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DO, Warrant dnd forever:
the hereditaments and apgpy
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lawfully claiming.:or whe: sh he
thereof, by, from or under kim, her; .

EXCEPTING - RESERVING ‘THERE(
T. Rotand Crossat- dnd.:Pyna:Mi G
Incorporated, by Deed dated-July 17, ‘194
Recorder’s Office in Deed Book A-22, Vol

SUBJECT to all Restrictions, Agreements; .Ke
and Easements, of record in the @ffice of-the: Recor
if any.

BEING a part of the same lands and premises granted ard conveyed
unte Howard W, Crossan as follows: (1) peed of Harold W. Crog¥a;
Executor of the Estate of T. Roland Crossan, Deceased,.dated Novembt
1878, of record in the Office aforesaid in Deed Record ¢, Volume 54i/ P
382; and (2) Deed of T. Roland Crossan, dated March 27, 1962, in Beedl. o6}
., Page ______, unvo Harold W. Qrossan and T. Roland Crogsan, and theé.:
caid 7. Roland Crossan, became deceased, and caused said lands to be

devised unton grantor as recited above.
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SCHEDULE “A”

LOT NO.; 2

Beginning at a point on the title line in the bed of Lewisville to Stricklersvilic Road (S.R.
3006) a cormer of Lot No. 1 on said plan, said point also being the centerline of a fifty (50) feet wide
common driveway easement, thence from the Beginning and extending along the title line in the bed

of said road the following two (2) courses and distances: (1) North

66 degrees, 01 minute, 22

seconds East, 219,62 feet to a point of curve; (2) on the arc of a circle curving to the right having a
raditis of 5,500.00 feet the arc distance of 77.69 feet to a point a comer of Lot No. 3, thence leaving
S.R. 3006, crossing the Southerly side thereof and extending along said lot, South 16 degrees, 43
minutes, 30 seconds East, 357.28 fect to a point in line of lands now or formerly of Delaware Trust
Co., Trustees, thence, extending along said lands, South 73 degrees, 16 minutes, 30 seconds West,
295.00 feet to a point a corner of Lot No. 1 and in the centerline of a fifty (50) feet wide common
diiveway casement aforesaid, thence, extending along said lot and in the bed of said easement, North
16 degrees; 43 minutes, 30 seconds West, recrossing S.R. 3006, 320.29 feet to the first mentioned

point and place of Beginning. Containing 2.2959 acres ;aore or less.

LOT NO.:3

Beginning at a point on the title fine in the bed of Lewisville to Stricklersvilie Road (S.R.

3006) a comner of Lot No. 2 on said plan, thence from the Beginning and extendin’; i 2he title line
injthie'béd of SR. 3006, on the arc of a circle curving to the right having a radius of 5,500.00 feet to
e 4ré distance of 271.07 feet to a point a comer of Lot No. 4, said point also being in the centerline
fty(50) -feet wide common driveway easement, thence, leaving S.R. 3006, crossing ‘the

ysidé thereof and extending along said lot and in the bed of said easement, South 16 degregs,

: 5,30 seconds East, 381.05 feet to a point in line of Jands of Delaware Trust Co., Trustees,
theiice; exteridirig along said fands, South 73 degrees, 16 minutes, 30 seconds West, 270.00 feet to
a point:a:comnér of Lot No. 2, thence, extending along said lot, North 16 degrees, 43 minutes, 30
seconds West, recrossing S.R. 3006, 357.28 feet to the first mentioned point and place of Beginning.

Containing 2.2952 acres more or less.
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LOTNO.: 4

Beginning at a point on the title line in the bed of Lewisville to Stricklersville Road (S.R.
3006) a corner of Lot No. 3 on said plan, said point also being in the centerline of a fifty (50) feet
wide common driveway easerent; thence, from the Beginning and extending in the bed of S.R. 3006
the two (2) following courses and distance: (1) on the arc of a circle curving to the right having a
radius of 5,500.00 feet, the arc distance of 196,77 feet to a point of tangent; (2) North 71 degrees,
42 minutes, 21 scconds East, 47.53 feet to a point a corner of Lot No. 5, thence, leaving S.R. 3006,
crossing the Southerly side thereof and extending along said lot, South 16 degrees, 43 minutes, 30
séconds East, 391.26 feet to a point in line of lands now or formerly of Delaware Trust Co., Trustees,
thence, extending along said lands, South 73-degrees, 16 minutes, 30 seconds West, 244.07 feet to
a-point a corner of Lot No. 3 and on the centerline of said driveway easement, thence, extending
along said lot and in the bed of said easement, North 16 degrees, 43 minutes, 30 seconds West,
recrossing S.R. 3006, 381.05 feet to the first mentioned point and place of Beginning. Containing
2.1683 acres more or less.

LOTNO.: S

Beginning at a point on the title line in the bed of Lewisville to Stricklersville Road (S.R.
3006) a comer of Lot No. 4 on said plan, thence, from the Beginning and extending in the bed of S.R.
3006, North 71 degrees, 42 minutes, 21 seconds East, 239.09 feet to a point a corner of Lot No. 6,
said point set on the centerline of a fifty (50) feet wide common driveway easement, thence,
extending along said lot and in the bed of said easement and crossing S.R. 3006, South 16 degrees,
43 minutes, 30 seconds East, 397.81 feet 10 a point in fine of lands now or formerly of Delaware
Trust.Co., Trustees, thence extending along said lands, South 73 degrees, 16 minutes; 30 seconds
West, 239.00 feet to a point a comer of Lot No. 4 aforesaid, thence, extending along said I+, INorth
16 degrees; 43 minutes, 30 seconds West, recrossing S.R. 3006, 391.26 icet to the first mentioned
point and place of Beginning. Containing 2.1647 acres more or less.

LOTNO.: 6

Beginning at a point on the title line in the bed of Lewisville to Stricklersville Road (S.R.
3006) a corier of Lot No. 5 on said plan, said point also being in the centerline of a fifty (50) feet
wide common driveway easement, thence, from the Beginning and extending in the bed of SR, 3006,
tle three (3) following courses and distances: (1) North 71 degrees, 42 minutes, 21 seconds East,
24.46 feet to a point of curve; (2) on the arc of a circle curving to the left having a radius of 2,000.00
feet the arc distance of 234.15 feet to a point of iangent; (3) North 64 degrees, 59 minutes, 53
seconds East, 57.17 feet to a point a corner of Lot No. 8, thence, crossing S.R. 3006 and extending
along said lot, South 16 degrees, 43 minutes, 30 seconds East, 426.79 feet o a point in line of lands
now or formerly of Delaware Trust Co., Trustees, thence, extending along said lands, South 73
degrees, 16 minutes, 30 seconds West, 314.04 fect to a point a corner of Lot No. 5 and set in the
ceiterline of said easement, thence, extending along said lot and in the bed of said easement, North
16 degrees, 43 minutes, 30 seconds West, recrossing S.R. 3006, 397.81 feet to the first mentioned
point and place of Beginning. Containing 2.8868 acres more or less.

DELIQ802-}

BL36LPEOB2T

v
)

e
R

T




“~ s

ALL THAT CERTAIN lot or tract of ground situate in Franklin Township, Chester County,
Pennsylvania, described according to a Plan of Crossan Estates by Ramesh C. Batta Associates, P.A.
dated February 21, 1989 last revised June 24, 1992 and recorded July 29, 1992 as Plan No. 11718

as foflows, to-wit: ) )

BEGINNING at a point in line of lands now or formerly of T. Roland and Harold W.
Crossan; thence extending along same North 05 degrees, 41 minutes, 30 seconds West, 314.65 feet
1o a point on the Southerly side of Lewisville to Strickersville Road, 60 feet wide, thence extending
along same on the arc of a circle curving to the feft having a radius of 1530.00 feet, the arc distance
of254.88 feet to a point a corner of Lot No. 2, thence extending along same South 16 degrees, 43
minutes, 30 seconds East passing through a 50 feet wide common driveway easement 290.05 feet to
a point a corner of lands now or formerly of Delaware Trust Co. Trustees for George Strawbridge
and William C. Lickle; thence extending along same South 73 degrees, 16 minutes, 30 seconds West,
308.76 fee to the point and place of BEGINNING.

Containing 1.8151 acres of land, more or less.

BEING Lot No. 1 of said plan.
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A ARTICLE VI
! \ R-2 AGRICULTURAL RESIDENTIAL DISTRICT

Q%

SECTION 600. PURPOSE.

The R-2 Agricultural Residential District has been established to achieve the following purposes:

A

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

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 yiclds.

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 continuéd agricultural use. ’

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. :

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

SECTION 601. USE REGULATIONS.

In the R-2 Agricultural Residential District, the following regulations shall apply:

A.

By Right Uses. A building may be erected, altered or used, and a lot may be used or oécupied for
any of the following purposes, and no other:

L. Agricultural uses and .relate‘d'buildings and structures in accordance with the provisions
.of Section 1202, except as specified in Section 603. : '

2. Woodland prescr\}e, game farm and preserve, wildlife sanc tuary or other conservation
purpose in accordance with the provisions of Section 1233. :

3. Horticultural uses relating to the raising, propagating and selling of trees, shrubs, flowers
and other vegetative materials. ‘

: Téllant house.

5. Business associated with agriculture, including but not limited to the sale of farm
products, farm machinery, equipment and supplies.

6. Single family detached dwellings, in accordance with the provisions of the Cluster
Development Option in Section 605.

6-1
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7. Minor home occupations in accordance with the provisions of Section 1215.

8. Bed and breakfast facilities in accordance with the provisions of Section 1206.

9. Accessory agricultural dwelling in accordance with the provisions of Section 1202.
10. Forestry in accordance with the provisions of Sectié;l 1103.E.5.

Special Exception Uses. Any one of the following uses when authorized as a special exceplion
by the Zoning Hearing Board:

1. Public utility operating facilities.

2. Municipal, county, state or federal USes excluding dumps and corrective or penal
institutions. .

3. Fraternal institution, or non-profit club, or swimming pool. provided that a particular

activity shall not be one which is customarily carried on as a business, and provided that
all services shall be for members and their guests.

4, Institutional use.

5. Cem;:lery in' accordance with the provisioﬁs of Section 1207.

6. Intensive agric'u]tural uses in accordance with the provisions of Section 1202;

7. Kennel in accordance \'vith the provisions of Section 1232,

8. Conversion of single family detached dwelling in accordance with the provisions of Section 1228.
9. Group homes in accordance with the provisions of Section 1214.

Conditional Uses. The following uses shall be permitted when granted by condlllonal use by the-

Board of Supervisors:

1. Single family detachcd dwellings, in accordance with the Convéntional Development .
Option in of Section 606 on parcels smaller than 30 acres in size.

2. Golf course or other recreational activity customarily located in natural woodland and
agricultural areas, including country club and lodges in accordance with the provisions of
Seclions 1225 and 1226, but excluding miniature golf courses and motor cross facilities. )

3. Major home occupations in accordance with the provisions of Section 1215.

4. Communication anlennas, towers, and equipment in accordance with the provisions of
Section 1203.

5. Mobile homes as accessory agricultural dwellings only as follows:

6-2
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a. A maximum of two (2) mobile homes per farm are permissible for farm workers
and/or members of the operator's family in accordance with the provisions of
Section 603.B.2. A minimum living area of eight-hundred (800) square feet shall
be required.

b. For each accessory mobile home unit, a minimum lot size of an additional one
(1) acre is required with a minimum ot width of one hundred twenty-five (125)
feet, front yard minimum of fifty (50) feet, rear and individual side yards of
twenty-five (25) feet each, and a minimum of seventy-five (75) feet isolation
distance from any other dwelling unit,

c. Each accessory mobile home unit will be designed with separate and independent
sewer and water supply facilities approved by the Chester County Health
Department. )

D. Accessory Uses. Any of the following accessory uses shall be permitted:

1. Customary accessory agricultural and residential uses and buildings, when i in accordance
with the provisions of Section 1201.

2. Swimming pool, provided that it is located in the rear or side yard of the dwelling to -
~ which it is an accessory use, in accordance with the provisions of Section 1231.

3. The sale of farm products, in accordance with the provisions of Section 1202.
4, Signs in accordance with the provisions of Article XIV.
SECTION 602. HEIGHT RESTRICTIONS.

The maximum height of buildings erected or enlarged shall be thirty-five (35) feet.

SECTION 603. AGRICULTURAL AREA AND BULK REGULATIONS:
A. The following agricultural area and bulk regulations shall apply in the R~2 Agricultural
Residential District:
1. A minimurn lot area of ten (10) acres shall be required fo qualify as an agricultural use.
2. No compaost or manure storage shall be established closer than two hundred (200) feet
from an abutting residential use, and in no case closer than one hundred (100) feet from
any property line,
3. No new outdoor feed Jot shall be constructed closer than twenty-five (25) feet from any
property line.
B. Residential accessory buildings may be erected in side and rear yards, provided that there remains

side or rear yards of at least ten (10) feet from the accessory building to the side or rear lot lines.

6-3
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SECTION 604.

A

DENSITY DETERMINATION FOR RESIDENTIAL USES.

Density Calculation. To determine the number of lots/dwellings permitted, the applicant shall
perform the following calculation and submit evidence in the form of plans and data to verify the

accuracy of the calculation in accordance with the provis
Subdivision and Land Development Ordinance.

ions of this Section and the Township

From the gross acreage of the site (___acres), subtract 100% of the following:

Existing and Proposed road rights-of-way
Ponds and lakes

Wetlands

Floodplains

Prohibitive slopes

Subtract 25% of the following:

Class I, T, and Il Agricultural Soils
Precautionary slopes

Net Buildable Acreage. The net buildable acreage 1s cal
and constraints from the gross fract acreage based on the
See example below.

acres
acres
acres
acres
- acres

—_——

acres
acres

culated by deducting natural resources
percentages specified in Section 604.A.

Permitted Base Density, Determination of the maximum residential density or maximum

number of units shall be based on the net buildable acrea
below.

ge, divided by two (2). See example

Example: An applicant owns a one hundred (100) acre parcel of land. Natural resources located
on the tract include ten (10) acres of floodplain, five (5) acres of prohibitive slope, and ten (10)

acres of Class, 1, 11, and III agricultural soils, In addition, there
right-of-way that bisect the parcel. Based on the calculation sp
percentages of each resource or constraint are to be preserved:

Existing Road Right-of-Way 100%
Floodplain and Prohibitive Slopes 100%
Class I, II, and IX Agricultural Soils 25%
Acres of resource/constraint to be preserved:

.| Existing Road Right-of-Way 2 acres
Floodplains and Slopes 15 acres
Agricultural Soils 2.5 acres
Resource/constraint acres to be deducted:  19.5 acres

Subtract the 19.5,acres to be preserved or net-out from the orig
100 acres and the result is 80.5 acres. Round the resulting net a

number, in this case 80. Divide eighty (80) by 2 ( the density factor) and the result is 40, The
resulting number of 40 represents the net density or permitted number of Jots/units penmitted on

the original parcel.

are two (2) acres of existing road
ceificd above, the following

inal (gross acreage) parcel size of
creage down to the nearest whole

64
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Article VI - Agricultural Residential District

SECTION 605. CLUSTER DEVELOPMENT OPTION.

Cluster residential development, per the following standards, shall be mandatory on lots consisting of
thirty (30) acres or greater per the date of adoption of this Ordinance, on which residential use shall serve

as the principal use:

A.

Permitted Density. To determine the number of lots/dwelling units permitted in a cluster
development, the applicant shall perform the calculation set forth in Section 604 and shall submit
evidence in the form of plans and data to venfy the accuracy of the calculations in accordance
with the provision of Section 604 and the Township Subdivision and Land Development

Ordinance.

Area and Bulk Regulations. The area and bulk regulations associated with the Cluster
Development Option are organized according to a hierarchy of sewer and water facilities
available. Table 6-1 organizes those sewer and water facilities, the associated area and bulk
regulations, and open space requirement. No new dwelling shall be located closer than two
hundred (200) feet from an existing outdoor feedlot, compost or manure storage or mushroom

house.
Required Informatjon Prior to Development. In addition to the information required for a

Preliminary Plan in Section 501.K. of the. Elk Township Subdivision and Land Development
Ordinance, as amended, the applicant shall provide the following information for any proposed

cluster subdivision in order to establish the number of lots permitted on a fract and the portions of

the tract to be protected during the development process:

1. Delineation and the calculated area of all portions of the tract meeting the definition of
precautionary or prohibitive slope;

2. Delineation and the calculated area of all portions of the tract meeting the definition of
flood plain; .

3. Delineation and the calculated area of all portions of the tract meeting the definition of

wetland, not limited to thosc wetland areas which are proposed for earth disturbance;

4, Delineation and the calculated area of all-Class 1, II, anid 1II agricultural soils, as
established by the United States Department of Agriculture as Agricultural Capability
Units I, [T and Il and described in the Soil Survey of Chester and Delaware Counties,
Pennsylvania, 1959 published by the Soil Conservation Service of the United States

Departmetit of Agriculture, as updated;

5. The calculalidn of permitted number of lots/units per the requirements of Section 604;

6. The location(s) of barns, feedlots, and other areas of intensive agricultural use, both on
the subject property and on adjacent properties (when located within one hundred (100)

feet of the subject property);

7. The location(s) of permanent open space, either publicly owned or privately deed
restricted, on all applicable adjacent properties;

01
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Cluster Devel'opment Option - R

Table 6-1

esidential Water and Sewer Facil

ity Options

Area, Bulk, and Open Space Regulations .
Water and Sewer On-Lot Water On-Lot Water and | On-Lot Water and | Public Water and- | Public Water and | Public Water and
Facility Options And Public or Individual Off-Lot On-Lot Sewer Public or Individual Off-Lot
On-lot Sewer. Community Sewer Sewer Community Sewer Sewer
Base Density 1duw/2 acres 1dw/2 acres 1dw/2 acres 1dw/2 acres 1dw/2 acres 1dw/2 acres
Minimum Lot 1 acre 30,000 square feet 35,000 square feet - 30,000 square feet | 15,000 square feet | 30,000 square feet
Size : :
Minimum Tract 45% 55% 50% “55% 75% 55%
Open Space :
Individua)l 150 feet 125 feet 125 feet 125 feet 80 feet 125 feet
Minimum Lot :
‘Width at
Building Line
Individual 50 feet 40 feet 45 feet 40 feet 30 feet 40 feet
Minimum Lot ‘
Width at Street
Line
Maximum 10% 15% 15% 15% 20% 15%
Building
Coverage :
Maximum Lot 15% 20% 20% 20% 30% 20%
Coverage
Individual Lot 40 feet--- - 40 feet 40 feet 40 feet 25 feet 40 feet
Front Setback
Individual Lot 20 feet 15 feet 20 feet 15 feet 10 feet 15 feet
Side Setback ) .
Individual Lot 50 feet 40 feet 45 feet - 40 feet 30 feet 40 feet
Rear Setback B
6-6




Article VI * Agricultural Residential District

8. Delineation of the portion of the tract designated as permanent open space, the percentage
of the tract represented by this open space, and the percentages of this open space
consisting of natural resources and class I, I, and II agricultural soils.

Open Space Density Bonus. For every additional one (1%) percent of open space area provided
above and beyond the applicable minimum open space requirement (as specified in Table 6-1),
the Township shall permit one additional dwelling unit in accordance with the applicable area and
bulk regulations up to a maximum of ten (10%) percent above the base net density, calculated in
accordance with Section 604. In no case shall the required open space percentage be less than that

specified in Table 6-1.

Access Management. A proposed cluster development on any parcel with frontage on
Pennsylvania State Route 841 or Pennsylvania State Route 472 shall;

1. Gain access from other adjacent roads, if any, rather than either State Route 841 or State '
Route 472, unless the'applicant demonstrates to the Township’s satisfaction that the only
feasible access to the property is from one of the aforementioned state routes; or

2. If no access is feasible from another lower functioning road, one access point on either of
the aforementioned state routes shall be permitted per cluster development, except that
for subdivisions of more than thirteen (13) lots, a second access point or emergency
access point may be permitted, at the Township's discretion.

Open Space Standards.

L. Required Open Space. The minimum required open space percentage of the gross site
area, designated in Table 6-1, shall be designated on the plan as common open space and
held in a tract or tracts separate from the developable lots. Such open space parcel(s) shall
be restricted from further subdivision or development by deed restriction, conservation
easement, or other agreement or form acceptable to the Township and duly recorded in
the office of the Recorder of Deeds of Chester County, Pennsylvania and shall be noted

on the face of the subdivision plan.

2. Natural Resources. All natural resources (As defined in Section 201 — Definition of
Terms) shall be included within the designated open space, however, no more than eighty
(80%) percent of the total designated open space shall consist of natural resources.

3. Ag_n'cultﬁr‘aI Soils. Any Class 1, I, and ITI agricultural soils that are present on the sile
shall be included in the designated open space to the greatest extent feasible. The burden

shall be on the applicant to justify the location of any such soils outside of (he designated.

open space.

4, Where common open space is designated as separate, noncontiguous parcels, no single
parcel shall consisl of less than one (1) acre in area, No single area or portion of an area
designated as comumon open space shall be counted toward the minimum required open
space wherever such area or portion is less than one hundred and fifty (150) feet in width
except in the case of a trail corridor or other linkage between two larger, noncontiguous,
open space areas. Any such trail corridor or linkage shall be a minimum of fifteen (15)

feet in width.. '
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5.
owned or otherwise deed restricted as permanent open space, common open space shall
be located contiguously to this adjacent open space whenever possible to create larger
open space networks. The burden shall be on the applicant to either locate the common
open space contiguous to this adjacent open space or to demonstrate, to the Township’s
satisfaction, that there is no feasible way lo so locate said common open space.

6. Open Space Ownership / Management Standards are set forth in Section 1301.A.

G. Any proposed full cluster subdivision for a tract from which lots have previously been subdivided
shall:

L. Calculate the ultimate number of permitted lots/units per the requirements of Section 604
based on the entire tract from which those lot(s) had been subdivided. Any lots
subdivided in the interim shall count toward the total number of lots permitted in the full
subdivision,

2, Determine the amount and configuration of required opcn space per the requirements of -
Section 604 and included in Table 6-1 based on the entire tract from which those lot(s)
had been subdivided. No portion of any lots subdivided in the interim may count toward
the total designated open space required for the full cluster development.

SECTION 606. CONVENTIONAL DEVELOPMENT OPTION.
A Density Determination. To determine the number of lots/ dwelling units permitted in a
conventional development, the applicant shall perform the calculation set forth in Section 604 and
- shall submit evidence in the form of plans and data to verify the accuracy of the calculations in
accordance with the provisions of Section 604 and the Township Subdivision and Land

Development Ordinance. S .

B. Arca and Bulk. The following area and bulk standards shall apply to parcels consisting of less

Where adjacent parcels contain existing or proposed open space areas, either publicly

than thirty (30) acres per the date of adoption of this Ordinance, on which residential use shall
serve as the principal use: : o

1. Minimum lot size 2 acres
2. Minimum lot width
Building line 200 feet
Street line” 50 feet
3. Minimum building setback 50 feet
4, Minimum side yard
Individual 20 feet
Aggregate 50 feet
S. Minimum rear yard 50 feet
6. Maximum building coverage 8%
7. Maximum paved area 12%
8. Maximum building height 35 feet
9. Minimum setback for accessory
structures ' 10 feet
10. No new dwelling shall be located closer than two hundred (200) feet from an existing

outdoor feedlot, compost or manure storage or mushroom house. |
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ARTICLE IV

AGRICULTURAL/RESIDENTIAL DISTRICTS

SECTION 400 PURPOSE

The agricultural/residential district has been created to
encourage the use of prime agricultural soils for cultiva-
tion and to conserve critical environmental areas by main-~-
taining a relatively low density. R-1 districts have been
located along local roads which cannot accommodate high
traffic volumes. The use of on-site domestic waste disposal
systems is encouraged where appropriate to replenish the
supply of groundwater,

SECTION 401 USE REGULATIONS
Section 401.1 Uses Permitted By Right

A. Agriculture and buildings rélated to agriculture

B. Single family detached dwellings.

C. Golf course and golf house including.diiving _ .
ranges as part of the same éstablishment, but .
excluding minature golf courses.

D. Nonprofit public or private pafk, nature center
or arboretum. o

E, Municipdl, County; State and Federal uses,‘ex—
cluding dumps., sanitary landfills and correc-
tional or  penal institutions.

F. Cemeteries.

G. Nonprofitvrecreationai uses,

H. Lot averaging of residential lots, as estab-
lished in Article XII , Section 1212.

Section 401.2. Permitted Accessory Uses

A. Customary accessory agricultural and residential
uses and buildings. '

B. Private swimming pool provided that it is located
in the rear yard or side yard of the dwelling to
which it is an accessory use, subject to the pro-
visions of Article XIII, Section 1315.

18
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C. Home occupations, subject to the provisions
of Article XIII, Section 1312,

D. The sale of farm products, subject to the
provisions of Article XIII, Section 1305.

E. Signs, subject to the provisions of Article Xv.

Section 401.3 "Conditional Uses

A. Public utility structures and facilities,
provided no outdoor storage of equipment,
housing of construction or repair crews,
or above ground storage of gaseous or llqu1d
fuel shall be permitted.

Section 401.4 Uses.By Special Exception
A. Cultural, educational or religious uses.

B. Res1dent1al conversion of a 31ng1e famlly
detached dwelling, subject to the provisions -
of -Article XIII, Section 1316.

C. Private club, lodge or nonprofit recreational.
" use, provided that a particular activity shall
not be one which is customarily carried on as

-a business, and provided that all sServices -
shall be for members and their guests.

D. Hospital

E. Modification of agricultural products, by
enzymatic, chemlcal mlcroblal, or thermal

means.

SECTION 402 HEiGHT REGULATIONS

The maximum height of buildings elected or enlarged shall be
thirty-five (35) feet.

SECTION 403 AREA AND BULK REGULATIONS

The following area and bulk regulations shall apply to all
uses permitted within this district:

Section 403.1 Agricultural Use Requirements

A, To qualify as agricultural use, the minimum lot
area shall be four acres.

B. No barn, mushroom house or areas for the deposit,

curing or storage of compost or manure shall be
established closer than one hundred (100) feet

19




C.

from any property line or right-of-way line.
Composting operations shall comply with the
provisions of Article XIII.

Dwellings whether accessory to or in addition
to the principal farmhouse, shall be permitted
on a farm tract only when in compliance with
the provisions for single-family detached
dwellings, Section 403.2.

Silos and bulk bins shall be exempted from °

height, area and bulk regulations when associ- -

ated with a farm operation.

Farm dwellings and buildings shall not be con-
structed closer than flfty (50) feet from all

property 1lines.

Section 403.2 ©Non-Agricultural Use_Requifements

4 MU 0w

(]

=~

I.

Lot area 2 acre minimum
Lot width at building line 150 feet minimum
Lot width at street line 50 feet minimum
Building coverage ' .10% maximum
Lot. Coverage 15% maximum
Building setback line - 50 feet minimum
Side yard individual 20 feet minimum

aggregate 50 feet minimum
Rear yard o 50 feet minimum

feet

AcéeSsory structure setback -

SECTION 404 DESIGN STANDARDS

10

The following design standards shall apply:

Section 404.1 Residential Uses

minimum

Off-street parking regulations as established in
Article XII, Section 1210,

Section

A.

404.2 Al Other Uses Permitted In This District

St01age standards as establlshed 1n
Article XII, Section 1203.

Landscaping standards as established in
Article XII, Section 1202.

Access and traffic control standards as
established in Article XII, Section 1204.

20
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Interior circulation standards as established
in Article XII, Section 1205,

Off-street parking regulations as established
in Article XII, Section 1211. '

Lighting Standards as established in Article
X1I, Section 1207.

21
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ARTICLE V

R-1 LOW DENSITY RESIDENTIAL DISTRICTS

SECTION 500 PURPOSE

The R-1 Low Density Residential District has been created
to accommodate housing types which typifies the rural
residential character of the Township. These areas are
not provided with public sewer or water service, requiring
the use of on-site or community systems.

SECTION 501 USE REGULATIONS
Section 501.1 Uses Permitted By Right
A. Single Family detached dwellings

B. Lot averaging of residential lots, as established
in Article XII, Section 1212

C. Agriculture

D. Municipal, County, State and Federal uses
excluding dumps, sanitary landfills and
correctional or penal institutions

Section 501.2 Permitted Accessory Uses

4, Customary Accessory Residential Uses and Buildings
exclusive of the raising and boarding of farm
animals except where the provisions of Section 403.1
are met.

B. Customary Accessory Agricultural Uses and Buildings

C. Private Swimming Pool, provided it is located in
the rear yard or sidée yard of the dwelling lot,
subject to the provisions of Article XIII, Sectionl317

D. Home Occupations, subject to the provisions of
Article XIII, Section 1312

The sale of Farm Products, subject to the provisions
of Article XIII, Section 1305

=

F, Signs, subject to the provisions of Article XVI

RYHIBIT N




Section

A,

F.

Section

A,

SECTION

501.3 Conditional Uses

Clustering of residential lots, subject to the
provisions of Article XII, Section 1213

Residential conversion of Single Family Detached
Dwellings, subject to the provisions of Article
XIII, Section 1316

Cultural, educational or religious use

Private Club, Lodge or non-profit recreational

uses, provided that a particular activity shall
not be one which is customarily carried on as a
business, and provided that all services shall

be for members and their guests

Public Utility structures or facilities provided
that no exterior storage of equipment, housing
of construction or repair crews, or above ground
storage of gaseous or liquid fuels shall be
permitted.

Cemeteries
501.4 Uses By Special Exception
Convalescent or Nursing home

502 HEIGHT RESTRICTIONS

The maximum height of all buildings erected or enlarged
shall be thirty-five (35) feet.

SECTION

503 AREA AND BULK REGULATIONS

The following area and bulk regulations shall apply to all
uses permitted within the district:

Section

503.1 Residential And Non-Residential Use
Requirements '
Lot area 2 acre minimum
Lot width at building 150 feet minimum
line

Lot width at street line 50 feet minimum
Building coverage ' 15% maximum

Totab lot jcoverage 25%, maximwn

Y
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Section

A

SECTION

Building setback 1line 50 feet minimum

Side yard individual 20 feet minimum

aggregate 50 feet minimum

Rear yard 50 feet:minimum

Accessory structure 10 feet minimum
setback

503.2 Agricultural Use Regulationé

Agricultural use shall comply with the
provisions established under Section 403.1

504 DESIGN STANDARDS

The following design standards shall apply:

Section

A,

Section

A,

504.1 Residential Use Regulations

Off-street parking regulations as established
in Article XIII, Section 1210

504.2 Non-Residential Use Regulations

Other uses permitted in this district may be

subject to additional design standards in Article

XII, whére applicable

&) 40
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MARKET VALUE

Notwithstanding any other referenced to or definition of, market value, which
may appear in this appraisal, the following definition is considered to be the

one which shall prevail.

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

- Buyer and seller are typically motivated.

- Both parties are well informed or well advised, and acting in what they
consider their best interests. :

- A reasonable time is allowed for exposure in the open market.

- Payment is made in terms of cash in United States Dollars or in terms of
financial arrangements comparable thereto.

- The price represents the normal consideration for the property sold
unaffected by special or creative financing or sales concessions granted
by anyone associated with the sale.

Title 12, Code of Federal Regulations Part 225.

LUTHER L. RIFE tFAS CREA REAL ESTATE APPRAISER
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ASSUMPTIONS, LIMITING CONDITIONS AND CONTINGENCIES

The standard assumptions, limiting conditions and

contingencies pertaining to the value estimate conclusion(s)
stated in this report are summarized below. If applicable,
special assumptions may be cited elsewhere in this report.

1.

The Americans with Disabilities Act (”ADA”) became
effective January 26, 1992. I have not made a specific
compliance survey and analysis of +this property to
determine whether or not it is in conformity with the
various detailed requirements of +the ADA. It .is
possible that a compliance survey of the property,
together with a detailed anmalysis of the requirements of
the ADA, could reveal that the property is not in
compliance with one or more of the requirements of the
Act. If so, this fact could have a negative effect upon
the wvalue of the property. Since I have no direct
evidence relating to this isswe, I did not consider
possible non-compliance with the requirements of the ADA
in estimating the value of the property.

The appraisal is made for valuation purposes only. It
is not intended nor to be construed as an engineering
report. I am not qualified as structural or
environmental engineer; therefore, I am not qualified
to judge the structural or environmental integrity of
the improvements, if any. Consequently, no warranty,
representations or liability are assumed ‘for the
structural soundness, quality, adequacy or capacities of
said improvements and utility services, including the
construction materials, particularly the roof,
foundations, and equipment, including the HVAC systems.
Should theré be any question concerning same, it is
strongly recommended that an engineering, construction
and/or environmental inspection be obtained. The value
estimate(s) stated in this appraisal, unless noted
otherwise, 1is predicated upon the assumption that all
improvements, equipment and building services, if any,
are structurally sound and suffer no concealed or latent
defects or inadequacies other than those noted in the

appraisal.

Unless otherwise stated in this report, the existence of
hazardous substances, including without limitation
asbestos, polychlorinated biphenyls, petroleum leakage,
radon, urea-formaldehyde foam insulation, agricultural
chemicals, or other potentially hazardous substances
which may have been or may not have been present on the
property, or other environmental conditions, were not
called to the attention of nor did the appraiser become
aware of such during the appraiser’s inspection.  The

LUTHER L. RIFE {FAS CREA REAL ESTATE APPRAISER
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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 such
substances or conditions. If the presence of such
hazardous substances or environmental conditions may
affect the value of the property, the value estimated
was predicated on the assumption that there was no such
condition on or in the property or in such proximity
thereto that it would cause a loss in value. No
responsibility is assumed for any such conditions, nor
for any expertise or engineering knowledge required to
discover them. The client is urged to retain an expert

in this field.

No opinion was intended to be expressed -for legal
matters or that would require specialized investigation
or knowledge beyond that ordinarily employed by real
estate appraisers, although such matters may be
discussed in the report. No opinion as to title was
rendered. Data on ownership and related matters were
obtained from sources generally considered reliable.
Title was assumed to be marketable and free and clear of
all liens and encumbrances, easements, and restrictions
except those specifically discussed in the report. The
property was appraised assuming it to be undex
responsible ownership and competent management and
available for its highest and best use, unless otherwise
noted herein. It was assumed that the highest and best
use or uses proposed herein would be permitted by the
municipality and all other governmental agencies.

Unless stated in the report to the contrary, the value
estimate was of real estate only and excluded personal
property, machinery and equipment, business value, and
other non-réalty items. Also, no opinion was expressed
as to the value of subsurface oil, gas, or mineral
rights and that the property was not subject to surface
entry for the exploration or removal of such materials
except as is expressly stated. No consideration was
given in the appraisal to the value, if any,
attributable to growing crops on any portion of the
property appraised. No consideration was given in this
appraisal to the cost of moving or relocating personal

property, if any.

Unless otherwise noted in the appraisal, it is assumed
that there are no encroachments, zoning, building, fire
or safety code violations, or restrictions of any type
affecting the subject property. It is assumed that the
property - is in full compliance with all. applicable
federal, state, local and private codes, laws, consents,
licenses and regulation, and that all licenses, permits,
certificates, approvals, franchises, etc. have been

LUJTHER L RIFE IFAS CREA REAL ESTATE APPRAISER
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10.

11.

secured and can be freely remewed and/or transferred to
a purchaser.

It is assumed that the utilization of the land and
improvements is within the boundaries or property lines
of the property described, and that there are no
encroachments, easements, trespass, etc., unless noted
within the report. The appraiser has not made a survey
of the property, and no responsibility is assumed in
connection with any matter that may be disclosed by a
proper survey. If a subsequent survey should reflect a
differing land area and/or frontages, I reserve the
right to review my final value estimate(s).

All maps, plats, building diagrams, site plans, floor
plans, sketches, legal descriptions, photographs, etc.
incorporated into the appraisal are for illustrative
purposes only, to assist the reader in visualizing the

property. They are believed to accurately represent the

property, but are not guaranteed to be exact.
Dimensions and descriptions are based on public records
and/or information furnished by others and are not meant
to be used as a reference in legal matters or matters of

survey.

Unless specifically stated in the report, the appraiser
found. no obvious evidence of insect infestation or
damage, dry or wet rot. Since a thorough inspection by
a competent inspector was not performed foxr the
appraiser, the subject is assumed to be free of existing
insect infestation, wet rot, dry rot, and any structural
damage which may have been caused by a preexisting
infestation or rot which was subsequently treated. Any
areas of inaccessible portions of the property or
improvements not inspected are assumed to be as reported
or similar to the areas which were inspected.

To the best of my knowledge and belief, the statements
of facts contained in this report, upon which the
analyses, opinions, and conclusions expressed herein
were based,  were true and correct. Information,
estimates, and opinions furnished the appraiser and
contained in this report were obtained from sources
considered reliable and believed to be true and correct.
However, no responsibility for accuracy of such items
can be assumed. :

Financial statements, operating statements, and similar

data provided to the appraiser is generally accepted:

without audit, but may be subject to some degree of
verification. Frequently estimates need to be made and
these are typically based on file data or the
appraiser’s experience with similar circumstances.

LUTHER 1. RIFE IFAS CREA REAL ESTATE APPRAISER
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12.

13.

14.

15.

16.

Any proposed improvements (new construction,
alterations, etc.) are assumed to be completed in a good
and workmanlike manner; in accordance with the plans
and specifications provided; and in a timely manner.

The foregoing valuation was specifically prepared for
the client and purpose stated, and may not be used with
any other appraisal or study. The findings of the
report may not be relied upon oOr utilized in any manner
by a third party for any purpose, without the express
written consent of the appraiser. The appraiser is not
required to’ give testimony or be in attendance at any
legal, judicial or similar proceeding with -reference to
the property being appraised  unless additional
compensation is agreed to and prior arrangements have

been made.

The estimate(s) of value stated in the appraisal report
applies only to the effective date of value stated in
the report. value is affected by many relative and
unrelated economic conditions within a local, regional,
national and/or worldwide  context, which might
necessarily affect the future value of the subject
property. These influences could include, but are not
necessarily limited to, increases or decreases in
current mortgage interest .rates and/or terms Or
availability = of financing altogether; property
assessment; and/or revisions in current state and/ox
federal tax or regulatory laws. The appraiser assumes
no liability for any unforeseen precipitous change in
the economy, the subject property or, if applicable, the
project, or the inability to find a buyer if offered for

sale.

The appraiser’s liability with respect to this appraisal
is limited to the amount of the fee collected for the

preparation of the appraisal report.

Any distributign of the valuation in the report between
land and improvements applies only under the existing
program of utilization. The separate valuations for

- land and building must not be used in conjunction with

any other appraisal and are invalid if so used.

LUTRHER L. RIFE ITAS CREA REAL ESTATE APPRAISER
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APPRAISER CERTIFICATYION

I performed this appraisal in conformity with the
requirements of FIRREA; the Uniform  Standaxrds of
Professional Practice as promulgated by the Appraisal
Standards Board of the MAppraisal Foundation and specific
requirements of the client, provided they were not in
conflict with prescribed requirements.

The total property is being appraised, there being
no fractional or limited interests unless stated in the text
. of the report. The appraiser is advised that the property
(é=, is not) the subject of a contract to purchase.

The estimate of market value will be expressed in

terms. of cash or cash equivalency ‘thereof. -

I have taken into considération the factors .that-

have an impact on value in my development of the estimate of
market value in the appraisal report. I have not. lmowvingly
withbeld any significant information from the appraisal
report and I believe, to the best of my lmowledge, that all
statements and information in the appraisal report are true

and correct.

I have personally inspected the property and my
opinions are based on the results of such examinations. All
analyses, opinions and conclusions in this report have been
made by me personally, unless otherwise specifically stated.

I have no present or prospective interests in the
property that is the subject of this report, amd I have no
personal interest or bias with respect to the parties
involved. : .

This appraisal (&, is not) prepared in conjunction
with a federally related tramsaction..

.Neither the appraisal assigonment  nor the
compensation for the preparation thereof was contingent upon
the reporting of a predetermined value, or direction in value
that favors the cause of the client,  the attainment of a
g ce of a subsequent event.

LUTHER L. RIFE IFAS CREA REAL ESTATE APPRAISER
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LUTHER L. RIFE PO Box 1591
Real Estate Appraiser West Chester,PA. 19380-0048

BACKGROUND

B.A. Economics, Muhlenberg College 1961

Temple University,Graduate School of Economics 9/64 - 6/65
Pennsylvania State University, School of Real Estate 9/67 - 5/69
AIREA Course 8, University of Maryland

AIREA Course 1A, University of Maryland

AIREA Course 1B, University of North Carolina

AIREA Standards of Professional Practice, University of Maryland

MEMBERSHIPS

American Association of Certified Appraisers, CA-S

National Association of Environmental Risk Auditors

National Association of Real Estate Appraisers, CREA

Appraisal Chapter of Southeast Pennsylvania, Past President,Director

Pennsylvania State Certified Appraiser - General (Without Limitation)
Recertification Current - License GA 000 255 L

Pennsylvania Licensed Real Estate Broker, Recertification Current

_License RB 023 905 L

PROFESSIONAL REFERENCES

The First National Bank of Chester County
David Glarner, SVP
The Peoples Bank of Oxford

Peter M. Adams, Credit. Manager (D

First-Union National Bank

Clay C. Thomson, VP (D

Patriot Bank

Mary Beth Wiliams, vP (D

John E. Good, Attorney

CLIENTS ({Partial Listing)

Lamb, Windle, McErland, Law Offices

Oxford Area School District

West Chester University

Southeast Pennsylvania Transpor tation Authority (SEPTA)
McElree, Harvey, Gallager § Featherman,Ltd, Law Ofﬁces
Hudson Umted Bank :

Oaklands Business Parks, Inc.

New Garden Township

Joseph Polito, Attorney

Pietro Industries

-White § Williams- Law Offxces

OMEGA Industries".

Willistown Township

New Century Bank

Borough of Kennett Square

Barnard, Megzanotte, Pinnie,jlaw Offices
Peter Zi_mmerman, Architect
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ALturpeys al Law Coepl .
Phono ¥ . T Phono 1

Re: Rea) kstate Appralsal
Falr HLLL Propsriy

Eaiﬁqg Stanbridie, Jr,

Dear Attorreay Bergeér,

T am in recaipt of yovur lattar dated cthe 3 of
Decembéy Wherein you request &l update of a portion ot the lands
which I appraiced im 2004 on hahalf of tho ouwner (your client)
Georye Strawhridge V5

1 have roferencud tha moat recent editlon of the
tini farm  Standards of Profesgiongl Appraisal Practlce as it
reisrences an update of a prios ropoxt. Adviswyry Opinion 3 (pROY)
addsogans this dsswa and having famdliarizad myralf with the
provisiong thereof, concluded that it would be tegasibio to ceumply
with youy rogusst. It ig my wndaxgtanding that yon have & copy of

my report dated March of 2004. It is necemsary that a copy of

this report be avallable in order to have a cleay ungatatandging nf

f.ha proparty.
rhe followiny rveppxt follows ¢he cama outlina as the

oriyginal report. Tf thare has haesn no significant change, {t will
ha noted. TFf thera hava been changas or additional clariCicstion

ig warranted, thal will bs noted.

PERNSYLVANIA §TAYE CERTINIZR  GONRAL
UATION AL ASSDITATION QF INDEVLNDENT FEF APPRAISES  10AY
NATHAIOAL ASSOTTATION (12 REAL ESTATE APORAIGFRS  CREA
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Dacember 12, 2008
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Puyu 2

INTRODUCTLON

Yv Maxgh of 2004 I appraised L,7108.4 acres ol Land
sitvated in Elk, New London and Franklin 7Tnwnshlpy in Cheslul
County, Pa. There wwxe 10 separately jdenti fiabla parcels of
yand.

You have ingicated that you only raguire an upgarn of
parccla 1, 2 and 3, This distinction wos not part of my raport.
¢he land included as your Parcels 1, 2 and 3 hns been identlfled
for me and in turn, T have prepared a detailed map which 1is
includad as Fxhibit A. the area aolnvad pink is your pareal L;
Lhe area colored yallow is your parcel 2, and the AUR3 anlored
oxange is your Parcal. 3, Thexe are 1), paxcels Lpvolved and they

ara as followsa:

parcel § Tuwnpl'xig size
12=7-13 Franklin 174.2 Acs,
T2=T11 Franklin 13.6 ACB.
12-7-11.1p Franklin 1.9 ACB.
72-7=21.18 Franklin 2.2 Acg.
72-7-11 1C Franklin 2.2 Acst.
72~7+11.1D Franklin 2.1 Nea.
72-7-11.0E Franklin 203 Nes,
12~T=x1, 1F Frankllo 2.8 hes.
12=6-14 rranklin 270.1 Acs,
70-5-~15 Klk 262.2 Acs.
70-5~15.3 BLK 2.4 _Aca,

735.6 Aca,

IUTHER L. RIFE REAL ESTATF APPRAIGLR AND CONYULIANY

20°d  §5:pT 800C 91 m EET IR LT
Rec'd by Rep. John La In response

to 11/25/24 DCNR Right To Know Request

e ——— s =2 84" V0 0 203 i




' DEC-18-20808 18:21 FROM:
FROM: ' _ 10! 13027246753 P.9B3-015

) ‘ 142 457
ec 18 2660 89:42:53 - ~» lou [nlagreco Page B85

Dacember 12, 2000

benjamin T, Berger, Attorney
Riley, Riper, Hnllin and Colagreesm
Attoxnevys at Law

. | /A
kage 3 Bk J,/a o
’/U
Most of tho deade of rccoxd ixom when tlie properLty was
acquired by Guerye Strawbridge Jr., do not have 8 _containing’
clause. Tha appraiser ie not quallfied a8 an engmeer and in the
abgsence ot Bany recent, reliable enginmaring otudiea (suxvaeys) the
ﬂpprainar has relied upon theo lor axeas as thay appear on the Tax

Magp.

8UBJECT oF APFRRIBBL

The subject of this sppratsal is 11 sepArately

{dentifigble parcels aof land? peing 11 of the 18 parcels

previously appraised. The 11 parnala oro identlified in the

Intruduction and con be reforenced on Exhibit A.

The full.om.ng Lepoxt is an update to a prior report
vhich Lngluded all of tha 1and ecurrently bolng conaidoxad, along
with other land.

The apnmtsa\ wan requosted by e jamia J. Buiger,

Attoxney, on behalf of hie client, Geokge Strawhridge, Jr. The

appratisa) updata is prapared for thedr oxclusive usge.

LUTHER L. RFE RCAL £STATE APPRAISER AND CONSULTANY
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PURPOBE, DATE RAND INTENDED USE
rha purpeose of tho appralsal v to arrive at theg
Ffaa Almpla intarast of

current market value of the unggggggg;gﬂ

the ProprRrity referenced herein.

The effactive data af the apprdaigal update, or the
date which the updated values apply is December 10, 2004,
pad that tne client requires Lhe
The market valuc

The oppraleexr 1o advi
appratsal update fox pexsonal planning PUINAREA,
estimate, however, would be the uane regardless of the intended

uge, acsuming tha valvation roncept was the sama.

foopR OF THE hEPRAIBﬂL.UPDATE

o The appralser has reviausd the ariginal tile pextaining O

the propexties, along with other data forwarded.

o The apprdéiser has, currantly viewed Lhe property  and

gurraunding nai.ghborhood.

o The appraiser has made inguiry and rasearched data Lalevant

r factors thot influcnce valua,

a The appralBer has reasearched iv detat), sales of property
i Yownshlips ay well s 30ome

Lu zuning, taxcy and othe

in Elk, New Lordon and Frankl
noighboxing municipalities.
o Analysia af data and formulation of conglusions,

6 Written report.

LUTHER L, RIFE QFAl ERTATE APORAISER AND CONSI ITANT
SO'd 9S:ipL 8008 QT 92 ER) G IR R
Rec'd by Rep. John Lawrence 3/25/25 in response
to 11/25/24 DCNR Right To Know Request
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Pagn A
OWNERBRIE?
Nr change.
!pENTIB‘;CMEION, ASSRSSMENT AMD TAXES
Act J19 or 518
Parmal Agpessment Taxas
72-7-13 $ 22,1760, § 702.58
72 7 11 124,140. 3,R32.08
72-7 11.1A 1,400. 43.22
72-7-11,18 1,620. 50.01
72-7-11.1C 1., 620. 50.91
12-7-11,10 1,550, 47.0%
12=1~11.1E 1,550, 47.R5
72<71-14, 1 2,0R0. 63.539
72~6-14 122, 200. 3,741,32
70-5-15 35, &80, l,188.76
71045-15.3 : 650, - 2).29
S1TH DATA
No changa.
IHPROVEMENTS

‘ Thure axa buildings on pacGola 72-6-14 and 72-1-11.

4/ The appearance of Lhe bulldinga {a that they sppear to be ln poors

g)iﬁla condition and the aliant feels that thuy dao not add significant

S valuo to the praperty, The appralsax anhatantialiy agrees. DBy

LWIHER L, RIFE RTAL (STAT( APPRAISER AND CONSJLTANT
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%g g

mutual agreement, therefore no contributory value Ls attribuled Lo »V
)

the bulldinys. /§ »” ﬂf
_\}].J-‘ N

(X o ")5‘73

A 'l'll \
W WY
No changp Lo the zoning. with regards to the highest

SONING AND UBS

and best use it needs o ha noted that currontly the hougdng
industry (generally) is nol doing as well a3 it wae doing several
years age. Many daveloperns have pul new projects on hold,  New
construction in the area has not stopped, but haé certainly
slowed. Historlecally, aftor a poriod of yrcertainty the market
revives. Accoxdingly, the appraiaer fnels that ronidontixl
development iu otild the highegt and best vse, recognizing that in
fha Anort run thara would bo Limitod gutivity.

Po the extent that the pace of developnent impacfs on
value, tha market avtomatically adjnato and thiv 1s reflected by

aales pricea of land.

LOCATTON AND NEIGHRORROOD

yhe location oL tha property Is  unchanged. ho

noighborhond reflenhr AOMA additional yasidential developmant.

LUTHER L. it HCAL ESTATE AMPRAISER AND LONSLLIANG

20°d  9GipT B00C 91 220 418 71 a3
Rec'd by Rep. John Lawrence 3/25/25 in response
to 11/25/24 DCNR Right To Know Request
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Page

VRIMIION
Cust Appruach. No change.

Market aQEroach. The appraiser hao follovwed Lhe dame proceduxc ap
praviously, with a praparty hy propexty analysiR of land in E1X,
Frapklin and Ney London ‘Townships. sales in wther, ncarby
municipalitios werae also conaldarad.

0Of the 11 separately identifiable parcels involved,
geven are conlusming regivdentiol bullding asites (1.9 to 2.0
acras); threa are large parcels and oae is a 13.7 acrma parcal.
The parcel of 13,7 acres appears that it could easily be
subdlvided into obout 6 confoxming lots, however it has nok hean
subdivided, so for puzposss of this sappratsal it will he
oonaldered as an wnllrety. The oppralger has conaluead that two
gats of data would he predented; oné for largexr parcels and one
for smaller parcels.

Tho following numhexed saales were used when

considering the three large parcels being appraised.
L. Tax_Parcels 70-5-5) 70-5-9 agd 70=5=%5.1 for RAk Township.

The three parcels axe contiguous and togethey comprise
119.6 acres of land (that ayjuins a port of the Strawbridge
holdings} . The priwary £rontage is on Leuwisvilie-
Strickerville Road (1,608.8 fest) with sacondary fruntags

LUTHER L. RIFE REA] FSTATE ARPRAISER AND CONSULTANT
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Fagn 8

on  Schoolhouse Road (3,302.5 fLest). . The Pparcels arLe
ractangularly shaped and zonad R-2. Mnat of the land is
tillable, but with some areas of pasture and trees. There
aro wo dwellings and farm buildinge on the property which
have a enntributory value oX $500,000, The pyxoperty was
sold by N. Phillp Dougharty to B. K. Camphell Inc. in
Septambar of 2008 for the price of $3,013,136. Allouwing
ior the value of the buildings ($500,000.) the tand agualesy
ta $§2,513,136. for tha 110.6 acras this eoquatrs TO
821,013, per acya.
Tax  Pdrcol 90-3-36 for Blk Township, The property
comprines 130 acroa of 1and =sgethar with a residence and
(7_ farm buildings. The propexty haa 4,531 feet fronLlmy on
A - Lhe soutberly side of Chrome Road and westerly of Lomhard
GA Road. The parcel is somewhat irregularly shaped and has

two sbrcoms on the pzopevty. The zoning i3 Aqzicultural

N

Y Praservation. The property zepoxtedly has &  Large

\ e —

&ik peruenlage ol pasturc and limited amountv ol tillable land.
\\ The buildinga have a wonkributery valua of $125,000. The

L%

property was sold by Matin X. Exine to TJA Yropexties,
L.%..C. in Moy of 2008 for price of 82,400,000,  Allowing
for the buildings ($125,000.) the land alone equates to
52,275,000, For Lthe 130 acxes this oguaton to $17,500. pon

acre.

LUTHER L, RIFE REAL ESTATE APRRAISER AND CONSULTANT
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Page 4

un  Schoolhenze Road  (3,302.5 foot) . Tha paxcels ~arge
rectanqularly shaped and wuned R-2., Moot of thoe Lund
L1luble, put with aome argas of pasture and trees. Thare
‘ara two dwellings eud farm buildingu ua Lhe property which
have a contributory value of $500,000. The property wasg
sold by WN. Phillp Oougherxty xo B, K. Campbell inc. JLu
Geplembey of 2008 Zor the price of §3,013,13A.  Allowing
for the value of the buildings ($500,00¢.) the land equatus

to $2,513,136. rvor Lhe 119.6 acres Lhis equales Lo
$21,013. per acya.
2. 3&&,'E§5qg1_mjpf§:§§"W§pg.“Q£$ Township, The propazty

comprlsas 130 acros of land togethay with a residance and
farm buildings. Tha property has 4,631 fest trontinuy on
the southerly side ot Chrome Road and westexly of Lambard
Ruad, The paxcel i3 nomowhat irreqularly ahaped and has

\“/ twh srreams on the property. The =zoning is Agricultural

\_\:‘(’f’ ) pPreservallon. Tho peoperty  reporbtediy has A large

\ 7/ parcantaga nf pasture and limited amounts of tillablu land.
w\”\\\ 'he buildings have a contelbutory valuc of 3125,000. The

proparty waa anld hy Motin Y. Exinc to TJA Properties,
L.L.C. in May ot 2008 for a price of 2,400,000, Allowing
foe the buildings ($125,000.) tha land alone eduates Lo
$2,275,000. for the 130 acrea this egustes to $17,500. pex

acrs.

LUTIHER L. RIFE REAL ESYATF APPRAISER AND CONSLILTART
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rTax PRarasl 70:.4 ~1: fox Blk Townahin. The praparty comprisas
59.9 anras of land with the remains of some farm buildings
which have no value, The parvel is somewhat triangularly
shapad wirh 2,130.1 faat fronting on the northarly alde nf

W

Stale Road. The zoning ia »y;wﬁgfiéﬁiﬁuraf”?&é§ﬁfﬁé§}gqlwf)

Tha alearnd and tillable ares is ¥ and treca, bruah and
iimitad use arxea is 458 of the parcel. (I appraised thiw
prupgrly for finaneing when it wan gold). The sala wAs
fram the Flizabeth P. Connell Trust to Sheri D, and Raymond
Harnish im Noveuber ol 2000 fox a price of §950,000, Thia
egquatmas to $L56,86C,

Tax _Parel 71=2~79 for New London Tgwpship. The property
cumprises 39,4 acreu of land with 1,240 fant fronting on
thn westarly side of School Road and southerly of West
Avondale Road. The parcel is slightly jrreqgular in shape,
almcot fully t4)1ahle and zoned RA
Reridential/Agricultural, Overald the land ham a high
dogrus of usability. The sale was from Richard vague U0
Bruce C. Hendrickson in December ok 2006 for a pxice of
51,000,000, Thigs cguates o 678,301, per anrea,

uintr L, RiFE REAL ESTATS ARPRAISER AND CONSULIANI
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7. Tax Paroels 68-5+3) and 64-9-80 cor West Nottingham
Towpship, The pancals ara not céntigunua and comprian 34,7
acres of land with 336 feer fronting on the northeast side
of Pleasant Driwve and 475 feot f£ronting on the northwest
side of Freemont Road along with B40 feet fronting on the
wegterly side of Frewsmont Road and 506 fewt fronting on Red
Pump Road. Tha parcals are gomewhat irregularly shaped.
The zoning 48 R-1 Rural Residential Distxict with the land
heing about 40 to 45& &lilablo. There are no buildingsa.
The property was sold by Thomas E. Price to Jose Daniel and
Marcla C. Deltesn in Maxch of 2008 for a price of £550,000.
This equates to §15,630. pexr acra.

Baly #) is congidered to be Lhe besl compaxable sale,
eapecially in terms of phyairal proximity and ovarall deqraa of
usability.

Sale #2 requixes an upward adjuotmont becavac  tho
overall usability ia inferior to tha proparty heing appralsed,

Balw #3 requirss on  upwgrd adjiatment because Lhe
ovarall usahility is infarinr to the property baelng apprata’ead.

sale_ #4. 'This property 1& very comparable to the
proparty being oppraiscd, copecdally in torme  of locationad
influence and usability. A downward adiustment is warranted as a

rasult of warzct condicions.

whik, RIFk REAL ESIATE APERAISER AND LUNS JLTANY

104 90:GF 8008 QT 1 - 3314 " &3RIN




DEC-18- H :
8888. 18: 23 FROM: T0: 13927246753 P.B12/815

{ Dec 18 2A0B 69144154 - - Lau Colagveco Page 814

Dreembar 12, 2008

Henjamin 1. Berger, Attorney
Riley, Riper, Hallin and Colagreca
Attornays at Law

Page Ll

Sale #5. This sale is very much LiXe 2 and 3 in thaz
tho oveorall usebility 4o inferiox to the pxopexty hning appraicnd,

With adjustments made for those factoxs which vary,
Lthe appraiser hus cuncluged that the averoge pur auxe value for
larger parcels of land is §21,000. With regqard o tha propaxty
being appraised, this would apply tu Eafcele 72-7-<13 (114.2
acren)s 72-6-14 (270.1 acres) ard TN-5-15 (262.2 arran).

The following sales, identified by a letfex, Aaxe of
smaller parcels, including individual building lots.

A. Tax_Parrala 71-3-8.8: 9.9; g.11 and 8.12 for New London
Townghip. These are identified as Lots 1, 2, 4 and & on
Drae Court, oasterly of Mt. Hope Rnad. The frontages vary
somewhat, and the lot slzes are 1.0475 acres) 1.003)
acres; 1.0018 ascres and 1.,0113 acros. Tha zoning 1a R-1.
The sale was from Berlin Construction Co. Inc. to Stonegate
Builders L. in Jaruary of 2007 fur a price of 6600,000,
T™hio nguates to £150,000., per laot.

B. Tax Parcel 70f4712.3 fox ElX Township. The properiy ls &
1ot uf 1. acres with 160 feet fronting on fthe westerly
aide of Hickory Hill Road and noxth of Elk Mills Road. The
Lot is reqularly shaped and sxonqed AP, The oala was from
Charlaes D, Vernecy to Fzank W. and Rosina Woolston {n June
of 2007 lor a prize of 685,00,

TUTHFR 1, &FS REAL FRTATE APPRAISER AND CONSULTANT
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C.fax Parcel 71-2-26,4B 1ox New London,  Township, Tha lot

comprises 2.1 acran with 50 feet frontiny on =he north slde
of West Avondale Road and westerly of Chimisnti Drive. The
lot is somawhat of an intarioz parcel aud regularly shaped,
The zoning is R-1, The aale was from Dcan W. Needram to
RobesL H. Mills Jr. and bDlane K. Smitk in June of 2008 for
a prica of $116,000.

D. Tax_Paxgel 1-3-8.13, for Negy_ London Townghip.  The 1ot
comprigon 1.0852 dcrus and ls a corner property with Urae
Cour: and Mt. Hope Read. Tt is regularly shoped and 2zoncd
R-1. The sale wad from Bexlin Construction Co. Inc. to
Stonegate Buildars, T.T.C. in November of 200G fox a price
of $150,000.

E, Tax Parcols 70 9-40 and 10-3-5 tor Elk Township. The
parcels are roptidgiuonp and ‘togathcr comprise 9.9 acres nf
land, balpny Lhe southeust coriner of Lombard and Chrone
Roads. The 1and has avarage ovarsl) ugabiliiy and ia zoned
R-2. The e3le was from Joseaph H. Pierson Trust to Robert
aond Frances Duwvall i{n Augnat of 2007 for a prive of
3300,000.

LUTHER L. RIPE RLAL LY AIE APPRAISER AND CONSULTANY
¢l'a  S0:GT 80n¢ 9t deq
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With adjuatment.e made for those features which vary,
the appralgier has concluded that the 7 lote whioh vary in gize
from 1.9 acrxes to 2,8 acres, hAve an Average mavket valna of
$125,000. The loL of 13.7 acres has a markeb value of $4117,500,

Tncnme.kpproaeh.
No changa.

SUMEARY
As compared 0 when the oviginal a&appraisal was

completed (March of 2004) the intongity with which devclopern were

puxsuing land for davelopment has diminished. Ultimately this is

reflected in lund values. Your of the Llve large lot sales waru
in 2008 which wnll reflpata tha market and the diminished demand

and value of land.
rrloy compunls regacding the lond romaln the oome.

CONCLUSTOR
"Tha appralser is consldering seven building lots of

sonformiug glze and Leaturey; one 3small parcel; and three

“arge” parcels, IL Lhe cevan building lote were sold separataly,
it 3a possihle that there would be some variation in sales price

trom one loL Lo anothex., The varlation would not be large and for

that reason the appraiser is concidering an avexana value.

WMk L, RIFE REAL ESTATE APPRAUSER AND CONSULYANT
P1' 90:51 8002 O sy =313 ) ¥3HINT
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.

Based on the xeport nf Nazch 2004; the dgata and
analyaia centalned heruln; prevalling market and noononie
conditionsy; my familiarity with the property type and real estate

Activity in the comwuunlly I have concluded the follewing:

a) Sevan Bullding lots 6 125,000, 8 875,C00.
b) one lot @ 13,7 acres 417,500.
) Three large parocals 706,05 aes. # §21,000. 14,836,800,

Total §$16,129,000.

SIXTREN MILLYON ONE HUNDREH TNDNTY NINE THOUSAND DOLLARS
{ 816,1229,000. )

T trust that my effuxts ara helpful with your current

deliberations. If you do have questions plcase contact ne,
appreelaty the opportunity Lo be of gervice in thia matter.

Sincerely,
S b Ve
735.6°4
Tmther L. RLEe A 220
IFAS, CRLA e 9] Yav,

LUTHFR L. RIFE REAT FSYATE APPRAISER AND CONSL LIANT
aTd 3041 800¢ 97 22q 341 7 HIMN
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to 11/25/24 DCNR Right To Know Request

I




P

_<_,Q/L<1)7
2300-FM-RC0020 Rev. 5/2006 COMMONWEALTH OF PENNSYLVANIA CL» A 1 7LC' G f
DEPARTMENT OF CONSERVATION AND NATURAL RESOURCES &C‘C&,@,/LC(L AL
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e KEVSONE
[EEOE_ COMMUNITY CONSERVATION PARTNERSHIPS PROGRAM

— GRANT APPLICATION FORM eg =

weml AND
el CONSERVATION

SECTION | - IDENTIFICATION OF APPLICANT AND PROJECT COORDINATOR

Legal Name of Applicant: The Conservation Fund Federal Employer ID Number: County

Applicant Official Mailing Address (Street/P.O. Box, City/Town): (Zip Code) Telephone Number)
22209 *

Name and Title of Chief Elected Official or Executive Officer: Larry Selzer

Applicant Cl'gssiﬁcation: [J Municipality [J Municipal Agency [] Appropriate/Authorized Organization

X Pre-qualified Land Trust [] Other (must complete Section IX)

Local Project Coordinator (Person in Charge of Project): Title:

Blaine Phillips Mid-Atlantic Director

L i i 's Maili dress (Street/P.O. Box, City/Town): (Zip Code) ﬁTele hone Number (Daytime):

19807

Local Project Coordinator's Email Address: E

Al Numbper.

Project Title:
Starwbridge/Springlawn Farm Acquisition

Project Address / Location (if located in more than one County, Township, etc., please list all)

County Chester Borough, City, Town or Township Elk and Franklin
Is Project Property Leased?  [] Yes X] No. Project Property is Owned By: George Strawbridge
Project Type (Check One) [J Planning [] Technical Assistance [J Education and Training
X Acquisition [] Development [J Small Community Development
Category (Check One) XI Park and Recreation Areas [J Rails-to-Trails [J Rivers Conservation
[] PA Recreational Trails [0 Greenways and Trails [J Natural and Critical Habitat Areas

[] Snowmobile and ATV Trails
SECTION Il - PROPOSED PROJECT BUDGET

To accurately estimate a project’s cost, applicants must visit DCNR'’s website or talk to their Regional Advisor to deelop a realistic / eligible scope of
work, determine consultant fees and qualifications, verify ADA access requirements and clarify any public participation that is required.
Check box below if a Small Community or PA Recreational Trail

$ _16.000.000 Total Project Cost Project
— $ 1,000,000 (minus) Grant Amount Requested ' The Small Community Development project type is an 80/20
(50% maximum) ' 2 matching grant with a total project cost up to $60,000, maximum grant of
$48,000. 100% funding for total project cost of up to $20,000. Only
= § 15,000,000 Local Match* Municipal applicants with a population of 5,000 or less are eligible for this
ALL COST FIGURES SHOULD BE ROUNDED TO NEAREST $100 project type. Please indicate the Population of Applicant

[J? Pennsylvania Recreational Trails and S/ATV funding provides 80%
funding and requires a 20% match except for Acquisition which is a 50/50
match.

*For all projects, list all Public and Private cash and/or non-cash matching contributions that comprise the local match
indicated above. Please use the worksheets with the Summary Cost Estimate Form to determine and document these
costs.

SOURCES CASH AMOUNT NON-CASH VALUE
PA Capital Grant $3 million
Private Foundation $9 million
Chester County $3 million
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SECTION IV — PROJECT DESCRIPTION
We encourage you to discuss your proposqd project scope of work with the appropriate DCNR Regional Recreation Advisor prior to submission of the
apphcatign. Check the appropriate box, review the sample scopes and provide the scope of work for your project where indicated on the form.
How will grant be used?
Plannll]g anq.'.l'echnlcal Assistance — Planning projects lay the groundwork for future acquisition, development and/or management of parks,
recrea!uon facilities, open space, natural areas, greenways, rails-to-trails, and river/watershed corridors. Technical assistance projects attempt to meet
statqwuqe qnd local needs for building professional capacity and for educating the public on recreation and conservation opportunities. If this
application is for Planning and Technical Assistance project, check the appropriate project type:

PLANNING TECHNICAL ASSISTANCE
L] Comprehensive Recreation, Park and Open Space Plans [ Education, Training and Implementation
[ Conservation Plans [ Circuit Rider
{1 County Natural Area Inventories [ Peer-to-Peer

(] Feasibility Study

[[] Greenways and Trails Plans
[ Rails-to-Trails Pians

[J Master Site Plans

{J Rivers Conservation Plans

Describe, in the space below, the scope of work for your above checked project in the space provided below. For example, if you checked the Master
Site Plan box, the project description should be similar to the following:

Develop a Master Site Plan for the recently acquired 17+acre Owen tract. The plan will be based on recommendations contained in the
Township's Comprehensive Recreation, Park and Open Space Pian completed in 2000 and the existing site constraints.

X Acquisition - Describe, in the space below, the area to be acquired in terms of size, number of parcels, natural and man-made features, nature
of surrounding land use, relation to existing public parkiand, trails, conservation areas, and future proposed facilities. Indicate interest to be acquired if
other than fee simple proposed public access and use of the property. For example, the project description should be similar to the following:

Acquisition of the 17+ acre Owen tract adjacent to the Township’s Evergreen Nature Preserve and located along State Route 61. The
acquisition will provide a buffer between the Preserve and the impending development of Evergreen Heights as well as a green corridor
connection for the County Trall. The property will be open to the following public uses: (List)

O Development / Smali Community Deveiopment — Describe your project scope of work in tems of facilities, conservation areas, etc. to be
developed/rehabilitated in the space below. If you intend to use “"Hometown Streets/Safe Routes to Schools" or "TEA 21" as a match for our funding,
please indicate how our funds are going to be used and what PennDOT is funding. Please include the cost estimate form required by PennDOT with
this application. For example, the project description should be similar to the following:

Further development of Owen Park. Work to include construction of an access road and parking area; Installation of play equipment, safety
surfacing, ADA access, pavilion, and slte utilities.

Provide the scope of work for your proposed project in this space -
The goal of this project is to acquire a portion of The Springlawn property totalling 735.9 acres and covers two townships (Elk and Franklin) in Chester
County, Pennsylvania. it is probably the single largest privately owned tract in Chester County. The property’s southem border (2.1. miles) runs along
the MD/PA border (which is also the Mason-Dixon Line) and is immediately adjacent to the 5,300-acre Fair Hill Natural Resource Management Area.
The objective of protecting this property is to create the Pennsylvania counterpart to the Fair Hill area in Maryland.

Did you discuss your project with your Regional Recreation Advisor? X Yes O No
If yes, please indicate who. Carplyn Wailace
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Legal Name of Applicant: E roject Title:

DCNR uses seven criteria as a standard to evaluate, rate, and rank grant applications for funding consideration. Each of the criteria has a statement
and a commentary further explains the statement and provides guidance to help the applicant provide a concise response to each statement. Refer to
the Application Manual, Section lll, Selection Criteria for the statements and commentaries. Use the space provided on this form; attach additional
| _pages if necessary.

1. Needs and Benefits Assessment — Points: Maximum of 20. Criterion: List and describe the recreation, park and conservation needs that
exist in the community, region, or statewide that make this project an important priority. Further, list and describe the immediate and future long
term benefits that will be realized if the proposed project is completed. Attach additional pages if necessary.

The size (735.9 acres) and location (Philadelphia MSA) of this property alone make it an extemely high priority. Chester County ranks in the top ten

g:r population density and in the bottom ten for public lands statewide. If this property is conserved it will be an invaluable assest to the citizens of
ennsyivania.

This property is also directly adjacent to the Fair Hill Natural Resource Management Area across the state line in Maryland. These two properties
combined will create 6,000 contiguous acres of protected land.

2. Partnerships / Intergovernmental Cooperation — Points: Maximum of 20. Criterion: Describe how the project involves partnership efforts
among governmental, nonprofit or other public and private organizations. Attach additional pages if necessary.

The objective of protecting the property in perpetuity will be achieved by a fee acquisition by The Conservation Fund. The Fund will be responsible

for negotiating the purchase of the property and will potentially hold title while acquisition funding is secured. The landowner has tentatively agreed

to structure a purchase agreement with a long (two year) closing period. This structure would provide us with an ideal amount of pressure and

leverage to “raise” acquisition dollars for the project. Ultimately, the property will be transferred to the Pennsylvania Department of Conservation and
Natural Resources to own and manage.

Funding for the project will come from a mix of public doliars at the county and state level, as well as approximatley $9 million in funding from a
private foundation. This project represents a major opportunity in leveraging private dollars for land acquisition in the eastern side of Pennsylvania.

3. DCNR Action Plan — Points: Maximum of 24. Criterion: Describe how the proposed project will contribute to the advancement of the
DCNR Action Plan. A) - Build and maintain sustainable and attractive communities — 8 points; B) - Promote statewide land conservation - 8

points; C) - Create outdoor connections for citizens and visitors — 8 points. See page 14 for details. Attach additional pages if necessary.

A. Chester County is under tremendous development pressure due to its proximity to Philadelphia, Wilmington, and Baltimore. Maintaining open
space of this magnitude in the County is of vital importance considering the potential for future development.

B. The Springlawn property is host to a number of threatened or endangered plants and animals, including the Bog Turtle, Regal Fritillary Butterfly,
and Short-Eared Owl. The protection of this property will augment exisitng protected lands across the state line in Maryland and provide much
needed protected land and water in the Chesapeake Bay Watershed.

C. Given this property's proximity to urban areas, the potential for heavy use by citizens and visitors is great. This property will become one of the
crown jewels of Pennsyivania's public land system.
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4. Planning ~ Points: Maximum of 20. NOTE: This Criterion has 3 parts

Part A - Describe how the project is generally consistent with local, multi-municipal or county comprehensive planning and zoning by answering the

following questions:
1. Does this project involve the funding of infrastructure or facilities?
2. s there a Comprehensive Plan?
Local
County
Multi-municipal / Regional
3. Date of Plan(s) various

4. s the project generally consistent with a Comprehensive Plan?
Local
County
Multi-municipal / Regional
5. s there a zoning ordinance?
Local
County
What is it zoned?

O vYes

X Yes
Yes
™ Yes

Yes
™ Yes
K Yes

K Yes
X Yes

X No

O No
[ No
O No

00 o000
z2Z ZZZ
ooo

oo

I NA
O NA
ONA

Part B — Also describe how the project is consistent with other local, regional, state, or federal plans, or will produce a plan that addresses local, state

or federal recreation and conservation priorities. Attach additional pages if necessary.

By conserving open space and natural habitat in a part of the commonwealth in which such assets are fast dissapearing (or already gone), this project

fits conservation priorities at every level of government.

Part C — Describe the level of public participation in the planning process. Attach additional pages if necessary.
The details of this real estate negotiation are confidential; therefore, there has not been a public planning process for this project. A land conservation

project of this magnitude, in this area, will have overwhelming public support.
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5. Site an*{gatibility _and Keystone Principles for Growth, Investment and Resource Conservation (Maximum of 20 points). A) Site
C_ompatlbuhty.— 5 points. Criterion: Discuss the reasons why the proposed site was chosen and why is it appropriate for the proposed project.
Discuss the impact of the proposed project on the existing environmental conditions of the site. B) - Keystone Principles for Growth,
Investment and Resource Conservation — 15 points. Criterion: Discuss how the proposed projects addresses, relates to or
integrates with the “Principles”. See pages 16-18 for details. Attach additional pages if necessary.

A) Selection of this site was opportunity based. It is the iargest intact private landholding that has come on the market in this region lin

many years, and may be the last opportunity of this magnitude in this region

B) Due to the large amount of acreage protected, this project will help to restore and enhance the environment, enhance recreationai and

:::a.ritage :sources. and will be fair in that it will provide significant additional protected land to a region that is currently underserved in
is regard.

DCNR will also use the following criteria to rate the project. Applicants DO NOT answer criteria 6 and 7. For additional details, see Section Ili, page 18
of the Community Conservation Partnerships Program Grant Application Manual.

6. Grant Project Administration — Points: Maximum of 5.

7. Previous Bureau Funding - Points: 0, 1, 2, or 3.

SECTION VI - CERTIFICATION

' signing this grant application, I certify that to the best of my knowledge the above information providen this form
and related attachments is true, correct and that:

1. To the best of the applicant's knowledge, the property to be acquired/developed has not been used for
storage/disposal of toxic chemicals/waste and is not affected by such a site.

2. To the best of the applicant's knowledge, any wetland areas located on the property to be acquired/developed
have been identified and will be protected in accordance with applicable state/federal laws and regulations.

3. To the best of the applicant's knowledge, it is not under suspension or debarment by the Commonwealth or any
governmental entity, instrumentality, or authority. _

4. To the best of the applicant's knowledge, it is not delinquent in the payment of any Commonwealth obligation,
including taxes.

5. To the best of the applicant’s knowledge, the proposed project is not in violation of the Governor’s E.O. 2003-2 for
preservation of prime agricultural lands. ,

6. The applicant has assessed what administrative, cash, and/or non-cash needs will be required to provide the local
match for the requested grant herein applied and affirms that the match is available and the applicant has the
capacity to proceed with the project.

7. If the applicant is an “authorized organization” as defined in Section Il, page 5 of the Application Manual, the
applicant shall not directly or indirectly, preclude access to or use of any forested land for the practice of
sustainable forestry and commercial production of timber or other forest products. (Refer to the Program General
Provisions and Appendix A of the Grant Terms and Conditions in the Application Manual).

8. If in-kind services are used as a portion of the required match, the in-kind service rates do not exceed the
organization’s normal billing rates and do not include food, drinks, gifts, and other hospitality items related to the
general promotion of the organization or the promotion of any projects that the organization is involved in; and,
costs related to fund raising and/or lobbying government officials for the benefit of the organization in general or
for any projects that the organization is involved in.

9. Grant funds will not be used for any fund raising activities.
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SECTION VIl - ACCEPTANCE OF FEDERAL LWCF FUNDING IF AVAILABLE
NOT Applicable to any Projects under $200,000 in Total Project Cost

The applicant has read and understands the “Strings Attached” provisions (pages 46 through 49 of the application manual) that relate to the Federal
Land and Water Conservation Fund. It is understood that additional application documentation (see page 90) will have to be completed and returned
to DCNR with the Grant Application for submission to the National Park Service (NPS) for project approval. This will expedite the federal review and
approval process. As a reminder, a cash match is required for LWCF projects and grant fund disbursement is by reimbursement only. LWCF funding
is available to only municipalities and school districts with a total eligible project cost in excess of $200,000.

[ 1 will accept federal funding for this project. i will not accept federal funding for this project.

SECTION VIII -VERIFICATION OF 501 (C) (3) STATUS (to be completed by appropriate / authorized

organizations only)- NOT BY MUNICIPALITIES

By program definition, an eligible Appropriate / Authorized Organization is an entity involved in research, restoration, rehabilitation, planning,
acquisition, development, education or other activities, which furthers the protection, enhancement, conservation, preservation, or enjoyment of this
Commonwealth’s environmental, conservation, recreation or similar resources. The organization must be both tax exempt under Section 501 (c) (3) of
the Internal Revenue Code of 1986 and registered with the Pennsyivania Department of State, Bureau of Charitable Organizations and involved in the
above activities. In order for DCNR to verify your status and eligibility, please complete the following two questions in their entirety (this section does
not apply to Municipalities or Pre-qualified Land Trusts) and attach a copy of each approval letter to your application:

1. Please print your organization’s name exactly as it appears on your approval letter from the Intemal Revenue Service, provide the date of
approval. ;

ORGANIZATION'S NAME: The Conservation Fund — a Nonprofit Corporation , and DATE: September 3, 2003

2. Please print your charitable organization's name at it appears on the Pennsylvania Department of State, Bureau of Charitable Organizations
Certificate of Registration, provide the registration number and the date of certificate expiration. Applicants not required by the Department
of State's Bureau of Charitable Organizations regulations may nonetheless do so voluntarily. Registration with the Department of State,
Bureau of Charitabie Organizations is a legislative mandate for DCNR's funding of non-profit organizations.

ORGANIZATION'S NAME: , REGISTRATION NO:
DATE OF CERTIFICATE EXPIRATION:

Please attach additional sheets if necessary.
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PROJECT SITE LOCATION FORM

Please complete the information below, attach an 8%:" x 11" photocopy (DO NOT REDUCE) of the portion of
the U.S.. Geological Survey Quadrangle Map that identifies the project location and outline the approximate
boundaries of the project site. Note the additional mapping request (below) for linear and large-landscape type
projects.

RANGLE AP
g ..;a. ‘: RN "1‘::\:&

APPLICANT: The Conservation Fund
PROJECT TITLE: Strawbridge

COUNTY: Chester
TWP./MUNICIPALITY: Elk and Franklin
PROJECT ACREAGE: 735.9

U.S.G.S. 7% Minute Quadrangle Name:

ArcGIS Map Attached Shapefile Available

Latitude and Longitude coordinates to center point of project

site North (Up) inches
Latitude: West (to the left) inches
Longitude:

INDICATE PROJECT LOCATION TO THE NEAREST
. . . ONE TENTH INCH MEASURING FROM THE EDGE
PROJECT DESCRIPTION (Briefly describe the entire area | oF THE MAP IMAGE FROM THE LOWER RIGHT

relevant to your project and how existing facilities connect to or | CORNER.
are related to your proposed project.)

Additional Mapping Requests:

For mapping linear or large-landscape projects (e.g.
trails, greenways, or watershed studies) where the
project does not fit on an 8 2" x 11" format, please
use alternative mapping techniques that show the
entire project area.

FOR DCNR USE ONLY

NOTES:
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COST ESTIMATE (PROJECT BUDGET)

All applicants must complete and submit this Form.

General Instructions: The backbone of a great application is a well developed project budget. To that end, we have
included several forms that are intended to help you establish a thorough and accurate budget.

Letters of Commitment from ALL project partners pledging Non-Cash and/or Cash support, MUST be included as an
Appendix to this Grant Application.

STEP 1: Complete the project appropriate "Detailed Budget Form.”

This sheet should contain a detailed tally of ALL project expenses. Each sheet is titled for Acquisition, Planning or
Development projects. Determine and select the appropriate Detailed Budget Form for your project. Use the form to
identify, list and total all project expenses.

**Submit only ONE Detailed Budget Form with each grant application.

Start by listing all major project tasks and accompanying Lump Sum expenses. Then provide an itemized breakdown of
each major task, including materials, supplies, action steps, etc. Insert the breakdowns underneath each major task. The
itemized breakdowns for each major project task should equal the Lump Sums. Examples of how to complete the
appropriate Detailed Budget Form are included for your reference. The Total of the Lump Sums should equal your Total
Project Cost. All figures are to be rounded to the nearest dollar.

***ACQUISITION PROJECTS ONLY - After completing the Detailed Acquisition Budget Form - Worksheet 1-A, skip to
STEP 5.**

STEP 2: Documenting Cash Costs - Complete "Cash Expense - Worksheet #1; Section B or C" that corresponds
with your specific project type.

Planning Project - Use Section B
Development Project - Use Section C

Using your completed Detailed Budget Form, determine which work items will require the outlay of Cash to complete. List
those items on Worksheet #1.

You will note that Worksheet #1 contains pre-described "Blanket Categories”. These Blanket Categories are provided so
that you can group similar expenses together. There is no need to itemize the tasks that fit into the Blanket Categories.
Enter similar items as a Lump Sum on the worksheet.

FOR EXAMPLE: On Worksheet #1 - Section C you will see a Blanket Category for Construction, Materials, Labor and
Equipment. All Cash expense items that are related to Construction/Materials, Labor and Equipment should be added
together and the Lump Sum total should be placed in the corresponding box.

All cash costs that do not fit into any of the Blanket Categories, should be listed individually in the spaces provided under
the heading of "Other Items".

The Totals for each individual section (Blanket Categories and Other Items) should be transferred to the Total boxes
located on the right of the Worksheet #1. All figures are to be rounded to the nearest dollar.

STEP 3: Ask yourself: "Will we be using any Non-Cash match to accomplish this project?”

If Yes —> Proceed to STEP 4
IfNo ——> Skip STEP 4 and Proceed to STEP 5

STEP 4: Documenting Non-Cash Match - Complete the "Non-Cash Match - Worksheets #2 - #5".

If Non-Cash Match is being proposed for all or part of the project's required local match, you must complete and submit
these Worksheets. Using your completed Detailed Budget Form, identify and document what project tasks will be
performed/provided as Non-Cash Match.

Determine which of the following four categories apply: In-Kind Services (Worksheet #2); Equipment Use (Worksheet #3);
Volunteer Services (Worksheet #4); and Donated Professional Services, Materials or Land Donation (Worksheet #5).
Using the appropriate worksheet(s), list each individual Non-Cash Match item, being sure to include all requested
information. Total the items-at the bottom of each worksheet. All figures, are tg be rounded to the nearest dollar.

NOTE: If you are using a Non-Cash Match-for some, or all, of the local match requirement, please include the cost
of an Audit in the "Other Items" section of the Cash Expense - Worksheet #1 and onthe Detailed Budget Form
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STEP &: Transferring the Worksheet Totals to the Summary Cost Estimate Form.

Transfer the Totals from Worksheets #1 (A,B or C), 2, 3, 4, and 5 into the corresponding cells on the Summary Cost
Estimate Form.

***ACQUISITION PROJECTS ONLY - Refer to the Detailed Acquisition Budget Form - Worksheet 1-A; Transfer the Land
Cost total. Then combine all other itemized totals into a Lump Sum figure. Transfer the Lump Sum total into the "Other
Items" section of the Summary Cost Estimate Form.

On the Summary Cost Estimate Form, add across and down. Please verify your math, as the bottom right cell of the main
table will equal the Grand Total - Project Cost.

NOTE: The Grand Total - Project Cost from this sheet should equal the total on the Detailed Budget Form.
STEP 6: Transferring the Grand Total - Project Cost.

Transfer this figure from the Summary Cost Estimate Form to Section Il - Proposed Project Budget located on the cover
sheet of the Grant Application Form. (Please remember to round this figure to the nearest $100 on the first page of
| the Grant Application Form.)

If your project is selected for funding and non-cash values are being used as a portion of the required match, the Bureau
reserves the right to review the proposed values and work items with the grantee, determine eligibility and adjust the non-
cash values submitted in this application where warranted.
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ACQUISITION
Detailed Acquisition Budget Form - Worksheet 1-A

Applicant:

Date Prepared:

Project Title:

**CASH ONLY**

Other Items:

Land Costs 1. $15,790,268.00
Appraisal #1 $25,225
Appraisal #2 $15,700
Survey Plat $32,000
Legal Costs $20,000
Taxes (paid by Buyer)
Environmental Assessment $2,650
Settlement Costs $35,000 (title and closing)
Other - Please Itemize: ($40,000 (admin) ) Notel 13
ng S785 —elia u/)\/"
Lump Sum Total - Otherltems: [ 2. /70 575
**Total Project Cost: $15,960,843.00 ~

Value of Land Donation - If project involves a Land Donation, as all or part of the required local match, go to Worksheet
#5 - Non-Cash Match Donation and supply your information.

**Round figures to the nearest dollar amount.
**Total should match Grand Total on Summary Cost Estimate Form.
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SUMMARY COST ESTIMATE FORM
Use Worksheets #1- #5; to complete the TABLE below.

Your cost categories should reflect your project description and correspond with your Project Scope of Work. The GRAND TOTAL-PROJECT COST, located in
the lower right box should match the TOTAL on your DETAILED BUDGET FORM.

SUBMIT: All applicable elements of the Detailed Budget Forms and Worksheets.

CASH COSTS NON-CASH NON-CASH NON-CASH NON-CASH SUB-TOTALS
SELECT ONLY ONE
Project Type: Worksheet 1 IN-KIND EQUIPMENT | VOLUNTEER DONATED
g SERVICES USE SERVICES SERVICES,
1-A (Acquisition) MATERIALS or LAND
1-B (Planning)
Worksheet 2 Worksheet 3 Worksheet 4 Worksheet 5
1-C (Development) )
Acquisition Project: -
Land Costs: 1 (/8 770, 265 /5 770, 968
Lump Sum Total - Other Items: 2 J7:875 170 S
| Planning Project: 1
Consultant Services: 1

Lump Sum Total- Other Items:

Development Project:

Construction, Materials, Labor & Equip.:

Design / Engineering Services:

1
2
Purchase of Equipment - (PRT and S/ATV) 3
4

Lump Sum Total- Other ltems:
SUB-TOTALS $ $ $ $ $ 45, 930, gg—

z 4 equals 41
*GRAND TOTAL - PROJECT COST 1$/5, 949 &H

*Use this TOTAL to complete Section lll-Proposed Project Budget on the first page of the Grant Application Form.
(You will round this figure to the nearest $100 on the cover sheet of the Grant Application Form.)

o]
(&)}

Rec'd by Rep. John Lawrence 3/25/25 in response
to 11/25/24 DCNR Right To Know Request
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COMMONWEALTH OF PENNSYLVANIA
DEPARTMENT OF CONSERVATION AND NATURAL RESOURCES
BUREAU OF RECREATION AND CONSERVATION

AGRICULTURAL LAND PRESERVATION POLICY FORM

APPLICANT/PROJECT QUESTIONNAIRE

Does the State’s Agricultural Land Preservation Policy Apply to Your Project?

As established through the Governor's Executive Order 2003-2, it is the policy of the Commonwealth to protect, through the
administration of state agency programs and regulations, the Commonwealth’s “prime agricultural land” from conversion to uses that
result in its loss as an environmental and essential food and fiber resource. To implement this policy, the Department of Conservation
and Natural Resources will not use available funds to encourage the conversion of “prime agricultural land” to other uses when feasible
alternatives are available. All DCNR grant programs require that applicants certify compliance with E.O. 2003-2 as part of the grant
application process. This questionnaire is provided to assist grant applicants to determine and certify on the required grant resolution
that the proposed project site is not in violation of E.O. 2003-2.

To help you determine whether the E.O. applies to your project, answer the following questions:

1. Is the project site in active agricultural use (not including the growing of timber)? X Yes []No
2. Has the project site been devoted to active agricultural use during the last three years? [X] Yes [ ] No
3. Is the site considered “primary agricultural land” as defined in E.O. 2003-2? X Yes []No

NOTE: If your project site falls into any of the following categories, it is considered “prime agricultural land”: (1) preserved
farmland (highest priority) - this is farmland already protected by deed restrictions or easements. Because they are legally
protected, it is unlikely that development proposals will be submitted for these sites; (2) farmland in agricultural security areas
(second highest priority) - these are areas approved by local governments through the authority of the Agricultural Area Security
Act (Act 43 of 1981, as amended); (3) farmland enrolled in Act 319 of 1974, as amended (clean and green) or Act 515 of 1996,
as amended (third highest priority) — this is farmland enrolled for preferential tax assessments; (4) farmland planned for
agricultural use and subject to effective agricultural zoning (fourth highest priority) - this is farmland which is locally zoned for
agricultural use, provided that the zoning approach used effectively protects the zoned areas for agricultural use, and (5) /and
capability Classes I, Il, or Ill and unique farmland (fifth highest priority) - the land capability classes and unique farmland are
mapped and can be obtained from the county office of the Soil Conservation Service or county conservation district. An explanation
of each of these types of farmland is also contained in the E.O.

If your answer is “no” to any of the questions, then E.O. 2003-2 does not apply. If your answer is “yes” to question three, answer the
next two questions.

4. Will the project cause an irreversible conversion of “prime agricultural land”? [JYes X No

NOTE: In general, structural projects such as roads and streets, housing developments, and other above-ground conversions are
considered irreversible. The acquisition of land for open space recreation is not. Below ground sewer lines, while not themselves a
problem to farming, may result in irreversible impacts if sewered agricultural land will encourage its ultimate development.

5. Is this the only feasible site available for the project? X Yes []No

If the answer is “no”, the Department is restricted in providing funds for the project on the proposed site. If the answer is “yes”,
provide documentation with your application that confirms the fact that there is no other feasible alternative site.
AtHochad_
If you have any question about the policy and its relationship to your project, contact your DCNR regional representative.

The Conservation Fund Chester Strawbridge/Springlawn April 2007
Name of Applicant County Project Title Date
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Response to Question #5
Summary of Conservation Values
of the
Strawbridge/ Springlawn Property

The Strawbridge acquisition will permanently protect 735.9 acres in two
townships (Elk and Franklin) in Chester County, Pennsylvania. It is probably the single
largest privately owned tract in Chester County. The property’s southern border (2.1.
miles) runs along the MD/PA border (which is also the Mason-Dixon Line) and is
immediately adjacent to the 5,300-acre Fair Hill Natural Resource Management Area.
The objective of protecting this property is to create the Pennsylvania counterpart to the
Fair Hill area in Maryland. The Strawbridge property also supports several miles of the
Big Elk Creek — a tributary of the Elk River and the Chesapeake Bay. Over 690 separate
plant species have been identified on the property, 15 of which are endangered, rare,
threatened or vulnerable in the state of Pennsylvania. The property represents a critical
resource in a rapidly developing area in southeastern PA.




County:

State:

Purchase Price:
Fair Market Value:
Fee Acres:

Partner:

Description:

America's Land Legacy

Fair Hill Management Area Corridor

Chester
Pennsylvania
$20,000,000.00
$35,000,000.00
1,718.00

Pennsylvania Department of
Conservation and Natural
Resources

The Springlawn property totals 1,718 acres and covers three townships (Elk, Franklin and New London) in Chester
County, Pennsylvania. It is probably the single largest privately owned tract in Chester County. The property’s southern
border (2.1. miles) runs along the Maryland/Pennsylvania border (which is also the Mason-Dixon Line) and is
immediately adjacent to the 5,300-acre Fair Hill Natural Resource Management Area.

The objective of protecting this property is to create the Pennsylvania counterpart to the Fair Hill area in Maryland. The
Strawbridge property also supports 3.5 miles of the Big Elk Creek — a tributary of the Elk River and the Chesapeake
Bay. Over 690 separate plant species have been identified on the property, 15 of which are endangered, rare, threatened
or vulnerable in the state of Pennsylvania. The property represents a critical resource in a rapidly developing area in
southeastern Pennsylvania. Acquisition of the property will be made financially possible through the Pennsylvania
Department of Conservation and Natural Resources, Chester County and the Mt. Cuba Foundation.

The Conservation ifud/25/24

O Arence v a

DCNR Right To Know Request




GRANT APPLICANT ETHICS ACT CERTIFICATION

RE: Legal Name of Grant Applicant: __THE CONSERVATION FUND

Project Title:  BETTER MODELS FOR DEVELOPMENT IN PA

I hereby certify that I am a duly authorized representative of the above grant applicant that is
applying for a grant for the above project from the Department of Conservation and Natural
Resources.

I certify all of the following to the best of my knowledge, information and belief:

¢ Neither Steve Kniley, Deputy Chief of Staff for the Governor, nor any member of his
immediate family (i.e., Kim E. Kniley, Lisa Fleming, Mark Kniley, Michael Kniley,
Kenneth Kniley, or Bessie Kniley), is a director, officer, owner, or employee of the grant
applicant or any entity that is anticipated to be a subgrantee of the grant applicant for this
project; and

e Hyland Software Inc., Wesﬂake, Ohio (a business with which Michael Kniley is
associated) is not owned or controlled by the grant applicant or anticipated to be retained
by the grant applicant for this project; and

e If the grant applicant or any entity that is anticipated to be a subgrantee of the grant
applicant for this project is a for-profit entity, neither Steve Kniley, Deputy Chief of Staff
for the Governor, nor any member of his immediate family (i.e., Kim E. Kniley, Lisa
Fleming, Mark Kniley, Michael Kniley, Kenneth Kniley, or Bessie Kniley) owns or

controls more than 5% of the equity or assets of the grant applicant or such subgrantee.

ERIK J. MEYERS

Print Name

_VICE PRESIDENT, SUSTAINABLE PROGRAMS
Title

b /e

MAY?31,2007 JUN 0 7 2007
Date ’ ! 1 e

,-‘-" e
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THE COUNTY OF CHESTER

COMMISSIONERS: Open Space Preservation Department
Terence Farrell
Carol Aichele
Kathi Cozzone

William D. Gladden II, Director

July 29, 2009

Jodi O’Day, Esquire
Vice President & Regional Counsel
The Conservation Fund

Re: Strawbridge —735.8 +/- Acres of Land in Chester County, PA

Dear Ms. O’Day:

The Chester County (Pennsylvania), Department of Open Space Preservation (DOSP) is aware that The Conservation
Fund (“TCF”) has entered into an Agreement of Sale dated April 7, 2009 with George Strawbridge, Jr., and BNY
MELLON, N.A. (f’k/a Mellon Bank, N.A.), George Baxter and Redmond Stewart Strawbridge, as Trustees of the Trust
under Deed of George Strawbridge, Jr., (“Strawbridge”), (the “Strawbridge Contract”), to acquire 735.8 +/- acres of land
located in Chester County, Pennsylvania (the “Property”). The Commissioners of Chester County, acting through the
DOSP intend to provide funding to TCF for this acquisition and subsequent transfer to the Pennsylvania Department of
Conservation and Nature Resources for their ownership and management as a park or natural area for the benefit of the
public once TCF acquires it from Strawbridge.

DOSP and has completed its due diligence review of the Property, including review of a Title Commitment for the
Property issued by Fidelity National Title Insurance Company as Commitment No. 09-PHI-0035JP, dated December 30,
2008; survey performed by Howell Kline dated July 8, 2009; and a phase 1 environmental site assessment dated May 19,
2009. At this time, I am writing to advise you that the title, environmental condition of the Property, and survey of the
Property are satisfactory, and that the Property is suitable for receipt of County funds consistent with the adopted policies
and procedures governing the Preservation Partnership Program provided that the issues raised by TCF in its Preliminary
Due Diligence Letter to Strawbridge dated July 21, 2009, are satisfied and cured to the reasonable satisfaction of TCF and
DOSP prior to closing.

DOSP understands that TCF is relying on this letter in deciding to waive its right to raise objections during the Inspection

Period under the Strawbridge Contract and proceed with acquisition of the Property. We look forward to continuing to
work cooperatively with TCF as you proceed with the acquisition transfer of the Strawbridge Property.

Sincerely,

William D. Gladden 11
Director

Cc: Judith B. Thomas, Presefvation Programs-Coordinatot) Chester County Departnient of Open Space Preservation.
Blaine T. Phillips, Jr.; Vice President; Mid-Atlantic Director; The Conservation Fund.
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GRANT APPLICANT ETHICS ACT CERTIFICATION

RE:  Legal Name of Grant Applicant: __The Conservation Fund

Project Title: Strawbridge/Springlawn Farm Acquis:ggé&m

T hereby certify that Iam a duly authorized representative of the above grant applicant that is
applying for a grant for the above project from the Department of Conservation and Natural
Resources.

I certify all of the following to the best of my knowledge, information and beliet:

* Neither Steve Kniley, Deputy Chief of Staff for the Governor, nor any member of his
immediate family (i.e., Kim E. Kniley, Lisa Fleming, Mark Kniley, Michael Kniley,
Kenneth Kniley, or Bessie Kniley), is a director, officer, owner, or employee of the grant
applicant or any entity that is anticipated to be a subgrantee of the grant applicant for this
project; and

e Hyland Software Inc., Westlake, Ohio {a business with which Michael Kuiley is
associated} is not owned or controlled by the grant applicant or anticipated to be retained
by the grant applicant for this project; and

e [fthe grant applicant or any entity that is anticipated to be a subgrantee of the grant
applicant for this project is a for-profit entity, netther Steve Kniley, Deputy Chief of Staff
for the Governor, nor any member of his immediate family (i.e., Kim E. Kniley, Lisa
Fleming, Mark Kniley, Michael Kniley, Kenneth Kniley, or Bessie Kniley) owns or

controls more than 5% of the equity or assets of the grant applicant or such subgrantee.

Erik J. Meyers
Print Name

Vice President Ciiion

Title “SSIValion

b|v3lg7

Date / /

2
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DATE: f/;g/o7
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FAX NUMBER:

SUBIECT: Lpr - A Cg&w,[%(c

COMMENTS:
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PAGES: (including cover sheet): /Z__

FROM: Erik J. Meyers
Vice President for Sustainable Programs
The Conservation Fund ,




Commonwealth of Pennsylv: B e et
Department of Conservation and Natu| e (] [INCoMFLE G
Bureau of Recreation and Conse /

Community Conservation Partnerships Prog¢ M (% (g NS
ACQUISITION Application C A
Application Receipt & CompletenessRe -~ , | , [, (T
. 7 / , < 3
Applicant: /l‘ig, LONSEEIA-TION TUNC
/7 Aoy
County: Chesle o
Project Name: SARAW B UL / S.{;:‘nc_, LAwA) (/ 2N
Project Type: AcCQ RS St
We have received an application from your community/organization per the a T ' ,: (S
application for completeness, and, as noted below, some information is missil \ ¥ NG

For the application to be considered complete, we must receive two copies of these materials by the deadline stated below.
If we do not receive the material by this deadline, the application will be considered incomplete and will not be reviewed or
considered for funding.

DUE DATE For MISSING Material:

Application forms are available at: www.dcnr.state.pa.us/grants or by calling-

Send the missing items to: Grants Projects Management Division, Bureau of Recreation and Conservation, PA DCNR, P.O.
Box 8475, Harrisburg, PA 17105-8475. Phone - ¢ GGG '/ /ou have questions regarding your
application, call your Regional Recreation and Park Advisor (see page 2 of the Grant Application Manual.)

Present Missing, (Page numbers below refer to the printed manual.)
And O Incomplete or Unacceptable

. Complete Grant Application Form (Page 57 - 85)

2. Project Site Location Form (Page 71) w/ 8 %2 X 11 USGS quad map

3. Ag Land Preservation Policy Form (Page 72) [NcLuoen  fuf  NOT Capble e

4. Non-Cash Services Plan (Pages 72 - 85) 1 Ldf)@"

5. Appraisal prepared by state certified general real estate appraiser (Page 8)

6. Survey or tax map designating the boundaries of property to be acquired (Page 57)
7. Evidence of County/Community Notification (Page 6) LULL& ,0_,4,«_1,970% Qgiﬂ/’z, . Ol&(

/'-_A,
< 8. Signature Page (Page 75 - Signature Must be Original) (If there are problems, we will contact you.)
T

KN R\\N&\“

9. Resolution from Governing Body (Page 67) (If there are problems, we will contact you.)

7
Bureau use:
Date: Called: __ Faxed: ___ Who made call/sent Fax:
Person who was called/Faxed: Number that was called/Faxed:

Comments:
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COMMONWEALTH OF PENNSYLVANIA
BDEPARTMENT OF CONSERVATION AND NATURAL RESOURCES
BUREAU OF RECREATION AND CONSERVATION

COMMUNITY CONSERVATION PARTNERSHIPS PROGRAM
GRANT APPLICATION SUBMISSION CHECKLIST

INSTRUCTIONS - All applications should be copied double-sided where possible, on recycled paper. To
minimize or eliminate the use of non-recyclable or non-reusable materials, do not use plastic report covers,

plastic dividers, vinyl sleeves, plastic spiral binding, GBC binding, etc. Binder clips are acceptable. PLEASE
DO NOT STAPLE.

Assemble your application package in the following order prior to submission:

municipality(ies) where the project is located had the opportunity

to comment on the proposed project.
13. Copy of letter to county planning commission/department briefly  All Projects

outlining proposed project to make them aware of the project

and provide an opportunity for comment if desired.
Submit two copies of the complete grant application package with original signatures (no hand stamp,
FAX, or photocopy) postmarked no later than September 29, 2006 to DCNR, Bureau of Recreation
and Conservation, Rachel Carson State Office Building, 6™ Floor, P.O. Box 8475, Harrisburg, PA
17105-8475.

ITEM PROJECT TYPE

] 1. This Checklist All Projects

O 2 Signature Page (original signatures) All Projects

[(] 3. Resolution All Projects

[0 4. GrantApplication Form All Projects

] 5. Project Site Location Form All Projects

[0 6. AgLand Preservation Policy Form All Projects

O 7. Summary Cost Estimate Form and Worksheets All Projects

] 8. Project Justification/Environmental Survey PA Recreational Trails
Snowmobile and ATV

O 9. Appraisal prepared by state certified general real estate appraiser.Acquisition
Donation Development

O 10. Survey or tax map designating the boundaries of property Acquisition

to be acquired. Donation Development
| 11. Site Plan indicating existing and proposed development Development
(see Development Site Plan Checklist on page 58).

O 12. Non-municipal applicants must provide evidence that the All Projects

]

[

For those applications being sent to the Bureau of Recreation and Conservation by U.P.S., Fed Ex, etc.,
please use the following address:

Department of Conservation and Natural Resources
Bureau of Recreation and Conservation
6™ Floor Rachel Carson State Office Building
400 Market Street
Harrisburg, Pennsyivania 17101-2301
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Pennsyivania Department of Conservation and Natural Resources

Rachel Carson State Office Building
P.O. Box 8475

Harrisburg, PA 17105-8475

August 4, 2009

Bureau of Recreation and Conservation -

Mr. Blaine T. Phillips, Jr., Mid-Atlantic Regional Director
The Conservation Fund

RE: The Conservation Fund (Chester)
Strawbridge/Springlawn Farm Acquisition
735.9 £ acres
Wavier of Retroactivity

Dear Blaine:

In response to your letter dated August 4, 2009, this is to advise you of the Bureau’s approval of a
waiver of retroactivity, effective the date of this letter, for the property referenced in your letter.

Please note that this action in no way guarantees Keystone/Growing Greener funding or waives
any subsequent program requirements but only assures that cost incurred after the date of this
letter will be eligible for reimbursement if a grant is approved. Settlement for the purchase of the
land must occur after the date of this letter to qualify the project for possible funding.

This waiver of retroactivity is applicable to the Keystone/Growing Greener funding under the
Department's Community Conservation Partnership Initiative.

If iou have ani iuestions, my direct phone number is-and my e-mail address is

Sincerely,

Jetpodd Fover)

Salyn D. Stover
Recreation and Park Supervisor
Bureau of Recreation and Conservation

cc:  Carolyn Wallis, Southeast Regional Office

(2
Rec'd by Rep. John Lawrence _8£25£25 jn/response

RehHrmins DCNR,Righhko Know Begidest

An Equal Opportunity Employer www.dcnr.state.pa.us Printed on Recycled Paper
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THE CONSERVATION FUND

August 4, 2009

Salyn Stover, Recreation and Parks Supervisor
DCNR/ Bureau of Recreation and Conservation
Acquisition Section

P.O. Box 8475

Harrisburg, PA 17105-8475

Dear Salyn:

[ am writing in reference to The Conservation Fund’s acquisition of the 735.9 acre
Strawbridge Property located in Elk and Franklin Townships in Chester County, PA.
This letter requests a waiver of retroactivity in case we need to close on the property
before our grant application for this acquisition is fully executed.

I further request the approval to transfer the property to DCNR/Bureau of Parks
after we have acquired the property. Thank you very much for your cooperation and
assistance in these matters.

Please do not hesitate to contact me if you have any questions or need more
information.

Sincerely,

Blaine T. Phillips, Jr.
Mid-Atlantic Regional Director

Partners in land and water conservation
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Prepared by and Return to: b@/
Fidelity National Title Insurance Company }5 M
1515 Market Street U)/

Suite 1325 OJ‘W
Philadelphia, PA 19102 W lf{\ e
File No. 09-PHI-0035JP

UPI ##: 70-5-15, 70-5-15.3, 72-6-14.1, 72-7-11 and
72-7-13.

Th IS I ndentu e, dated January , 2010 and made effective as of January ,2010
Between

THE CONSERVATION FUND, A NON-PROFIT CORPORATION, a
Maryland corporation

(hereinafter called the Grantor), of the one part, and

THE COMMONWEALTH OF PENNSYLVANIA, acting by and through its
DEPARTMENT OF GENERAL SERVICES

(hereinafter called the Grantee), of the other part,

Witnesseth, that the said Grantor for and in consideration of the sum of Three Million Dollars
00/100 ($3,000,000.00) lawful money of the United States of America, unto it well and truly paid by
the said Grantee at or before the sealing and delivery hereof, the receipt whereof is hereby
acknowledged, has granted and conveyed, bargained and sold, released and confirmed, and by these
presents does grant and convey, bargain and sell, release and confirm unto the said Grantee,

All those certain tracts of land with the buildings and improvements thereon erected,
if any, situate in the Townships of Elk and Franklin, County of Chester,
Commonwealth of Pennsylvania, which are more particularly described on Exhibit A
attached hereto and made a part hereof.

Together with all and singular the buildings and improvements, ways, streets, alleys, passages,
waters, water-courses, rights, liberties, privileges, hereditaments and appurtenances, whatsoever unto
the hereby granted premises belonging, or in anywise appertaining, and the reversions and remainders,
rents, issues, and profits thereof; and all the estate, right, title, interest, property, claim and demand
whatsoever of it, the said Grantor, as well at law as in equity, of, in and to the same.

To have and to hold the said lot or piece of ground above described, with the buildings and
improvements thereon erected, hereditaments and premises hereby granted, or mentioned and intended
so to be, with the appurtenances, unto the said Grantee, its successors and assigns, to and for the only
proper use and behoof of the said Grantee, its successors and assigns in fee simple, forever.

And the said Grantor hereby covenants and agrees that it will warrant specially the property hereby
conveyed.



Subject To the terms and conditions of the Declaration of Covenants, Conditions and Restrictions
dated November 10 2009 (effective as of December 23, 2009) between the Grantor and the County of
Chester and recorded in the Land Records of Chester County, Pennsylvania in Record Book 7837,
page 431 (Document No. 10985031).

Also Subject To the following covenants and restrictions: a part of this Property, consisting oq
174.2 acres of land known as Tax Parcel 72-7-13 and being described as a portion of the land in a deed
dated December 23, 2009 from George Strawbridge, Jr., individually and BNY Mellon, N.A. et al. to
The Conservation Fund, a Non-Profit Corporation and recorded in Office of the Recorder of Deed for
Chester County in Record Book 7837, page 377 (the "DCNR Funded Property"), was acquired with
funds provided by the Pennsylvania Department of Conservation and Natural Resources
("Department") under the Environmental Stewardship and Watershed Protection Act, the act of
December 15, 1999, P.L. 949, No. 68, as amended (27 Pa.C.S.A. sections 6101 et seq.) ("Act"). The
DCNR Funded Property or any portion of it may not be converted to purposes other than those
authorized under the Act for property acquired with Department funds. No change of use and no
transfer of ownership, control or interest in the DCNR Funded Property may occur, and no
encumbrance may be placed on the DCNR Funded Property, without the written consent of the
Department of its successor. The restrictions in this paragraph apply to both the surface and
subsurface of the DCNR Funded Property. This restriction has the effect of a covenant running in
perpetuity with the land and is binding upon the owner(s) of the property and upon all subsequent
owners, successors and assigns. This restriction is enforceable by the Department and its successors.
All other portions of the Property described in this deed are excepted from this grant covenant.

am—
The Commonwealth of Pennsylvania Department of General Services was authorized to acquire the
property herein conveyed for the use of the Commonwealth of Pennsylvania Department of
Conservation and Natural Resources pursuant to the Capital Budget Project Itemization Act of 2007-
2008 (Act 41 of 2008).

[SIGNATURE APPEARS ON THE FOLLOWING PAGE]



In Witness Whereof, the party of the first part has caused this Indenture to be executed by its
authorized officer. Dated the day and year first above written.

THE CONSERVATION FUND, A NON-
PROFIT CORPORATION, a Maryland
corporation

Name: Jodi R. O'Day
Title: Vice President and Regional Counsel

State of Maryland
S
County of Anne Arundel
On this, the _____ day of January, 2010, before me, a Notary Public in and for the jurisdiction

aforesaid, the unde undersigned officer, personally appeared Jodi R. O'Day who acknowledged herself to be
the Vice President and Regional Counsel of The Conservation Fund, A Non-Profit Corporation, a
Maryland corporation, and that she as such Vice President and Regional Counsel, being authorized to
do so, executed the foregoing instrument for the purposes therein contained by signing the name of the
corporation by herself as such Vice President and Regional Counsel.

IN WITNESS WHEREOF, I hereunto set my hand and official seal.

Notary Public

[Notary Seal] My commission expires

The precise residence and the complete post office
address of the above-named Grantee is:

Department of General Services
515 North Office Building
Harrisburg, PA 17125

On behalf of the Grantee



EXHIBIT A

Legal Description

All that certain tract of land with the buildings and improvements thereon erected, if any, situate in
the Townships of Elk and Franklin, County of Chester, Commonwealth of Pennsylvania, as shown on
plan entitled “Plan of Boundary Survey, the Strawbridge Property, prepared for the Conservation
Fund” dated July 8, 2009, last revised December 15, 2009 prepared by Howell Kline Surveying, LLC,
West Chester, Pennsylvania, being more particularly described as follows:

Beginning at a point on the Title line in the bed of Strickersville Road (S.R. 3006), said point being
the northwesterly corner of the herein described premises and the northeasterly corner of lands now or
late of John L. & Denise A. Dennison (UPI #70-5-14.2); thence, from said Point of Beginning, along
the Title line in the bed of Strickersville Road, North 76°26'15" East, 1184.84 feet to a point, a corner
of lands now or late of Erika Worth; thence, leaving the said Title line and along said lands the
following two courses and distances: 1) South 13°39'47" East, crossing the southerly Right-of-Way
line of Strickersville Road, and passing over a 1" Pipe found at a distance of 39.93 feet from the last
mentioned point, a total distance of 358.50 feet to a 1" Pipe found; and 2) North 71°54'03" East,
382.18 feet to a 1" Pipe found, the southwest corner of lands now or late of William & Eleanor Worth,
thence, along said lands the following three (3) courses and distances: 1) North 71°54'33" East,
passing over a 5/8" rebar found on line at 135.66 feet from the last mentioned point, a total distance of
271.95 feet to a 1” pipe found; 2) North 72°35'03" East, 138.91 feet to a 1" Pipe found; and 3) North
13°36'47" West, passing over a 1" Pipe found 16.57 feet from the next mentioned point and re-
crossing the aforesaid southerly Right-of-Way line, a total distance of 314.38 feet to a point on the
aforesaid Title line in the bed of Strickersville Road; thence along said Title line the following nine (9)
courses and distances: 1) North 72°35'31" East, 343.22 feet to a point; 2) North 73°02'35" East, 360.00
feet to a point; 3) North 72°05'15" East, 320.00 feet to a point; 4) North 70°06'55" East, 300.00 feet to
a point; 5) North 69°01'21" East, 760.00 feet to a point; 6) North 69°30'53" East, 706.47 feet to a point
on the deck of the bridge over Big Elk Creek; 7) North 66°10'13" East, 244.60 feet to a point; 8) North
72°22'30" East, 270.00 feet to a point; and 9) North 41°43'46" East, 300.23 feet to a point; thence,
leaving the bed of Strickersville Road, crossing the southeasterly side thereof, along lands now or late
of Harold Burdick & Kathie Pierson, North 48°22'34" East, 149.50 feet to a 5/8” rebar set on the
northerly bank of a Spring Run; thence, crossing Strickersville Road, North 46°24'00" West, 41.00
feet to a 1" Pipe in concrete found, a corner of lands now or late of said Harold Burdick & Kathie
Pierson; thence North 55°23'20" East, 22.86 feet to a point in the bed of Olivet Church Road; thence,
North 79°43'57" East, 36.64 feet to a point on the Title line in the bed of Strickersville Road, the
northwest corner of lands now or late of Albert & Thelma H. Jezyk; thence along said lands the
following four (4) courses and distances: 1) South 03°46'56" East, re-crossing the southerly Right-of-
Way line of Strickersville Road and passing over a Monument set 25.00 feet from the last mentioned
point, a total distances of 82.65 feet to a Monument set; 2) South 53°50'56" East, 97.26 feet to a
Square Iron Bar found; 3) South 84°29'46" East, 221.51 feet to a 1" Pipe found; and 4) North
06°04'46" East, passing over a 1-1/2" Pin found at a distance of 17.09' from the next mentioned point
and re-crossing the southerly Right-of-Way line of Strickersville Road, a total distance of 188.93 feet
to a point on the aforesaid Title line in the bed of Strickersville Road; thence along said Title line the
following twelve (12) courses and distances: 1) South 84°49'29" East, 470.28 feet to a point; 2) South
80°17'59" East, 519.80 feet to a point; 3) South 79°54'09" East, 112.74 feet to a point; 4) South
79°25'09" East, 273.31 feet to a point; 5) North 88°59'51" East, 137.50 feet to a point; 6) North



79°24'28" East, 47.94 feet to a point; 7) North 78°31'35" East, 13.72 feet to a point; 8) North
80°03'43" East, 585.75 feet to a point; 9) North 79°3227" East, 644.35 feet to a point; 10) North
81°48'40" East, 324.74 feet to a point of curvature; 11) along the arc of a circle to the Left, having a
radius of 415.00 feet, an arc distance of 59.75 feet, through a central angle of 8°14'56", a chord
distance of 59.70 feet, and a chord bearing North 77°41'12" East to a point of compound curvature;
and 12) along the arc of a circle to the Left, having a radius of 1,500.00 feet, an arc distance of 4.61
feet, through a central angle of 0°10'34", a chord distance of 4.61 feet, and a chord bearing North
73°2827" East to a point of cusp; thence, leaving said Title line, South 07°41'51" East, 30.36 feet to a
3/4" Pipe found on the aforesaid southerly Right-of-Way line of Strickersville Road; thence along
other lands now or late of George Strawbridge, Jr. the following two (2) courses and distances: 1)
South 07°41'51" East, 284.29 feet to a 3/4" Pipe found; and 2) North 71°16'09" East, 1,670.86 feet to a
3/4" Pipe found at the southwesterly corner of lands now or late of Robert S. & Susan J. Mejia; thence
along said land, North 71°16'09" East, 262.38 feet to a Monument set, the southwesterly corner of
lands now or late of Mark H. & Irene J Warren; thence, along said lands, North 71°32'09" East,
crossing over a 25' wide Pipeline Easement, passing over a 1" Pipe found 29.91 feet from the next
mentioned point and crossing the westerly Right of way of Appleton Road (S.R. 3007), a total distance
of 841.36 feet to a point on the Title line in the bed of Appleton Road; thence, along said Title line,
South 00°24'17" West, 462.07 feet to a point, the northeasterly corner of lands now or late of Lynn S.
Ford; thence, along said lands, South 85°43'50" West, re-crossing westerly Right-of-Way of Appleton
Road and passing over a Monument set at a distance of 25.00 feet from the last mentioned point and
re-crossing the said 25’ wide pipeline easement, a total distance of 349.22 feet to a Monument Set;
thence, continuing along said lands and lands now or late of Kenneth Szaroleta, lands now or late of
James & Elizabeth Evans and lands now or late of Geoffrey & Bertha Turnbull respectively, South
11°15'40" East, passing over a 1-1/4" Pipe found at a distance of 633.48 feet from the last mentioned
point, a total distance of 1085.49 feet to a 1" Pipe found, the northwesterly corner of lands now or late
of Richard T. Swan; thence, along said lands, and other lands of Swan the following four (4) courses
and distances: 1) South 19°19'59" West, 679.70 feet to a Monument set; 2) South 03°17'03" West,
341.47 feet to a Monument set; 3) South 00°44'42" East, 1295.24 feet to a Monument set; and 4) South
05°24'27" East, passing over a concrete monument found 0.55 feet from the next mentioned point, a
total distance of 149.72 feet to a point on the line dividing the Commonwealth of Pennsylvania and the
State of Maryland; thence, along the State line the following two (2) courses and distances: 1) South
88°37'42" West, passing over a Mason & Dixon Stone Marker found at a distance of 380.02 feet from
the last mentioned point, and crossing the Big Elk Creek, a total distance of 5639.58 feet to a Mason &
Dixon Stone Marker found; and 2) South 88°3724" West, passing over a Mason & Dixon Stone
Marker found at a distance of 345.22 feet from the next mentioned point, a total distance of 5635.51
feet to a 5/8” rebar set at the base of a 28” tree, the southeasterly corner of lands now or late of Jerry
A. & June A. Thurston; thence, along said lands and lands now or late of the aforesaid Dennison,
North 04°00'22" East, passing over a 1" Pipe found at a distance of 507.93 feet from the last
mentioned point, passing over a 3/4" Pipe found at a distance of 92.44 feet and a Monument set at a
distance of 25.00 feet from the next mentioned point, a total distance of 1599.85 feet to the Point and
Place of Beginning. Containing 739.267 acres more or less.

Excepting thereout and therefrom, All that certain tract of land (containing 5 acres) with
the buildings and improvements thereon erected situate in the Township of Franklin, County
of Chester, Commonwealth of Pennsylvania, as shown, and designated as Lot 1, on plan
entitled “Strawbridge Minor Subdivision” prepared by D.L. Howell & Associates, Inc., West
Chester, Pennsylvania, dated September 4, 2009, last revised November 9, 2009, and
recorded December 21, 2009 in the Chester County Recorder of Deeds Office in Plan Book
18790 page 1 (Document # 10983534). Being more particularly described as follows:



Beginning at a point on the title line in the bed of Strickersville Road, (S.R. 3006), (33 feet
wide legal right-of-way), a corner of Lot 2 as shown on said plan; Thence from the said
point of beginning along the title line in the bed of Strickersville Road, the following two (2)
courses and distances: 1) North 88°59'51" East, 60.15 feet to a point; and 2) North 79°24'28"
East, 12.36 feet to a point in line of lands now or late of George Strawbridge Jr. (U.P.L. #72-
7-13); thence leaving said title line, and along said lands the following four (4) courses and
distances: 1) crossing the southerly right-of-way line of Strickersville Road, and through an
access easement as shown on said plan, South 25°51'22" East, 37.36 feet to a point; 2)
continuing through said easement, South 42°55'40" East, 398.31 feet to a point; 3) South
38°05'09" East, partly through said easement, 243.39 feet to a point; and 4) South 50°56'06"
East, 149.42 feet to a point, a corner of Lot #2 as shown on said plan; thence along Lot #2
the following six (6) courses and distances: 1) South 39°03'54" West, 436.12 feet to a point;
2) North 50°56'06" West, 414.70 feet to a point; 3) North 39°03'54" East, 427.03 feetto a
point; 4) North 42°55'40" West, partly along the southerly terminus of an access easement as
shown on said plan, 377.38 feet to a point of curvature; 5) along the arc of a circle to the
Right, having a radius of 80.00 feet, an arc distance of 23.84 feet, through a central angle of
17°04'18", a chord distance of 23.75 feet, and a chord bearing North 34°23'31" West to a
point of tangency; and 6) North 25°51'22" West, re-crossing the southerly right-of-way line
of Strickersville Road, 63.87 feet to the Point and Place of Beginning.

Containing: 5.000 acres of land be the same more or less.
Being: Lot #1, as shown on said plan.

BEING, as to said exception parcel, Chester County Uniform Parcel Identifier (U.P.L.)
number 72-6-14.

BEING, as to the premises hereby conveyed, Chester County Uniform Parcel Identifier (U.P.1.)
numbers 70-5-15, 70-5-15.3, 72-6-14.1, 72-7-11, 72-7-13.

AND CONTAINING 734.267 acres more or less, not including the above described exception parcel.

BEING part of the same premises which George Strawbridge, Jr., individually, and BNY Mellon, N.A.
(f/k/a Mellon Bank, N.A.), R. Stewart Strawbridge and George J. Baxter, successor Trustees under
Irrevocable Deed of Trust of George Strawbridge, Jr. dated January 20, 1971, by indenture dated
December 15, 2009, effective as of December 23, 2009 and recorded December 29, 2009 in the office
of the recorder of deeds in and for the county of Chester in Record Book 7837 page 377 (Document
No. 10985028), granted and conveyed unto The Conservation Fund, A Non-Profit Corporation, a
Maryland corporation, in fee.

TOGETHER WITH all of Grantor’s right, title and interest in and to that certain non-exclusive
easement for access which was granted in that certain Declaration of Reciprocal Easements by and
between George Strawbridge, Jr., individually, and BNY Mellon, N.A. (f/k/a Mellon Bank, N.A.), R.
Stewart Strawbridge and George J. Baxter, Trustees under Deed of Trust of George Strawbridge, Jr.
dated January 20, 1971 and The Conservation Fund, a Non-Profit Corporation, a Maryland
corporation, which Declaration of Reciprocal Easements is dated December 15, 2009, effective as of
December 23, 2009 and recorded December 29, 2009 in the Chester County Recorder of Deeds Office
in Record Book 7837 page 407 (Document No. 10985030).
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AGREEMENT OF SALE

Selier understands that Seller should not rely on any information (written or verbal) received from Purchaser
as to property valuatlon, tax and legal matters assoclated with this transaction. Purchaser recommends that
Seller consult with competent, independent professional appraisal, tax and legal advisors of Seller's own
choosing regarding this transaction.
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THIS AGREEMENT OF SALE (the “Agreement”), is made thisZiMday of March,

2017, by and between GEORGE STRAWBRIDGE, JR. (referred to as “Strawbridge”), BNY
MELLON, N.A. (formerly known as Mellon Bank, N.A.), GEORGE BAXTER AND R.
STEWART STRAWBRDIGE, SUCCESSOR TRUSTEES OF THE TRUST UNDER
DEED OF GEORGE STRAWBRIDGE, JR., DATED JANUARY 20, 1971 (collectively, the
“Trustee Grantors”), and THE CONSERVATION FUND, A Non-Profit Corporation
organized under the laws of the State of Maryland, having an address o EIEGTGTNNEGEGEGGEGD

G (rcferred to as “TCF” or the “Purchaser”).

RECITALS

WHEREAS, Strawbridge is the owner of certain parcels of land located in Elk, Franklin
and New London Townships in Chester County, Pennsylvania, as more particularly described on
Exhibit A-3 attached hereto (the “Strawbridge Parcels™); and

WHEREAS, Strawbridge, as to a seventy percent (70%) undivided interest, and the
Trustee Grantors, as to a thirty percent (30%) undivided interest, are the owners of certain
parcels of land located in Elk, Franklin and New London Townships in Chester County,
Pennsylvania, as more particularly described on Exhibit A-3 attached hereto (the “Jointly Owned
Parcels”); and

WHEREAS, Strawbridge and the Trustee Grantors are hereinafter collectively referred to
as “Seller”, and the Strawbridge Parcels and the Jointly Owned Parcels are hereinafter
collectively referred to as the “Land”; and

WHEREAS, Purchaser has offered to purchase and Seller has agreed to sell the Land
together with related rights and appurtenances as more fully identified in Section 1 and Exhibit A
of this Agreement as the “Property”, in a phased transaction as more fully described below in
Section 1 A.

NOW THEREFORE, for and in consideration of the mutual promises contained herein,
and for other good and valuable consideration, the receipt and sufficiency of which are hereby
acknowledged, and intending to be legally bound, Seller agrees to sell and Purchaser agrees to
purchase the Property, subject to and in accordance with the terms and conditions set forth in this
Agreement,

Section 1.  The Property. Seller agrees to sell and Purchaser agrees to purchase
certain unimproved property containing approximately 983 +/- acres of land located in Chester
County, Pennsylvania as more particularly described on Exhibit A, and a generally shown as
parcels 4, S, 6,and 7 jon the. map -attached hereto- as Eghibit; A« rattached hereto, which is
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improved with the improvements listed on Exhibit A-2, and includes without limitation any and
all improvements and fixtures situated thereon, and any and all mineral, timber, water, grazing
and other surface and subsurface rights, permits, hereditaments, easements, incidents and
appurtenances belonging thereto (the “Property”).

Section 1A, Phased Transaction. The Property shall be acquired by the Purchaser in
a series of transactions described below.

(1) Definitions. The purchase and sale of the Property shall be accomplished through
a series of phased and sequential transactions, involving not more than three (3)
separate closings, hereinafter referred to individually as “Phase 17, “Phase 2” and
“Phase 3”, and collectively as the “Phases” or “Each Phase”.

(i)  Identification of the portions of the Property to be included for Each Phase. A

portion of the Property shall be conveyed by Seller to Purchaser in Each Phase as
follows:

a. Phase 1 will include the purchase and sale of the following five tax parcels
containing a total of 265.8 acres as identified on the Parcel Map attached
hereto as Exhibit A-1:

Tax Parcel 72-6-10 containing 63.5 acres;
Tax Parcel 70-5-7 containing 71.9 acres;
Tax Parcel 71-4-32.3 containing 19.3 acres;
Tax Parcel 72-6-1 containing 14.4 acres; and
Tax Parcel 70-5-6 containing 96.7 acres.

bl o A

b. Phase 2 will include the purchase and sale of Tax Parcel 72.6.4 as identified
on the Parcel Map attached hereto as Exhibit A-1, containing 370.1 acres; and

c. Phase 3 will include the purchase and sale of Tax Parcel 70-5-8 as identified
on the Parcel Map attached hereto as Exhibit A-1, containing 346.7 acres.

Section 2. Good Faith Deposit. Within five (5) business days after Purchaser’s
receipt of an original executed Agreement, Purchaser shall deliver a good faith deposit in the
amount of One Hundred Thousand and 00/100 Dollars ($100,000.00) to be held in an interest
bearing escrow account with Fidelity National Title Insurance Company, located at 1515 Market
Street, Suite 1325, Philadelphia, PA 19102, attention: James Sindoni, phone: 215-241-6262, as
escrow agent (the “Title Company”). The good faith deposit, and all interest earned thereon (the
"Deposit") shall remain in escrow during Each Phase of the transaction, and shall be applied
towards the payment of the Purchase Price for Phase 3, unless otherwise forfeited to Seller or
returned to Purchaser in accordance with the terms of this Agreement. The Deposit shall be held
in escrow in accordance with a written escrow agreement reasonably acceptable to Seller,
Purchaser and the Title Company.

Section 3.  Purchase Price. The total purchase price for the entire Property,
including the Deposit, shall, be Sixteen Million Two Hundred Fifteen Thousand and 00/100
2




Dollars ($16,215,000.00) (the “Purchase Price”). A portion of the Purchase Price shall be paid
by Purchaser to Seller at the closing of Each Phase, in an amount approximately equivalent to the
number of acres involved in Each Phase as follows:

a.. The portion of the Purchase Price paid in Phase I shall equal $4,385,000,
b. The portion of the Purchase Price paid in Phase II shall equal $6,105,000; and
c. The portion of the Purchase Price paid in Phase III shall equal $5,725,000.

The allocable portion of the Purchase Price paid in Each Phase shall be in cash, certified
funds, or by wire transfer of federal or other immediately available funds as elected by Seller.

Section 4. Closing. The closing of Each Phase of the transaction (generally referred
to as the. "Closing" or the “Closings”, and specifically referred to as the “Phase 1 Closing”, the
“Phase 2 Closing” or the “Phase 3 Closing”) shall be held at the office of the Title Company
sixty (60) days following the termination of the Initial Inspection Period or applicable Interim
Inspection Period, as defined below in Section S on the following dates:

A. The Phase 1 Closing shall occur sixty (60) days following the termination of the
Initial Inspection Period under Section 5.

B. The Phase 2 Closing shall occur one year following the Phase 1 Closing.

C. The Phase 3 Closing shall occur one year following the Phase 2 Closing.

Section 5.  Due Diligence Review. Purchaser's obligation to purchase the Property is
subject to Purchaser satisfactorily completing its due diligence review of the Property, as more
fully set forth herein.

5.1. Inspection Period.

A. Initial Inspection. The Purchaser shall have a period commencing upon the Effective
Date of this Agreement and terminating one hundred eighty (180) days following the
Effective Date, in which to obtain, secure, conduct, review and analyze any and all
tests, studies, applications, analysis, reports and documents deemed necessary by the
Purchaser, including but not limited to surveys, appraisals, title reports, title
commitments, environmental assessments, budgets, and economic forecasts to
satisfy itself as to the feasibility of proceeding with the acquisition of the Property
(the "Initial Inspection Period"); provided, however, that no invasive testing of the
Property shall be conducted without Seller’s prior written consent.

B. Interim Due Diligence. Upon the completion of the Phase 1 Closing and again upon
the completion of the Phase 2 Closing, if applicable, the Purchaser shall have
additional inspection periods: the first additional inspection period commencing on
the date of the Phase 1 Closing and terminating one hundred eighty (180) days
following the Phase 1 Closing; and the second additional inspection period, if
applicable,' comniericing upon the completion oPthie Phase2-Closing and terminating
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one hundred eighty (180) days following the date of the Phase 2 Closing (these
additional inspection periods being referred to individually and collectively as the
“Interim Inspection Period(s)”. During the Interim Inspection Periods the Purchaser
may obtain, at Purchaser’s sole expense, an updated title commitment, survey and
environmental assessment of the Property for the next Phase of the transaction to
verify that no material changes have occurred in the title, legal status or physical
condition of the Property since the expiration of the Initial Inspection Period
(collectively, “Material Changes”). The purpose of the Interim Inspection Period(s)
is solely to verify that no Material Changes have occurred since the expiration of the
Initial Inspection Period.

52 Documents; Evidence of Title.

. Al Title Report. Purchaser shall request that the Title Company
complete a search of title to the Property, and within five (5) days of receipt of the title report
(the "Title Report") and the Purchaser shall furnish to the Seller a copy thereof together with
copies of any matters which are listed as exceptions on the Title Report. On or before the
expiration of the Initial Inspection Period the Purchaser shall provide the Seller with written
notification of any conditions, defects, liens, encumbrances or other items appearing as
exceptions in the Title Report or shown on any survey which Purchaser may, but is not obligated
to obtain, which are unsatisfactory to the Purchaser (hereinafter referred to as "Title and Survey
Objections"). On or before the expiration of each Interim Inspection Period, if applicable, the
Purchaser shall provide the Seller with written notification of any material changes that have
occurred in the title, legal status or physical condition of the Property since the expiration of the
Initial Inspection Period (“Changed Conditions”). Notwithstanding the foregoing, the Purchaser
shall use reasonable efforts to provide the Seller with preliminary notice of any matters that may
constitute Title and Survey Objections or Changed Conditions as such matters become evident to
the Purchaser, as opposed to Purchaser delaying notice until the expiration of the Initial
Inspection Period or applicable Interim Inspection Period, provided that such preliminary notice
shall not be construed as a waiver of the Purchaser’s right to continue to examine title throughout
the duration of the Inspection Pericd. Within ten (10) days of Seller’s receipt of notice or
preliminary notice from Purchaser of Title and Survey Objections or Changed Conditions, Seller
shall notify the Purchaser of which Title and Survey Objections or Changed Conditions, if any,
that it is unable or refuses to correct or otherwise cause to be removed from the Title Report at
Closing (the "Uncorrected Objections"). Notwithstanding the foregoing, at Closing, the Seller
shall be unconditionally obligated to cure or remove the following title defects (“Liquidated
Defects”): (a) liens securing a mortgage, deed of trust or trust deed evidencing an indebtedness
of Seller; (b) tax liens for delinquent taxes; (c) broker’s liens based upon the written agreement
of Seller, its trustees, bencficiaries, agents or employees (“Seller Parties”); and (d) any
mechanics liens that are based upon a written agreement between either (x) the claimant (a
“Contract Claimant”) and any or all of Seller and the Seller Parties, or (y) the Contract Claimant
and any other contractor, supplier or materialman with which any or all of Seller and the Seller
Parties has a written agreement. In lieu of removing any mechanics’ lien or liens, Seller may, at
its option, at Closing escrow with the Title Company an amount reasonably satisfactory to the
Title Company in order for the Title Company to insure Purchaser’s title to the Property without
exception for any such mechanics’ lien(s) which Seller is responsible to remove pursuant to this
Section 5.2(A) and which wilbremainfoutstanding afier Closing. SSeller-shalh notcbe obligated to
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cure or remove any lien securing a mortgage, deed of trust or trust deed evidencing an
indebtedness of any party other than Seller or Seller Parties; however, Purchaser shall have no
obligation to purchase the Property and consummate the transaction in the event any such lien
affects the Property and is not paid off and/or released at Closing. Within ten (10) days after
receipt of Seller's notice of the Uncorrected Objections, the Purchaser shall either (1) waive such
Uncorrected Objections or (2) terminate this Agreement by giving written notice thereof to the
Seller, in which event the Deposit shall be returned to the Purchaser, subject to Purchaser’s
obligation to restore the Property as provided in Section 5.3 hereof, and this Agreement shall be
null and void, and neither of the parties shall have any further obligations or liability under this
Agreement except those obligations that specifically survive the termination of this Agreement.
In the event Seller elects to cure, remove or discharge Uncorrected Objections pursuant to the
provisions of this paragraph, the Closing may be extended for such period as is necessary to
permit Seller to effect such cure, removal or discharge.

B. Status of Title. The Property is to be conveyed free and clear of
any liens, encumbrances, easements, restrictions and agreements, excepting only the Permitted
Exceptions (hereinafter defined). With the exception of the Permitted Exceptions (defined
below), title to the Property shall be good and marketable and such as will be insured by the Title
Company at its regular rates for regular risks pursuant to the standard stipulations of an ALTA
policy of owner's title insurance and free and clear of Liquidated Defects. "Permitted
Exceptions" shall include (1) title exceptions appearing in the Title Report that are not raised as
Title Objections or Changed Conditions in accordance with the provisions of Section 5.2 A.
above; (2) title exceptions created or suffered by Purchaser; (3) such other title exceptions which
Seller may cause the Title Company to omit from Purchaser's title policy or affirmatively insure,
without additional premium (unless paid by Seller); and (4): (i) taxes, tax liens, water charges,
sewer rents and assessments that are a lien, but not yet due and payable, (ii) zoning and land use
laws and regulations and landmark or historic designations applicable to the Property, (iii) all
liens, claims, encumbrances, restrictions, covenants, conditions, matters or exceptions to title
(other than Liquidated Defects) that are set forth in the Title Report, but not objected to by
Purchaser in its Title and Survey Objections or Changed Conditions.

C. Inability to Convey Title. If the Seller is unable in any Phase to
convey title at Closing in accordance with the requirements of this Agreement, the Purchaser
shal] have the option:

(1)  Of taking such title to the applicable portion of the Property as
Seller is able to convey, without abatement of the Purchase Price; or

(2)  Of terminating Purchaser's obligations under this Agreement by
written notice to Seller and Escrow Agent, such termination shall be governed by the applicable
provisions of Sections 5.3 and 5.4., in which case the Deposit and all interest earned thereon
shall be returned to the Purchaser.

D. Farm Leases. Seller currently leases various portions of the
Property to Scott Wilkinson (the “Farm Tenant”) for use as crop land. 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 oh Phase)3 'orthe Phise'3' transaction isterminated in accordande with the terms
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of this Agreement, provided the Farm Tenant agrees to execute on or before Closing on Phase 1
an Agriculture Lease with the Purchaser and Seller (as to Seller, with respect to any Phase that
Purchaser has not yet then acquired pursuant to this Agreement), in a form reasonably
satisfactory to the Purchaser and Seller, for a term commencing on the date of the Purchaser’s
acquisition of Phase 1 and terminating upon the closing or termination of Phase 3 of the
transaction (the “Agricultural Lease”). The Agricultural Lease shall specify the rent to be
apportioned between Seller and Purchaser, which apportionment shall take into account when
Closing under any particular Phase occurs and the time period in which the Farm Tenant has
planted and harvested his crop. Purchaser and Seller shall each be responsible for enforcing the
Farm Tenant’s obligation to pay rent to the appropriate party pursuant to the Agricultural Lease.

53 Right of Entry onto the Property. Purchaser and its employees,
contractors and agents, shall have the right to enter upon the Property at reasonable times for
appraising, surveying, inspecting the Property (“Purchaser’s Investigation”), and for other
reasonable purposes related to Purchaser’s acquisition of the Property; provided, however, that
no invasive testing of the Property shall be conducted without Seller’s prior written consent.
Purchaser shall promptly repair any damage to the Property for which Purchaser is responsible,
and Purchaser shall restore the Property to substantially the same condition immediately
preceding any exercise by or for Purchaser, its agents, employees and independent contractors, of
Purchaser's right to entry and inspection pursuant to this paragraph. Purchaser agrees to defend
(with counsel reasonably satisfactory to Seller), indemnify and hold harmless Seller and its
respective partners, officers, trustees, beneficiaries, directors and shareholders from any liability,
claims, damages or expenses for personal injury, property damage or liens (including, without
limitation, mechanic's or construction liens and/or reasonable attorneys' fees) resulting from
Purchaser's Investigation, including without limitation, any acts or omissions of Purchaser's
employees, contractors and agents. If, however, any such injury, death or damage is caused
solely by the act or omission (negligent or otherwise) of Seller or its tenant or occupant, the
Purchaser shall not be liable therefor. As a condition to the exercise of Purchaser's rights under
this Paragraph, Purchaser shall carry sufficient liability insurance to cover injury, loss or damage
to persons or property resulting from Purchaser's activities hereunder, and upon Seller’s written
request, the Purchaser shall name Seller as an additional insured on a certificate of insurance to
be provided by Purchaser to Seller prior to the exercise of Purchaser's rights under this
Paragraph. The foregoing obligations of Purchaser will survive Closing or any earlier
termination of this Agreement.

_ 5.4. Election at the End of the Inspection Period. Should Purchaser determine,
for any reason prior to the expiration of the Initial Inspection Period that it is not feasible for
Purchaser to proceed with its acquisition of the Property, or should a Changed Condition
unacceptable to Purchaser occur prior to the expiration of each applicable Interim Inspection
Period, Purchaser shall notify Seller in writing on or before the expiration of the Inspection
Period or applicable Interim Inspection Period of its dissatisfaction, at which time this
Agreement shall be considered null and void and of no further force and effect and the Deposit
shall be promptly returned to Purchaser; subject, however to the provisions of this Section 5.4.
The foregoing notwithstanding, if Seller disputes Purchaser’s determination of the occurrence of
a Changed Condition, Purchaser shall not have the right to terminate this Agreement pursuant to
this Section 5.4 if a court of competent jurisdiction determines that a Changed Condition has not
in fact occurred. Upon such termination, the Purchaser shall provide to Seller, without
representation 'of Wérrahty, ¢upies ©f1 any @nvironmental reports,| surveys,Cengineering studies,
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subdivision and land development plans and title insurance commitments obtained by Purchaser
or prepared on Purchaser's behalf with respect to Purchaser's investigation of the Property, to the
extent legally allowed pursuant to the terms of contracts with third party vendors preparing such
materials. Purchaser shall, at any time, have the right to waive its due diligence condition
precedent, as described in Section 5, before the end of the Initial Inspection Period or applicable
Interim Inspection and if Purchaser elects to waive this condition precedent or to terminate the
Inspection Period, this Agreement will remain in full force and effect and the Deposit shall
become non-refundable except as otherwise provided herein. Failure of Purchaser to notify
Seller of its dissatisfaction prior to the expiration of the Initial Inspection Period or applicable
Interim Inspection Period shall be deemed a waiver of this condition precedent, in which event
this Agreement shall remain in full force and effect in accordance with its terms. If Purchaser
notifies the Seller in writing of its election to terminate this Agreement, this Agreement shall,
without any further action by the Purchaser or the Seller, become null and void, and all of the
parties to this Agreement shall be released from any and all further obligation or liability
hereunder, upon release to Purchaser of the Deposit by the Title Company, which Deposit shall
not be returned to Purchaser until the Property shall be restored as provided in Section 5.3
hereof; subject, however, to Purchaser's continuing obligation to indemnify Seller for any loss or
damage as a result of Purchaser's Investigation as provided in Section 5.3 hereof.

5.5. Condition of Property.
"As Is", "Where Is".

(A) Inspection. Purchaser acknowledges and agrees that (1) Purchaser has, or
will have prior to the expiration of Purchaser's Inspection Period, independently examined,
inspected, and investigated to the full satisfaction of Purchaser, the physical nature and condition
of the Property, including, without limitation its environmental condition, or the potential
income, operating expenses and carrying charges affecting the Property, (2) except as expressly
set forth in this Agreement, neither Seller nor any agent, officer, employee, partner or
representative of Seller has made any representation whatsoever regarding the subject matter of
this Agreement or any part thereof, including (without limiting the generality of the foregoing)
representations as to the physical nature or environmental condition of the Property, the
existence or non-existence of petroleum, asbestos, lead paint, fungi, including mold, or other
microbial contamination, hazardous substances or wastes, underground or above ground storage
tanks or any other environmental hazards on, under or about the Property, the compliance of the
Property or its operation with any laws, rules, ordinances or regulations of any applicable
governmental or quasi-governmental authority or the habitability, merchantability, marketability,
profitability or fitness of the Property for any purpose, and (3) except as expressly set forth in
this Agreement, Purchaser, in executing, delivering and performing this Agreement, does not
rely upon any statement, offering material, operating statement, historical budget, engineering
structural report, any environmental reports, information, or representation to whomsoever made
or given, whether to Purchaser or other, and whether directly or indirectly, orally or in writing,
made by any person, firm or corporation, except for those representations, warranties and
agreements expressly set forth herein, and Purchaser acknowledges that any such statement,
information, offering material, operating statement, historical budget, report or representation, if
any, does not represent or guarantee future performance of the Property. Without limiting the
foregoing, but in addition thereto, Seller shall deliver, and Purchaser shall take, the Property in
its "AS IS" "WHERE) IS conditiofy rand -witt: all. faclt® ‘ofi’the rClosing Date (as hereinafter
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defined). The provisions of Section 5.5 shall survive the Closing or the earlier termination of
this Agreement.

(B) Release. Purchaser hereby waives, releases and forever discharges Seller,
its affiliates, subsidiaries, officers, directors, shareholders, trustees, beneficiaries, employees,
independent contractors, partners, representatives, agents, successors and assigns (collectively
the "Released Parties"), and each of them, from any and all causes of action, claims, assessments,
losses, damages (compensatory, punitive or other), liabilities, obligations, reimbursements, costs
and expenses of any kind or nature, actual, contingent, present, future, known or unknown,
suspected or unsuspected, including, without limitation, interest, penalties, fines, and attorneys'
and experts' fees and expenses, whether caused by, arising from, or premised, in whole or in part,
upon Seller's acts or omissions, and notwithstanding that such acts or omissions are negligent or
intentional, or premised in whole or in part of any theory of strict or absolute liability, which
Purchaser, its successors or assigns or any subsequent Purchaser of the Property may have or
incur in any manner or way connected with, arising from, or related to the Property, including
without limitation (a) the environmental condition of the Property, or (b) actual or alleged
violations of environmental laws or regulations in connection with the Property and/or any
property conditions. Purchaser agrees, represents and warrants that the matters released herein
are not limited to matters which are known, disclosed, suspected or foreseeable, and Purchaser
bereby waives any and all rights and benefits which it now has, or in the future may have,
conferred upon Purchaser by virtue of the provisions of any law which would limit or detract
from the foregoing general release of known and unknown claims. Notwithstanding the
foregoing, this release of claims does not include a release of claims for: a) fraud or
misrepresentation; b) breach of any express representation, warranty or agreement contained in
this Agreement; c) third party tort or contract claims arising from events occurring on the
Property prior to the Closing; or d) any statutory rights to contribution.

5.6. Seller’s Delivery of Documents. Within seven (7) days of the Effective
Date, Seller shall at its expense deliver or cause to be delivered to Purchaser for Purchaser’s
review in connection with Purchaser’s Investigation the following documents or records relating
to the Property, to the extent such documents exist and are in Seller’s possession or reasonable

control:

(@  true, complete and correct copies of all agricultural, residential or other
leases or license documents and current and up-to-date security deposit
and rent payment records, if any;

(b)  most recent historic title insurance policy and deeds issued to Seller;

(c)  tax bills and assessment records for the past two tax fiscal years, including
but not limited to real estate taxes, school taxes, special assessments and
personal property taxes;

(d  copies of all studies and reports which Seller possesses, including
environmental assessments, property condition assessment reports, maps

and surveys;

(e)  copies of governmental licenses and permits pertaining to the Property;
and

® copies of all maintenance agreements, vendor contracts and agreements
with Property caretakers.
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Section 6. Intentionally Omitted.

Section 7. Seller’s Representations and Warranties. To induce Purchaser to enter
into this Agreement, Seller makes the following representations and warranties as of the date of
this Agreement (the “Representations and Warranties”) for the benefit of Purchaser and its
successors and assigns. These representations and warranties are continuing in nature and shall
remain true, accurate and correct for a period of one hundred twenty (120) days after the Closing.

7.1 Title to the Property. Seller is the sole record fee simple owner of the
Property.

72  Authority. Seller is duly authorized and has taken all necessary actions
to execute and perform this Agreement and this Agreement is enforceable against Seller in
accordance with its terms.

7.3.  Legal Proceedings. To Seller’s knowledge, there are no actions, suits,
proceedings or investigations pending or, to Seller's knowledge threatened, against or affecting
the Property, or arising out of Seller's conduct on the Property.

7.4  Third Party Contracts. To Seller’s actual knowledge, Seller is not party
to nor subject to or bound by any agreement, contract or lease of any kind relating to the
Property, except as set forth on the Schedule of Third Party Agreements attached hereto as
Exhibit B or such agreements, contracts or leases, if any, recorded in the land records.

7.5 Intentionally Omitted.

Section8.  Purchaser’s Authority. Purchaser is duly authorized and has taken all
necessary actions to execute and perform this Agreement and this Agreement is enforceable
against Purchaser in accordance with its terms.

Section 9.  Possession. Possession of the Property shall be given by special warranty
deed, in form and substance reasonably acceptable to Seller and Purchaser, free and clear of all
Liquidated Defects, but subject to the Permitted Exceptions.

Section 10. Taxes. Seller shall pay all general taxes and assessments for the Property
for years prior to Closing, including, but not limited to, any and all so-called “Rollback™ or
“Recapture” taxes, if any, which may become due upon transfer of the Property to Purchaser. At
Closing, real property taxes and all other assessments and taxes shall be prorated as of the date of
Closing utilizing the customary tax cycle(s) in the taxing district in which the Property is
situated, based on the most recent ascertainable tax bill.

Section 11. Closing_Costs_and Fees. All realty transfer taxes imposed by any
governmental body or bodies shall be borne equally by Seller and Purchaser, to the extent
assessed in this transaction. The premium for the title insurance policy described above shall be
paid by Purchaser. All other Closing costs shall be borne by the parties in accordance with local
custom. .




Section 12. Preservation of the Property. Seller shall not mortgage, lease, encumber
or otherwise dispose of the Property or any part thereof prior to Closing or the termination of this
Agreement without first having obtained the prior written consent of Purchaser, which consent
shall not be unreasonably withheld, conditioned or delayed provided such action does not
materially adversely affect the fair market value of the Property; does not adversely impact the
conservation values of the Property and terminates prior to the Closing. Seller agrees that Seller
shall neither use nor consent to any use of the Property for any purpose or in any manner that is
materially inconsistent with Purchaser’s acquisition or intended use of the Property as a
conservation area. This covenant expressly precludes any timber cutting on the Property. In the
event that Seller shall use or consent to such use of the Property, Purchaser may, without
liability, refuse to proceed with its acquisition of the Property, in which event, Purchaser may
terminate this Agreement upon written notice to Seller, in which event the Deposit shall be
promptly returned to the Purchaser, subject to Purchaser’s obligation to restore the Property in
accordance with Section 5.3; or, alternatively, Purchaser may elect to acquire title to the Property
without any reduction in the Purchase Price.

Section 13. Remedies on Default.

13.1. Purchaser’s Default. In the event that: a) all of the conditions to this
Agreement for the benefit of Purchaser shall have been satisfied or waived by Purchaser; and b)
Seller has or is willing to fully perform all of its obligations under this Agreement, but Purchaser
is unable or unwilling to perform its obligations under this Agreement, then the entire amount of
the Deposit shall be retained by Seller as liquidated damages under this Agreement, and
Purchaser shall have no further liability to Seller. Purchaser and Seller hereby acknowledge and
agree that Seller's damages would be difficult or impossible to determine and that the amount of
the Deposit is the parties' best and most accurate estimate of the damages Seller would suffer in
the event the transaction provided for in this Agreement fails to close, and is reasonable under
the circumstances existing as of the date of this Agreement. Purchaser and Seller agree that
Seller's right to retain the Deposit shall be the sole remedy of Seller in the event of a breach of
this Agreement by Purchaser.

13.2. Seller’s Default. In the event that: a) all of the conditions to this Agreement
for the benefit of Seller shall have been satisfied or waived by Purchaser; and b) Purchaser has or
is willing to fully perform all of its obligations under this Agreement, but Seller is unable or
unwilling to perform its obligations under this Agreement, Purchaser may elect, at Purchaser’s
sole option to either: (i) terminate this Agreement and be released from its obligations hereunder,
in which event the Deposit shall be returned to Purchaser; or (ii) proceed against Seller for
specific performance of this Agreement.

Section 14. Notices. All notices required or permitted hereunder will be deemed to
have been delivered when posted with the U.S. Postal Service, Federal Express, United Parcel
Service, or sent by facsimile, telecopier or other such electronic device, directed as follows:

If to Seller: C/0O GEORGE STRAWBRIDGE, JR.

10
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With Copy To: Benjamin J. Berger, Esquire
Berger Harris LLP

If to Purchaser:

Attention: Jodi R. a

ilii iiiliiit and Rei'ona] Counsel
With Copy To: THE CONSERVATION FUND

Attention: General Counsel

Section 15. Miscellaneous.

15.1 Broker's Commission. Seller and Purchaser each represents to the other
that they have not contracted with any broker or finder with regard to this transaction. Each
agrees to indemnify, defend and hold harmless the other from and against any and all liability,
claims, demands, damages and costs of any kind arising out of or in connection with any broker's
or finder's fee, commission or charges claimed to be due any person in connection with such
person's conduct respecting this transaction.

15.2 Certificate. At or prior to Closing, Seller shall furnish to Purchaser a duly
executed Affidavit of Non-Foreign Status (the “Affidavit”) in the form attached to this
Agreement as Exhibit D. Seller hereby declares and represents to Purchaser that Seller is not a
"foreign person" for purposes of withholding of federal tax as described in such Affidavit.

15.3 Assigns. Purchaser may not assign its rights and obligations under this
Agreement without Seller’s written consent (except an assignment pursuant to Section 16 below
for which Seller’s consent shall not be required), which consent shall not be unreasonably
withheld. Purchaser shall pay all realty transfer taxes with respect to any assignment of this
Agreement by Purchaser. The permitted assignee of any such assignment shall assume all of the
obligations of Purchaser hereunder. Purchaser shall be relieved of all liability and obligations of
Purchaser under this Agreement arising from and after the date of such assignment.

Notwithstanding the foregoing, the Purchaser may assign its rights under this Agreement
or at Closing require the Seller to-directly deed the Property to the Pennsylvania Department of
Conservation and Natural Resources '

H
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In addition, the Purchaser may assign its rights and obligations under this Agreement to
Sustainable Conservation, Inc., a supporting organization of The Conservation Fund under
Internal Revenue Code Section 509(a)(3) (“SCI”) or other subsidiary organization related to the
Purchaser and organized for conservation purposes or to otherwise direct the Seller to convey
title to SCI or other related subsidiary organization.

15.4 Binding Effect. The terms and conditions of this Agreement shall be
binding upon Purchaser, its successors and assigns, and shall inure to the benefit of Seller and
Seller’s respective heirs, trustees, beneficiaries, executors, administrators, successors and

assigns.

15.5 Exhibits. The exhibits attached hereto constitute an integral part of this
Agreement and are hereby incorporated herein.

15.6 Counterparts. This Agreement may be executéd in counterparts, all of
which shall constitute one agreement which shall be binding on all of the parties,
notwithstanding that all of the parties are not signatory to the original or the same counterpart.

15.7 Severability/Rules of Construction. If any provision of this Agreement
shall be held invalid, the other provisions hereof shall not be affected thereby and shall remain in

full force and effect. Each party has fully considered, negotiated and participated in the drafting
of this Agreement. Accordingly, if any ambiguity or question of intent or interpretation arises
after the Effective Date, then no presumption or burden of proof shall arise either favoring or
disfavoring any party by virtue of the authorship of any provision of this Agreement.

15.8 Entire Agreement. This Agreement represents the entire agreement of the
parties and may not be amended except by a writing signed by each party thereto.

15.9 Authority. Each party to this Agrecment warrants to the other that the
respective signatories have full right and authority to enter into and consummate this Agreement
and all related documents.

15.10 Intentionally Omitted.

15.11 Further Assurances. Each party shall execute and deliver any instruments
reasonably required to convey the Property to Purchaser and to vest in each party all rights,
interests and benefits intended to be conferred by this Agreement.

15.12 Governing Law., This Agreement shall be governed by and construed in
accordance with the laws of the Commonwealth of Pennsylvania, without regard to conflicts or
choice of law principles.

15.13 Offer. This Agreement will constitute an offer to Seller that can be
accepted only by Seller signing and delivering an executed original of this Agreement to
Purchaser on or before March 27, 2017. Purchaser may withdraw such offer in writing at any
time prior to its execution of the same.

12




15.14 Owner’s Title Affidavit. At each Closing the Seller shall execute the Deed,
the settlement statement, an owner’s title affidavit in form and substance reasonably acceptable
to Seller and the Title Company, and any other documents reasonably required by the Title
Company and reasonably acceptable to Seller.

15.15. Saturdays. Sunday and Holidays. If the final date of any time period of
limitation set out in any provision of this Agreement falls on a Saturday, Sunday or a legal
holiday under the laws of the state in which the Property is situated, then the time of such period
shall be extended to the next day which is not a Saturday, Sunday or legal holiday.

15.16 Recitals. The recitals appearing at the beginning of this Agreement shall be
deemed integral and binding provisions of this Agreement, as if fully set forth and restated in the
body of this Agreement.

15.17 Effective Date. The Effective Date of this Agreement shall be the date on
which the last party to this Agreement duly executed this Agreement.

15.18 1099 Reporting. The Title Company is designated as the party responsible
for filing a Form 1099 with the Internal Revenue Service promptly after Closing, to the extent
required by the Internal Revenue Code and Treasury Regulations.

Section 16. WAVERS OF APPLICATION OF TITLE 42 U.S.C.A. SECTION 4601
AND/OR JUST COMPENSATION UNDER APPLICABLE STATE STATUTES. Purchaser
may assign this Agreement and its rights as Purchaser hereunder including the Deposit by written
assignment to the Pennsylvania Department of Conservation and Natural Resources (“PADCNR”),
wherein PADCNR assumes the obligations of Purchaser hereunder. Seller hereby waives any right
to demand fair market value for the Property. In addition, recognizing that this Agreement is made
in order to add lands to a PADCNR facility and that condemnation will not be used in any way as
part of this transaction or in securing the Property, Seller hereby knowingly waives any potential
right to receive compensation for the Property consistent with the requirements of either (i) Title II
and Title Il of the Uniform Relocation Assistance and Real Property Acquisition Policies Act of
1970, Title 42 U.S.C.A. Section 4601, gt seq. (Public Law 91-646, as amended) including those
provisions relating to incidental expenses incurred by Seller; (ii) 49 Code of Federal Regulation Part
24; or (iii) applicable state statutes and regulations. Seller makes this waiver knowing that
PADCNR will ultimately own the Property and/or that PADCNR may be an assignee of this
Agreement,

- Section 17. Compliance with Federal Law. Each party hereby represents and warrants to the
other that (A) neither the party making the representation, nor any persons or entities holding any
legal or beneficial interest whatsoever in the party making the representation, are (i) the target of
any sanctions program that is established by Executive Order of the President or published by the
Office of Foreign Assets Control, U.S. Department of the Treasury (“OFAC™); (ii) designated by
the President or OFAC pursuant to the Trading with the Enemy Act, 50 U.S.C. App. § 5, the
International Emergency Economic Powers Act, 50 U.S.C. §§ 1701-06, the Patriot Act, Public
Law 107-56, Executive Order 13224 entitled “Blocking Property and Prohibiting Transactions
with Persons Who Commit, Threaten to Commit, or Support Terrorism” (September 23, 2001) or
any executive order of the President issued pursuant to such statutes; or (iii) persons or entities
with whom U.S. persons or entities are restricted from doing business under regulations of

13
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OFAC (including those named on OFAC’s Specially Designated and Blocked Persons List) or
under any statute, executive order (including Executive Order 13224) or other governmental
action; and (B) the activities of the party making the representation do not violate the
International Money Laundering Abatement and Financial Anti-Terrorism Act of 2001 or the
regulations or orders promulgated thereunder. Each party further covenants and agrees to
promptly deliver to the other any documentation that the other party, may reasonably request in
order to confirm the accuracy of the representations and warranties made in this paragraph.

Section 18. Trustee Grantors. The Trustee Grantors, identified in the first paragraph of this
Agreement as being BNY Mellon, N.A. (formerly known as Mellon Bank, N.A.), George Baxter
and R. Stewart Strawbridge in their capacity as Successor Trustees of the Trust under Deed of
George Strawbridge, Jr. dated January 20, 1971 (the “Trust”), are acting in a fiduciary capacity
in executing this Agreement on behalf of the Trust, and the Trustee Grantors shall be liable
hereunder only in such fiduciary capacity and not in any other capacity.

The Trustee Grantors shall not be liable for the performance of Seller’s obligations hereunder, or
for any payment or other obligation required to be made or performed by Seller under this
Agreement or any other document, instrument or certificate executed by or on behalf of Seller
under this Agreement (“Ancillary Documents”), or for the performance of any of the covenants
or warranties or obligations contained herein or in any Ancillary Documents, or subject to levy,
execution or other enforcement procedure of the satisfaction of the rights or remedies of
Purchaser hereunder or under any Ancillary Documents, except to the extent such actions or
inactions by the Trustee Grantors constitute a breach of their fiduciary responsibilities as
Successor Trustees under the above-referenced Trust.

[Signature Page Follows]

19
90449.3




IN WITNESS WHEREOF, the parties hereto have executed this Agreement as of the date

first above written.

SELLER

//MA o¢¢L/I7/ //

George Strawbridge, Jr.
BNY MELLON, N.A., Trustee
By:

Name:
Title:

/ﬁe@vqp -Rq.;_af'tw

George Bagier, Trustee

'm/\

R. Stej;'jmt Strawbridéeyr., Trustee

PURCHASER

THE CONSERVATION FUND,
a Non-Profit Corporation

By’“-/ ‘(t"' L/-—- C )fu.\

4 .del R. O’Day )
* Vice President and Reg1 Counsel

Date;

Date;

Date:

Date:

Date:

I4

2]13!:9

6/3/17
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IN WITNESS WHEREOF, the parties hereto have executed this Agreement as of the

date first above written.

SELLER

George Strawbridge, Jr.

, N.A., Trustee

vl L res ot
7 Ve Dusss
Title: [Eer i FHE

George Baxter, Trustee

R. Stewart Strawbridge, Jr., Trustee

PURCHASER

THE CONSERVATION FUND,
a Non-Profit Corporation

By:

Jodi R. O’Day

Vice President and Regional Counsel

Date:

Date: A A < /’/
7 / /

Date:

Date:

Date:
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Exhibit A

DESCRIPTION OF THE PROPERTY

ALL THAT CERTAIN LAND SITUATE AND LYING in Elk, Franklin and New London
Townships in Chester County, Pennsylvania, containing approximately 983 acres of land being

more fully described as follows:

BEING generally shown those seven parcels of land identified on the map attached hereto as

Exhibit A-1 as Tax Parcel Numbers: 72-6-10;
70-5-7;
72-6-1;
71-4-32.3;
70-5-6;
72-6-4; and
70-5-8

AND BEING more fully described in the following deeds:

*Deed dated , from to

Office of the Recorder of Deeds in Book , page ; and

*Deed dated , from to

Office of the Recorder of Deeds in Book , page ; and

*To Be Provided Upon Receipt of Title Commitment

TOGETHER WTH those improvements identified on Exhibit A-2.

and recorded in the

and recorded in the

The final legal description of the Property to be included in the Deeds shall be subject to the prior

review and approval of the Seller and the Purchaser.

15




Exhibit A-1

Map showing Parcels comprising the Property

16

(g




L:'_“[_'M S ZHNDIS TRESS

- SCHULZ ROBERTE

SHSAN S

\ .-{d by :Geoi‘gjéf’sﬁith\'\'fbr'” oé 0 el T AL
e 60 aceclt g e Tax Parcel #72-6-14
2§7.,60.-ac1:es.4.% SoAgie . iy

QRN

nyeath of P

208 acii ORUE
SSYBER 1A RK BN




Exhibit A-2
List of Improvements on the Property

All structures, buildings and improvements located on the Land.

17
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Exhibit A-3
List Designating the Strawbridge Parcels
and the Jointly Owned Parcels

Strawbridge Parcels: 71432.3 (19.3 acres)
7261 (14.4 acres)

Jointly Owned Parcels: 7056 (96.7 acres)
7057 (71.9 acres)

7058 (346.7 acres)

7264 (370.1 acres)
72610 (63.5 acres)

18




Exhibit B
Schedule of Third Party Agreements

Verbal lease agreement between Seller and Farm Tenant.

19
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Exhibit C
AFFIDAVIT OF NON-FOREIGN STATUS

Section 1445 and Section 6045 of the Internal Revenue Code provide that the Transferee
of a real property interest must withhold tax if the Transferor is a foreign person and must provide
certain sales related information to the Internal Revenue Service. To inform THE
CONSERVATION FUND, A Non-Profit Corporation (the "Transferee") that withholding of
tax is not required upon its disposition of a U.S. real property interest, more particularly described
in the Contract for Sale of Real Estate annexed hereto
(collectively the "Transferor"), hereby certifies that:

1. Transferor is not a non-resident alien for purposes of U.S. income taxation.
2. Transferor's tax identification/ social security number is:

3. Transferor's principal address is:

4, The gross sales price of this transfer is:

Transferor understands that this affidavit and information contained herein will be
disclosed to the Internal Revenue Service by the Transferee and that any false statement made
herein by Transferor could be punished by fine, imprisonment, or both.

Under penalties of perjury, Transferor declares that Transferor has examined this
certification and, to the best of Transferor's knowledge and belief;, it is true, correct and complete.

TRANSFEROR:
BY: Date:

Printed Name:
Title:

20
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APPRAISAL ASSOCIATES, INC.

February 25, 2016

Blaine T. Phillips, Jr.
Mid-Atlantic Director
The Conservation Fund

For. Preliminary Value Range
Property of George Strawbridge, Jr.
. Approximately 982.6+ Acres
Elk, Franklin, and New London Townships
Chester County, Pennsylvania

Dear Mr. Phillips:

In accordance with your request, the above referenced property has been personally inspected
and a study completed as the basis for providing a preliminary range of value. The fee simple
estate makes up the property rights appraised. :

This is an appraisal report based on the highest and best use concept under the usual fair
market value definition. These terms, as well as assumptions and limiting conditions that apply,
will be in the attached report. It should be noted that these are an integral part of the appraisal
and are critical to an understanding of the undertying premises and the valuation. The following
pages contain a brief summary of the property description, analysis, and conclusions to value.

Based on analysis of available and pertinent data, as related to the subjeci, the prefliminary range
in value of the real property as of the effective date of February 1, 2016 is:

$15,500,000 to $17,500,000
(Approximately $16,000 to $18,000 per acre)
Respectfully submitted,
APPRAISAL-ASSOCIATES, INC.
-
ot Gy —

Robert H. McKennon, MAI, CRE

APPRAISAL ASSOCIATES, INC.




APPRAISAL OF THE REAL PROPERTY
Approximately 982.60+ Acres
Portion of the Springlawn Tract
Property of George Strawbridge, Jr.

Elk, Franklin, and New London Townships
Chester County, Pennsylvania

AS OF:

February 1, 2016

FOR:

Blaine T. Phillips, Jr., Esq.
The Conservation Fund

'BY:
APPRAISAL-ASSOCIATES, INC.

Robert H. McKennon, CRE, MAI



May 27, 2016

Blaine T. Phillips, Jr., Esq.
Mid-Atlantic Director
The Conservation Fund

Re:  Appraisal of the Real Property
Property of George Strawbridge, Jr.
Approximately 982.6+ Acres
Elk and Franklin Townships
Chester County, Pennsylvania

Dear Mr. Phillips:

In accordance with your request, the above referenced property, encompassing seven
contiguous Chester County tax parcels containing a total of approximately 982.6 acres, has been
personally inspected and a study completed as the basis for estimating its market value.

This is an appraisal report based on the highest and best use concept under the usual market
value definition. These terms, as well as assumptions and limiting conditions that apply, will be in
the attached summary report. It should be noted that these are an integral part of the appraisal
and are critical to an understanding of the underlying premises and the valuation. The following
pages contain a narrative summary of the analysis, property description and conclusion to value.



Mr. Blaine T. Phillips
May 27, 2016
Page 2

Based on analysis of available and pertinent data, as related to the subject, the estimate of
market value of the property as of the effective date of February 1, 2016, is:

$16,215,000
Respectfully submitted,

APPRAISAL-ASSOCIATES, INC.

%W%‘W"f

Robert H. McKennon, CRE, MAIl

Delaware Certified General Real Property Appraiser
Certification Number XI-0000026

Pennsylvania Certified General Real Estate Appralser
Certification Number GA-000928-L
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SUMMARY OF IMPORTANT FACTS AND CONCLUSIONS

LOCATION:

OWNERSHIP:

TYPE OF VALUE ESTIMATE:

PROPERTY RIGHTS:

EFFECTIVE DATE:

DATE OF REPORT:

LAND AREAS & ZONING:

Seven contiguous tax parcels located in Elk, Franklin,
and New London Townships in Chester County,
Pennsylvania; situated on the north side of
Strickersville Road. The subject encompasses
approximately 982.6 acres of unimproved land.

George Strawbridge, Jr.

Market Value

Fee simple interest

February 1, 2016 (date of physical inspection)

The report has been prepared during the months of
January through May of 2016, and represents a
current valuation.

Chester County tax parcels in three townships
comprised of approximately 982.6 acres of land in
total (see table below)

TOWNSHIP A eas | AcreAcE ZONING
Elk 3 515.3 acres R-2 (Agricultural Residential)
Franklin 3 448.0 acres AR (Agricultural Residential)
New London 1 19.3 acres R-1 (Residential)
Total 18 982.6+ acres All are low density residential/agricultural

iv

Rec'd by Rep. John Lawrence 3/25/25 in response
to 11/25/24 DCNR Right To Know Request
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SUMMARY OF IMPORTANT FACTS (Continued)

{

IMPROVEMENTS: Other than fencing and unpaved drives, the property is
essentially unimproved.

HIGHEST AND BEST USE: The highest and best use is considered to be to hold
the property for potential residential development in
accordance with current zoning ordinances. The
ultimate development of the property with homes
would be tied in with ongoing market conditions.

FINAL VALUE ESTIMATE: $16,215,000
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Re: Springlawn Property Page 1

IDENTIFICATION OF THE PROPERTY

Location. The property being appraised} consists of seven contiguous tax parcels located

in Elk and Franklin Townships, Chester County, Pennsylvania. The appraised property contains

approximately 982.6 acres and is a portion of a larger 1,702 acre tract known as Springlawn'. The

tax parcels are further identified on Chester County tax maps as summarized in the following

tables.
TOWNSHIP TAX PARCEL ACREAGE ZONING
Elk 70-5-6 96.7 acres R-2 (Agricultural Residential District)
Elk 70-5-8 346.7;'acres R-2 (Agricultural Residential District)
Elk 70-5-7 71.9 ?cres R-2 (Agricultural-Residential District)
Total 3 tax parcels 515.3:acres -
TOWNSHIP TAX PARCEL ACREAGE ZONING
Franklin 72-6-4 370.1 acres AR (Low Density Residential District)
Franklin 72-6-1 14.4 ;aes AR (Low Density Residential District)
Franklin 72-6-10 63.5 écres AR (Low Density Residential District)
Total 3 tax parcels 515.3.acres -
TOWNSHIP TAX PARCEL ACREAGE ZONING
New London 71-4-32.3 19.3 acres R-1 (Residential District)
Total 1 tax parcel 19.3 acres -

! Land areas in the tables above which are used as a basjs for the valuation are from a plan dated January 19, 2016
prepared by The Brandywine Conservancy entitled “Lands of George Strawbridge”. This exhibit depicts the subject
property’s Chester County tax maps and provides acreages for each tax parcel, which are assumed to be correct.
This valuation is subject to a professional survey delineating the land areas.
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Re: Springlawn Property : / Page 2

Please note that in the above referer{ced exhibit, the area of tax parcel 72-6-14,
encompassing five (5) acres, is depicted as part of the lands owned by George Strawbridge,
amounting to 987.6 acres in total. As per the Qlient, this five acre lot, which encompasses an
existing farmhouse residence and is located just south of Strickersville Road and east of the
border of the subject property, is to be retained by the seller. Accordingly, the total land area of the
subject is estimated to be 982.6 unimproved acres.

Ownership. The subject property is owned by George Strawbridge, Jr. It has been under
continuous or related ownership for an extended period of time.

PURPOSE AND DATE OF APPRAISAL
The purpose of this appraisal is to esﬁméte the market value of the subject property. The

valuation applies as of February 1, 2016, the dfa\te of a physical inspection of the property. Its
intended use is to assist the client, The Conservation Fund, with evaluating and facilitating a

possible sale of the real property.

DATE OF THE REPORT
The assignment was completed between January and May of 2016, and represents a

current valuation.

DEFINITION OF MARKET VALUE 7
Market value as used in this report is defined as:

The most probable price, as of a specified date, in cash, or in terms equivalent to
cash, or in other precisely revealed terms, for which the specified property rights
should sell after reasonable exposure in a competitive market under all conditions
requisite to a fair sale, buyer and seller each acting prudently, knowledgeably, and
for self-interest, and assuming that neither is under undue duress. (p. 141).

This definition and all others used in this réport are from the following publication:

American Institute of Real Estate Appraisers, THE DICTIONARY OF REAL
ESTATE APPRAISAL, 6th edition. (Chicago: American Institute of Real Estate
Appraisers, 2015). ‘
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Re: Springlawn Property Page 3

PROPERTY RIGHTS APPRAISED ,
The fee simple interest makes up the property rights appraised. Fee simple estate is

defined as:

Absolute ownership unencumbered by aﬁy other interest or estate, subject only to
the limitations imposed by the governmental powers of taxation, eminent domain,
police power, and escheat. (p.90)

SCOPE OF THE REPORT
The subject property is comprised of seven contiguous tax parcels on the north side of
Strickersville Road which collectively form a tract of approximately 982.6 acres. This is an

appraisal report that will describe the property and estimate its market value as of the effective
date of the appraisal. The analysis will include discussions of the area, a description of the
property, a conclusion as to the property's highest and best use, and the valuation analysis. ltis
based on an inspection of the property; surveys of market, cost and income data as pertinent to
the assignment; and an application of appropriate valuation methodology.

The appraisal process typically involves application of one or more of three standard
approaches to value. These approaches are known as the Sales Comparison Approach, the
Cost Approach, and the Income Capitalization Approach. The Sales Comparison Approach and
a variation of the Income Capitalization Approach known as Subdivision Analysis, are emphasized
in this assignment. This is an appraisal repért in a summary format, presenting summary
discussions of the data, reasoning, and analysés that were used in the appraisal process. The
depth of discussion in the report is intended to be specific to the needs of the client and for the
intended use of the report. It is intended for no other use than that noted in a previous section, and
the appraiser is not responsible for any unauthorized use of the report.

In the course of the preparation of this assignment, general and specific data were
collected, organized, and analyzed. General dafa was gathered regarding economic trends on a
regional and local basis. Demographic and financial data was gathered from sources such as
States of Delaware, Pennsylvania, and Maryland; New Castle, Chester and Cecil Counties; and
Elk, Franklin and New London Townships. Specific data includes details about the property being
appraised, comparable sales properties, and relévant local market characteristics.
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Site specific data was obtained from sources such as several site visits; Chester County
tax maps; zoning maps; assessment records; Chester County soil surveys and maps; review of
the zoning codes of New Lohdon, Elk and Frankliﬁ Townships; and detailed maps prepared by the
Brandywine Conservancy, whose assistance and cooperation is gratefully acknowledged. The
Conservancy maps included property charactén‘stics such as tax parcel delineations and
acreages; open land ecosystems including mead{)ws, wooded areas, pasture, wet meadows, and
cropland; topographical contours at 10 foot intervals with moderate and steep slopes highlighted;
rare species, water resources such as water bodiés, wetlands, and floodplain areas; and soil types
including alluvial and hydric soils. In additioh these maps depict surrounding uses and
characteristics of properties and the road system in the area, as well as the lanes traversing the
subject property. |

Sales data from the relevant market area Was collected, and market transactions pertinent
to the valuation problems were investigated and énalyzed. Data was gathered from such sources
as on file information from other appraisals in thg area, market participants in this segment of the
market, the New Castle County Board of Realtorséand Chester County multi-list systems, local real
estate brokers and agents, and public recordé. After selection of appropriate sales data, a
comparative analysis of relevant factors that inﬂuénce value was undertaken to compare the sales
to the subject property, based on the actioﬁs and preferences demonstrated by market
participants.

As of the valuation date, economic conditions were emerging from a recessionary
climate. This report attempts to take into acbount the uncertainties and variables of the
development potential of the property, the n’sksjassociated with the property and any potential
development of it, and fluctuating economic con;ditions. This is intended to represent neither an
optimistic, nor a “doomsday” valuation. Howevér, any decisions regarding the property going
forward need to be mindful of the rapidly changing economic climate.

We have completed as much due diligence as practical in order to supply an informed
opinion of value. However, absolutely no warjranties are made by the appraiser as to the
buildability or engineering and development rjarameters involved with development of the
subject tract, or any developing economic factors.

Appraisers must reflect the perceptions of investors, buyers and sellers as accurately as
possible. We offer an informed professional judgment based on as much data and market
information as we can assemble. As a result of our study, certain projections and premises are
developed in order to derive value estimates.
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This report is, in part, based on projected information which is considered to be a fair
reflection of the market and the anticipated performance of the property. It is important to
understand that while these underlying assumptions provide a reasonable basis for the
projections made, some assumptions may not materialize, and unanticipated events and
circumstances may occur. The actual results and performance of the property, therefore, may
differ from the projections and the variation may be material. Nevertheless, every effort is made
to be as reasonable, prudent and reliable as possible.

The report is intended as a professional opinion of value, as of a certain date, under
specific assumptions. It is not intended as a substitute for legal, accounting, engineering or
other professional expertise, and should not be construed as a survey, legal opinion, or an
engineering or property inspection report. Anyone relying on this report is urged to perform such
due diligence as is required to reconcile any issues relating to these assumptions.

This appraisal is for no purpose other fhan property valuation under specific premises
and assumptions, and the appraisers are neither qualified nor attempting to go beyond that
narrow scope. The reader should be aware that there are inherent limitations to the accuracy of
the information and analysis contained in tﬁis appraisal. It is made under conditions of
uncertainty and the appraiser is limited by having only that data available and known at the time
the appraisal was made. Opinions and estimates expressed herein represent the appraiser's
best judgment which should not be construed a'é advice or recommendations to act. Any actions
taken by any reader of this report should be based on your own judgment, and the decision
process should consider many factors other than just the value estimates and information given
in this report. '

The reader is further referred to the aséumptions, limiting conditions, and contingencies
outlined at the end of this report, which are :an integral part of the valuation. The reader's
understanding of these items is critical to an understanding of the valuation process. An
elimination or change in any of these, as well és in other specific assumptions developed in the
analysis, may result in a different value premisé and/or valuation.

At approximately 982.6 acres, the subject is several times larger than any of the sales of
acreage in the market area. The market data available in this area consistently reflects sales of
tracts under 200 acres, which are of a size that is sought after and more prevalent in this market.
The most similar sales available with respect to location, developability, and physical

characteristics ranged from approximately 69 to ‘168 acres, with an average size of approximately
107 acres.
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It is likely that a sale of the subject on the open market would involve a buyer who acquired
the tract over time, or who would pay a price reflecting the large size of the tract and the more
extended time horizon that would be entailed in developing the subject. This requires an analysis
of the impact of the size of the property so as to differentiate between the price of say, a 100 acre
tract that would be more réadily marketable to a developer versus the long term nature of an
acquisition of the entire subject 982.6 acre subject tract.

Buyers of this type tract, which is in an aréa transitioning to a suburban location, are often
sophisticated long term investors or speculators ?who anticipate receiving a return as a result of
price increases over time as opposed to immediate development leading to the sales of home-
sites or completed residences to end users. Altﬁough often this type property has some type of
interim use such as agricultural production or hunting rights, investors perceive this potential
source of income as an offset against holding costs such as real estate taxes and insurance, and
look to appreciation of asset value rather than current cash flow to derive a retum on their
investment. Often, price appreciation of land values in these areas outpace price appreciation for
farmland or even for smaller development tracts.

In the open market, it may well be that a purchaser would seek to acquire the tract based
upon a contract contingent upon receiving subdﬁ/ision approval for a specific usage or concept.
Settlement in such a contract is typically tied to the receipt of final record plan approval. Such a
contract would typically reflect a value higher than the “as is” value estimated in this report, since
the buyer would be acquiring a known quantity, with less risk and speculation involved.

Properties of this nature with additionél development potential over and above the
existing use are somewhat of a moving target. :The ultimate value of the property is captured
based upon its subdivision and development, and the specific type and density of the use to
which the property can be put are fluid, changing during the subdivision process as information
is developed and with the input of the various stakeholders in the process. These stakeholders
can include, among others, equitable and title owners of the property in question, neighbors and
nearby landowners, potential competitive buyers, owners, attorneys, governmental officials and
office holders, engineers, and land planners.

The appraisal process typically involves application of one or more of three standard
approaches to value. These approaches are known as the Sales Comparison Approach, the Cost
Approach, and the Income Capitalization Approach. A variation of the Income Capitalization
Approach known as Subdivision Development Ahalysis has been utilized in the valuation of the
subject property. This incorporates those elements of the Sales Comparison Approach that can be
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utilized in a meaningful manner, and analysis of potential income that could be generated by the
subject property based upon its highest and bést use. The application of this approach and the
rationale for its use are discussed in more detail in subsequent sections of this report.

The Subdivision Development Approach is employed because the methodology of this
approach provides an organized, logical model that relates to the decision calculus of buyers and
sellers of this type property, based upon the scope and breadth of information and data available
in these instances. It enables the appraiser to derive a supportable estimate of value in a
circumstance such as the instant case where the market lacks similar sales.

The application of the Subdivision Development Approach reflects an accepted appraisal
methodology that utilizes market based analysis to arrive at a value conclusion for the property
being appraised. The Subdivision Development method is used “..when subdividing and
developing a parcel of land is the highest and best use of that land. When all direct and indirect
costs and entrepreneurial incentive are deducted from an estimate of the anticipated gross sale
price of the finished lots (or the completed improvements on those lots), the resultant net sales
proceeds are then discounted to present value at a market-derived rate over the development
and absorption period to indicate the value of the land (The Dictionary of Real Estate Appraisal).
Itis an established method that appears in the Appraisal Institute’s texts, is taught in their courses,
and is widely used by appraisers. |

A discounted cash flow analysis is considered the best technique for deriving the value of
land in transition from agricultural usage to development usage in the path of development when
truly comparable sales in terms of size are unavailable.

This assignment requires an estimate of the value of the property in its current, “as is"
status, which is without approvals of any kind in place. The property is bordered and traversed by
roads and lanes, Township lines, and the Big Elk Creek; and is comprised of seven tax parcels.
Therefore, it could logically be segmented into smaller, more manageable “sub-parcels” which
could be more readily marketed. Nevertheless, even these sub-parcels would represent large
tracts that would require further approvals and navigation of the subdivision process for the
Townships in which they are located before they'could be developed with housing stock.

Since any purchaser acquiring any or all‘ of the sub-parcels would potentially be assuming
the risk of the subdivision approval process in order to develop the individual tracts, as well as the
large size of the overall property, he or she would be buying a commodity which is at this stage, an

unknown to some extent. The “as is” value of the overall tract would reflect these attendant risks
and costs.
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The value conclusions are based upon. our understanding of Elk Township, Franklin
Township, and New London Township zoning regulations. We have utilized available
information, detailed maps prepared by the Brandywine Conservancy, and Chester County soil
surveys to analyze the property, but claim no engineering expertise.

Pinpointing the specific development yie!d of the tract overall or of any of the potential
“sub-parcels” that could be created from the ovérall property is an exercise that would require
an engineering analysis. While all due care has been taken to analyze the potential impact of
the zoning of the property as well as its physicall and economic characteristics, and to tie them
into the valuation analysis, we assume no reéponsibility for an engineering analysis of all
potential implications of the property or of the specific potential uses that could (or could not) be
developed on the subject tract. This type of analysis, which is recommended, would more
precisely pinpoint the development potential of fhe property and could well indicate a different
highest and best use scenario than the more gerjeralized scenario contemplated in this report.

Such an analysis is beyond the scope of this assignment and would require the services
of other professional disciplines. No feasibility étudy as to a specific use or type of usage has
been made or is implied, and no warranties are: made as to the buildability or engineering and
development costs of the subject tract. The valuation is subject to revision if professional
engineering defines and quantifies such considerations or other relevant factors. It is
recommended that legal counsel and professiohal engineers be consulted to verify and work
through the above issues if desired by anyone with a fiduciary interest in the property.

The reader is referred to the assumpﬁoné, limiting conditions, and contingencies outlined
at the end of this report. These are an integral part of this appraisal report. The reader's
understanding of these items is critical to an understanding of the valuation process. An
elimination or change in any of these, as well as in other specific assumptions developed in the
analysis, may result in a different value premise and/or valuation.

The assistance of Stephen B. Collins, GRI, a Certified General Appraiser in Pennsylvania
associated with Beiler-Campbell Realtors and Appraisers, in collecting data and providing
additional local perspective, is hereby acknowledged.
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AREA DESCRIPTION

The real property being appraised is comprised of seven contiguous Chester County,

Pennsylvania tax parcels totaling approximately 982.6 acres of residentially zoned land located
just north of the Pennsylvania/Maryland state line. This location may further be described as being
located in the eastern section of Elk Township, the southwestern section of Franklin Township and
the southern tip of New London Township in Chester County, Pennsylvania. The first map below

depicts the general area of the subject properties.
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The map below is a more detailed depiction of the location of the subject property that
shows its configuration and relation to roads in the area.

Chester County is located in southeastern Pennsylvania and forms part of the five county
Philadelphia region, also including Bucks, Delaware, Montgomery, and Philadelphia counties. It
comprises 756 square miles and contains 73 incorporated municipalities encompassing 57
townships, 15 boroughs, and one city. Municipal financial budgets and tax rates, as well as land

use controls through zoning and subdivision regulations and building permits are established at
the township level.

Rec'd by Rep. John Lawrence 3/25/25 in response
to 11/25/24 DCNR Right To Know Request
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LOCATION MAP
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This is an approximation of the property location. Not to scale.

The County is bisected by three U.S. highways (Routes 1, 202 and 322) and one interstate
highway (Route 76). U.S. Route 1 bisects southern Chester County north of the subject property
and extends west to the City of Baltimore, Marylarjd and east to Philadelphia, Pennsylvania.

Chester County has continued to grow for the last several decades. Its total population as
of 2000 was recorded at approximately 433,006 persons, a growth of approximately 15% from
1990. As of 2015, the population was estimated at 515,939 persons. While not showing dramatic
changes, growth in Chester County has been sfeady, and is projected to continue at a steady
pace, providing a stable base in a generally favorable climate which should continue over the mid
to long term. The County has the highest income in Pennsylvania and is ranked as the 24™ highest
County in the United States. ‘
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The County’s economy is based primarily in the service sector, followed by manufacturing
and retail trade, respectively. Agricultural and other employment sectors round out the remainder
of the economic base. Among the major employers in the County are the Vanguard Group, QVC,
the Federal Government, Siemens Medical Solutions, and Chester County. Unemployment in the
County in December 2015 was approximately 2.8%, lower than the 4.3% rate of 11 counties that
comprise this metropolitan area of Pennsylvania. Average annual wages for the major
employment groups are typically higher in Chester County than in the State overall.

Utility services in Chester County include public electricity, natural gas, water, and sanitary
sewer. PECO Energy Company, South Penn Gas — Oxford District, and Columbia Gas of
Pennsylvania provide natural gas. PECO Energy Company, Pennsylvania Power and Light
Company, and Metropolitan Edison provide electrical service. Rates are generally competitive with
surrounding states with an ample supply at stable rates. Between 60 and 70 percent of housing
units in Chester County are reported to have public water, with the remaining households being
serviced by dug or drilled wells. Similarly, between 60 and 70 percent of housing units in the
county have public sewage disposal, with the other households utilizing septic or other private
systems for sewage disposal. Approximately 75% of total housing units in Chester County are
reported to be owner occupied.

Mirroring the national, regional, and local real estate markets, Chester County’s market
has experienced difficulties over the past decade. Between 2007 and the first third of 2016,
average sale prices declined from $381,000 to $346,000, a decrease of about 9%. During that
same time frame, the number of homes on the market increased by over 20%, the number of
homes sold declined by about 15-20%, and average days on the market increased from 71 to 83
days. The area came out of a seller's market in ;2006. and it appears that the market has not fully
recovered.

The County offers a variety of educational, recreational and cultural opportunities which
are enhanced by the proximity of major centers ip nearby metropolitan areas such as Philadelphia,
Pennsyivania and Wilmington, Delaware; as wéll as its central location between Baltimore and
Washington D.C. In general, considered on a mid to long term basis, the climate for business
development and continued economic gain is positive for the County as a whole. While
possessing a number of the advantages of a Iérger metropolitan area, the County continues to
maintain the atmosphere of a suburban community. Because the economy is characterized by a
diverse business base and the government as a major employer, rather than being dominated by

one industry or sector, the County's vulnerability to changes in the business cycle is reduced. The
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population is highly educated, with the County's percentages of high school and college graduates
the highest in Pennsylvania, and higher than regional and national levels. Per capita personal
income and median household income are approximately 50% higher than for Pennsylvania as a
whole.

Notwithstanding the difficult economy and current real estate market, barring unforeseen
circumstances, the area should continue to be regarded as acceptable in terms of residential
qualities and business/industrial viability over theilong term. Overall, the area is characterized as
being stable and has demonstrated a steady growth pattem projected to continue in the
foreseeable future. Chester County has shown consistency with respect to these demographic
factors over an extended period of time, and as a result, enjoys a generally positive environment

with adequate economic development.
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NEIGHBORHOOD DESCRIPTION

The following map depicts the subject’s location.
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The subject property being appraised is comprised of seven contiguous tax parcels in
Chester County, Pennsylvania totaling approximately 982.6 acres of residentially zoned land
located in the eastern section of Elk Township, the southwestern section of Franklin Township,
and the southern tip of New London Township.

According to the maps provided by The Brandywine Conservancy, the property contains
448.00 acres (46% of the total land area) in Franklin Township, 515.3 acres (52% of the total land
area) in Elk Township, and 19.3 acres (2% of the total land area). The Townships are in the
southwestem comer of Chester County and just north of the State of Maryland. Strickersville
Road, a two lane collector road that roughly parallels the Maryland/Pennsylvania state line, forms
the southerly border of the property. As previously noted, the neighborhood is connected between
Baltimore and Philadelphia, and Lancaster and Wilmington via major transportation routes. The
three Townships are located south of Route 1, which is a major east/west multi-lane arterial
roadway that links Baltimore and Philadelphia. fAII three Townships maintain a scenic and rural
ambience, with many properties being actively farmed.
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The following table summarizes relevant characteristics of the three townships.

Township ' Franklin ; Elk New London
Land Area 13.2 square miles 10.2 square miles 11.9 square miles
Population (2010) 4,352 1,681 5,631
Population Density 330/sq. mile ‘ 165/sq. mile 473/sq. mile
z:sf’t“f'ii?;egr’s")‘”"“ Rate 13% 13% 23%

Primary Employment Managerial & professionai Service & professional | Service & professional
Median Income $89,718 $70,104 $77.468

Zoning in Chester County, Pennsylvania |§ administered at the Township level. The zoning
of the subject property is in agricultural preservation classifications or low density residential
districts, which limit development to a maximum of approximately one primary residence per 2
acres of land area. Options are available for cluster or open space development that preserves
natural resources in the Townships’ zoning codes:;

While a significant proportion of the land usage within the Townships remains in
agricultural production, employment is primarily in; the service sector such as banking or insurance
or professional sectors, with the majority of re§idents commuting to employment outside the
bounds of the Townships. Upper New Castle County remains a large employment center for the
neighborhood.

The subject’s immediate location is extremely attractive, and comprised for the most part of
a compatible blend of horse and working farms, small single family residential subdivisions and a
number of small residential parcels scattered through the neighborhood. Several of the horse
farms are significant properties with extensive primary residences. This area maintains an
uncrowded and attractive ambience with a distinctively “rural” character that is becoming more
suburban as growth continues. The primary road ;nearest the subject is Route 896, which extends
north from below the City of Newark, Delawaré to the south, transecting southwest Chester
County and extending northwest into adjoining Lancaster County The other roads in the vicinity of

the subject are for the most part, two lane rural roads with relatively low traffic volume. The nearest
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commercial uses are represented by a small retail shopping center along Route 836 that is
anchored by a convenience store with gasoline sales.

The southern boundary of the property is just north of the Pennsylvania/Maryland State
border and abuts the Fair Hill Natural Resource Management Area (“Fair Hill") in the State of
Maryland. Fair Hill was once agricultural farmland owned by Wiliam duPont, Jr., an avid
horseman, which is similar in character to the subject property (which it adjoins). It was acquired
from Mr. duPont's estate circa 1975 and is now part of the Maryland state parks system. It
contains approximately 5,633 acres with rolling hills, streams, and meadows and is a pristine
recreational center. Fair Hill includes a turf riding course with steeplechase, timber course and flat
races are held; approximately 80 miles of multi-purpose recreational trails open to hikers,
equestrians, and bikers; hunting opportunities; fishing in Big Elk Creek; and fairgrounds and
activity centers. ‘

In addition, The Conservation Fund acquired over 700 acres of land in 2009 directly across
Strickersville Road from the subject property, and abutting Fair Hill. As a result, well over 6.000
acres immediately across from the property being appraised are controlled by the state of
Maryland and a strong conservation organization, and are likely to be preserved as open space in
perpetuity.

The neighborhood has been subject to some of the same malaise over the past decade
that has gripped Chester County's real estate market. The following tables for Chester County and
for Franklin, New London, and Elk Townships? summarize a pattern of declining prices, longer
time frames to achieve a sale, and a lower sales volume,

2 Not enough sales data was available within the individual townships to ascertain price trends. Therefore, data from

the Trend Multi-List Service relating to cumulative residential aclivity in Elk, Franklin, and New London Townships was
reviewed.
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Residential Market Trends — Chester County

Year Average Sale Price # Unﬁoimd per Days on Market

2007 $381,370 516 71

2008 $367,214 419 81

2009 $335,652 408 88358

2010 $354,438 391 93

2011 $345,153 379 106

2012 $333,626 466 97

2013 $347,857 543 75

2014 $357,177 632 70

2015 $358,625 584 69
Through April 2016 $346,036 571 83

Year Average Sale Price | # U8 SAIPET | pays on Markcet

2007 $387,831 1" 85

2008 $386.553 7 82

2009 $369,048 6 11

2010 $354.339 8 72

2011 $334,974 7 109

2012 $336,544 8 83

2013 $325,031 9 93

2014 $353,986 11 70

2015 $365,998 12 85
Through April 2016 $319,132 7 91
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Development pressure in this quadrant of Chester County grew in the mid to late 1980s for
more intensive residential utilization as New Castle County, Delaware and Chester County,
Pennsylvania both expanded. The scarcity of desirable developable land in Delaware had shifted
the focus of development attention to areas of Pennsylvania over the Delaware state line. An early
1990s regional and national real estate recessién impacted real estate values and growth in the
general area; however, the market rebounded in the late 1990s until it again peaked and declined
circa 2008.

Between 2012 and 2015, the market improved as sale prices and the number of sales
increased, while marketing times decreased. However, over the first four months of 2016, the
market slipped again, suggesting the recovery may have less resiliency than hoped.

In sum, the subject property is situated |n a quiet and appealing location which is gradually
transitioning from a rural area to a suburban one as the area grows. It is within good proximity to
employment opportunities and other amenities offered by Chester County, adjoining Cecil County,
Maryland, and nearby New Castle County, Delaware. Growth is expected to be moderate for the
mid term and will be dictated by the real estate market, and by job growth and the overall pace of
the economy, which are still muted.

The subject neighborhood is anticipated to remain a desirable area for residential
development over the mid to long term due io its location in an area of significant cultural,
aesthetic, and demographic amenities. As a result of the pattern of zoning in the neighborhood,
overall density should remain low, and its overall appeal and desirability should continue to grow.
Interestingly, despite its quiet, semi-rural tone, thé subject is an approximate 15 minute drive to the
center of Newark, Delaware, the home of the University of Delaware and the second largest City in
that state. Cautious optimism ‘

Those residential developments in the neighborhood of the subject property have been
inspected and reviewed. A recent sale profile in each of these nine residential developments is
presented on the following pages. The propertie§ are all single family detached homes located on

lots of approximately one to four acres, and rangé in price (excluding extremes) between $255,000
and $525,000.
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Residential Developments in area of the Subject Property
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Crossan Estates

Location: Just west of the intersection of Strickersville and Appleton
Roads, north side of Strickersville Road, Franklin Township,
Chester County, PA

Recent Sale Profile

Address: 7 Appleby Lane
Beds, Baths: 4/3/1

Age of Home (years): 16

Improvement Size: 3,900 Square Feet
Parcel Size: 1.70 acres

Date of Sale: 1/12/2016

Price: $380,000

Comments: This subdivision has approximately 40 homes. Sales in the past six years
have ranged from approximately $340,000 to $425,000.

Rec'd by Rep. John Lawrence 3/25/25 in response
to 11/25/24 DCNR Right To Know Request
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Brothers Riding

Location: North side of Strickersville Road between Appleton and Mt.
Olivet Roads, Franklin Township, Chester County, PA

Recent Sale Profile

Address: 5 Benjamin Run

Beds, Baths: 4/2/1

Age of Home (years): 31

Improvement Size: 2,236 square feet

Parcel Size: 2.0 acres

Date of Sale: 6/18/2010

Price: $330,000

Comments: This subdivision has approximately 34 lots. Sales in the past six years have
ranged from $270,000 to $340,000.

Rec'd by Rep. John Lawrence 3/25/25 in response
to 11/25/24 DCNR Right To Know Request
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Coventry Greene

Location: West side of Route 841 (Chestervile Road) north of its
intersection with Strickersville Road, Elk Township, Chester
County, PA

Recent Sale Profile

Address: 303 Baker Drive

Beds, Baths: 4/3/1

Age of Home (years): 19

Improvement Size: N/A

Parcel Size: 1.20 acres

Date of Sale: 7/31/2012

Price: $300,000

Comments: This subdivision has approximately 65 homes. Sale prices in the past six
years have ranged from $255,000 to $368,000.

Rec'd by Rep. John Lawrence 3/25/25 in response
to 11/25/24 DCNR Right To Know Request
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Southview

Location:

Recent Sale Profile

AN
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South side Route 841 (Chesterville Road) west of its
intersection with Walker Road, Franklin Township, Chester
County, PA

Address: 301 Belmont Court

Beds, Baths: 4/2/1

Age of Home (years): 22

Improvement Size: N/A

Parcel Size: 1.60 acres

Date of Sale: 10/26/2011

Price: $410,000

Comments: This subdivision has approximately 25 homes. Sale prices in the past six

years have ranged from $399,000 to $435,000.

Rec'd by Rep. John Lawrence 3/25/25 in response
to 11/25/24 DCNR Right To Know Request
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High Pointe Meadow

Location:

Recent Sale Profile

Page 23

South side of Route 841 (Chesterville Road) west of its
intersection with Walker Road, Franklin Township, Chester
County, PA

Address: 100 Sycamore Knoll Lane

Beds, Baths: 4/2/1

Age of Home (years): New

Improvement Size: N/A

Parcel Size: 1.15 acres

Date of Sale: 11/29/10t

Price: $400,000

Comments: This is a newer subdivision that was started several years ago with

approximately six lots and one spec house. At the time of the valuation, there
was one sale within the past six years at $400,000.

Rec'd by Rep. John Lawrence 3/25/25 in response
to 11/25/24 DCNR Right To Know Request
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Hunters Crossing
Location: South side Route 841 (Chesterville Road) at its intersection

with Walker Road, Franklin Township, Chester County, PA
Recent Sale Profile

Address: 100 Timber Jump Lane
Beds, Baths: 4/2/2

Age of Home (years): 24

Improvement Size: N/A

Parcel Size: 2.00 acres

Date of Sale: 2/19/2015

Price: $410,000

Comments: This subdivision has approximately 15 homes. Sale prices in the past six
years have ranged from $350,000 to $431,000.

Rec'd by Rep. John Lawrence 3/25/25 in response
to 11/25/24 DCNR Right To Know Request
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Chisel Creek

Location:

Recent Sale Profile

Page 25

East of Appleton Road north of its intersection with
Strickersvillle Road, Franklin Township, Chester County, PA

Address: 16 Chisel Creek Drive

Beds, Baths: 4/2/1

Age of Home (years): 13

Improvement Size: N/A

Parcel Size: 1.0 acre

Date of Sale: 11/12/2013

Price: $378,000

Comments: This subdivision has approximately built around the Chisel Creek Golf Club.

Sales in the past six years have ranged from $275,000 to $405,000.

Rec'd by Rep. John Lawrence 3/25/25 in response
to 11/25/24 DCNR Right To Know Request
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Meadow Woods
Location: East of Appleton Road north of its intersection with

Strickersvillle Road, Franklin Township, Chester County, PA
Recent Sale Profile

Address: 13 Meadow Wood Lane
Beds, Baths: 5/31

Age of Home (years): 25

Improvement Size: 3,937 square feet
Parcel Size: 2.0 acres

Date of Sale: 7/29/2013

Price: $427,500

Comments: This subdivision has approximately 14 homes adjacent to the Chisel Creek
Golf Club. Sales in the past six years have ranged from $357,000 to
$427,500.

Rec'd by Rep. John Lawrence 3/25/25 in response
to 11/25/24 DCNR Right To Know Request
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Flint Hill Crossing

Location: South side of Strickersvillle Road east its intersection with
Appleton Road, Franklin Township, Chester County, PA
Recent Sale Profile

Address: 19 Sienna Drive
Beds, Baths: 4/4/1

Age of Home (years): 10

Improvement Size: 6,009 square feet
Parcel Size: 0.81 acres

Date of Sale: 07/31/2013
Price: $390,000

Comments: This is a new subdivision with over 50 homes. Sales in the past six years have
ranged from $290,000 to $525,000.

Rec'd by Rep. John Lawrence 3/25/25 in response
to 11/25/24 DCNR Right To Know Request
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PROPERTY DESCRIPTION

The property being appraised consists of seven contiguous Chester County tax parcels
bordered to the south by Strickersville Road, to the north and west by Route 841, and to the east
by two residential subdivisions; and containing a total of approximately 982.6 acres. The parcel is
depicted in the following exhibit. In addition, phbtographs of the subject property are included
within the Addenda.
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Acquisition Area outlined in yellow and does not include tax parcel 72-6-14 containing 5 acres

The property is a somewhat irregularly shaped, yet entirely functional parcel situated on
the north side of Strickersville Road between Appleton Road and Route 841 (Chesterville Road),
and is bisected in a north/south direction by the Big Elk Creek, which is a part of the Chesapeake
Bay watershed and a tributary of the Elk River. The property offers approximately two miles of
frontage on each side of the Big Elk Creek. A number of smaller streams branch from the Big Elk

Creek at intervals and flow through the property.

Rec'd by Rep. John Lawrence 3/25/25 in response
to 11/25/24 DCNR Right To Know Request
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Paved public road frontages (approximate estimates scaled from maps) include the north
side of Strickersville Road (6,200 feet), the east side of Route 841 (1,900 feet), and the south side
of Walker Road (1,700 feet). |

In addition, the property has unpaved (dirt/gravel) road frontage on both sides of
Springlawn Road (about 22,000 feet meandering through the property), and Mount Olivet Road
(about 3,800 feet traversing the property from north to south).

The parcel is primarily of cleared areas comprised of cropland and pasture, with some dry
and wet meadows. In addition, wooded areas are interspersed through the tract and along the
borders of the Big Elk Creek and its tributaries: that flow through the tract. The tract is of rolling
topography with gently rolling grades for the mosf part mixed with areas of moderate (15% to 25%)
and steep (25%+) slopes. Elevations range from approximately 200 feet along Big Elk Creek, to a
high elevation of about 410 feet in the southwesteﬂy quadrant of the property just north of
Strickersville Road. The areas of steep slopes are concentrated primarily in wooded areas on both
sides of streambeds. :

The principal soil types are of the Manor loam series. Manor soils consist of shallow, well-
drained soils located on uplands which are typically productive for agriculture and conducive to
building development, readily absorbing wastes and suitable fields for septic tanks. In addition,
there are pockets of Glenelg and Glenville silt loams which are comprised of moderately deep,
well-drained soils located on uplands, these soils also readily absorb wastes and are suitable
fields for septic tanks. As noted, the tract is tmnéected in a north/south direction by Big Elk Creek.
Steeper sloped soils of the Manor and Glenelé series are located along the banks of Big Elk
Creek. Other soil types near Big Elk Creek include Chewacla silt loams (Ch), Conagree silt loams
(Cn), Worsham silt loams (WoA), and Wehadkee silt loams (We). These are low lying, alluvial and
hydric soil types that typically impose severe limitations on development.

FEMA flood maps, NWI wetlands maps, and the Brandywine Conservancy’s map “Elk
Creek Tract Alluvial and Hydric Soils” identify areas along Big Elk Creek and several of its
tributaries as being contained within ﬂoodplain and wetlands (there is considerable overlap).
These areas are approximately100 to over 700 feet wide along the Big Elk Creek. Significant
areas of Springlawn Road and Mount Olivet Road (both are unpaved) are contained in floodplain
and wetlands

Electricity is available in the area of the subject property. Water supply and sewage
disposal would require the use of on-site systems which is typical in this area and would appear to
be viable based on the property’s topography and soil types.
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The natural areas and features noted above, together with possible drainage areas on the
site, soil capabilities, and other features that wodld be designated at such time as the parcel (or
portions thereof) moved through the subdivision»process. would impose certain limitations upon
development. However, it should be noted that virtually all parcels in this area possess natural
resources to varying extents that must be factorea into the development process. The property is
extremely visually appealing and of overall very good utility with respect to potential developability,
and/or agricultural or open space usage. It has adequate road frontage to provide for suitable
access. The maintenance of the property has beén diligent, involving careful blends of agricultural

production and meadows, natural woodlands, and streambeds of Big Elk Creek.

ZONING
Chester County zoning is administered at the Township level. The subject property is
situated within the Townships of EIk, New London, and Franklin, each of which have separate

zoning regulations. The table below summarizes the zoning of the tracts within each township.

TOWNSHIP ACREAGE ZONING
Elk 515.3 acres (52%): R-2 (Agricultural Residential District)
Franklin 448.00 acres (46%); AR (Agricultural Residential District)
New London 19.30 acres (2%) R-1 (Low Density Residential)
Total 082.6+ acres (100%) B‘:g‘ﬁ};’:ﬂfg&::‘;:&fﬁfﬁg:‘”

Elk Township
Those portions of the subject property located in Elk Township, consisting of 515.3 acres

(52% of the total land area), are zoned in an Agricultural Residential (R-2) classification. The
purpose of this classification as defined in Elk Township’s zoning code is to preserve agricultural
lands, support the preservation of sensitive environmental features, provide opportunities for
housing types at a density and in a cluster configuration that preserves and protects the rural
character of the Township, to limit haphazard and strip development of agricultural lands and to

provide farmers with a variety of agriculture related use opportunities.
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In addition to agricultural uses, uses permitted by right include farm houses or single family
dwellings, in accordance with the provisions of the Cluster Development Option, woodland or
game preserve, horticultural uses, tenant house, business associated with agriculture, accessory
agriéultural dwellings, horticulture, residential accessory uses, minor home occupations, bed and
breakfast facilities and forestry. Agricultural parcels require a minimum lot area of 10 acres.

Residential density is determined by a calculation that subtracts 100% of existing and
proposed road right of ways; ponds and lakes; wetlands, floodplains and prohibitive slopes; and
25% of Class |, II, and |ll agricultural soils and precautionary slopes from the gross acreage of the
site. The determination of the maximum residential density is calculated by dividing the net
buildable acreage in half. For parcels consisting of 30 acres or more the cluster development is
mandatory, and provides for a base density of 1 dwelling per two acres of net buildable acreage.
The minimum lot area for a residence with on-lot water and sewer is one acre, and 45% of the
tract must be set aside as open space.

Franklin Township

Those portions of the subject property located in Franklin Township, consisting of 448.00
acres (46% of the total land area), are zoned in an Agricultural Residential District (AR)
classification. The purpose of this classification as defined in Franklin Township’s zoning code is to
encourage the use of prime agricultural lands for cultivation and to conserve critical environmental
areas by maintaining a relatively low density. Thé AR District has been located along roads which
cannot accommodate high traffic volumes. On site domestic water systems are to be provided to
help replenish the supply of groundwater.

In addition to agricultural uses, uses permitted by right include single-family detached
dwellings, nonprofit public or private park, naturé center or arboretum, and cemeteries. Agricultural
parcels require a minimum lot area of 10 acres. Parcels of 15 acres or more must be developed in
accordance with the clustering of lots, except where open space conservation conventional
development is proposed. Sites of 15 acres or less may utilize an optional design approach as
outlined in Section 1510.

An open space design program provides for the protection of natural resources,
preservation of scenic vistas, less impervious coverage than conventional development, reduced
subdivision costs, a reduction in environmental impacts, energy conservation, and preservation of
open space and agricultural land. The maximum gross density permitted is .5 dwelling units per
acre, although actual densities will be lower. The minimum lot size for communities with individual
sewers is reported to be 30,000 square feet.
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If an open space conservation conventional development option is used, the maximum
number of dwelling units permitted is one dwelling unit per 10 gross acres of site area, with a
minimum lot area of 10 acres. ‘

New London Township

Those portions of the subject property Iocated in New London Township, consisting of 19.3
acres (2% of the total land area), are zoned in a Low Density Residential District (R-1)
classification. The purpose of this classification as defined in New London Township's zoning code
is to accommodate housing types which typify the rural residential character of the Township.
Properties in this district may be served by individual on-lot water supply and sewage systems,
and may use the lot-averaging system to achieve some site design flexibility.

Among the uses permitted by right are agriculture, single-family detached dwelling,
forestry, municipal uses, and lot averaging of residential lots on tracts between 5 and 25 acres.
The minimum lot area for single family dwellings is two acres.

Residential lot averaging is available on qualifying properties to permit a more attractive
management of dwelling units and lots, protect sensitive environmental features, and allow land to
be developed more efficiently and economically than possible under conventional lot development.
The maximum density in this district for lots with on-lot water and sewage systems is .5 lot per
acre, with a minimum lot size of one acre.

For further specifics, the reader is referred to the zoning codes and all other applicable

land use regulations of Elk, Franklin, and New London Townships.
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HIGHEST AND BEST USE

The concept of highest and best use represents the premise upon which value is based.

In the context of most probable selling price (market value) another appropriate term to reflect
highest and best use would be most probable use. Highest and best use has been defined as:

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

This definition applies specifically to the highest and best use of the land. Buildings,
substantial improvements, or even a long term lease may dictate a use irrespective of any
theoretical utility. The existing use will continue, however, until the value of the underlying land, at
its highest and best use, exceeds the value of the total property as currently utilized.

Factors analyzed in a highest and best use study include locational attributes, the
property's physical features, current and potential zoning and economic and social trends. This
study forms the basis for the entire valuation procedure.

Implied within these definitions is recognition of the contribution of a property's specific use
in the environment and to community development goals in addition to wealth maximization of
individual property owners. Also implied is that the determination of highest and best use results
from the appraiser's judgment and analytical skills, i.e., that the use determined from analysis
represents an opinion, not a fact to be found. In appraisal practice, the concept of highest and best
use represents the premise upon which value is based.

A property's use is limited by its physical attributes such as its location, size, shape, and
natural resources. The subject property has been described previously. Access to the parcel is
easily accomplished from its ample road frontages. The parcel is of functional shape, is visibly
appealing, and is of very good overall utility with respect to soil types, topography, ground cover,
and other natural features. The Big Elk Creek and some streambed areas meander through the
tract, but it appears that these could be incorporated into a logical plan that would encompass
additional development and which would maintain a reasonable degree of the privacy and
ambiance of the setting that the property enjoys. Public utilities are not available; however, it
appears that soil types on the majority of the. property would be capable of private well and
septic systems for water and sewage disposal.
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Due to the characteristics previously noted, it appears that physically the parcel could be
developed at a density generally proportionatej to its size. The property’s varied topography,
extensive road frontage, and the blend of natural resources and readily developable acreage
provide attributes that would facilitate an éppealing development. The current zoning
classification would theoretically allow for further subdivision of the property, and further
subdivision of the tract has been considered due to its large size. The size of the subject
property is a critical factor in estimating its highes:t and best use and is addressed subsequently in
this section.

Zoning regulations, building codes and planning districts restrict a property's use to certain
categories. The three townships that regulate the land usage of the property have zoning in
agricultural residential or low density classiﬁcétions that restrict the property generally to
agricultural usage and low density, single family residential development. The subject is similarly
zoned to other properties in the immediate locale, and based on a lack of rezonings in the area,
the residential orientation of neighboring improvements and developments, physical limitations
of portions of the site, and the high degree of conformity of surrounding land uses, it is highly
unlikely that the subject zoning could be changéd to another classification which would provide
for more intensive development. Based on the nature of surrounding land uses, the prevalence of
low density residential usage in the immediate vicinity, surrounding zoning, and land development
patterns in the area, it is unlikely and indeed, highly speculative that a rezoning to a classification
permitting non-residential or more dense residential development would be permitted.

Both Elk and Franklin Townships offer open space or cluster development options which
provide a flexible plan utilizing smaller lots. This type of development has been employed
previously in this market segment. These development options provide for a potentially higher
density than can normally be achieved in a conventional subdivision, as well as flexibility in
planning. In return, however, a larger percentage of the parcel must be set aside for open space
requirements. The physical characteristics of the site such as its streambeds and other natural
resources would lend themselves to this type of development.

After analyzing the physically possible and legally permissible aspects of the property, the
highest and best use is considered in light of ﬁna’ncial feasibility and maximum productivity. For a
use to be seriously considered, it must have the potential to provide a sufficient return to attract

investment capital over alternative forms of investment.
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Due to its superb physical characteristics, the overall property is of good developability
subject to two principal limitations. The first limitation relates to the property’s extremely large
size. Most developers in this market, even during boom times, seek parcels of say, 50 to 150
acres which can be further subdivided. Relatively few developers (even on a regional or national
basis) have the financial resources to acquire a parcel the size of the subject, which carries
more risk than a smaller sized tract. Simply stated, other factors being equal, buyers pay less
per acre for larger tracts that expose them to multiple market cycles and added uncertainty.

The second limitation ties in to an extent with the size issue and relates to market
conditions and the overall economy. Demand in this segment of the market for residential land
by developers and for building lots by builders and prospective residents had been high in the
early 2000’s until 2006. The pattern demonstrated was one of sharply rising prices until 2006
when the market began to experience fewer buyers for homes, more sellers, increased
marketing times and a significant reduction in demand. Prices declined, with builders and
developers reining in their plans. Some national and regional developers backed out of pre-
existing commitments to acquire land or lots when possible. At this point market conditions
remain uncertain, but developers are now testing the waters and beginning some new projects.
Although there has been no dramatic reversal, it appears the market may be gradually be
improving, albeit slowly and subject to fits and halts.

A well designed single family residential development would tie in logically with
surrounding subdivisions, which are comprised for the most part of low density single family
development. This type of low density developmént would also be permissible under the subject's
current zoning. Demand in the area has been down, but can be expected to grow over the mid to
long term. ‘

However, due to the rather static economic conditions impacting the overall economy and
real estate specifically, as of the valuation date few buyers would plunge ahead with a subdivision
of the property with the prospects of immediate development with a large scale housing project.
Rather, a prudent buyer would acquire a property such as the subject for future development over
the mid to long term, and use the current market for planning and obtaining approvals.
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With the above factors in mind, based on a review of the property with respect to its
physically possible, legally permissible, ﬁnancial[y feasible, and maximally productive usage, the
highest and best use is considered to be to hold the property for potential residential
development in accordance with current zoning ordinances. The ultimate development of the
property with homes would be tied in with the recovery of the real estate market.

Our analysis indicates that development fin this capacity represents the most applicable
blend of wealth maximization, compatibility with nearby land uses, current development pattemns,
community goals, and existing land use regulatiohs and restrictions. This estimate of highest and
best use is based upon an analysis of the physically possible, appropriately supported, and
financially feasible uses of the site, resulting in the highest value for the property.

THE APPRAISAL PROCESS |

The appraisal process is a systematic prdgram by which the problem is defined; the work
necessary to solve the problem is planned; and the data is gathered, classified, analyzed, inter-
preted, and translated into an estimate of value. The appraiser will normally base an opinion of
value on one or more of the following three approaches to value, properly emphasizing one or
another as circumstances warrant: :

The SALES COMPARISON APPROACH: The process of deriving a value
indication for the subject property by comparing sales of similar properties to the
property being appraised, identifying appropriate units of comparison, and making
adjustments to the sale prices (or unit prices, as appropriate) of the comparable
properties based on relevant, market-derived elements of comparison. The sales
comparison approach may be used to value improved properties, vacant land, or
land being considered as though vacant when an adequate supply of comparable
sales is available. (p.207)

The INCOME CAPITALIZATION APPROACH is “a specific appraisal techniques
applied to develop a value indication for a property based on its earning capability
and calculated by the capitalization of property income. (p. 115)

The COST APPROACH is “a set of procedures through which a value indication is
derived for the fee simple estate by estimating the current cost to construct a
reproduction of (or replacement for) the existing structure; including an
entrepreneurial incentive or profit; deducting depreciation from the total cost: and
adding the estimated land value. Adjustments may then be made to the indicated
fee simple value of the subject property to reflect the value of the property interest
being appraised.” (p. 54)
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Reconciliation is the final appraisal step, and is the process by which the relative merits
and reliability of each approach are weighed to reach a final value estimate.

An application of the Cost Approach is not utilized because the property is essentially
unimproved with the exception of fencing and unpaved roads which do not contribute to the value
of the property based upon its highest and best use. A typical application of the Sales Comparison
Approach is also not viable due to the large size of the subject property. In an ideal world, there
would be a number of recent sales of parcels in 'the neighborhood ranging from say, 500 to 2,000
acres which could be directly related to the propény being appraised. However, at 982.6 acres it is
far larger than any of the sales of acreage in the market area. The data consistently reflects sales
of tracts under 200 acres, which are of a size that is sought and available in the market.

Itis likely that a sale of the subject on the open market would involve a buyer who acquired
the tract over time, or paid a price reflecting the large size of the tract and the extended time
horizon that would be entailed in developing the zsubject. This requires an analysis of the impact of
the size of the property so as to differentiate between the price of an approximate 100 acre tract
that would be more readily marketable to a developer versus the long term nature of an acquisition
of the entire subject 982.6 acre subject tract.

To appropriately address the valuation of this unique property and to apply a logical
methodology to the size issue, a variation of the Income Capitalization Approach known as
Subdivision Development Analysis, or Developmental Analysis, has been utilized. This
incorporates elements of the Sales Comparison Approach and an analysis of the potential income
that could be generated by the sale of the subject property based upon its highest and best use. A
typical application of the Income Capitalization Approach could not be applied since the subject
has a highest and best use as a potential development project over the long term as opposed to
being currently used as an income producing vehicle such as an office building, apartment
complex or the like. However, a variation of the Income Capitalization Approach utilizing a
discounted cash flow analysis, known as a Subdivision Development Analysis, has been utilized.

In this approach, supply and demand factors are assessed to provide for a reasonable
absorption rate for the 982.6 acres that comprise the subject property. Using this approach
represents a market oriented method of analyzing the extremely large size of the subject property
as compared to more typically sized properties within this market. The projected retail prices of
logical divisions of the subject tract are estimated by applying the Sales Comparison Approach.

In the next phase of this approach, cash flows are projected for income and expenses
(including the amount of profit a typical buyer wohld require to coordinate this effort) on a period by
period basis. The net cash flow for each period is discounted back to point zero to arrive at the
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present value of the net cash flows. The discourjt rate applied is derived from and supported by
the market, and reflects the risks involved in the property.

VALUATION :

In valuing the subject property, a subdivision development analysis has been performed
based upon the highest and best use of the property being appraised. This type analysis provides
a way of viewing how the market would perceive :and react to the large size of the property being
appraised. The reality is that most buyers and :sellers in this market segment are transferring
smaller parcels in the range of 50 to 150 acre§ which could be taken through the subdivision
process and developed with single family residential building lots. Acquisition of a property as
large as the subject would likely occur over a period of several years in a staged acquisition or at a
per acre rate significantly less than the per acre réte being paid for smaller 50 to 150 acre parcels
that are more prevalent in the market.

Transitional land such as the subject draws from a buyer pool that includes not only large
development firms who seek to land bank quality parcels of land in both up and down market
cycles, but investors who seek long term stability in their portfolio. These type investors do not
require that all their assets generate immediate and consistent cash flow, but rather seek long
term price appreciation. Although the classic and primary application of discounted cash flow
analysis is in valuing land that is being marketed to end users in the form of building lots,
outparcels, or completed residences; it can also be applied in the valuation of tracts such as the
subject that are too large for a typical local developer to develop within a three to five year time
frame. |

To model this process, a hypothetical phased acquisition of the overall property over a
multi-year period is projected. The overall 982.6 acre tract is segmented into several smaller “sub-
parcels” that bear a more direct relation to typical parcels being bought and sold in this segment of
the market. The retail values of these sub-parcel$ are estimated on a per acre basis based upon
comparison with similar properties in this market area. This indicates the gross proceeds to be
derived from sales of individual segments of the property (not to be confused with the “as is”

market value of the entire 982.6 acre property).
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From the gross proceeds that would be realized from the sales of these sub-parcels, the

following costs are deducted:

1. Direct costs: i.e. any construction related costs incurred in completing the
development of the project to its proposed highest and best use.

2. Indirect costs: i.e. non-construction costs that must be charged to the property.
3. Developer's profit

Deducting these costs results in net prbceeds prior to discounting for the time value of
money. The net proceeds have been discounted to present value based upon the estimated
absorption period for the property. The present worth factor applied to the net proceeds on an
annual, period by period basis, indicates the market value of the property according to potential
highest and best use under the assumptions incorporated in the projections.

The following two pages contain two exhibits. The first is an overall map of the subject
property. The second is an exhibit that depicts the subject property as divided between five
hypothetical “sub-parcels” each measuring apprdximately 200 acres.

The overall tract of 982.6 acres has been hypothetically subdivided into five roughly
equally sized parcels, each measuring approximately 200 acres. Each parcel has adequate paved
road frontage; proportions of wooded and cleared acreage, and stream and creek frontage. These
are not intended to be precise delineations. Rather, they are intended to show a logical manner in
which the overall subject tract could be absorbed or “taken down” over time.

It is also important to note that in this instance, the utilization of a subdivision development
analysis is somewhat different than in a typical valuation problem. In most instances, this
methodology is applied when a property is planned for immediate development with building lots
that can be improved and marketed to end users such as homebuilders or home buyers. Aithough
the ultimate highest and best use of the property would involve this type of development, its
current highest and best use is to be held for future residential development. The developmental
analysis does not entail planning and engineering, or the construction of roads and installation of
utility infrastructure. Rather, this approach is used as an organized and cohesive method or tool to
analyze the market's reaction to the property"s large size. Accordingly, deductions for hard
developmental costs such as infrastructure or for the extensive planning and engineering involved

in creating approved individual lots and a road a¢cess system are not involved in this case.
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Rec'd by Rep. John Lawrence 3/25/25 in response
to 11/25/24 DCNR Right To Know Request
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Individual Value Estimates For Acreage
The Sales Comparison Approach has initially been utilized to estimate the value of the

hypothetical sub-parcels. Four of these are estimated to contain approximately 200 acres each,
and the fifth would contain approximately 182.6 acres. Each of the five sub-parcels has adequate
and proportionate road frontage, and generall){ similar features with respect to size, shape,
topography, access to the Big Elk Creek and its ;tributaries, and potential density. Accordingly, a
per acre value is derived for a typical sub-parcelgwhich can be applied to each of the other sub-
parcels. This represents the current “retail” value that would be applicable to each of the five sub-
parcels if they were independent, subdivided, staridalone parcels of approximately 200 acres.

Ideally, the search for comparable sales would only require going back a year or two from
the valuation date. However, in this instance, data was relatively scarce due in part to the high
proportion of land in strong family ownership and the proximity of the adjacent Fair Hill preserve.
Indeed, the Fair Hill Natural Resource Management Area and the Springlawn tract (of which the
subject is a part) encompass over 7,300 acres. Numerous sales of multi-acre residentially zoned
properties occurring over the past decade in this quadrant of Chester County and neighboring
New Castle County, Delaware and Cecil County,'MaryIand have been reviewed. From this broad
data base, the data has been narrowed to those properties considered most similar to the subject
sub-parcels with respect to elements of comparison such as market conditions, zoning, location,
availability of utilities, and physical characteristids. Physical characteristics include such features
as size and shape, frontage, topography, location, view, contour, grade, and drainage.

Six such sales are outlined on the following pages followed by a map of their locations and
a summary of how the sales relate to the approximate 200 acres of raw land in one of the sub-
parcels. The data has been analyzed on the basis of sale price per acre of land area to provide for
a common unit of comparison often utilized by buyers, sellers, and brokers of this type property.
Prior to adjustment, the data range between $14,332 per acre and $33,202 per acre.
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Sale 1

Location:

Date: June 2006
Price: $5,567,940
Deed Record: 2163/490
Tax Parcel: 4-14-7
Seller:

Buyer:

Parcel Size: 167.7 acres -
Price per Acre $33,202/acre

Comments: This property is located south of Route 273, east of Appleton
Road, and north of Jackson Hall School Road. The property was acquired by Newark Country
Club who planned to develop a new country club facility with an 18 hole golf course on the tract.
The new facility would replace the club’s existing facility located within the City of Newark. Plans
for the new facility were shelved when the real estate recession took hold in the 2008 time frame.
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Sale 2

Location:

Price: $900,000

Deed Record: 8563/0899

Tax Parcel: 72-07-0002
Seller:

Buyer:

Parcel Size: 47.7 acres
Price per Acre $6,093/acre

Comments: This tract fronts the west side of Appleton Road and the south
side of Walker Road. It is improved with a farmhouse and other agricultural type improvements.
The parcel was sold subject to an agricultural easement that permitted only two residences.

Rec'd by Rep. John Lawrence 3/25/25 in response
to 11/25/24 DCNR Right To Know Request
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Sale 3

Page 45

Location:

Date:

Price:

Deed Record:

Tax Parcel: 71-1-44
Seller:

Buyer:

Parcel Size:

Price per Acre
Comments:

F

$1,100,000
8706/2093

76.8 acres
$14,322/acre
Cleared tract of agricultural property improved with an older

farmhouse and two barns in poor condition. Approximately 90% of the tract is tillable acreage with
frontage on the south side of Saginaw Road.

Rec'd by Rep. John Lawrence 3/25/25 in response
to 11/25/24 DCNR Right To Know Request
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Sale 4

Location:

Date: October 2013
Price: $2,040,000
Deed Record: 8836/2230
Tax Parcel: 69-09-0041

Seller:

Buyer:

Parcel Size: 139.10 acres
Price per Acre $14,665/acre

Comments: Primarily cleared, rural, unimproved acreage located on
Greenhouse Road, and Mount Olivet Road. Some wooded area is situated along two creeks that
traverse the property.

Rec'd by Rep. John Lawrence 3/25/25 in response
to 11/25/24 DCNR Right To Know Request
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Sale 5

Location:

Date: December 2014
Price: $1,150,000
Deed Record: 9034/0527

Tax Parcel: 70-05-0005 & 70-05-0009
Seller:

Buyer:

Parcel Size: 94.6 acres

Price per Acre $10,042/acre

F

Comments: Two contiguous tax parcels fronting the north side of
Strickersville Road and a two land, dead end road known as Schoolhouse Road. The property is
approximately 80% tillable acreage and improved with a 150+ year old farmhouse, barn and other
agricultural improvements. The parcel was sold subject to an agricultural easement limiting it to
two residences.

Rec'd by Rep. John Lawrence 3/25/25 in response
to 11/25/24 DCNR Right To Know Request
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Sale 6

A,

Date: January 2016
Price: $675,000
Document #: 9252/1446
Tax Parcel: 72-05-0063

Buyer:

Parcel Size: 70.6685 acres
Price per Acre $9,768/acre

Comments: Irregular shaped tract with interrupted frontage on Route 896,
and on Good Hope Road. It is comprised primarily of open land with some wooded areas near a
stream traversing the property. The property was sold subject to an agricultural easement
restricting it to a single residence.

Rec'd by Rep. John Lawrence 3/25/25 in response
to 11/25/24 DCNR Right To Know Request
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SUMMARY OF LAND SALES AND COMPARISON WITH SUBPARCELS OF SUBJECT PROPERTY
Data No. 1 2 3 4 5 6 Subject
Location
Price $5,567,490 $800,000 $1,100,000 $2,040,000 $1,150,000 $675,000 *$5,000,000
Date 6/06 1112 4/13 10/13 12114 116 2/16
Land Area 167.7 ac 147.70 ac 76.8ac 138.10 ac 94.6 ac 69.1 ac 200 acres
Price/Acre $33,202 $6,093 $14,322 $14,665 $12,156 $9,768 *$25,000
Eased/Uneased Uneased Eased Uneased Uneased Eased Eased Uneased
Prl:)?:rsl;edRifgor:ts Similar Inferior Similar Similar Inferior Inferior -
Adjusted Rate $33,202 $24,372 $14,322 $14,665 $24,312 $24,420 -
c or(n);::tlalility Superior Inferior Inferior Inferior Superior Similar -
Adjusted Price $26,562 $26,809 $22,915 $23,464 $22,896 $24,420 -

*Market value indications for the raw acreage encompassed in typical 200 acre sub-parcel
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The data utilized represents sales of parcels from approximately 69 acres to 168 acres,
in contrast to the size of a typical sub-parcel at approximately 200 acres. The transactions
occurred between June of 2006 and January of 2016, with five of the six sales taking place
between November 2012 and January 2016. All were in the locale of the subject and
represented sales of properties which could be evaluated by a knowledgeable purchaser or
seller of any of the sub-parcels to assist in ascertaining an appropriate value. All the sales
were either unimproved or had improvements of relatively nominal contributory value in
relation to the underlying land. Prior to adjustment, the sales ranged between $6,093 per acre
and $33,202 per acre. Although it is recognized that there are physical, economic, and
locational differences in the sales reviewed, they are of sufficient comparability, if analyzed as
to various elements of comparison, to formulate a reliable indication of value for the raw land
component of this sub-parcel of the subject.

The sales have been considered as they relate to the subject property with adjustments
for differences depending on whether the comparable sale is considered superior, similar, or
inferior to the subject. The adjustments have been made on a relative basis from a review and
analysis of the market. If specific data is not available to provide quantification for adjustments, a
more subjective analysis utilizing the appraiser's judgment and experience is undertaken. Tax
maps and other data relating to each of the'comparable properties was gathered and studied,
and each property was physically viewed.

The first adjustment is made prior to any other adjustments because it represents the
most significant difference between several of the comparable sales and the subject property. In
this instance three of the sales (Sales 2, 5, and 6) were subject to conservation easements that
significantly restricted their use prior to the sale. These easements limit the development of these
three sale properties to either one or two primary residences as opposed to the subject property,
which is not encumbered by easements that would restrict its development. Accordingly, a
significant positive adjustment is required in each of these cases because the subject property
would ultimately be capable of being developed at a far higher density than these three sales.
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The second adjustments relate to property rights, financing, conditions of sale, and
market conditions. Property rights pertain to the transfer of fee simple or partial interest in title
such as condominium rights. Financing adjustments require comparison where appropriate for
transactions with unusual financing which is: not representative of a cash transaction or its
equivalent. A conditions of sale adjustment is based upon the motivations of parties for such
situations as a property owner who had a particular need to acquire specific property. Market
condition adjustments refiect changes in the market between the time of sale of the comparable
property and the effective date of the appraisal.

In the instant case, all the properties were fee simple transactions made on a cash or
equivalent basis. No financing or unusual conditions of sale were involved. Market conditions
declined since 2006 and current date, and have not yet recovered. However, there has been

'some appreciation from 2012 to current date. Adjustments are considered as appropriate to
account for shifts in the market during the time period the sales occurred.

The unit rate is also adjusted for differe;nces in overall land utility, character and qualities;
locational features; size and characteristics of the improvements (if applicable), etc. Adjustments
in the category of overall utility consider factors ( as applicable in the instant case) such as
availability and cost of utilities, potential density of development, topography, access, frontage,
potential development costs, parcel size, zoning restrictions, the presence of improvements that
may have impacted the sale price, and the like.

Locationally, the subject is situated in.a prime location with respect to this quadrant of
Chester County. However, properties located further west and north are more rural in character,
less developed, and command lower per acre prices. In these cases, locational adjustments are
made as appropriate. ‘

The size of the parcels also influences their value. At 200 acres, the hypothetical sub-
parcel is larger than the size range df the sales occurring in this segment of the market. The
other two sub-parcels are also larger. As noted previously, other factors being equal, larger
parcels typically command a lower price per acre than smaller tracts. The market is more limited
for large parcels because investors in extremely large parcels are often investors who do not
require periodic cash flow from an investment, and who seek diversification of an investment
portfolio and mid to long term gains through growth of the asset's value over time. Smaller tracts
have the advantage of attracting developers as part of the buyer pool, who typically buy only as
much land as they can use within the next few years. Moreover, larger parcels require a greater
up front investment than smaller tracts, and are often more risky as they can expose a buyer to

the uncertairities ‘of \multiple’ market 'cycles! For these” réasons, (asstifriing “other factors are
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equal) a “typical” 50 to 100 acre parcel will normally command a higher per acre rate than a 300
acre parcel; while the 300 acre parcel will in tum normally sell at a lower per acre rate than a
600+ acre parcel, and so on. Adjustments are made as needed for the size factor.

Physically, the subject parcels are superior to the majority of the sales data. The subject
and each of the hypothetical sub-parcels represent a very high quality, attractive, well maintained
tract offering a desirable blend of viewscapes, rolling topography, streambeds, wooded areas,
and other natural features. Its topography offers the opportunity to develop the tract in a manner
that would be reasonably screened from surrounding development and which would preserve
scenic viewsheds using an open space or cluster option.

These factors have been considered as they relate to the analysis of each of the three
sub-parcels, and to the evaluation of the overall property of 982.6 acres as an entity. The
analysis encompasses not only the direct adjustment process, but also takes into account how
buyers and sellers would view the relative attributes of these properties within the marketplace.

Sale 1, at $33,202 per acre, represents a 168 acre parcel. In relating to the property
being appraised, overall downward adjustment is required. Market conditions declined since this
sale occurred in 2006 and have not fully recovered. In addition, it was anticipated that public
utilites would be made available to the sale property in the foreseeable future. These downward
adjustments indicate $26,562 per acre for the property being appraised.

Comparable Sale 2, at $6,093 per acre in 2012, requires very significant positive
adjustment in relating to the property being appraised. Initially, the sale property was sold subject
to an agricultural easement that restricted the property to a maximum of two primary residences,
whereas the subject property did not have these or any similar restrictions. Market conditions
have improved since the time of sale of the comparable property, and the subject property’s land
quality and setting is considered superior. After adjustments, this sale indicates $26,809 per acre
for this segment of the property being appraised.

Comparable Sale 3 is an April 2013 transaction at $14,322 per acre. In relating to the
property being appraised, positive adjustment is required for improved market conditions.
Although smaller than the subject property, it is in a more rural and remote location than the
subject, and the overall land quality of the property being appraised is superior. Adjusted, this
sale indicates $22,915 per acre for the subject.

Comparable Sale 4 is an October 2013 transaction at $14,665 per acre. This sale
requires positive adjustment for improved market conditions. The subject offers a more attractive,
private setting with higher land quality and attributes. Moreover, the location of the sale property

is more ruraland remote 'tfan that of the subject property. Positive adjustment for these factors is
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partially offset due to the smaller size of the sale property and the presence of a small ranch
dwelling which offers some minor contribution to value. After adjustment, this sale indicates
$23,464 per acre for the property being appraised.

Sale 5, at $10,042 per acre in 2014, is another eased parcel. It is restricted to a total of
two residences through an agricultural easement, which indicates a far lower density than could
be achieved on the subject property. Market conditions have improved since the time of this sale.
The subject's overall land quality is conside(ed superior to that of the sale property. These
positive adjustments are partially offset by downward adjust for the smaller size of the sale
property and the presence of agricultural improvements which offered some contribution to
value. Adjusted, this sale indicates $22,836 per acre for the property being appraised.

Sale 6 is a 2016 transaction at $9,768 per acre. Although the sale property is smaller
than the subject, significant positive adjustment is required to this sale for several important
reasons. It is eased and limited to one residence through an agricultural easement. It is of
irregular shape with interrupted frontage, and it lacks the overall land quality and ambience of the
subject property. Adjusted this sale indicates a rate of $24,420 per acre for the property being
appraised.

After adjustment, the data ranges between $22,915 per acre and $26,809 per acre. No
single data represents a “perfect fit" comparable sale that is similar in all aspects to the subject
property. However, after analysis, the data does bracket and indicate a logical range of value. In
our opinion, the sales reasonably bracket and point to a value conclusion of $25,000 per acre for
the hypothetical sub-parcels of approximately: 200 acres. As previously noted, the hypothetical
sub-parcels all possessed adequate road frontages, similar topography and areas of natural
resources, and frontage on the Big Elk Creek. Zoning restrictions are also similar.

Several additional comments are required with respect to the gross revenues to be
derived from the property through a hypothetical sale of the five hypothetical sub-parcels. First, it
is projected that the five sub-parcels would be “absorbed” over a five year timeframe, or one sub-
parcel annually, based on economic trends and supply and demand in this segment of the
market. Price appreciation of three percent annually (3%) is projected over the time frame.

Expenses: Direct costs (construction related costs), indirect costs (non-construction costs
that must be charged to the project), and developer's profit have been deducted from revenues
derived from the project on a period by period basis. These items are individually discussed

below.
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Development Costs: Normally in a development project, site development costs such as
clearing, grading, installation of roads, utilities and other infrastructure are incurred. However, in
the instant case, site development costs are not applicable because all the sub-parcels have
their own road frontages and would not require any infrastructure in order to be sold at the retail
values noted above. :

Entrepreneurial Profit: The profit performance of a real estate development has been
related to other industries and real estate investments. This provides an economic incentive to a
developer or buyer to coordinate and manage the process of the land planning process. This
allocation has been factored into the discount rate rather than being deducted as a line item in
the periodic cash flows.?,

Marketing and Sales Commissions: Brokerage commissions have been estimated at
four percent (4%) of the gross retail value to allow for advertising and marketing of the project by
a responsible real estate brokerage firm. Discussions with real estate brokerage offices
responsible for new home projects in this area and a review of multi-list information indicated
that typical commission structures can range between four and six percent.

Miscellaneous: An additional deduction of three (3) percent of gross retail sales proceeds

is made in each year-of the projection period to cover real estate taxes during the three year
period, liability insurance, the seller's share of transfer taxes, surveying, potential subdivision
costs involved in creating standalone tracts from the parent parcel, possible legal expenses, and
other miscellaneous expenses that could be anticipated to be encountered during the absorption
period.,

When the above expense items are deducted from gross revenues on a period by period
basis, the results indicate the net proceeds prior to discounting for the time value of money. The

final step in the analysis is to apply an appropriate present worth factor, or discount rate, to the
annual proceeds.

f’ The appraisal community typically uses one of two methods to account for developer's profit. The first method
Incorporates a separate proforma line item for developer's profit, while the second method includes a provision for
developer's profit as part of the discount rate. The Appraisal Institute officially supports both positions on the

provision for profit, In this.instance;,a provision|has been made for profitto be incerporated into the discount rate in
this valuation model
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Discount Rate: A discount rate is utilized to convert the anticipated period to period net

operating income to present worth. As the rate is influenced by such factors as risk, market

trends and alternative investments, it should bear some relation, albeit significantly higher, to
mortgage or bond yields. Equity yield requirements by typical investors vary according to poten-
tial risk. Whether the investment vehicle is real estate, stocks, bond, etc., the greater the risk in
ownership or investment, the higher the rate of retum needed to attract investor capital. The
discount rates utilized in this study represent pre-tax rates of retum which will compensate for
inflation and provide a real rate of retumn to the investor.

Investor's surveys are employed in ascertaining an appropriate discount rate in this
instance. The PwC Real Estate Investor Survey has conducted and published this type of
investment survey for three decades. Their surveys involve personal interviews and monitoring
changes in market fundamentals such as capital availability, supply and demand, and asset
classes and overall investment strategies with respect to anticipated yields. Investment criteria
detailed in their surveys include property type preferences, income and expense growth
projections, anticipated discount rates or internal rate of returns, and going-in and terminal
capitalization rates. The surveys are relied upon by market participants such as lenders, buyers,
sellers, and appraisers. ‘

For the fourth quarter of 2015, the PwC Survey reports free and clear discount rates that
incorporate developer’s profit ranging from 10% to 20%, with an average of 15.5%.

In assessing an appropriate rate to apply in this case, a rate toward the mid-range of the
applicable spectrum is applied. When comparing this type of long term investment vehicle to a
development tract being improved and marketed to end users, holding costs are lower, lower tax
rates may be possible for investors, and management burdens and expenses are less. On the
other hand, the subject is an exiremely large parcel and would be anticipated to have less

liquidity than a smaller subdivision with a more defined time frame for absorption.
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In addition to information applicable to the development process, the PwC Survey also
tracks investment criteria on a wide variety of other types of real estate that offer insight into an
appropriate range for the property being appraised. The table following represents the PwC

Survey’s fourth quarter 2015 investment criteria survey.

NATIONAL MARKET INDICATORS: Fourth Quarter 2015*
Retail (National Office Industrial Apartment
Strip Shopping (Suburban) | (Warehouse)
Center Market)
Pre-tax yield (IRR) (%)
Range 6.00-10.75 5.75-10.00 5.50-9.25 5.00-10.00
Average 7.78 7.61 6.99 7.26

* Ranges and other data reflect the central tendencies of respondents; high and low responses have
been eliminated.

The PwC Survey indicated that discount rates applicable for a well positioned institutional
grade property ranged from approximately 5.5% to 10.75%, with averages for the most part
between 7% and 8%. The survey also notes that for all property types, the average yield was
approximately 7.9%.

These rates represent yield expectations rather than realized returns and reflect general
underwriting criteria. Investors that were surveyed suggest that these indications can be reduced
or increased from time to time if the quality of the property is significantly higher or lower than
average. Non-institutional rates for office, industrial, retail and apartment properties with a higher
degree of risk than institutional investments in real estate are reported in the PwC Survey to
average approximately 10%. The required discount rate for the subject property would be
materially higher due to the higher risk associated with a real estate investment in raw land.
These risks include a variety of elements such as uncertainty as to the time and results of the
holding period, unexpected competition, potential changes in economic conditions, and lack of
demand.

Transactional data representing actual discount rates currently employed in real estate
transactions involving local properties similar to the subject would ideally be a sound indicator of
required investment return. However, a significant problem associated with obtaining this type of
data is the infrequency of real estate transactions for which details of this nature are reasonably
available. Although institutional real estate advisors and investors compile surveys and perfor-
mance reports. internally,nand many participate) inopublic>data bases; [these @ata are typically
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retrospective and often involve realized returns rather than rates currently anticipated. In most
instances, information about prospective investment criteria is available only to those involved in
the transaction. Moreover, many buyers, sellers, and developers of residential property such as
the subject do not typically track discount rates; indeed a significant number of developers tend
to use a more rudimentary approach in which they ascertain the prices at which they believe they
can sell outparcels, lots, or homes, deduct expenses, and determine whether the project will fly.
The PwC Survey represents a well known, consistently organized, and comprehensive source of
relevant information.

Within the local market, discount rates from a variety of sales of investment type property
over the past approximate five years are considered. The data extracted from sales of local
investment properties indicates implied discount rates ranging from approximately 8 percent to
11 percent on a non-leveraged basis. These include both institutional and non-institutional
stabilized industrial/flex buildings, retail properties, and office properties in the central business
district of Wilmington and the suburbs of New Castle County. Discount rates for undeveloped
acreage would be significantly higher, reﬂectin“g the greater risk associated with this type of real
estate investment.

On balance, when the relative strengths and weaknesses of the property are weighed, a
discount rate range of 14% to 16% is considered reasonable with which to discount the period to
period cash flows that the highest and best use of the property will generate and will produce
cash flow models consistent with real estate investors' expectations for the degree of risk
attributable to a property such as the subject. The tables on the following pages summarize
income and expense modeling based on discounting of net operating income to value on a
period to period basis. A discount rate range of 14% to 16% is applied, and the cash flow models

indicate a value based upon the assumptions and analysis discussed.



Davelopmental Analysis - Strawbridge Property - 14%

Annual Period

Total Gross Revenues

Less: Expenses
Marketing
Miscellanecus Expenses
Total Expenses

Net Revenuss

Present Worth Factor 14%

Present Worth of Cash Flows
Indicated Property Value
Rounded

Value Per Acre

1

$5,000,000

$200,000
150,000
$350,000
$4.650,000
0.877
$4,078,050
$16,685,913
$16,586,000

$16,880

2

$5,150,000

$206,000
154,500
$360,500
$4,789.500
0.770

$3,687.915

$5,305,000

$212,200
159,150
$371,350
$4,933,650
0.675

$3,330,214

$5,465,000

$218,600
163,850
$382,550
$5.082,450
0.592

$3,008,810

$5,140,000

$205,600
154,200
$359.800
$4,780.200
0.519

$2,480,924
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Developmental Analysls - Strawbridge Property - 16%

Annual Perlod 1 2 3
Total Gross Revenues $5,000,000 $5,150,000  $5,305,000
Less: Expenses

Marketing $200,000 $208,000 $212,200

Miscellaneous Expenses 150,000 154,500 159,150

Total Expenses $350,000 . $360.500 $371,350
Net Revenues $4,650,000 84,789,500  $4,933,650
Present Worth Factor 16% 0.870 0.756 0.656
Present Worth of Cash Flows $4,045,500 $3,620,862 §3,246,342
Indicated Property Value $16,195,625
Rounded $16,196,000
Value Per Acre $16,483

$5,465,000

$216,600
163,950
$382,550
§5,082,450
0.572

$2,907,161

$5,140,000

$205.600
154,200
$359,800
$4,780,200
0.497

$2,375,759
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Ve tal Analysis - Strawbridge Pro -
Annual Perlod 1 2
Total Gross Revenues $5,000,000 $5,150,000
Less: Expenses
Marketing $200,000 $206,000
Miscellaneous Expenses 150,000 154,500
Total Expenses $350,000 $360,500
Net Revenues $4,650,000  $4,789,500
Present Worth Factor 16% 0.862 0.743
Present Worth of Cash Flows $4,008,300 $3,558,599
Indicated Property Value $15,810,256
Rounded $15,810,000
Value Per Acre $16,090

$5.305,000

$212,200
159,150
~$371,350
$4,933,650
0.641

$3,162,470

$5,465,000

$218,600
163,950
$382,550
$5,082,450
0.552

$2,805,512

$5,140.000

$205.600
154,200

$359,800

$4,780,200
0476

$2,275,375
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The value of the property ranges from $15,810,000 to $16,586,000 depending on discount
rate. Based on the subject's overall land area of 982.6 acres, this indicates a per acre rate of
$16,090 to $16,880,000. Based on an analysis of all relevant factors, the data reasonably points
to a rounded value conclusion, “as is”, for the overall 982.6 acre parcel of $16,500,000 per acre,
or $16,215,000 (rounded).

Additional insight into the market value of the property being appraised can be gleaned
from an analysis of a prior sale between George Strawbridge (seller) and The Conservation
Fund (buyer) dated April 7, 2009 (the “agreement’). The agreement provided for the acquisition
of the subject property at a purchase price of $21,460 per acre, with a $100,000 deposit. Itis in a
form typical of land purchase agreements with reasonable and customary provisions for a 120
day due diligence review period, title report, termination of farm leases, the subdivision of an
approximate five acre home site with improvements from the subject property, and a right of first
offer for the Conservation Fund to acquire tﬁe remainder of the Springlawn tract if the seller
decides to sell. Settlement occurred in July of 2009.

The property was located directly across Strickersville Road from the subject property
and contained approximately 730.9 acres. The tract was comprised of unimproved land with
similar physical characteristics and zoning to that of the subject, it had good road frontage,
frontage on the Big Elk Creek and tributaries, a blend of wooded and cleared acreage, and
generally similar rolling topography. '

Verification of the sale indicates that the proposed sale was an arm’s length, rigorously
negotiated agreement between informed parties, with the sellér originally asking a higher price.

The appraised value of the subject tract of $16,500 per acre is lower than the per acre
rate of the prior acquisition for several reasons. At 982.6 acres, the subject is approximately 30%
larger than the sale property of 730.9 acres. As previously noted, other factors being equal,
larger tracts typically command a lower per acre rate than do larger parcels. The sale property
was partially comprised of previously subdivided building lots which are easier to market and
command a higher price per acre than larger tracts of “raw” acreage. The sale property shared a
border with the Fair Hill Natural Resource Management Area. Finally, market conditions in the
combined area encompassed in Elk, Franklin, and New London Townships have still not fully
rebounded to their level at the time of the previous sale. In sum, the prior sale provides strong

additional support for the appraised value of $16,500 per acre.
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FINAL RECONCILIATION

Reconciliation is a review of the appraisal to ensure that data, methodology and logic

used in the analysis are valid and reasonable. A final value estimate is derived not only by the
application of technical and numerical procedures, but also by the critical thinking and judgment
of the appraiser.

The previous sections of this report have described the subject property and summarized
the analysis leading to the value conclusion as of the effective date of the appraisal. Analysis of
the property indicates a value of $16,215,000.

This approach is considered most applicable for this property because it offers a logical and
coherent analysis that take into account the large size of the property being appraised, as well as
local market data. It incorporates the Sales Comparison Approach and elements of the Income
Capitalization Approach. The final conclusion is based on an analysis of all relevant factors,
which takes into account the relative risks, strengths and weaknesses of the subject property as
it relates to the market.

Therefore, based on the personal inspection, investigation and analysis of available data,
but not limited thereto, it is our opinion that the estimate of market value of the property as of the

effective date of appraisal on February 1, 2016 is as follows:
$16,215,000

Based on a review of market activity and‘ discussions with market participants, a reasonable
exposure time is estimated at six to twelve months.
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STANDARD ASSUMPTIONS AND LIMITING CONDITIONS

10.

1.

12.

13.

This analysis is applicable only under the assumptions and limiting conditions stated. No fractional
part of this appraisal is to be used in conjunction with another appraisal: such use renders it invalid.

No responsibility is assumed for matters Iegalj in nature. Title is assumed to be marketable and free
and clear of all liens and encumbrances, except as specifically described in the appraisal report.

Exhibits (if any) are included to assist the reader in visualizing the property. No survey of the property
has been made by the appraiser and no responsibility is assumed in connection with such matters.
The exhibits included in the report are for illustrative purposes only. The analysis covers the property
as described within the report, and areas and dimensions noted are assumed to be correct.

Unless otherwise noted herein, it is assumed that there are no encroachments, zoning or restriction
violations existing in subject property. No responsibility is assumed by us for matters of these natures
such as validity and enforceability of leases and other rights, compliances, zoning and other laws, nor
is any opinion on title rendered. The appraisal assumes that there are no existing judgments or
pending or threatened litigation that may affect the value of the property.

Information, estimates and opinions contained in the report are obtained from sources considered
reliable; however, no liability for them is assumed by the appraiser.

The appraiser, by reason of this report, is not required to appear in or give testimony in court, attend
pre-trial conferences, or appear as required by subpoena with reference to the property appraised
unless prior written arrangements have been made.

All mortgages, liens, encumbrances, leases and servitudes have been disregarded unless so
specified within the report. The property is appraised as though under responsible ownership and
competent management. ‘

It is assumed that there are no hidden or unapparent conditions of the property, subsoil or structures
which would render it more or less valuable. No responsibility is assumed for such conditions or for
engineering which may be required to discover them.

It is assumed that all required licenses, consents or other legislative or administrative authority from
any governmental or private or organization have been or can be obtained or renewed for any use on
which the value estimate in this report is based.

It is assumed that there is full compliance with all-applicable federal, state and local environmental
regulations and laws unless non-compliance is stated, defined and considered in the appraisal report.

Portions of the property not inspected by the appraiser (if any) are assumed to be as reported or
similar to other portions which were inspected.

No responsibility is assumed for events, actions, conditions or circumstances affecting the property or
its value that take place subsequent to the date of value contained in the report, or the date of field
inspection, whichever occurs first.

No changes in the federal, state or local laws, regulations or codes (including, without limitation, the
Internal Revenue Code) are anticipated.
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14.

15.

16.

17.

18.

19.

The value conclusion(s) applies to the real estate only; it does not include personal property,
machinery and equipment, trade fixtures, business value, goodwill or other non-realty items. Income
tax considerations have not been included or valued. The appraisers make no representations as to
the value increment which may be attributed to such considerations, unless noted herein.

The assumption is made that the property is not contaminated now nor will it be hazardous in the
future. It must be clearly understood that the existence of hazardous material, which may or may not
be present on the property, was not observed by the appraiser, nor is there any knowledge of the
existence of such materials on or in the property. The appraiser, however, is not qualified to detect
such substances. The presence of potentially hazardous materials may affect the value of the
property. The value estimate is predicated on the assumption that there is no such material on or in
the property that would cause a loss in value. No responsibility is assumed for any such conditions, or
for any expertise or engineering knowledge required to discover them. The client is urged to retain an
expertin this field, if desired.

The valuation is limited to the surface rights of the property and does not consider positive or negative
effects to value due to subsoil conditions, mineral rights, etc. which would render the property more or
less valuable. No subsoil analysis or testing was authorized or performed, and no responsibility is
assumed for such conditions or for engineering which may be required to discover them.

No chemical or scientific tests were performed by the appraiser on the subject property, and it is
assumed that the air, water, ground, and general environment associated with the property present
no physical or health hazard of any kind unless otherwise noted in the report. It is further assumed
that the site does not contain any type of dump site and that there are no underground tanks (or any
underground source) leaking toxic or hazardous chemicals into the ground water or the environment
unless otherwise noted in the report.

The assumption is made that all necessary building permits, subdivision permits and approvals,
ingress and egress easements, offsite improvements, and other permits are in place and paid for and
that the property will be delivered on an essentially "free and clear” basis. Mortgage requirements or
other debt are not factored into the value estimates.

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

we do not consider possible noncompliance with the requirements of the ADA in estimating the value
of the property.
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20.

21.

22.

23.

24.

25.

The physical conditions of any building, structure, site improvements or other improvements noted
herein or on the property are based on casual visual inspection. Electrical, heating, cooling, plumbing,
roofing, sewer and/or septic system, mechanical equipment, water supply and the like are not
specifically tested, but are assumed to be in good working order and adequate unless otherwise
specified. No liability is assumed for these items or for the soundness of structural members since no
engineering tests were made. If the client or any reader of the report has any concem regarding the
structural, mechanical or protective components of the property described herein, or the adequacy or

quality of utilities or the improvements, it is suggested that independent contractors, engineers or
other experts in these disciplines be retained.

Economic conditions are generally assumed to be consistent with the current state of the economy,
including interest rates on loans that were available as of the date of the analysis. No responsibility is
assumed for changes in market conditions or for the inability of the client or any other party to achieve
their desired results based upon the analysis herein. The analysis necessarily incorporates numerous
estimates and assumptions regarding property performance, general and local business and
economic conditions, the absence of material changes in the competitive environment and other
matters. Some estimates and assumptions, however, will inevitably not materialize. Non-anticipated
events and circumstances may occur; therefore, actual results achieved during the period covered by
the analysis will vary from the estimates, and the variations may be material.

This report represents a value estimate based on the analysis as of a specific date and upon
information known at the time the analysis was made. We do not assume any responsibility for
incorrect analysis based on incorrect or incomplete information. If new information of significance
comes to light, conclusions in this report are subject to change without notice.

This report was not prepared and shall not be used in connection with raising funds for the purchase
of an equity interest in the property, including real estate limited partnerships and syndications.

No responsibility is accepted by us for considerations requiring expertise in other fields. Such
considerations include, but are not limited to, legal descriptions and other legal matters; geologic
considerations such as soils and seismic stability; and civil, mechanical, electrical, structural and other
engineering and environmental matters.

Disclosure of the contents of this report is governed by the bylaws and regulations of the Appraisal
Institute. No part of the report or the identity of the appraiser shall be disseminated to the general
public by use of advertising, public relations media, news media, sales media or any other media for
public communication, including public and private offerings, memoranda, etc. without the prior written
consent of the author of the report. This restriction applies particularly as to the conclusions, the
identity of the analysts or any reference to the Appraisal Institute or to the SRA and/or MAI
designations.
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CERTIFICATION

| certify that, to the best of my knowledge and belief:

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

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

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

My compensation is not contingent upon the reporting of a predetermined value or direction in value
that favors the cause of the client, the amount of the value estimate, the attainment of a stipulated
result, or the occurrence of a subsequent event.

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

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

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

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

| performed an appraisal of a small parcel that is a portion of the subject property within a three-year
period immediately preceding acceptance of this assignment.

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

Stephen B. Collins, GRI of Beiler-Campbell Realtors and Appraisers provided real property appraisal

assistance to the person signing this certification. His participation is acknowledged here and in the
Scope of Work section of the appraisal.

As of the date of this report, | have completed the requirements of the continuing education program
of the Appraisal Institute.

Robert H. McKennon, CRE, MAI

Pennsylvania Certified General Real Estate Appraiser
Certification Number GA-000928-L
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QUALIFICATIONS
ROBERT H. McKENNON, CRE, MAI

Business Experience:

Current - Owner & President, Appraisal-Associates, Inc.
1982-1989 - Partner & Director, Appraisal-Associates, Inc.
1982 - Vice President, Appraisal-Consuitants, Inc.
1977-1982 - Associated with Appraisal-Consultants, Inc.
1975-1976 - Associated in real estate sales

Professional Affiliations:
Member of the Appraisal Institute, MAI, since 1983 (Certificate #6752)
Member, The Counselors of Real Estate, CRE, since 1994 (Certificate #1619)
Certified General Real Property Appraiser - State of Delaware (Certification #X1-0000026)
Certified General Real Property Appraiser - State of Pennsylvania (Certification #GA-000928-L)
Member, New Castle County Board of Realtors

Education: ‘
Graduate of Tower Hill School, Wilmington, Delaware, 1970
B.A. Tulane University, majoring in Economics, 1974

Appraisal Education:
Successfully completed all courses and experience requirements to qualify for the MAI designation.
Currently certified under Appraisal Institute's continuing education program.

Scope of Appraisal Activity: :
Experienced in various property types and aspects of real estate valuation including: residential,
agricultural, condominium, institutional, office, commercial, industrial, conservation and other
easements, unimproved land, development projects, partial takings for condemnation cases,
investment, partial interests, limited partnerships, limited liability companies, special use properties,
damages, and complex valuation problems.

Qualified expert - Various courts and arbitration hearings

Assignments have been completed in the States of Delaware, Maryland, Pennsylvania, New Jersey,
and North Carolina. :

Mr. McKennon's firm provides real estate appraisal and counseling services to financial institutions,
attorneys, corporations, investors, developers,.governmental agencies and individuals.

A partial list of clients for which assignments have been completed include:

Artisans' Savings Bank

Bellevue Holding Company
Brandywine Conservancy

Chase Manhattan Bank (USA), N.A.
Cingular

Conectiv

Conservation Fund

Delaware Solid Waste Authority
Delaware State Highway Department
Delle Donne & Associates

E. I. duPont de Nemours & Company
Exxon Corporation

First Union

ICl Americas, Inc.

Mellon Bank

National Life of Vermont

New Castle County

Numerops individuals,investors,.aftorneys, etc,

PNC Financial Corp.

Pennsylvania National Bank

Salvation Army

Sprint PCS

State of Delaware - various departments
Sun Oil Company

Sun National Bank

Texaco, Inc.

U. S. Postal Service

United States Life Insurance Company
Verizon

Wachovia

Westvaco

Wilmington, City of

Wilmington Parking Authority
Wilmington Savings Fund Society
Wilmington Trust Company

WinnenGroup Management
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Rec'd by Rep. John Lawrfence 3/25/25 in response
to 11/25/24 DCNR Right To Know Request
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SUBJECT PHOTOGRAPHS

Rec'd by R¥isWiissthweshfrem&iriskersiie Repdsponse
to 11/25/24 DCNR Right To Know Request
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Strickersville Road Frontage - View West

Rec'd by Rep. John Lawrence 3/25/25 in response
to 11/25/24 DCNR Right To Know Request
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View North From Strickersville Road

Rec'd by Rep. John Lawrence 3/25/25 in response
to 11/25/24 DCNR Right To Know Request





