPES - Natural landscapes of Chester County are made up of
woodland, stream corridors, steep hillsides, ridge tops, wetlands, and marshes. These
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Commissions vision includes conservation of natural landscapes by encouraging
development in and adjacent to existing developed areas, limiting infrastructure to
encourage efficient use of existing natural and developed resources.

RURAL LANDSCAPES - Rural landscapes include farms, farm related businesses, and
villages, along with some scattered housing sites. They are predominant in the northern,
western, and southern areas of Chester County. Chester County has some of the most
productive soils in the world. The Planning Commission recognizes it is imperative that
these soils remain productive for future generations. Agriculture will continue to be the
primary land use in the rural landscape as well as a major component of the economy
and an important scenic resource. Suburban encroachment will be reduced by limiting
new infrastructure, such as water and sewer systems. Limited development will be
directed to soils not well suited for agriculture.

Development in corridors through rural landscapes will be limited and targeted to serve
the needs of local residents. Where new growth does take place, access to the corridor
will be carefully planned to protect not only the function of the roadway but its scenic
character as well.

PRESERVATION/CONSERVATION PROGRAMS - As of July, 2017, the Chester County
Agricultural Land Preservation Board has preserved 465 farms in Chester County for a
total of 37,534 acres. There are a number of active Conservancies in the area including
the Land Conservancy for Southern Chester County.

CONCLUSION

For Chester County, the ability to retain some of its past is challenged by the continuing
demand for change. Over many years, the county has worked diligently to retain its
unique character and its economic vitality. Chester County’s goal is to protect and direct
its future given the ever increasing needs dictated by continuing population increase.
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Acreage
Deeded Acreage: Not Stated Platted Acreage: Not Platted Tax Map Acreage: 982.60
Land Use: Acres %
Tillable 530.04 53.9%
Permanent Pasture 0.00 0.0%
Woodland 443.00 45.1%
Farmstead 0.00 0.0%
Waste 9.56 1.0%

Assumed Acreage Total 982.60 100.0%

Acreage amount is based on Extraordinary Assumption #1.
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GIA
GIB
GIC
Ha
MaB
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Soil Type
Baile Silt Loam
Baile Silt Loam
Codorus Silt Loam
Comus Silt Loam
Glenelg Silt Loam
Glenelg Silt Loam
Glenville Silt Loam
Glenville Silt Loam
Glenville Silt Loam
Hatboro Silt Loam
Manor Loam
Manor Loam
Manor Loam
Manor Loam
Urban Land-Manor Complex
Urban Land-Manor Complex
Water

Class

5w
5w
2w
1
2e
3e
2w
2e
3e
4w
2e
3e
4e
6e
8s
8s
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| 4% Y, 1%
T 36% | VI 8%
M| 29% | vl | 0%
vV | 19% | VIl | 2%

Percentage of Farm that is Prime Farmland and Soils of State Importance: 69%

Average Shelled Corn Potential of the Tillable Acreage: 110 bushels

Soil Map Unit Descriptions:
Map unit: Ba - Baile silt loam

The Baile component makes up 85 percent of the map unit. Slopes are O to 3 percent.
This component is on depressions, uplands. The parent material consists of local
alluvium over residuum weathered from mica schist. Depth to a root restrictive layer,
bedrock, lithic, is 60 to 99 inches. The natural drainage class is poorly drained. Water
movement in the most restrictive layer is moderately low. Available water to a depth of
60 inches is high. Shrink-swell potential is moderate. This soil is not flooded. It is not
ponded. A seasonal zone of water saturation is at 3 inches during January, February,
March, April, November, and December. Organic matter content in the surface horizon
is about 3 percent. Non-irrigated land capability classification is 5w. This soil meets
hydric criteria.

Map unit: BaB - Baile silt loam, 3 to 8 percent slopes
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alluvium over residuum weathered from mica schist. Depth to a root restrictive layer,
bedrock, lithic, is 60 to 99 inches. The natural drainage class is poorly drained. Water
movement in the most restrictive layer is moderately low. Available water to a depth of
60 inches is high. Shrink-swell potential is moderate. This soil is not flooded. It is not
ponded. A seasonal zone of water saturation is at 3 inches during January, February,
March, April, November, and December. Organic matter content in the surface horizon
is about 3 percent. Non-irrigated land capability classification is 5w. This soil meets
hydric criteria.

Map unit: Co - Codorus silt loam

The Codorus component makes up 85 percent of the map unit. Slopes are Oto 3
percent. This component is on uplands, flood plains. The parent material consists of
alluvium derived from gneiss and/or alluvium derived from mica schist. Depth to a root
restrictive layer is greater than 60 inches. The natural drainage class is moderately well
drained. Water movement in the most restrictive layer is moderately high. Available
water to a depth of 60 inches is moderate. Shrink-swell potential is low. This soil is
occasionally flooded. It is not ponded. A seasonal zone of water saturation is at 27
inches during January, February, March, April, November, and December. Organic
matter content in the surface horizon is about 3 percent. Non-irrigated land capability
classification is 2w. This soil does not meet hydric criteria.

Map unit: Cs - Comus silt loam

The Comus component makes up 920 percent of the map unit. Slopes are O to 3 percent.
This component is on flood plains, uplands. The parent material consists of alluvium
derived from granite and gneiss and/or alluvium derived from mica schist. Depth to a
root restrictive layer is greater than 60 inches. The natural drainage class is well drained.
Water movement in the most restrictive layer is moderately high. Available water to a
depth of 60 inches is high. Shrink-swell potential is low. This soil is occasionally
flooded. Itis not ponded. There is no zone of water saturation within a depth of 72
inches. Organic matter content in the surface horizon is about 3 percent. Non-irrigated
land capability classification is 1. This soil does not meet hydric criteria.

Map unit: GgB - Glenelg silt loam, 3 to 8 percent slopes

The Glenelg component makes up 85 percent of the map unit. Slopes are 3 to 8 percent.
This component is on hillslopes, hills. The parent material consists of residuum
weathered from mica schist. Depth to a root restrictive layer, bedrock, paralithic, is 60
to 120 inches. The natural drainage class is well drained. Water movement in the most
restrictive layer is moderately high. Available water to a depth of 60 inches is high.
Shrink-swell potential is low. This soil is not flooded. It is not ponded. There is no zone
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does not meet hydric criteria.

Map unit: GgC - Glenelg silt loam, 8 to 15 percent slopes

The Glenelg component makes up 85 percent of the map unit. Slopes are 8 to 15
percent. This component is on hillslopes, hills. The parent material consists of residuum
weathered from mica schist. Depth to a root restrictive layer, bedrock, paralithic, is 60
to 120 inches. The natural drainage class is well drained. Water movement in the most
restrictive layer is moderately high. Available water to a depth of 60 inches is high.
Shrink-swell potential is low. This soil is not flooded. It is not ponded. There is no zone
of water saturation within a depth of 72 inches. Organic matter content in the surface
horizon is about 2 percent. Non-irrigated land capability classification is 3e. This soil
does not meet hydric criteria.

Map unit: GIA - Glenville silt loam, O to 3 percent slopes

The Glenville component makes up 90 percent of the map unit. Slopesare Oto 3
percent. This component is on hillslopes, hills. The parent material consists of colluvium
and/or residuum weathered from mica schist. Depth to a root restrictive layer, bedrock,
paralithic, is 60 to 99 inches. The natural drainage class is moderately well drained.
Water movement in the most restrictive layer is moderately low. Available water to a
depth of 60 inches is moderate. Shrink-swell potential is low. This soil is not flooded. It
is not ponded. A seasonal zone of water saturation is at 21 inches during January,
February, March, April, November, and December. Organic matter content in the
surface horizon is about 3 percent. Non-irrigated land capability classification is 2w.
This soil does not meet hydric criteria.

Map unit: GIB - Glenville silt loam, 3 to 8 percent slopes

The Glenville component makes up 90 percent of the map unit. Slopes are 3 to 8
percent. This component is on hillslopes, hills. The parent material consists of colluvium
derived from schist and/or colluvium derived from gneiss. Depth to a root restrictive
layer, fragipan, is 15 to 30 inches. The natural drainage class is moderately well drained.
Water movement in the most restrictive layer is moderately low. Available water to a
depth of 60 inches is moderate. Shrink-swell potential is low. This soil is not flooded. It
is not ponded. A seasonal zone of water saturation is at 21 inches during January,
February, March, April, November, and December. Organic matter content in the
surface horizon is about 3 percent. Non-irrigated land capability classification is 2e. This
soil does not meet hydric criteria.

Map unit: GIC - Glenville silt loam, 8 to 15 percent slopes
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weathered from mica schist. Depth to a root restrictive layer, bedrock, paralithic, is 60
to 99 inches. The natural drainage class is moderately well drained. Water movement in
the most restrictive layer is moderately low. Available water to a depth of 60 inches is
moderate. Shrink-swell potential is low. This soil is not flooded. It is not ponded. A
seasonal zone of water saturation is at 21 inches during January, February, March, April,
November, and December. Organic matter content in the surface horizon is about 3
percent. Non-irrigated land capability classification is 3e. This soil does not meet hydric
criteria.

Map unit: Ha - Hatboro silt loam

The Hatboro component makes up 80 percent of the map unit. Slopes are 0to 3
percent. This component is on flood plains, valleys. The parent material consists of
alluvium derived from metamorphic and sedimentary rock. Depth to a root restrictive
layer, bedrock, lithic, is 60 to 99 inches. The natural drainage class is poorly drained.
Water movement in the most restrictive layer is moderately high. Available water to a
depth of 60 inches is high. Shrink-swell potential is low. This soil is frequently flooded.
It is not ponded. A seasonal zone of water saturation is at 3 inches during January,
February, March, April, May, October, November, and December. Organic matter
content in the surface horizon is about 3 percent. Non-irrigated land capability
classification is 4w. This soil meets hydric criteria.

Map unit: MaB - Manor loam, 3 to 8 percent slopes

The Manor component makes up 100 percent of the map unit. Slopes are 3to 8
percent. This component is on hillslopes, uplands. The parent material consists of
residuum weathered from mica schist. Depth to a root restrictive layer is greater than
60 inches. The natural drainage class is well drained. Water movement in the most
restrictive layer is moderately high. Available water to a depth of 60 inches is high.
Shrink-swell potential is low. This soil is not flooded. It is not ponded. There is no zone
of water saturation within a depth of 72 inches. Organic matter content in the surface
horizon is about 2 percent. Non-irrigated land capability classification is 2e. This soil
does not meet hydric criteria.

Map unit: MaC - Manor loam, 8 to 15 percent slopes

The Manor component makes up 95 percent of the map unit. Slopes are 8 to 15
percent. This component is on hillslopes, uplands. The parent material consists of
residuum weathered from mica schist. Depth to a root restrictive layer is greater than
60 inches. The natural drainage class is well drained. Water movement in the most
restrictive layer is moderately high. Available water to a depth of 60 inches is high.
Shrink-swell potential is low. This soil is not flooded. It is not ponded. There is no zone
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does not meet hydric criteria.

Map unit: MaD - Manor loam, 15 to 25 percent slopes

The Manor component makes up 100 percent of the map unit. Slopes are 15 to 25
percent. This component is on hillslopes, uplands. The parent material consists of
residuum weathered from mica schist. Depth to a root restrictive layer is greater than
60 inches. The natural drainage class is well drained. Water movement in the most
restrictive layer is moderately high. Available water to a depth of 60 inches is high.
Shrink-swell potential is low. This soil is not flooded. It is not ponded. There is no zone
of water saturation within a depth of 72 inches. Organic matter content in the surface
horizon is about 2 percent. Non-irrigated land capability classification is 4e. This soil
does not meet hydric criteria.

Map unit: MaE - Manor loam, 25 to 35 percent slopes

The Manor component makes up 100 percent of the map unit. Slopes are 25 to 35
percent. This component is on hillslopes, uplands. The parent material consists of
residuum weathered from mica schist. Depth to a root restrictive layer is greater than
60 inches. The natural drainage class is well drained. Water movement in the most
restrictive layer is moderately high. Available water to a depth of 60 inches is high.
Shrink-swell potential is low. This soil is not flooded. It is not ponded. There is no zone
of water saturation within a depth of 72 inches. Organic matter content in the surface
horizon is about 2 percent. Non-irrigated land capability classification is 6e. This soil
does not meet hydric criteria.

Map unit: UrsB - Urban land-Manor complex, O to 8 percent slopes

The Manor component makes up 30 percent of the map unit. Slopes are O to 8 percent.
This component is on hillslopes, uplands. The parent material consists of residuum
weathered from mica schist. Depth to a root restrictive layer is greater than 60 inches.
The natural drainage class is well drained. Water movement in the most restrictive layer
is moderately high. Available water to a depth of 60 inches is high. Shrink-swell
potential is low. This soil is not flooded. It is not ponded. There is no zone of water
saturation within a depth of 72 inches. Organic matter content in the surface horizon is
about 2 percent. Non-irrigated land capability classification is 2e. This soil does not
meet hydric criteria.

Map unit: UrsD - Urban land-Manor complex, 8 to 25 percent slopes

The Manor component makes up 30 percent of the map unit. Slopes are 8 to 25
percent. This component is on hillslopes, uplands. The parent material consists of
residuum weathered from mica schist. Depth to a root restrictive layer is greater than
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Shrink-swell potential is low. This soil is not flooded. It is not ponded. There is no zone
of water saturation within a depth of 72 inches. Organic matter content in the surface
horizon is about 2 percent. Non-irrigated land capability classification is 4e. This soil
does not meet hydric criteria.

Timber: A timber appraisal completed by Shannon Henry of Silvix, LLC on August 1,
2018 is attached to the report as addendum G. A high percentage of the timber
encountered while cruising the forest was sized well into the saw timber class and of
reasonable quality. Using the most recent pricing reported on the PA timber Market
Report, we estimate the range of value for merchantable trees on the property to be
approximately $300,000 - $500,000, which equates to approximately $300 - $500 per
acre.

Improvement Description

None

Fixtures

None

Use History

The property has been used as a crop for many years. Crop fields are presently under
cultivation with typical Chester County crops.

Sales History

The property is presently a part of an agreement of sale dated March 22, 2017, which is
attached as Addendum C.

The property is to be transferred in three phased transactions.

e Phase | - Tax parcels 72-6-10 (63.5 A), 70-5-7 (71.9 A), 71-4-32.3 (19.3 A), 72-6-
1(14.4 A) & 70-5-6 (96.7 A) for $4,385,000 (Closed - 11/19/2017)

e Phase Il - Tax Parcel 72-6-4 (370.1 A) for $6,105,000 (Closed - 11/19/2018)
e Phase Il - Tax Parcel 70-5-8 (346.7 A) for $5,725,000 (To be closed - 11/2019)
e Total acreage - 982.60 A - Total Agreed Sale Price - $16,215,000
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Mt. Cuba Center (Alfred |. DuPont Testamentary Trust).

Deed W53-873 was transferred on October 18, 1978 for $2,750,000 from Springtown
Corporation to George Strawbridge Jr. (70%) and Girard Bank, George Strawbridge, Sr.
and Charles H. Norris, Jr., Trustees under Deed of Trust of George Strawbridge, Jr. dated
January 20, 1971 (30%). The sale was an arm’s length sale with no special conditions of
sale at the time of transfer. This transfer included additional acreage that is not a part of
this appraisal.

Deed B46-175 transferred the 30% on August 7, 1984 from and Girard Bank, George
Strawbridge, Sr. and Charles H. Norris, Jr., Trustees under Deed of Trust of George
Strawbridge, Jr. dated January 20, 1971 to Delaware Trust (now BNY Mellon, N.A.), R.
Stewart Strawbridge and George J. Baxter, Trustees under Deed of Trust of George
Strawbridge, Jr. dated January 20, 1971. The sale was an arm’s length sale with no
special conditions of sale at the time of transfer. This transfer included additional
acreage that is not a part of this appraisal.

Deed 9653-523 transferred tax parcels 70-5-6, 70-5-7, 71-4-32.3, 72-6-1 & 72-6-10
from George Strawbridge, Jr. (individually) and BNY Mellon, N.A., R. Stewart Strawbridge
and George J. Baxter, Trustees under Deed of Trust of George Strawbridge, Jr. dated
January 20, 1971. The transfer occurred on November 19, 2017 for $4,385,000. The
sale was an arm’s length sale with no special conditions of sale at time of transfer. This
deed transferred 254.45 acres (Phase | of the Agreement of Sale).

A previous transfer was part of deed 9653-523 transfer, which was Deed 4158-1495. It
transferred tax parcels 71-4-32.3 & 72-6-1 on March 31, 1997 from Jane F. Trimble to
George Strawbridge, Jr. 33.7 acres for $269,000. The sale was an arm’s length sale with
no special conditions of sale at time of transfer.

Deed 9847-280 transferred parcel 72-6-4 from George Strawbridge, Jr. (individually)
and BNY Mellon, N.A,, R. Stewart Strawbridge and George J. Baxter, Trustees under
Deed of Trust of George Strawbridge, Jr., dated January 20, 1971. The transfer, for
$6,105,000, occurred on November 9, 2018, to be made effective November 19, 2018.
The sale was an arm’s length sale with no special conditions of sale at time of transfer.
This deed transferred 386.23 acres (Phase Il of the Agreement of Sale).

The agreed sales price was based on appraisals completed for the Conservation Fund.
Copies of those appraisals were not provided to the appraiser. This appraisal indicates
that the buyer is paying above market price.
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Cropland is leased annually to a local farmer. It was disclosed that the tenant agrees to
pay an annual rent of $85.00 per acre of tillable land before January 1. The agreement
of sale Section 5.2.D. - Farm leases states the purchaser agrees to allow the Farm
Tenant to continue to grow crops on the property, including those portions of the
property sold to purchaser in Phase 1 and Phase 2 of this transaction, until at least the
date that closing occurs on Phase 3.

Tax Assessment

Tax Assessment lIdentification: 70-5-6, 70-5-7,71-4-32.3, 72-6-1, 72-6-10, 70-5-8 &

72-6-4
Market Value Tax Assessment: $3,779,170
Common Level Ratio: 1.95
Indicated Market Value: $7,369,382
Act 319 Assessment: Yes ($147,120)
Annual Market Value Taxes: $120,208
Annual Act 319 Taxes: $5,244

Chester County online GIS Tax Map

Location

The subject is located on the north side of Stricklersville Road east of the intersection
with Chesterville Road (Rt. 841), which is approximately 6 miles southwest of
Landenberg.
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The scope of this appraisal does not include any environmental audits or testing for

hazardous materials. No apparent environmental concerns were noted. However, as in
the case of all real estate, the owners of the subject property are advised to have a
complete understanding of the environmental issues surrounding the subject site. As
such, a Phase | environmental audit is recommended.

Zoning & SALDO

The property is located in three townships, each with a separate zoning district.

47% is located in EIk Township’s Agricultural Residential Zone (R-2). The R-2
Agricultural Residential District has been established to achieve the following purposes:

e To implement the Township Comprehensive Plan goal of preserving agricultural
lands and the continued prosperity of the agriculture industry in the Township.

e To support the preservation of sensitive environmental features, such as streams,
floodplains, wetlands, areas of steep slopes, and areas of soils conditional, for on-
lot sewage disposal/systems and variable groundwater yields.

e To provide opportunities for housing types at a density and in a cluster
configuration that preserve and protect the rural character of Elk Township and
preserve permanent open space areas large enough to support continued
agricultural use.

e To limit haphazard and strip development of agricultural lands by providing an
opportunity for non-agricultural uses in a planning setting as would be compatible
with the rural character of the Township.

e Provide farmers with a variety of agriculture related use opportunities to help
supplement farm income.

Permitted uses by right include:

¢ Non-intensive agricultural uses and related building

e Woodland preserve, game farm and preserve, wildlife sanctuary or other
conservation purposes

e Horticultural uses

e Tenant house

e Business associated with agriculture

e Single-family detached dwellings

e Forestry
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e Minimum lot width - 200 feet
e Maximum building coverage - 8%
e Cluster development is allowed

-~

Portion of Elk Township Zoning Map (subject parcel indicated by red arrow)

51% is located in Franklin Township’s Agricultural/Residential district (AR). The
Agricultural/Residential District (AR) has been created to encourage the use of prime
agricultural soils for cultivation and to conserve critical environmental areas by
maintaining a relatively low density. The AR District has been located along roads which
cannot accommodate high traffic volumes. The use of on-site domestic waste disposal
systems shall be provided in order to help replenish the supply of ground water.

Permitted uses by right include:

e Agriculture and buildings related to agriculture
e Single-family detached dwellings
e Equestrian uses

Minimum Lot Size and Density

e Minimum lot size - 80,000 SF

e Minimum lot width - 150’

e Maximum building coverage - 8%
e Open space design allowed
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Portion of the Franklin Township Zoning Map (subject parcel indicated by red arrow)

2% is located in New London Township's Low Density Residential district (R-1). The R-1
Low Density Residential District has been created to accommodate housing types which
typify the rural residential character of the Township. Properties in the R-1 District may
be served by individual on-lot water supply and individual on-lot sewage systems. They

may utilize the lot-averaging option to achieve some site design flexibility.

Permitted uses by right include:

e Single-family residential
e Agriculture
e Forestry

Minimum Lot Size and Density

e Minimum lot size - 2 acres

e Minimum lot width - 150’

e Maximum building coverage - 15%
e Lot averaging allowed
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Portion of the New London Township Township Zoning Map (subject parcel indicated by red arrow)

The Subdivision and Land Development Ordinances were reviewed for all three
townships. The design standards compliment the zoning ordinances. There are no
additional requirements included in the SALDO that would prohibit the amount of
development permitted under zoning.

Agricultural uses are permitted under all three zoning ordinances. A copy of the relevant
zoning ordinance sections are included in Addendum J of this report.

Utilities and Street Improvements

Water Type: Streams

Sewage Type: None

Public Utilities: Electric and telephone service is available
Road Type: Asphalt

Easements

Unrecorded electric pole, telephone pole and highway ROW's.

The property is subject to 20’ trail easement known as the Springlawn Trail that crosses
the property. The easement is to Elk Township. Permitted uses are hiking, horseback
riding & bicycling. A map of the easement is included below. Record Book 7308-70,
7308-124 and 7308-139 are associated with this trail easement.

Deed Book & Page X14-515 discuss an easement for a pipe for use of spring water. No
evidence of this pipeline and its use were noted.

Deed Book & Pages G23-264 and Q35-568 refers to a mill & mill race. The mill no
longer exists and the need for a mill race is not needed.
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Subsurface Rights
Coal: None (No coal known to exist in this area)
Oil & Gas: Owned by Landowner (No oil-gas known to exist in this area)

Other Minerals: No severance

Flood Map Information

The subject is located on FEMA map 42029C0370G & 42029C0375G (map date
9/29/2017). ~15% is located in Flood Zone A.
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Aerial Map indicating subject property with FEMA NFHL overlay

Development Factors

Road Frontage: 6,192 feet (254 ft. on Chesterville Rd, 1,861 ft. on Lewisville-
Chesterville Rd. & 5,938 ft. on Stricklersville Rd.)
Soils with Hydric Components: 3%

Overall Comments of Subject

The subject is a large acreage tract with the tillable acreage being tilled at this time. The
first portion that has transferred to The Conservation Fund encompasses the Springlawn

Trail and is mostly wooded.
The remaining two large tracts (Phase Il & 1ll) have most of the tillable land.

On the south border are lands presently owned by the Commonwealth of PA.
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The Valuation Process

The following is an overall discussion of the process used to develop this appraisal.
Highest and Best Use is defined and the Approaches to Value are described.

Highest and Best Use Defined

Highest and Best Use reflects a basic assumption about real estate market behavior; that
the price a buyer will pay for a property is based on their conclusions about the most
profitable use of the site or property. Determination of Highest and Best Use must be
based on careful consideration of prevailing market conditions, trends affecting market
participation and change, and the existing use of the subject property.

The Highest and Best Use may be defined as “The highest and most profitable use for
which the property is adaptable and needed or likely to be needed in the reasonably near
future.”®

Because the use of land can be limited by the presence of improvements, Highest and

Best Use is determined separately for the land or site as though vacant and available to
be put to its Highest and Best Use, and for the property as improved. The Highest and
Best Use of land as though vacant and property as improved must meet the four criteria
defined above.

The determination of as though vacant Highest and Best Use reflects that land value is
derived from potential land use. Land has limited value unless there is a present or
anticipated use for it. The amount of value depends on the nature of the land's
anticipated use according to the concept of surplus productivity. Among all reasonable,
alternative uses, the use that yields the highest present land value, after payments are
made for labor, capital, and coordination, is generally regarded as the Highest and Best
Use of the land as though vacant. This is the “classic” definition of a land residual
analysis.

For the purpose of analysis, the appraiser assumes the parcel of land in question is
vacant. Even a site with a large building on it can be made vacant by demolishing the
building. The question to be answered is: If the land were vacant, what new
improvements should be constructed on the site?

6 Section 4.3.1, Uniform Appraisal Standards For Federal Land Acquisition, 2016
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existing improvements should be renovated or retained so long as they continue to
contribute to the total market value of the property, or until the return from a new
improvement would more than offset the cost of demolishing the existing building and
constructing a new one.

The determination of the Highest and Best Use of land as though vacant is useful for land
or site valuation. Determining the Highest and Best Use of an improved property
provides a decision regarding continued use or demolition of the property. The reader
should note that demolition is indicated when the land as though vacant has more value
than the parcel as presently improved.

Methods of Valuation

It is normal appraisal practice to assemble as much relevant data from the marketplace as
possible. This data is applied in the three recognized approaches to value: the Cost
Approach, the Income Approach, and the Sales Comparison Approach.

In the Cost Approach, an estimate of the site's value is derived by comparing the subject
site to similar sites that have sold. The subject site is valued in accordance with the
conclusions reached in the Highest and Best Use section of this report.

Based on the physical characteristics of the property, the subject's replacement cost new
(RCN) can be estimated based on comparative costs derived from the market and from
Marshall & Swift Commercial/Agricultural Estimator. Accrued depreciation from all
observed sources is subtracted from the RCN to yield depreciated replacement cost.

The depreciated building value is added to the indicated land value to yield an estimate
of value based on the Cost Approach.

The Income Approach analysis is concerned with the present worth of anticipated future
benefits derived from ownership of the subject property, expressed in terms of net
operating income (NOI) that ownership of a property may be expected to produce. The
anticipated stabilized NOI available from owning a property is then converted into a
value estimate by applying an appropriate rate derived from market observations.

The Sales Comparison Approach uses sales of similar properties as an indication of value
for the subject property. This comparison may be made per square-foot, per acre or any
other basis that is recognized in the marketplace and that provides an adequate unit of
measure of indicated market value. In this appraisal, the unit of comparison is the price
paid per acre for the comparable properties.

The Sales Comparison Approach is essential to almost every appraisal of real property.
This approach best mirrors the actions of buyers in the marketplace for similar-type
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After arriving at an indication of value, the results are correlated into a single conclusion
of value based on the approach or approaches that have the highest quality or quantity
of data available and the ones in which the appraiser has the greatest confidence.
Pertinent data and facts used in the appraisal process are analyzed on the following
pages of this report.
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Comparable Sale Analysis Process

When valuing properties that are land intensive, the appraiser’s first step is to determine
land values using unimproved sales. The sales are analyzed to determine the various
values different land types contribute to a property. The land types that are most often
differentiated in the subject’s market area are tillable, pasture, woodland, farmstead and
wasteland.

To establish the ratio of the contributory values (CV) of the various land types, sales that
contain only one land type are used to determine the value of that land type. After a
single land type’s CV has been ascertained, other land type CVs can be determined on
parcels with multiple land types. The following example demonstrates the process:

Sale A contains 100 tillable acres and sold for $100,000 or $1,000 per acre. Sale B
contains 50 tillable acres and 50 acres of woodland. This property sold for $75,000 or
$750 per acre. Both sales occurred on a similar date and with similar conditions of sale.
To analyze Sale B's woodland CV the following calculations are completed:

Total sale price for Sale B $75,000
Less 50 tillable acres @$1,000/acres (from Sale A) $50.000
Residual value attributable to woodland $25,000

Therefore, $25,000/50 acres = $500/woodland acre or 50% of the CV of tillable land.

In order to evaluate the contributory value of the improvements, the improved sales are
analyzed by the following formula:

Sale Price - Land CV = Improvement CV

The same type of methodology used in determining land uses is used to determine the
improvements contributory value. The following example demonstrates that process:

Sale A is the same 100 acres of tillable soils used in the land use calculation above. It
sold for $100,000 or $1,000 per acre. Sale B is also 100 acres of tillable soils and
contains a 2,000 square foot dwelling. It sold for $175,000 or $1,750 per acre. Both
sales sold on similar date with similar conditions of sale. To analyze sale B’s building
contributory value the following calculations are completed:

Total sale price for Sale B $175,000
Less Cropland 100 acres @$1,000/A. (From sale A)  $100.000
Residual value attributable to dwelling $75,000
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of the sales comparison approach.

Depreciation rates from the comparable sales need to be determined for use in the cost
approach. In order to determine the amount of depreciation, the cost new of the
improvements must first be established. It is important that the appraiser have a
working understanding of the cost new of the improvements.

Two types of costs new can be considered. The replacement cost is the estimated cost
to construct, at current prices as of the effective appraisal date, a building with utility
equivalent to the building being appraised, using modern materials and current
standards, design, and layout.” The reproduction cost is the estimated cost to construct,
at current prices as of the effective date of the appraisal, an exact duplicate or replica of
the building being appraised, using the same materials, construction standards, design,
layout, and quality of workmanship and embodying all the deficiencies, superadequacies,
and obsolescence of the subject building.®

The use of replacement cost eliminates the need to estimate some forms of functional
obsolescence. The reproduction cost is generally difficult to estimate because identical
materials may be unavailable and construction standards may have changed since the
improvement was originally built. Replacement cost estimates are often preferred in rural
property appraisal where obsolescence in farm structures is prevalent, particularly in
established farming areas with older structures.

The replacement cost new is generally the preferred cost new for use with the types of
aged improvements on farms in Chester County. Their actual age is often 100+/- years
old.

The following types of ages (defined in The Dictionary of Real Estate Appraisal, Sixth
Edition published by the Appraisal Institute are important when evaluating comparable
sale improvements:

Actual Age is the number of years that have elapsed since construction of an
improvement was completed; also called historical or chronological age.

Useful Life is the period of time over which a structure may reasonably be expected
to perform the function for which it was designed.

7 The Dictionary of Real Estate Appraisal, Sixth Edition, Appraisal Institute
8 The Dictionary of Real Estate Appraisal, Sixth Edition, Appraisal Institute
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age.

Economic Life is the period over which improvements to real property contribute to
property value.

Remaining Economic Life is the estimated period during which improvements will
continue to contribute to property value; an estimate of the number of years
remaining in the economic life of the structure or structural components as of the
date of the appraisal; used in the age-life method of estimating depreciation.

Useful life and effective age are the two ages considered in developing the various types
of depreciation on the comparable sales and on the subject as well.

The various types of depreciation are then calculated. The types of depreciation used in
this report are defined in the Dictionary of Real Estate Appraisal, Sixth Edition published
by the Appraisal Institute and set forth below:

Physical Deterioration is an element of depreciation; loss in value caused by wear,
tear, age and use.

Functional Obsolescence is an element of depreciation resulting from deficiencies or
superadequacies in the structure.

External Obsolescence is an element of depreciation; a defect, usually incurable,
caused by negative influences outside a site and generally incurable on the part of
the owner, landlord, or tenant.

The comparable sales were analyzed to determine the kind and amount of depreciation.

Database

The appraiser maintains a database of approximately 54 sales of land and farms larger
than 50 acres in Chester County, southern Berks County and southeastern Lancaster
County that have transferred since January 2015. County tax assessment databases,
Parcel Viewer, Lancaster Farming (local farm newspaper), public sale notices, Realtors
multi-list information and contacts with realtors and auctioneers in the counties were
utilized to locate the sales used in the development of this report.

The sales were verified using a public record source, as well as further verification with
buyers, sellers, realtors, auctioneers, lenders, etc. involved in the transfer whenever
possible. Sales verification was completed by either direct contact in person, telephone
or US Postal Service. When verification was not possible by the mentioned sources and
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The following sales 26 sales were considered in the development of this report:

$/Acres
County Sale # (éons Sale Twp Acres Sale Price $/Acre Value $/Acre
ase Date Value Land Bldg

Lancaster |7114841 X Dec-14 [Sadsbury 80.96| $900,000|%$11,117(%$11,117 $0
Chester (2915007 Jan-15 |E. Nottingham 54.83| $765,000|$13,952(%$13,952 $0
Chester (2915163 X Mar-15 [W. Brandywine 68.63| $430,000| $6,265| $6,265 $0
Chester (2915178 Mar-15 [W. Brandywine 75.20| $800,000|%$10,638| $8,710| $1,928
Lancaster 7115470 X Jul-15 |Colerain 96.13($1,152,000|$11,984|$11,901 $83
Chester (2915466 Jul-15 |W. Fallowfield 75.40/$1,300,000($17,241|$17,241 $0

Berks (1115753 Nov-15 |Caernarvon 61.50| $413,400| $6,722| $6,722 $0
Chester (2915765 X Nov-15 [Warwick 111.67($1,147,464|$10,275| $9,308 $967
Chester (2915754 Nov-15 [L. Oxford 58.17| $595,000($10,229|$10,229 $0
Chester (2915840 X Dec-15 |[Londonderry 54.10( $600,000|{%$11,091|$11,091 $0
Chester (2915841 X Dec-15 [Franklin 56.29| $650,000|%$11,547|%$11,547 $0
Chester (2916020 Jan-16 |Elk 73.66| $300,000| $4,073| $4,073 $0
Chester (2916084 X Feb-16 |E. Nottingham 121.39($1,899,438($15,647|$13,895| $1,752
Lancaster |7116153 X Mar-16 |Colerain 182.31($2,000,000|$10,970|$10,444 $526
Chester (2916228 Apr-16 [Sadsbury 61.39| $401,300| $6,537| $6,537 $0
Chester (2916234 Apr-16 |L. Oxford 130.28|$1,230,000| $9,441| $7,561| $1,880
Chester (2916229 X Apr-16 [Highland 266.90(%$2,641,327| $9,896| $8,900 $996
Chester (2916306 May-16 |W. Sadsbury 73.55| $750,000($10,197|$10,197 $0
Chester (2916307 May-16 |U. Oxford 125.80($1,787,000|$14,205|$14,205 $0
Lancaster |7116851 Dec-16 |Colerain 162.75($1,700,000($10,445| $8,473| $1,972
Chester [2917009 Jan-17 |W. Brandywine | 86.10($1,000,000/$11,614|$11,614 $0
Chester (2917454 X Jul-17 |W. Fallowfield 77.05|$1,175,000|$15,250($15,250 $0
Chester (2917463 Jul-17 |London Britain 56.95| $959,078|%$16,841|%$16,841 $0
Chester [2917539 X Aug-17 |L. Oxford 113.60($1,190,000|$10,475|$10,475 $0
Chester (2917541 X Aug-17 |Honey Brook 60.00{$1,000,000($16,667|$16,667 $0
Lancaster |7117832 X Dec-17 |Colerain 116.30($1,650,000($14,187|$14,187 $0

Average 96.11[$1,239,154/$13,640[$13,358

The sales range from 54.83 to 266.90 acres in size. Total value per acre and the land
contributory value ranges from $4,073 to 17,271 per acre.

Of the 26 selected sales, half are subject to conservation easements. There were no
large acreage sales similar in size to the subject in this particular market. In order to find
similar large acreage tracts one would have to go to another market area, which will
require large location adjustments. This indicates that the typical buyer of land in this
particular market area is not looking for or requiring a parcel size greater than 200 acres.
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The first analysis of the comparable sales is to determine the contributory value of the

three major land uses in Chester County (tillable, pasture and woodland).

The first comparison determines the percentage difference between tillable acreage and

woodland acreage. Pairings are made with land size as similar as possible and with

similar date of sale. Additionally, all comparables were similar in financing and terms of
sale. A number of bareland comparables in Chester County and comparable sales from
Berks and Lancaster County were considered. Additionally, historical or older sales

needed to be considered. Following are several matched pairings:

Sale #1 Sale #2
Database # 1114331 1114007
Selling Price $320,000 $227,000
Acres 35.43 35.71
Total Sale $/A $9,032 $6,357
Date of Sale May-14 Jan-14

Acres $/Acre | Acres $/Acre| Ratio

Tillable Acres 35.43| $9,032 0.00 $0 100%
Woodland Acres 0.00 $0| 35.71| $6,357 70%

Sale #1 Sale #2
Database # 1114007 1114834
Selling Price $227,000 $300,602
Acres 35.71 37.58
Price/A $6,357 $7,999
Date of Sale Jan-14 Dec-14

Acres $/Acre Acres | $/Acre
Woodland Acres 35.71| $6,357 1.77
Tillable Acres 0.00 $0 35.81
Sale #2 Analysis Total /Acre

$/Total $300,602 Ratio
$/Wood indicated by Sale #1 $11,251| $6,357 79%
Indicated $/Tillable $289,351| $8,080 100%
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Selling Price $277,000 $300,602
Acres 52.96 37.58
Price/A $5,230 $7,999
Date of Sale Jan-14 Dec-14
Acres | $/Acre Acres | $/Acre
Woodland Acres 52.96| $5,230 1.77
Tillable Acres 0.00 $0 35.81
Sale #2 Analysis Total /Acre
$/Total $300,602 Ratio
$/Wood indicated by Sale #1 $9,258| $5,230 64%
Indicated $/Tillable $291,344| $8,136| 100%
Sale #1 Sale #2
Database # 1116169 1117766
Selling Price $350,000 $410,000
Acres 53.14 50.51
Price/A $6,586 $8,117
Date of Sale Mar-16 Dec-14
Acres | $/Acre Acres | $/Acre
Woodland Acres 53.14| $6,586 22.32
Tillable Acres 0.00 $0 28.19
Sale #2 Analysis Total /Acre
$/Total $410,000 Ratio
$/Wood indicated by Sale #1 $147,008| $6,586 71%
Indicated $/Tillable $262,992| $9,329| 100%

The four pairings indicate the following woodland percentages: 70%, 79%, 64% and
71%. A tillable to woodland land value ratio of 100:70 was established.

The next step determines the indicated value ratio of pasture to tillable land. The
following pairings were used to determine this value:
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Selling Price $300,602 $310,000
Acres 37.58 40.74
Price/A $7,999 $7,609
Date of Sale Dec-14 Sep-14
Acres Acres
Tillable Acres 35.14 29.09
Woodland Acres 2.44 0.00
Pasture Acres 0.00 11.65
Sale #1 Analysis Acres | Adj A.| $/Acre | Ratio
Tillable Acres 35.14| 35.14| $8,158| 100%
Woodland Acres 2.44 1.71| $5,711 70%
Pasture Acres 37.58| 36.85| $7,999
Sale #2 Analysis Acres | Total /Acre
$/Total $310,000 Ratio
$/Tillable 29.09 [$237,313| $8,158] 100%
$/Wood 0.00 $0| $5,711 70%
Indicated $/Pasture 11.65 | $72,687| $6,239 76%

The pairing indicates pasture a percentages of 76%. A tillable to pasture land value ratio
of 100:80 was established.

The farmstead is usually situated on the tillable portions of the farm and therefore its
value is considered equal in value to the tillable soils. All improvements such as
excavation, drives, wells, etc. have been included in the value of the improvements.

Therefore, the following land value ratios were determined:

Tillable - 100%
Pasture - 80%
Woodland - 70%
Farmstead - 100%
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Highest and Best Use:

The following is a discussion of the four criteria of the Highest and Best Use in regard to
the subject property.

As Vacant

Legally Permissible: The subject property is located in three townships (47% Elk Twp.,
51% Franklin Twp., and 2% New London Twp.), each with its own separate zoning
district. The property's present land use is 54% tillable. This use is permitted under the
three zoning districts. Zoning allows for subdivision of agricultural parcels and single-
family dwelling lots. The As Vacant use for agricultural uses is legally permissible under
present zoning with the ability to be subdivided in the future.

This tract is specified to be a LWCF 6F replacement tract and is the larger parcel
considered in this report.

Physically Possible: The property is 54% tillable with an average yield potential for the
area. The remaining acreage is wooded with slopes that are gentle to rolling. There is an
estimated value of $300 to $500 per acre marketable timber within the woodland
acreage.

Development of the property into several single-family residences is considered
physically possible. The density is not able to be determined without a development
plan, but due to the size of the property, the development into large acreage tracts is
physically possible.

It should be noted that a portion of the property located in Elk County, formerly known
as Springlawn Road has been vacated and a grant of Public Trail Easement has been
filed. The location of the easement is in the wooded areas of the tract and does not
cause any limitations for the use of the property.

Financially Feasible: The property’s use for crop growing and timber harvesting is
financially feasible. The amount of marketable timber is a small and insignificant portion
of the total market value of the subject. It is unlikely that a buyer would be purchasing
the subject property for timber income.

Also, the ideal building(s) for the subject site must be considered. The building(s) should
conform and be consistent with the uses in the neighborhood and be in sufficient
demand to provide an adequate net return for the owner or investor. Some type of
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Without a completed development plan, the ability to develop the property is limited.
There is demand for some development tracts, but the location and size of the tract
reduces the financial feasibility of development into single family residential lots.

Maximally Productive: The present use for agricultural use is a legally permissible and
physically possible use. When considering the financial feasible uses, the most likely
purchase of this tract is for continued use as an agricultural use with future potential for
subdivision. The database analysis did not uncover a tract as large as the subject, but
does indicate that the typical buyer in this market is not looking for a large tract similar
to the subject. It legally permissible and physically possible to subdivide the tract into
typical 75 to 125 acre farm tracts. There are elements of risk associated with buying a
large tract like the subject. Those risks include factors such as zoning and other
municipal regulations, as well as the time required to market 10+ tracts. But since the
market does show a demand for 75-125 acre tracts, it appears unlikely there would be
significant community push back for subdivision in the future. A potential buyer desiring
this large a land mass would look favorably on the opportunity to buy this large a tract.

The potential buyer is either looking to acquire a large land base to establish an estate
type farm or to hold for future subdivision.

The As Vacant maximally productive use of the subject site is the continued agricultural
use with future subdivision potential.

As Vacant Conclusion: Because of the reasons stated above, the final conclusion of
Highest and Best Use is As Vacant - agricultural with future subdivision potential.

As Improved
N/A

Final Conclusion

The As Vacant Use is the final conclusion of Highest and Best Use as agricultural.

Cost Approach

There are no improvements; therefore, the development of the Cost Approach is not
necessary.
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A vacant land tract of this large size with a mixture of cropland and woodland makes
completion of an accurate Income Approach difficult; therefore, the Income Approach
was not deemed reliable and was not developed

Sales Comparison Approach

The Sales Comparison Approach is a method of estimating market value where the
subject property is compared to similar properties that have been sold.

The Sales Comparison Approach was developed by selecting the most comparable sales
available at the time of assighnment. Six sales were selected from the general market
area. These sales were selected because of their similarity in use and location in market
zone. Comparables can be located in Addendum 1.

General Discussion of Elements of Comparison

In general there is an upward adjustment when the comparable is inferior to the subject
for a given element of comparison and a downward adjustment when the comparable is
superior to the subject for a given element of comparison. The following chart identifies
the differences between the subject and the comparables.

[S)zltz Rights Transferred Size Zoning 'l?ﬁl Slope E&an(i Yield
SUBJECT Fee Simple 982.60 | R1,R2&AR | 54% | Rolling | 6,192 | 110
COMP 1 Dec-17 | Restricted (Cons Ease) | 116.30 A/CN 61% | Rolling | 12,930 | 163
COMP 2 Jul-17 Restricted (Cons Ease) | 77.05 Ag 44% | Rolling 678 151
COMP 3 Apr-17 Fee Simple 107.67 AR 74% | Rolling | 7,909 | 121
COMP 4 Jan-17 Fee Simple 86.10 R-1/R-2 72% | Rolling | 3,716 | 121
COMP 5 May-16 Fee Simple 125.80 AR-1 52% | Rolling | 8,263 81
COMP 6 Jul-15 Fee Simple 75.40 Ag 94% | Rolling | 4,744 | 160

Following is a discussion of the various adjustments made to the comparable sales.
The first set of necessary adjustments are for building and land use differences.

Buildings: Because Comparable 3 has a low percentage of improvements, its
contributory value per acre of the improvements was negatively adjusted.

Land Use: Existing land use as tillable acreage versus pasture, woodland, farmstead and
waste were compared. The following adjustments were made for varying land uses:
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Tillable 71.01 $16,289 $1,156,686|| 530.04 $16,289 $8,633,852
Perm Pasture 20.12 $13,031  $262,189 0.00 $13,031 $0
Woodland 20.27 $11,402 $231,125 443.00 $11,402 $5,051,236
Farmstead 0.00 $16,289 $0 0.00 $16,289 $0
Roads & Waste 4.90 $0 $0 9.56 $0 $0
Total 116.30° $14,187 $1,650,000 982.60 $13,927 $13,685,088
| Land Adjustment| -$260 /Acre
Sales Comp #2 Subject
Type of Land Acres $/A Total Value || Acres $/A Total Value
Tillable 33.94 $17,317 $587,751 530.04 $17,317 $9,178,892
Perm Pasture 39.16 $13,854  $542,518 0.00 $13,854 $0
Woodland 3.69 $12,122 $44,731 443.00 $12,122 $5,370,112
Farmstead 0.00 $17,317 $0 0.00 $17,317 $0
Roads & Waste 0.26 $0 $0 9.56 $0 $0
Total 77.05° $15,250 $1,175,000 982.60 $14,807 $14,549,004
| Land Adjustment| -$443 /Acre
Sales Comp #3 Subject
Type of Land | Acres $/A Total Value || Acres $/A Total Value
Tillable 79.62 $14,255 $1,135,014 530.04 $14,255 $7,555,924
Perm Pasture 6.39 $11,404 $72,874 0.00 $11,404 $0
Woodland 14.94 $9,979 $149,083 443.00 $9,979 $4,420,594
Farmstead 3.72 $14,255 $53,030 0.00 $14,255 $0
Roads & Waste 3.00 $0 $0 9.56 $0 $0
Total 107.67 $13,096 $1,410,000 982.60 $12,189 $11,976,518
| Land Adjustment| -$907 /Acre
Sales Comp #4 Subject
Type of Land Acres $/A Total Value || Acres $/A Total Value
Tillable 61.78 $12,851  $793,914|| 530.04 $12,851 $6,811,365
Perm Pasture 0.00 $10,281 $0 0.00 $10,281 $0
Woodland 22.91 $8,995 $206,086|| 443.00 $8,995 $3,984,990
Farmstead 0.00 $12,851 $0 0.00 $12,851 $0
Roads & Waste 1.41 $0 $0 9.56 $0 $0
Total 86.10" $11,614 $1,000,000|| 982.60 $10,988 $10,796,356
| Land Adjustment| -$627 /Acre
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Type of Land | Acres $/A  Total Value || Acres $/A  Total Value
Tillable 65.16 $16,487 $1,074,287|| 530.04 $16,487 $8,738,723
Perm Pasture 29.72 $13,190 $391,993 0.00 $13,190 $0
Woodland 27.79 $11,541 $320,720 443.00 $11,541 $5,112,592
Farmstead 0.00 $16,487 $0 0.00 $16,487 $0
Roads & Waste 3.13 $0 $0 9.56 $0 $0
Total 125.80" $14,205 $1,787,000 982.60 $14,097 $13,851,315
| Land Adjustment| -$108 /Acre
Sales Comp #6 Subject
Type of Land | Acres $/A Total Value || Acres $/A Total Value
Tillable 71.16 $17,840 $1,269,528|| 530.04 $17,840 $9,456,167
Perm Pasture 0.00 $14,272 $0 0.00 $14,272 $0
Woodland 244 $12,488 $30,472|| 443.00 $12,488 $5,532,332
Farmstead 0.00 %$17,840 $0 0.00 $17,840 $0
Roads & Waste 1.80 $0 $0 9.56 $0 $0
Total 75.40" $17,241  $1,300,000 982.60 $15,254 $14,988,500

| Land Adjustment| -$1,987 /Acre

After the comparables have been adjusted for the differences in building and land use,
the following adjustment for property rights is made.

Property Rights: Properties can be transferred with varying degree of rights. Some of
the sticks in the bundle of rights of a fee simple tract are sometimes transferred to other
entities by easements. The subject tract is fee simple and only restricted by a trail
easement which encompasses approximately 7 acres or less than 1% of the total
acreage. Two of the sales are encumbered by conservation easements, but no value
change could be identified and no adjustments were needed.

After the comparables have been adjusted for the property rights difference the
following three adjustments were considered.

Financing Terms: The comparable sales are adjusted for financing terms, if necessary.
This adjustment renders the sales price to cash equivalent terms where the seller makes
favorable financing terms available. The present value of this difference represents an
advantage to the comparable sale and warrants a negative adjustment. The transaction
price of a property may differ from the price of an identical property because of
different financing arrangements. All sales were cash to seller transactions and no
adjustments were needed.

Conditions of Sale: An adjustment maybe necessary if there are any unusual
circumstances surrounding the transaction such as foreclosure, bulk sales, related
parties, assemblages and the like. No adjustments were required to the comparable
sales.
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market from the date of each comparable sale to the effective date of this appraisal. No
adjustments were made.

After the comparables are adjusted for financing terms, conditions of sale and market
conditions, the comparables are then adjusted for the following differences.

Location: The location within the county and the surrounding counties can affect value.
Accessibility and location proximity with similar type use properties are considered. Five
of the comparables are located in Chester County and one is from the adjoining southern
Lancaster County. The comparables are all located in the same market area and no
adjustments were needed.

Parcel Size: Farm property values generally have an inverse relationship to size; as
property size increases, price per acre decreases. This relationship is due to economy of
scale. Typically larger land parcels have a limited market, attracting a smaller pool of
potential purchasers and for that reason a discount would be reasonable. There are no
tracts similar in size, and the comparables sales range in size from 75.40 to 125.80 acres.
A buyer may take into account the time, risk and cost of subdivision. But, because of the
lack of data available to compare larger parcels to smaller parcels, no adjustments could
be determined. Because of the subject’s large size, its potential to be subdivided into
typical farm tracts, and the unique opportunity to purchase a large tract like the subject,
no adjustments for parcel size were made.

Physical Limitations: Physical characteristics such as road frontage, slopes and site
configuration cause differences in values. The tracts are similar in topography and no
adjustment was made.

Yield Potential: The productivity of various soils is compared. Soil productivity is not a
major driving force in this market as most landowners purchase properties based on
location. The comparables vary in yield potential but no differences were noted because
of yield potential.

Another component of yield potential is the value of the marketable timber. Since it was
determined that the value of the timber is between $300 and 500 per acre, it is
considered a small fraction of the overall market value of the subject and was not
adjusted for.

Therefore, no adjustments were made. Crop and timber yield potentials were
considered in the reconciliation of the Sales Comparison Approach.

Zoning: Zoning differences can limit the possible uses of a property and its future ability
to subdivide. The zonings are considered similar and no adjustments could be
determined.
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physical limitations, yield potential and zoning differences. The mean value is $13,543.
All comparables were chosen because of similar location and use.

Comparable 1 is located in Colerain Township, Lancaster County. It is subject to a
conservation easement; no adjustment could be determined. It is the most recent sale.

Comparable 2 is a recent sale of a vacant land tract that is subject to a conservation
easement.

Comparable 3 is an improved tract in Franklin Township. It was purchased to be
subdivided into three Plain Sect farms.

Comparable 4 is a vacant land tract with acreage on two sides of the road.
Comparable 5 is the largest acreage tract and has the least amount of net adjustments.
Comparable 6 is the smallest acreage tract and the oldest sale.

In reconciling the selected sales, it reasonable to consider the fact that larger tracts
typically sell for less per acre. However, due to the unique opportunity to purchase a
tract as large as the subject, the comparables used are the best indicators of market
value. Comparable 1 is the most recent sale and is the second largest tract with minimal
net adjustments. It was weighted the heaviest. Therefore the value of $13,756,400 or
$14,000 per acre is considered the indicated value.

As a test of reasonableness, the two recent sales of the subject were considered.

Sale Date | Acres | Sale Price | $/Acre
Phase | 11/9/2017 | 254.45 | $4,385,000 | $17,233
Phasell | 11/9/2018 | 386.23 | $6,105,000 | $15,807

Phase | was the purchase of most of the center portion of the subject. It is the location
of the trail easement. It is mostly an irregular shaped wooded tract and is not
representative of the total acreage of the subject. Phase Il is the sale of the eastern
portion of the tract and has a higher percentage of tillable soils than the total acreage of
the subject. It is also not representative of the entire subject tract. These two sales are
above the range established by the six selected sales, but do indicate that the select
values are reasonable.

The value by the Sales Comparison Approach is $13,756,000 (rounded).

Following is the Sales Comparison Approach Adjustment Summary:
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ZMNT OF SUBJECT SALE #1 SALE #2 SALE #3 SALE #4 SALE #5 SALE #6
COMPARISON PROPERTY 7117832 2917454 2917250 2917009 2916307 2915466
Colerain West Fallowfield Franklin West Brandywine Upper Oxford West Fallowfield

Sales Price $1,650,000 $1,175,000 $1,600,000 $1,000,000 $1,787,000 $1,300,000
Land Area (Acres) 982.60 116.30 77.05 107.67 86.10 125.80 75.40
Sales Price per Acre | [ $14,187] | $15,250] | $14,860] | $11,614] | $14,205] | $17,241
Land Use 54% 61% 44% 74% 72% 52% 94%

Adjustment % Tillable -260 -443 -907 -627 -108 -1,987
Improvements

Adjustment 0 0 -1,765 0 ] 0
Adjusted Sales Price | [ $13,927 | $14,807 | $12,189 | $10,988 | $14,097 | $15,254
Rights Transferred Fee Simple Restricted (Cons Ease)  Restricted (Cons Ease) Fee Simple Fee Simple Fee Simple Fee Simple

Adjustment 0 0 0 0 0 0
Adjusted Sales Price | [ $13,927] | $14,807] | $12,189] | $10,988] | $14,097] [ $15,254
Financing Terms Cash to Seller Cash to Seller Cash to Seller Cash to Seller Cash to Seller Cash to Seller

Adjustment 0 0 0 0 0 0
Conditions of Sale Arms Length Arms Length Arms Length Arms Length Arms Length Arms Length

Adjustment 0 0 0 0 0 0
Market Conditions Dec-17 Jul-17 Apr-17 Jan-17 May-16 Jul-15

Adjustment 0 0 0 0 0 0

]

Adjusted Sales Price | [ $13,927] | $14,807] | $12,189] | $10,988] | $14,097] | $15,254
Location ‘ Elk, Franklin, &  Colerain West Fallowfield Franklin West Brandywine Upper Oxford West Fallowfield

Adjustment New London 0 0 0 0 0 0
Parcel Size 982.60 116.30 77.05 107.67 86.10 125.80 75.40

Adjustment acres 0 0 0 0 0 0
Physical Considerations Rolling Rolling Rolling Rolling Rolling Rolling Rolling

Adjustment 0
Yield Potential 110 163 151 121 121 81 160

Adjustment Bushels 0 0 0 0 0 0
Zoning 2% R1,47% R2 90% A/10% CN Ag AR 50% R-1/50% R-2 AR-1 Ag

Adjustment &51% AR 0 0 0 0 0 0
Other

Adjustment 0 0 0 0 0 0
Final Adjusted Sales Price | [ $13,927] | $14,807] | $12,189] | $10,988] | $14,097] [ $15,254
Total Net Adjustments -$260 -$443 -$2,672 -$627 -$108 -$1,987
Total Net % Adjustments -2% -3% -18% -5% -1% -12%
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The three generally accepted approaches to value include the Income Approach, the

Cost Approach and the Sales Comparison Approach. Only the Sales Comparison
Approach was developed to appraise the subject located in Elk, Franklin & New London
Townships, Chester County, Pennsylvania.

The following chart summarizes the indicated value estimates for the subject are:

Cost Not Developed
Income Not Developed
Sales $13,756,000

Therefore, the final opinion of Market Value of the fee simple interests of the subject
property is estimated as:

$13,756,000
(Thirteen Million Seven Hundred Fifty-Six Thousand Dollars)
Cash or Cash Equivalency
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Appraisal Rssociates www.snyderassociates.us
May 30, 2018

Thomas P. Ford

Director of Bureau of Recreation & Conservation
Department of Conservation & Natural Resources
5t Floor

400 Market Street

Harrisburg, PA 17105

RE: Proposal for appraisal services to determine Market Value of 982.6+ acres
located in Elk, Franklin & New London Townships, Chester County.

Dear Mr. Ford:

In accordance with your request, please accept the following as our Proposal to provide
real estate appraisal services for the ahove referenced property.

The value to be established in the appraisal is the opinion of market value for the above
referenced acreage. The intended use of the report is a value of the fee simple interest
for the for the Strawbridge replacement property to create an excess bhank with the
National Park Service. The intended user(s) of the report are Pennsylvania Department
of Conservation and Natural Resources (DCNR) and the National Park Service,

Definitions - The parties to this agreement are the Pennsylvania Department of
Conservation and Natural Resources, hereinafter referred to as Engager and Snyder
Appraisal Associates, hereinafter referred to as Appraiser. The term Market Value is
derived from the Uniform Appraisal Standards for Federal Land Acquisition, and is
defined therein. The term Work Product refers to valuation services, provided by
Appraisers, which are generally in the form of written reports. The term Engager refers
to the party engaging the Appraiser,

Property Description - 982.6+ acres of real estate identified as tax parcel 70-5-6, 70-
5-8, 70-5-7,72-6-1, 72-6-4,72-6-10 & 71-4-32.3.

Fees - The fee for this assighment shall not exceed:  $3,900.

This includes all travel and incidental expenses. No other fees or expenses shall be
pavable unless agreed to in advance and authorized by the Engager in writing. This fee
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FEBRUARY 5, 2024 does not include expert witness testimony or other related worl explained in further

detail later in this proposal.

Payment - Payment will be due and payable within 10 days of presentation of the final
work product. Engager will not require information beyond the scope of the
assignment,

Service Expectations - Appraiser is required to meet minimum service requirements, as
set forth by the Uniform Standards of Professional Appraisal Practice and the American
Society of Farm Managers and Rural Appraisers.

Delivery Date - The appraisal assignment shall be completed and the work product
delivered to the undersigned within 45 days of our receipt of the signed, accepted
proposal.

Work Product Quality - Appraiser work product must {(at a minimum) meet the
requirements of the Uniform Standards of Professional Appraisal Practice (USPAP) as
adopted by the Appraisal Foundation; and any other special instructions described
herein. To the best of the Appraiser's belief, the appraisal report will conform to the
Code of Ethics and Standards of Professional Practice of the American Society of Farm
Managers and Rural Appraisers, and the Uniform Standards of Professional Appraisal
Practice {USPAP) as established by the Appraisal Foundation.

Scope of Appraisal - The scope of this appraisal includes:

1. Determine the type of value to be established in this report;
2. Establish the intended use and user of the report;

3. Ascertain any Limiting Conditions, Hypothetical Conditions and/or Extraordinary
Assumptions;

4. Confirm the property rights being appraised;

5. Perform an on-site inspection of the subject including a walking inspection of the
property boundaries and improvements to examine physical characteristics. All
structures will be inspected noting the type of structure with special emphasis on
determining the condition and utility;

6. Review site plans, deed, GIS data, soil maps, tax assessment records, etc. obtained
from the county public records and the Owners;

7. Research Recorder of Deeds for easements, deed restrictions, etc,;
8. Review Zoning Ordinance to determine legal restrictions created by Zoning
Ordinances;
9. Identify the subject's market area and analyze pertinent characteristics;
10. Describe the subject’s market area and the site;
11. Determine the highest and best use of the property:

12. Research and collect comparable data of similar use sales in the subject's
market area. Verify information with buyers, sellers, brokers, public records,
and/or with other knowledgeable sources;
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physical attributes, unit sizes and other pertinent factors and/or adjustments
indicated by comparable sales data;

14, Develop the Cost Approach value of the subject property;

15. Develop the Income Approach value of the subject property;

16. Develop the Sales Comparison Approach value of the subject property;
17. Reconcile into a final opinion the As s market value.

Please Note: The Cost and Income Approaches to Value will not be developed in this report
since they are not considered relevant to this type of property

Report Type: The report will be written in a comprehensive manner that identifies and
gives a detailed description of all support and conclusions drawn, The report will be
prepared in conformance with the Uniform Appraisal Standards for Federal Land
Acquisition and the Land and Water Conservation Fund (6F) guidelines,

Environmental Issues - Attention shall be given to potential environmental and special
resource issues affecting the property and/or adjacent properties.

Report Deficiencies - in the event the Engager and/or a review Appraiser engaged by
the engager discovers deficiencies in the work product and notifies the Appraiser of
such deficiencies, the Appraiser shall have an appropriate time period to take corrective
actions.

Appraisal Disclosure - The Appraiser may only release the report to other parties only
with the formal written authorization of the original client. The Engager also
understands and agrees to the disclosure of this report to the American Society of Farm
Managers and Rural Appraisals as required by their Code of Ethics for peer review if
requested by the AFSMRA.

Appraisal Report Copies - The Appraiser shall submit two complete original appraisal
reports with original photographs and signatures unless otherwise specifically
requested. Supplementary original copies require an additional fee of $100 for each
copy.

Engager Contact - Only the following shall be contacted regarding this assighment:

Thomas P. Ford
DCNR

5t Floor

400 Market Street
Harrisburg, PA 17105

717-783-2659

thoford@pa.gov

: We Understand the Vilue of Agrizaltuse
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in terms of staffing and quality control. Should the Engager require additional services
beyond the scope of this assignment, the Engager understands that such services will
be provided and will be biiled additionally at $150/hour. In the event that the Engager
desires to cancel this contract, written notice thereof shall be delivered to the
Appraiser, and Engager agrees to compensate Appraiser for all services rendered at the
rate of $150/hour for the time spent prior to receipt of such written cancellation
notice.

Engager understands that the fee quoted does not include expert witness testimony,
which requires a separate arrangement and is provided solely by Gregory L. Snyder.
Any and all litigation support, case evaluation, deposition review or consulting services
are billed at $150 per hour. Any appearance whatsoever, regardless of duration,
including less than % day, for such services in conjunction with expert witness
testimony in court, deposition, or arbitration hearing is billed at $1,200 per day
{Minimum one-half day for on-call status}.

The Appraiser warrants and represents that the Appraiser has no present or
contemplated future interest in the real estate that is the subject of this engagement.

Respectfully Submitted,

i Digltalty signed by Gregary L. Snydey,

Gregory L. St somecsns

¥ o=Sryder Appraital Assorlates, ou,

S n yd e rl ARA :::“‘;:r'GwsnvﬂEmimdax;;_us,

Date: 20180530 160%:21 0400

Gregory L. Snyder

President

Please sign and return the original of this proposal in the enclosed, stamped envelope.
Retain the copy for your records,

Agreed and approved:

J% P X S/31/19

(Signature) {Date)

| We Lwnerstuna the Value of Agiisativse
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l duy of (octe L the year of our lord one thousund nine
- (LR L

i

hoendredd nat soventy-alght e LiPIl SPRIKGLAV CORPORATION, a Pennsylvanis

Corporatlon (horelnnr

ter callod tha GRANTOR) party of the [lrst part, snd ,
- v

'GEORGE STRAWBRIOGE, JR., Indlvldually, ond GIRARD BAHK, GEORGE $TRAHBRIDH’.{$R.',§'md CHARLES
H. HORRIS, JR,,; Trustces under Decd of Yrust of GEGRGE STRAWBRIOGE, JR,, ,da;ted Jeruary 10,
1970 (hacolnafior called the CRANTLES} party of the second part e

Witneosrtly, Thot tho snid GRaNToR

for and in consideration of
tho sunt of Two miiilon teven hyndred and fIfiy thousand (§2,750,000.00} dollars

Inw il money of thie Unitel States of Amorlen, unto it woll and truly paid by
tho anicd GRANTEES,

at nml Bofors Lo soaling nnd dellvory of theso presonts, the vocaipt whoreof ia horeby

acknowlulpaxd,  has geantal, bargalned, sold, alloned, onfoolfod, relonsod and oon-
lirmed, and by Lhicgo pregenta  docs grant, Largain, soll, alion, onfeoff, rotonae and
confirm unto the said GEORGE STRAWBRIOGE, JR., hls belrs

|nnd ABBigne,an uadivided seventy (702) perceat Interest of In and to the premlses hereinaft
‘described, and unto ths sald GIRARD PANK, GEORGL STRAMBRIDGE, SR. and CHAALES W, HORRIS, JR.;
Teusiees under Deed of Trust of George Strawbridge, Jr., dated Janvary 20, 1971, thelr
'successors and assigns the remalning thirty (30%) percent Interest of 1n aad to the prenlses
herelnafter described, 1t Is the further [atentlon that a teaancy In common Is to be created
'as to the whole thereof.

'ALL THOSE TWD CERTAIN tracts of ground $ltuate parthy In tha Townships of London Britale,
Franklln and €Ik, County of Chester snd $tate of Penm;!vunu described according to 3 Plan of
.Properw of Springlamn Corp. Jaled B=24=1978 made by K’ €nglnearing Assoc, Englneers and Surve
+ors, Oxford, Ps. as follows, to mit:

:PMHISH At
BEGINHING atl a splka sot In the title line of Public koad LR 15020 known as Falrvlew Elkton
Road sald road leadlag In a Kortherly direction to Pennsylvanla Routa B96 and a Southerly

ldlru:lloa to Clkton, Hd. sald spike marklng & Mortheasterly cosner of thlsy about to be described

Aract 28 & goraer of R, Yannoy} thence Yeavlag sald spike by the title line of sald road
South O degroa )0 minutas 05 1econds West 463,55 feat to & splke marklng & corner of this and
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mfaptes 36 seconds West 349,22 fcet to an tron pln marklng a2 carncr of this and a corner of
lands of Eachus; theaco partly by lands of $, Lachus, J. luckett, J. €vans, and R. Swan $outh®
0% degrees 55 minutes 5% seconds fast 10BS.49 feet to an old Iron pln warklng & corner of
thls and a cormer of lands of R, Swan; thence by sald lands of Swan the follewlng four courseF;
¥

\
]
8 Northwestarly corner of 5. Eachus; thence by sald Yands of Lachus South 87 degreas 27 |
|

and distances to wit: (1) South 20 degrees 39 mlnutes 45 seconds West £73.70 feet to an lron
pln (2) South 04 degrees 36 minutes L9 seconds West 34L.47 feet 1o an dean pin {(3) South 00
degrees 35 minutes O seconds West 1295.24 fecl Lo an lron pln (4) South 04 degrees O4 mlnulcf
41 seconds East b42,79 feet to an lron ola marking a Southessterly correr of thls and sct on
the liae dividing Lhe Stale of Pennsylvanla from tho State of Haryland; Lhence by the Stato L
of Haryland due West crossing over Townshlp line dividing L1k Yownshlp from Frankiin Township!
1127155 fect 10 8 post marklng o Southwesterly corner of thls and & Sovlheasterly corner of
R. A, Thorpson; thenco by sald lands of Thowpson the foblowlng two courses ond dlstances Lo
Wit (1) Horth 05 degrees 02 nidnutes 0F second Cast 1509,75 feel Lo an bron pin (2) Morth 83
degracs 52 alnutes 04 scconds West 358,76 feet to a splke set In the tlile Ilne of Publlc
Road LR 15016 hnown as Lewlsyblle Strlckervilic Road sald road leadlng la on Lasturly dlrectipn
to $irlcherville and & westerly ditection to Lewdsvllle sald spihe rmarklay o Southeasterly
corner of lands of H. P, Doughertly; theaco by sold lands of Dougherly Uhe (ullomling {hreo
courses and dlstances Lo wid:

1« Korth 11 degrees 51 minutes 12 seconds Cast 1765.62" to o stone

2 = South B} degrees 4l minutes 21 scconds West 1539.62' (o 8 polnt

3 « South 87 degrees 36 minutes 49 secands West 1350.72' (o @ splke marking a gorner of this
and scl Fn the thtle llac of Pennsylvanla Route 84t, leddlng In a northerly directlon to
Peansylvania Route BJ6 and o soulhorly dicection to Leulsyblla; thence leaving sald splko and
by the title Nine of sold Pennsylvanda Route 841 the following four courses and dlslances to
wi:

b = torth 0B degreos )5 mlnutos 1) secands Wost 408,BG' 1o a iplho

#» Rarth 19 deyroes JB mluntes &b socomly Wont 418,53 10 a plhe

Y = Marth 1h degrees 5§ minutes 38 accunds West 250,550 to a aplhe

b - North 06 degrees & minulos 19 secunds Last 476.20' to a 4plke el Tor a norihwesterly
corner of thly and a corner of lands of L. T, Stsats, Jr.i Lhence by sald lands of Staats and
also alony the southerly sido of the water rlghts rlght of way convoyed to Springlawn Corpos
ratlon the folloning bk courses end dlstancos to wlit

North 81 degrees 34 minutes 21 seconds Cast 321.87' to an lron pln
Korth 47 dogrees 27 minulos 26 seconds Cast 150.43" to an [ron pln
Korth 43 dearcoy 51 mlnutes 26 seconds Last 242.61" to an (rou pln
Rorth 5% degreey 3 mlngtey 26 seconds Lost 107,9B8' to an {run pln
Horth 40 donscos 1 mInutes 26 secondy Last 155,06 Lo on lron pin
Horth A7 degrers 49 mlnutes 26 veconds Last 182,97 o an lron pln
Horth 50 Jdegeess 15 minutes 26 seconds Last 90.78' Lo an lron pln
Horth 1B degrecs 02 ninules 76 seconds Esst 125,30 to an lron pin
Korth 19 degrees 24 minutes 26 seconds Last 234.76" 1o an ron pin
Horth &6 degrees 15 mlautes 26 seconds Lost 189.58" to an lron pln
North &% degrees 09 mlnutes 26 seconds Eost 227.40° 1o an lron pin
North 39 deqgrees O4 mlautes 26 scconds Last 360,43 to an lron pln
Horth &2 degrees 03 mlirutes 26 seconds [ast 288.73" 1o an leon pla
18 « North 55 degrees 03 mlauvtes 36 seconds Fask 209.01" to an lron plaj thence crosstng town
ship Vine dlvidling €0k Towmhlp, franklin Townskln, and partly by lands of aforemeatloned L.
T. Spaaty, Jr, and tands of Jo R, Fredeeloh Rarth 46 deyrees 2% minutas 26 soconds Cast
858.48' 1o an Iron pln marking o cornos of this and & corner of lands of J, R, Frederkky
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thenco by lands of Frederlck North 60 degreos 25 minutes 26 scconds Cast 187.37' to an lron
pln; thenco stllb by frederick and partly by ihe watee rights rlght of way granted to Springs
1owp Corparatlon by Frederlck Horth 51 degreos 47 miavtes 26 seconds €ast 302.81° 1o & tree;
thence stll| by lands of Fredarick and the sowthorly skds of sald right of way Horth B4 degre
32 minutos 26 seconds Last 294,70 to an lron pln marking a corner of Francly HIN1} thonce by
sald lands of HIEL the following four coursos and distances (o wits

»

Horth 48 deqgrees 29 mlnutos 26 seconds East 2%1.01' Lo an Fron pln

Horth 52 deqgrees 01 mlnula 26 seconds East 182,62 o an lron pla

Rorth 68 deqrees 47 alnulos 26 seconds East 231,82' (o an [ron pin

Horth 83 deqgreos 35 minutes 35 seconds East 1584,08' to an old lron pln marklng & cornes
of J. Rowoy thenco partly by lands of Rowe and partly by lands of T, Davls Horth 81 degrees
06 minutos 58 saconds East 779.23' to 3 polnt marking o northwesterly cornor of hands of

R. Rinle; theace by sald lands of Rlale the followlng twn courses and dlstances to wil:

I
H
3
i

1« South 05 deqrees )7 minutes 30 seconds West 334.84' to o polnt

2+ Saulh OF dejrees 0% minutes 30 seconds west 22%.12' to a polnt; thence still partly by
lands of Rlate and partly by lands of €. Thomss South 65 degrees 10 mlautes 30 seconds West
196.00' Lo 4 point marking & corner of lands of Thomys; thence by sald lands of Thomas South
0h degrees 58 minules 30 srconds West 455,15 to an old Iron pin marking a coracr of sald
lands of Thomas; Lhence st111 partly by lands of Thoras and partly by lands of Rlate South 87
deqreos %6 mlnutes 30 seconds fast §26.16' to an fron piny thence by lands of Rlale South 87
degrees 27 minuies 30 scconds £ast 580.03' to an old lron pln; theace passing through the
Litte e of Publlc Road T+303 known a3 Ht. OVlvet Road sald road leadlng In & northerly
directlon to Peacedale Road and an ¢asterly directlon to Pennsylvania Route 896 South 88
degrees 03 minutes 00 secoads Cast 1201.27 to on fron pln marking & ¢ornor of Kt. Ollyet
S¢hool; thence by sald lands of Af, 01lvel S¢hool the followlng Flve courses and distances to
wit:

= South 00 dearees 06 aminuies 57 seconds West B0.89' to an lron pin
* horta 8B drgrees 55 minutes 57 seconds [ast 270.00° to an lron oln

= Nnrth 26 dearces 32 minutes 33 seconds West 76.20° to a stons

» Horth 36 dogrees 21 minutes 33 scconds West 94,89 to 5 stump

* North 8B drurces 32 minutes 0) seconds West 112,37% to o polnt set In the title line of
aforementioned Fubllc Road T=303, theace by sald title Jino the Followlng three courses and
dlstancos to wle:

MY B D —

| ~ dorth 47 dearees 24 minytes 27 seconds [ast 131,16" to & polnt

2 = dorth 7% deuroes &% minutes 27 seconds East 93.81' (o & polnt

Y = South 82 duarecs 22 minutes 33 seconds [ast 46,76 to an lron pln; thonce leaving 1ald
titie llno and by lands of D. Johnson the following thres courses and distances to witt

| = South 3] dojraes 09 minutes 33 seconds East %39.64% to #n lron pla

2 + South 08 danreos 52 minutey 2] sezonds Vest 1043.47" 1o an lron pln

3 = South &l deyreos 1 minutes 37 seconds East 536,41 to an bron pla marklng o ¢orner of
thls and a cornor of lands of said Johnsen; thenco partly by sald lands of Johnson and partly
by londs of A, Dol Duco South, 06 degress b minutes 00 seconds East 2116.95' to & splke tet

In the tltle line of aloremeatloned Publlc Rosd LR=15016; thence by sald Litle Ilne the foIIJ-
Ing four courses and dlstances to wity

3
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) = South 78 degrecs 28 minules 13 seconds [ast 112,74 to o polat

2 » Soulh 17 degrees 53 minutes V3 seconds Lnst t73.31' 1o a point

Y« South 89 degreos Y4 minutes 13 seconds £ost 137,50' o a polnl

4 « Horth 80 drgrees 10 mlnvtos 32 seconds Fast 39,47 to o splke rmarking & corner of this
and & corner of dandy of T. R, Crossan; thence by sald lands of Crassan Suwlh A1 degreos 03
mlnvies bk seeonds last 614.04' to en [ron pini thence partty by lands of Crossan and partly
by lands of aforcaentloned Vannoy Horth 21 degrees 34 mlnules 16 scconds Last W0P0.69' 1o a
splhe belng the flrst mentloned polnt end place of beylnnlng,

CONTAIHING 1,684,938 Acres be Lhe sémo more or less.

16GEITHIR with Lhe water rlghts right of way as granted to springlawn Corpuration by L. 1.
Staats, Jr. shtuste In LIk Township ond New London Township, Chester County, Punnsylvanla
descrited av followsy,

BLGINHIHG st a splhe 20t for a northwesterly corner of lands of Springlawn Corporatlon sald
spike belng set In the titla Ve of Pennsylvanla Route 841 dald road leadlng 1n 2 soulherly
dlrdction 1o Lewlsyllle and a northerly dlrection Lo Pennsy bvanla Route 8965 1hence Teaving
{said polnt of beglaning ond by the tltle line of Pennsylvanla Route 8LI Horth 07 deyrces Lo
mlnutes 22 seconds Casl 256,93% to a peinl; thence Teaving sald tltle kbhae and passing through
Jonds of L. T. $taats, Je. the following three courses and dlstancos to wit: R

1 + Horth &7 degrees 08 minutes 47 seconds Lasl 1175.88' 1o 4 polnt |
‘2 » Horth 4% degeecs 03 ndnutes 56 seconds Tast 740.01' 10 & poimt i
) = North 48 degrees 24 mlinutes 26 secondy Cast $80,00* to & polnt set In Vlae of lands of l
J. R, Frederlek also set on Township Line dividing frankiln Towaship fron Hew Lundon Tounship
thence by laads of Frederlch South 7B degreoy 1 mlautes Ok seconds fasi 295.9%" Lo a polnt
sol Ia [lac of lands of $pringlawn Corporation. Thence by sald Fands the following 15 course
ond dlstances to wil:

South k6 degrees 25 minutes 26 scconds West 67,79 Lo a polnl

South 55 degeens 0 minutes 26 veconds Wost 209,01" 10 an Tron pla
South &2 degrers 0) minutes 26 scconds West 788,73 10 an fron pln
South 39 degrees O mlaules 26 seconds West 360,43 o an lron pln
touth &k degrees 03 mlnutes 26 seconds West 227,40° to an lron pin
south &b Cenreos 15 minutes 76 scconds West 189.98" to an lron pln
soulh J9 degrees 2% mlautes 26 seconds West 21k, 26" 10 an lron plin
south I8 Jegrees 07 minutes 26 seconds Nest 125.30" 10 an leon pin
South 50 degress 15 mlnules 26 scconds Nost 90.78' 1o an lron pln
South 47 degrees 49 minutes 26 seconds Mest 187,97' to an lron pln
South 40 degrees 11 mlnutes 26 scconds West 155.16" to an iron pln
South 57 dogrees 31 mlautes 26 seconds Wesl 102.98" 1o an Iron pln
South 4) degrees 5% nlinutes 26 scconds West 262.61' Lo an lron pln
south 47 degrees 27 nlnutes 26 sccondy West 150,43" to sn lron pln
Sauth 81 degrees 34 minutes 21 seconds West 370.87" to polnt and place of heglaning, o
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ALSQ TOGETHER with the use of walér rlghts right of way as granted to Spriaglawn Corporatlon

by J, R Fredarlek sltuate In Franklin Townshlp described as fo)lows,

BEGIRNING at o polnt sol In llno of 1ands of Springlawn Corporatlon sald polnt belng set
South 8k degrees 32 minutes 26 sccands West from an fron pln marklng a corner of-), A,
Fredorlek, Francly HIIT, and Springlawn Corporation 49.12'; theace Yeaving sald polat of
beglaning and by lands of Springlaen Corporation the followlng iwo courses and distances Lo
it . :

| = South 8% Jegreos 32 minutes 16 veconds Wes? 245.48' to a Iree

2 » South 51 seyrees A} plnutos 26 seconds West 135.09° to & polat thence teavlng sald lands
of Sorlaylann Corparsilon ond paysing through lands of J. R, Frederlck the following flve
courses and distances to wil:

1« North 44 degrees 25 minutes 26 scconds West 311.47' to o polat
« North 73 degrees 17 minutes 56 scconds Wost 265.84° 1o a polnt
~ North 17 degrees 21 minutes 25 seconds West 343.90' Lo a polnt
= Horth 13 degrees 1Y minules 34 scconds East 288.22' to o polmt

« North 20 degroes OF minutos 26 scconds West 506,78 (o » polnt set {n the title line
Pransylvanla Route 841 sald road leading In an easterly diréctlon to Penasylvanla Route 896
and a Westerly dlrection to Lewlsvillo thence by the tltle Vine of sald road north 26 degrees
00 mlnutes M seconds Enst 45.00' to a polnt sel for & northessterly corner of Lhis; thence
leaving sald title llne passing throvsh lands of J, R, Frederlck the follewing flve courses
and Jistances to wlt:

N T R

1+ South 19 deqgrees 02 minutes 26 seconds Cast 483.01" to a polat
2+ South 50 deqreos 53 minutes 56 seconds Cast 383,69 to o polnt
3 = Soulh 63 deqrees 03 ninutes 26 seconds Cast 346,11 to & polnt
A+ South 45 deqrers 30 minules 26 seconds Cast 174,22 to a polnt
5 = South 23 dogrens %) minutes 26 seconds Last 193.10" to \ha polat end plate of beglnalag.

COHIATHING 8,260 acres Lie the same more or less,

EXCEPTING AHD RISIRVING therqout and thorefrom 4,283 acres a3 granted and coaveyed onto R.
Rochuby 1% Deed Book U-30 page B71, 5. Greene In Deed Book L-35 page 593, and K. Wells la
Beed Book R+52 page 497, sltuate In Franklln Townshlp, Chaster County, Ponnsylvanla, bounded

and described as follows Lo witr

BEGIKHING at & posh st [a the latersectlon of Publlc Road LR 15016 Waown a% Strickerville
Lewlyvl 1o Roau wlth Public Road T+356 known as Ht. Qllvel Road sald road teading In a northe
orly dlrectlon vo Walkes Road, sald point belng set the followlng ekght courses and distances
Lo wit from 2 splke sct for & southwesterly corner of A, Cel Duco and & corner of Springlawn
Corporstlan sald polat belng set En the titke 1ine of L& 15016,

1 » North 78 degrees 28 minutes 1) seconds West $20.54' to a polat

2 = North 82 dogreos 59 minutes 43 seconds West 430,28' to & point

3 « Nosth 8% degrees 03 minutes 22 teconds West 119,76' to an old 1plke
b« South 83 degreas 12 minutes 22 seconds West 118,24 to an old splke
§ = South 70 deqress 56 alnutes 22 seconds Weel 83.82' to # polnt

6+ Soulh 40 degrees Sk minutes 27 seconds West 3.31' to 4 polnt

R
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7 » South B1 degrecs 00 mlnules 26 ysconds West 18.37 to & palnl

8§ = South $6 degrees k9 minutles k4 srconds West 22.86' 1o sold post of beglankng; thenco
leaving sald post of beglnaiag and by the tltie llne of aforementionnd Public Road LA 15016
the following flve courses and distances to whte

south bk degrees 57 mlnutes 36 seconds Eost 41.00' to o polnt
south 49 degrees W8 miautes 58 scconds West 149.50" to o polnt
South &3 degrees 10 minutes 10 seconds Wosg 300.23" to & polny
South 13 degrees 48 mlavies 54 seconds West 710.00" to 2 sphke
south 67 degeees 36 mlnutes 37 scconds Mest 244k.50' Lo a polnt seb In the centerline of &
s} bridge; thence leaving sald t1ile lne and Ly bands of Springlawn Corporatlon the rollor
11 courses and dlstances Lo wlt:

—zv\run—
>
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North 53 degreos 36 minutes 07 scconds Esst 4k, 00" to a polnt
Horlh 3] degrees 31 minutes 07 seconds Last 43.00" to a polnt
Rorth 00 deqrecs N1 minutes 07 seconds €ast 30.00' to a pplnt
Horth 1B Jdegrees 5) mlinutes OF seconds East 15.00' 10 & polnt
Horth 33 degrees 21 mlnutes 07 scconds Fost 25.00° to & point
Horth 19 degrees 46 minutos 07 seconds fast 52.00' Lo & polnt
North 03 deprees 18 mlnutes 13 seconds West 48.70' to o polnt
Horth 27 dogrees 54 minutes 53 seconds Mesl 131.82' 1o a polnl
Korth kb degreos J2 mlautes 28 scconds Eost 50,.80" 1o 5 post
Korth B0 Jegrees & mlnutes 0B scconds Last 88.07" to a point
torth Bl degrees 12 alnutes 2t scconds fast $88,35' (v 4 post belag the flrst mentloned
polint and place of beglanlng.

P A I A R A |
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CONTAIRIRG 4,283 acres be the same mofe or loss.

ALL0 EXCEPTING AMD RESIAVING thercout and therofrom b.324 acres granted and conveyed Lo P,
ionYond Tn beed Book K-36 page 293, W. Morth In Deed Book N-2) page 234 and A, Jozyk In Decd
Book Y-37 page 298 sltvate In Franklln Township, Chestee County, Pennsylvanlo.

BECIHNING at & polnt sct for a cornes of thls and set In tho titke Vino of Publlic Road
LR=15016 Raown o3 Strickervill Lenlsviiie Road sakd road lcading In oa caslerly directlon to
Public Road LR-15020 and & westerly dlrectlon to Lewlsylblo, sald polnt of beglonlng belng
sot the following two coursas and dlslances from o splko 3ot for o soulhwestorly carner of

A. Del Oyro to wit:

| - Rorth 78 degrees 28 minutes 13 seconds west 510.5k" to a palnt

7 « Novth BE degrecs 59 mlnutos 43 seconds West 470.28' 1o 3418 palnt ol beglnuing; thence
teavlng sald polnt of beglrning and by lands of Springlawn tarporation tho folluwing four
courses and dlstances to witt

south 7 degrees 31 minutes |} seconds West 188,93% to 4n Iron pln

North BT degrees 56 minutes 28 scconds West 120,17 1o #n lron pln

North 5% degrees 17 alnutes 38 scconds Wost 97.76' 1o an lron pln

« North 02 degiees 13 minutes 38 scconds Mest 82.65' to a polnt sct bn the tltle llao of
slorementioned Publlc Road LR-15016; thence by salid title Vne South 81 degrees 00 minules
26 segonds West 38,37 1o a point set 1n the title line of fubllc Road 1-356 known 85 Hi.
Bllvel Road, sald road leadlng In 2 nartharly dlrection to Publle Road 1-303; Lhenco by the
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titke Vian of Public Aoad T+354 Norlh 03 degroes b minutes Ok scconds Wast &26.15' to o
pelat set for & northwestorly coraor of thls and a cornes of Springlamn Corposation thende
by sald -lards of $pringlawn Lorporatlon tho (ollowing Iwo courses and dlstances to mlitl

| + Snuth 75 doprees 33 mbnutes O4 seconds €ast 437.50' to an ¢ld iron pln
? « South 07 degrees 06 mlnules 56 seconds Wost 354,48' to the polnt and place of beglaning,

CUNTAINING 5. 324 Acres bo Lhe samo mare or loss,

ALSD CXCERTING AND BE}igviNg thercuut and therefrom 5,005 scres granted and conveyed onlo
W Vorth 10 Beed Book X-2% page 565, and W. Worlh In Doed Book U-35 page 576 shtuate In £k
Township, Choster County, Ponnyylvanla,

BEGIHNIHG ot & spike sol for & northwesterly coraer of thls and & corner of Springlawn Corpos
ratlon, sald polnt balng set In the tlile 1lne of Publlc Road LA 15016 knows as Lewlsville
Strickervllle Road, sald polnt belng set north 73 degrees 49 mbautes 15 soconds East from ar
Iron pIn marking the nartheasterly corner of lands of R, H. Thowpson 1213.73" Lo sald polnt
of boginningj thenco leaving sald polat of Leninning and by tho t1tlé 1ine tho aforementioned
fabllc Road LR 15006 the following two ctnursces and distonces 1o wite

I « Rarth 77 deqrees 38 minutes 22 seconds East 391,00' to a splke .
2 « Korth 76 deqrees OB minutes 02 seconds East 271,17' to a splke marking & northeasterly
corner of this and a corner of $prlaglawn Corparation thence by sald lands of $prlaglemn
Corporation the fallowkng three covrses and dlstancos to wit)

1 = Soulh 12 degrees 21 minutes 3B seconds fast 314.32' to s polnt
2 - South 73 degreos 08 mlnutey 27 scconds West 654,09 to a poal .
3+ Norlh 12 dojrees 21 minutos 3B seconds Wost 353,50 to Lhe polnt and place of beglnnlng.

COHTALNIRG 5.005 acres be Lhe 1870 more or less,
PREMISES "B

DEGIKHING at a splke sel In Lthe title 1ine of Public Road T+301 known as Elbow Lane lesding
In an wosterdy dlrcetion 1o Publlc Road LR+15020 and a essterly directlon Lo Pennsylvanla
Roule 896 sald splhes marking & wosterly corodr of thls about Lo be doscribed teack) Lheace
fcaving splho ¢l beginnlng and by the tithe 1lno of Publlic Road T+301 the following elght
courses and distances to wits :

b+ Horth 76 degroas 09 minutes 24 seconds €ast B76.50" to a spike

2 » Horth 75 dearcos 56 minutos 00 scconds €ast 750.81' to a splke

3 « Horth 76 deqrees 45 minutes 00 scconds £ast passing aver the townshle 11ne dividing
London 8rltain and Feankiin Townshlp 360,17 to a splke,

b = South 85 degress 05 minutes 00 seconds fTast 300,21" to & splke

§ « $outh 54 degrees S8 mlnutos 30 seconds East 147,03' to o splke

6 « South 48 degrees 25 minutes 00 seconds Eost 496.85' to a 1plhe

7 = South 86 degrees 36 mlnutes 30 seconds East 318.h3% to & splke

8 » South B9 degreos 56 mlnutes 30 seconds East U14.80" to o spike marking an easterly <ornes
of thlsg theaco leaving sald title 1lne due south 15.61" to & allestons 18t on the Hine
dividing the State of Pennyylvanla from the $tate of Haryland; thence by sald state line due
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west crosslag over the township 1ine dlviding London Britaln Tounshlp frem Franklln Townshlp
3483, 74" to 2 splke belng the flrst mentloned polnt and place of beglnaing.

CORTAINING 16.906 acres ba the some more or less.

A% 10 PRIHISES MAM

BEING as to part the same premlses which John P, F, Blackstons, Singleman by Deed dated Aprll
17, 1948 and recorded In Chester County in Oeed Book Q+2h page 101 conveyed unto Springlawn
Corporatlon, (Pa, Corp.}.

BEING 35 to another part the same premlses which Rlchard T, Swan and Aane K. Swan, by Decd
Gated July 2, 1955 and recorded In Chester County In Deed Book 0+-31 page 334 conveyed unto
springlawn Corparatien {Pa, Corp.),

AXO BLING 23 to the rendlning part, of the same prenmlses which Center Square, lac. by Deed
doted December 27, 1946 and recorded |n Chester County In Deed Book G-22 page 231 conveyed
unto Springlawn Corporatlen, {Pa. Carp.).

A% TO PRIHISES 8"

BLING part of the yvase presises whilch Contor Square, Ing, by Deed dated Docember 27, 1946 and
?cordtd I; thester County In Oced Book G-27 page 2)1 conveyed uato Springlewn Corpuratlon,
Pa, Corp.).

UNDER AHD SUBJECT Lo certaln Reservatlons, nghﬁ. Covenants, o3 of rocord,
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WEST GROVE, PA
FEBRUARY 5, 2024
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