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Dene Lee 
Senior Director of Northeast Land Program 
Open Space Institute 
1350 Broadway, Suite 201 
New York, NY  10018 

RE: Appraisal of a dormant railroad corridor known as the Essex Hudson Greenway, 
prepared by Newmark Knight Frank Valuation & Advisory, LLC (herein “Firm” or “NKF”) 

NKF Job No.:  21-0154455 

 
Dear Ms. Lee: 

In accordance with your request, we have completed our inspection and value analysis for the 
above referenced property. This report provides essential data and detailed reasoning employed 
in formulating the final value estimate. The “Subject Property” is an existing dormant rail corridor 
that spans 8.6± miles from Milepost WD-2.87 in Glen Ridge Borough to Milepost WD-11.5 in 
Jersey City and then continues on an access road which connects to Van Keuren Avenue in Jersey 
City to provide public access to the corridor. The corridor contains an area of 138.04 acres or 
6,013,022 square feet. The property traverses Glen Ridge, Bloomfield, Belleville, Newark, Kearny, 
Secaucus and Jersey City. Approximately 65% of the parcels that comprise the corridor are 
designated “Roads, Rails, Right-Of-Ways” (or a related limiting zoning designation). Due to this 
restrictive zoning (zoned to inutility), we utilize the Across The Fence Method (“ATF” herein), 
where we utilize the zoning of parcels adjacent to the subject parcels in order to derive each 
component’s highest and best use (this methodology is described and supported in detail herein). 
Adjacent zones to the parcels that comprise the subject railway are designated as Industrial, 
Residential and Environmentally protected zones. The property/corridor is owned by the Norfolk 
Southern Railroad Corporation.  

Description of Corridor 

The corridor begins at Milepost WD-2.87 in Glen Ridge which is located on the southeast side of 
Bay Street and continues in a southeasterly direction extending through Glen Ridge. The area 
surrounding the corridor in Glen Ridge consists of single-family residential homes. The corridor 
extends into Bloomfield just south of Benson Street and continues in a southeastern direction 
through residential communities and crosses the Garden State Parkway. The corridor then turns 
in a more eastward direction through residential areas until Willet Street, where the line extends 
into Belleville at Willet Street. As the line crosses into Belleville, it turns south where the 
surrounding area is a mixture of industrial and residential uses leading up to Franklin Avenue. 
After Franklin Avenue, the corridor passes Hendricks Field Golf Course and crosses into Newark 
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at Branch Brook Park Drive. The corridor travels across the northern most section of Newark 
which is largely an industrial area. 

The corridor then crosses the Passaic River into Kearny following a southeasterly direction 
through residential communities to Schuyler Avenue. After Schuyler Avenue the corridor, turns 
east and traverses an industrial area along Belleville Turnpike where the line goes underneath the 
road and continues through wetland areas, ultimately crossing the Hackensack River. At the 
border of Kearny and Secaucus there is a bridge that is no longer in service which the railroad 
previously traversed. As the corridor extends into Secaucus, it follows a southeasterly path 
through environmentally protected vacant parcels before extending into Jersey City. In Jersey 
City, the corridor passes through multiple access roads and public utility service areas until it 
reaches Milepost WD-11.5. After Milepost WD-11.5 the corridor shifts to an access road which 
ends at Van Keuren Avenue, which is the terminus of the corridor.  

Valuation Methodology 

As noted above, because approximately 65% of the railway has been zoned to inutility by zoning 
solely related to railway use, we utilize the Across The Fence method (“ATF”) in order to determine 
the highest and best use (and ultimately value) of each component of the rail line. The “Across 
The Fence” method, as used herein, is defined as: 

“A land valuation method often used in the appraisal of corridors. The across the 
fence method is used to develop a value opinion based on comparison to 
abutting land.”  

We have reviewed various articles regarding the valuation of rail corridors, and have found the 
2017 study by the U.S. Department of Transportation and the Federal Transit Administration to 
provide a succinct explanation for why the Across The Fence method is the most reliable 
approach to value unused, abandoned or bankrupt railroad right of ways.  

“Under this approach, the appraiser would assume that the value of the unused 
railroad property would be similar to the value of the adjacent land located 
outside the corridor, regardless of the incremental benefit that the railroad land 
might have. This is a somewhat straightforward approach, and one that most 
appraisers would be comfortable in utilizing, as market data would generally be 
available.” 

In other words, if a railroad operator were to sell an abandoned or unused rail corridor, one option 
would be to sell the individual parcels to the adjacent property owners. Despite the restrictive 
zoning placed upon properties that comprise the rail corridor, the adjacent property owner could 
purchase the adjacent rail parcel for bulk land area. This allows the parcels that make up the rail 
corridor to reasonably have value commensurate with the property “Across The Fence” (or 
adjacently outside of the rail corridor). 
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The exorcise of valuing the entire corridor alludes to whether or not the appraiser should ascribe 
a value premium for the rail corridor already being assembled. Since an assembled rail corridor 
is not the highest and best use of the subject, a premium would not be appropriate as the ultimate 
value relies on the sale of the individual pieces, even though Norfolk Southern has taken their 
time, effort and money to assemble this corridor. 

It is important to note that this ideology, known as a Corridor Enhancement Factor, is sometimes 
applied to the sale of a rail corridor, when sold as an assembled corridor, as the time, effort, and 
money required to assemble the corridor has been assumed by the seller. Conversely, in order to 
sell off the individual pieces of the corridor, a Net Liquidation Factor should be applied in order to 
acknowledge the risk, holding costs, and expected profit in selling off the pieces of the corridor. 

The study further states that the use of other corridor sales is not an appropriate valuation 
method.  

“When trying to value unused railroad ROW, the traditional appraisal rules and 
approaches do not usually apply, as most authors describe the valuation problem 
as being monopolistic rather than open market. One would have to agree that 
open and “arm’s length” market sales may not exist, and that accepted appraisal 
valuation techniques might not be entirely applicable. One of the few items that 
most authors seem to agree on is that none of the traditional appraisal 
approaches (market, cost, and income) can be relied on in this valuation matter.” 

As such, while sales of assembled rail corridors exist within the market, no two assemblages can 
truly be comparable based on utility and location factors, thus only providing value indications 
premised on the assumption that rail corridors inherently maintain similar uses and values upon 
their sale (and further that the sellers of the rail lines are similarly motivated to sell).  

As such, we have relied on both interviews with market participants and research published by 
other appraisers in the industry (or our peers), and utilize the Across The Fence method in valuing 
the subject. As noted above, we ultimately apply a Net Liquidation Factor (discussed in the 
Valuation Section of this report) to conclude our final value. 
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A summary of the subject rail corridor components and their respective land uses is below. 

1 – Residential 
2 – Industrial 
3 – Active Passive Recreation 

Town Map No. Land Use 
Category 

Remarks 

Glen Ridge 1 1 Beginning at the Montclair/Glen Ridge Borough border to 
the Glen Ridge/Bloomfield Township border. The 
adjoining land uses along this stretch of the corridor 
consist primarily of single-family residential houses. This 
area consists of approximately 6 acres. This section of 
corridor is below street grade. 

Bloomfield 2 & 3 1 Beginning at the Glen Ridge/Bloomfield Township border 
and travels to the Bloomfield/Belleville Township border. 
The adjoining land uses along this stretch of the corridor 
consist primarily of single-family residential houses. This 
area consists of approximately 15.5 acres. This section 
of the corridor consists of sections above, below and at 
street grade. 

Belleville 3 & 4 1 Beginning at the Bloomfield/Belleville Township border 
and extends to the Belleville/Newark City border. The 
adjoining land uses along this stretch of the corridor 
consist primarily of single-family residential houses. This 
area consists of approximately 11 acres. This section of 
corridor consists of sections above and at street grade. 

Newark 4 & 5 1 Beginning at the Belleville/Newark City border and 
extends to Broadway in Newark. The adjoining land uses 
along this stretch are single-family houses and some 
commercial uses. The area consists of approximately 
12.38 acres. This section of corridor is located at street 
grade.  

Newark 5 & 6 2 Beginning at Broadway and extends to the 
Newark/Kearny Township border. The adjoining land 
uses along this stretch are Industrial buildings. The area 
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consists of approximately 3.35 acres. This section of 
corridor is located at and above street grade. 

Kearny 6 & 7 1 Beginning at the Newark/Kearny Township and extends 
to Schuyler Avenue in Kearny. The adjoining land uses 
along this part of the corridor are largely made up of 
single-family residential use. The area consists of 
approximately 13.6 acres. This section of the line is 
located at and below street grade. 

Kearny 7 & 8 3 Beginning at Schuyler Avenue in Kearny and extends to 
Belleville Turnpike in Kearny. The adjoining land uses 
along this part of the corridor are made up of wetlands 
and Industrial buildings. The area consists of 
approximately 13.54 acres. This section of the line is 
located at and below street grade. 

Kearny 8 & 9 3 Beginning at Belleville Turnpike in Kearny to the 
Kearny/Secaucus border. The adjoining land uses along 
this part of the corridor are made up of wetlands. The area 
consists of approximately 36.37 acres. 

Secaucus 9 & 10 3 Beginning at the Kearny/Secaucus border and extends to 
the Secaucus/Jersey City border. The adjoining land uses 
along this section of the corridor are made up of vacant 
environmentally protected land. The area consists of 
approximately 9.71 acres. 

Jersey City 10 3 Beginning at the Secaucus/Jersey City border and 
extends to Milepost WD-11.5, then the corridor will 
include a current access road that connects to Van 
Keuren Avenue in Jersey City, which is the terminus of the 
corridor. The adjoining land uses along this section of the 
corridor are made up of vacant environmentally protected 
land and public utility areas. The area consists of 
approximately 16.59 acres.  
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Based on the analysis contained in the following report, the opinion of value for the subject is: 
 

 
 

Extraordinary Assumptions 

An extraordinary assumption is defined in USPAP as an assignment-specific assumption as of 
the effective date regarding uncertain information used in an analysis which, if found to be false, 
could alter the appraiser’s opinions or conclusions. The value conclusions are subject to the 
following extraordinary assumptions that may affect the assignment results. 

 

Hypothetical Conditions 

A hypothetical condition is defined in USPAP as a condition, directly related to a specific 
assignment, which is contrary to what is known by the appraiser to exist on the effective date of 
the assignment results, but is used for the purpose of analysis. The value conclusions are based 
on the following hypothetical conditions that may affect the assignment results. 

 
 

The appraisal was developed based on, and this report has been prepared in conformance with 
the Client’s appraisal requirements, the guidelines and recommendations set forth in the Uniform 
Standards of Professional Appraisal Practice (USPAP) and the standards and requirements set 
forth by the New Jersey Department of Environmental Protection Green Acres Program. 

Value Conclusions
Appraisal Premise Interest Appraised Date of Value Value Conclusion

Market Value "As Is" Fee Simple 11/1/2021 $73,000,000

Compiled by NKF

1.

2.

3.

4

Despite the information provided by Old Republic National Title Insurance Company we assume that the 
property can be utilized as a corridor for active and passive recreational uses and 100% of the fee simple rights 
can be acquired. Our valuation assumes the areas that are encumbered by tideland claims and the areas that 
potentially revert to the abutting land owner or the State of New Jersey will remain "Rail Banked" and able to be 
used within the corridor.

Rail corridors are well known for their potential environmnetal contamination. Solvents, petroleum products, 
and other chemicals used in the operation and maintenance of the trains can find their way into the underlying 
soil below and around the tracks. We have not been provided an environmental contamination assessment for 
the property. While we understand there is a high probability that contamination may be present, we have 
assumed that there is no adverse effect of environmental contamination on our valuation of the subject 
corridor. 
In order to value the existing rail corridor, we have employed the Across the Fence method, which is detailed 
throughout this report. We note that in order to employ this methodology, we have assumed that parcels along 
the corridor could reasonably have similar zoning to their adjacent counterparts outside of the corridor. 

With regard to the approximately 2.85 acres of public road crossings which extend through the corridor from 
one public road to another. We assume there is a shared access easement or license aggreement between 
ownership and the local municipalities shared equally.  

1. None
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Certification 
We certify that, to the best of our knowledge and belief: 

 

No. Statement

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

2. 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.

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

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

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

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

7. This appraisal assignment was not based upon a requested minimum valuation, a specific valuation, or the 
approval of a loan.

8. Our analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with 
the Uniform Standards of Professional Appraisal Practice, as well as the requirements of the State of New 
Jersey.

9. The reported analyses, opinions, and conclusions were developed, and this report has been prepared, in 
conformity with the Code of Professional Ethics and Standards of Professional Appraisal Practice of the 
Appraisal Institute.

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

11. As of the date of this report, Michael McLaughlin, SCGREA has completed the Standards and Ethics Education 
Requirements for Practicing Affiliates of the Appraisal Institute.

12. Matthew Krauser, CRE, FRICS and Thomas Thurston Jr. made a personal inspection of the property that is the 
subject of this report. Michael McLaughlin, SCGREA has not personally inspected the subject. 

13. No one provided significant real property appraisal assistance to the person(s) signing this certification.   

14. The Firm operates as an independent economic entity.  Although employees of other service lines or affiliates of 
the Firm may be contacted as a part of our routine market research investigations, absolute client confidentiality 
and privacy were maintained at all times with regard to this assignment without conflict of interest.

15. Within this report, "Newmark Knight Frank", "NKF Valuation & Advisory", "NKF, Inc.", and similar forms of 
reference refer only to the appraiser(s) who have signed this certification and any persons noted above as having 
provided significant real property appraisal assistance to the persons signing this report.

16. Matthew Krauser, CRE, FRICS has not performed any other services, as an appraiser or in any other capacity, 
regarding the property that is the subject of this report within the three-year period immediately preceding the 
aggreement to perform this assignment. Michael McLaughlin, SCGREA has not performed any other services, as 
an appraiser or in any other capacity, regarding the property that is the subject of this report within the three-year 
period immediately preceding the aggreement to perform this assignment. Thomas Thurston Jr. has not 
performed any other services, as an appraiser or in any other capacity, regarding the property that is the subject 
of this report within the three-year period immediately preceding the agreement to perform this assignment.

Certification
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Matthew S. Krauser, CRE, FRICS 
Senior Managing Director 
Certified General Real Estate Appraiser 
New Jersey # 42RG00191200 
Telephone: 973-240-6929 
Email: Matt.Krauser@nmrk.com 

Michael F. McLaughlin, SCGREA 
Vice President 
Certified General Real Estate Appraiser 
New Jersey # 42RG00217300 
Telephone: 973-240-6924 
Email: Michael.mclaughlin@nmrk.com 

  

  
Thomas Thurston Jr. 
Valuation Associate 
Telephone: 973-240-6735 
Email: Thomas.Thurston@nmrk.com 
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New St to Williamson Ave Williamson Ave to New St 
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Lavergne St to Greenwood Lake Greenwood Lake to Lavergne St 
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Passaic Ave to Kearny Ave Kearny Ave to Passaic Ave 



Subject Photographs 16 

 

Essex Hudson Greenway  
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Executive Summary 

 
 
 

 
  
 

Property Type: Dormant Railroad Corridor

Street Address: Essex Hudson Greenway

City, State: Glen Ridge, Bloomfield, Belleville, Newark, Kearny, Secaucus, Jersey City, New Jersey

Land Area: 138.04 Acres; 6,013,022 SF
Adjacent Zoning:

Highest and Best Use - As Vacant:

Analysis Details

Valuation Date:

Market Value "As Is" November 1, 2021

Inspection Date and Date of Photos:

Report Date:

Report Type:

Client:

Intended Use:
Intended User:

Appraisal Premise:

Intended Use and User:

Interest Appraised:

Exposure Time (Marketing Period) Estimate:
Compiled by NKF

Fee Simple

24 Months (24 Months)

The client is Open Space Institute, Inc. ("OSI") and Open Space Institute Land Trust, Inc. ("OSILT")

Inspection: 11/1/2021  Photos: 1/25/2019

Market Value "As Is"

December 3, 2021

The intended use and user of our report are specifically identified in our report as agreed upon in our 
contract for services and/or reliance language found in the report. No other use or user of the report 
is permitted by any other party for any other purpose. Dissemination of this report by any party to non-
client, non-intended users does not extend reliance to any other party and Newmark Knight Frank will 
not be responsible for unauthorized use of the report, its conclusions or contents used partially or in 
its entirety.

Appraisal Report

Acquisition Purposes utilizing NJDEP Green Acres funding

The Iintended user is OSI, NJDEP, and the US Federal Transportation Alternatives Program (TAP), 
NJDEP Green Acres Program

Glen Ridge: R-2 & R-3, Bloomfield: R-1, R-2, M-1 & POR, Belleville: RA-1, RA-2, R-C, R-DVI, B-B & I-B, 
Newark: R-1, Kearny: R-2 & C-3
Active/Passive Recreation and Residential/Industrial development associated 
with assembling the parcels with adjacent land

Essex Hudson Greenway

Value Conclusions
Appraisal Premise Interest Appraised Date of Value Value Conclusion

Market Value "As Is" Fee Simple 11/1/2021 $73,000,000

Compiled by NKF
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1.

2.

3.

4

1.
Compiled by NKF

None

The use of these extraordinary assumptions might have affected assignment results.

Despite the information provided by Old Republic National Title Insurance Company we assume that the 
property can be utilized as a corridor for active and passive recreational uses and 100% of the fee simple rights 
can be acquired. Our valuation assumes the areas that are encumbered by tideland claims and the areas that 
potentially revert to the abutting land owner or the State of New Jersey will remain "Rail Banked" and able to be 
used within the corridor.

Extraordinary Assumptions and Hypothetical Conditions
An extraordinary assumption is defined in USPAP as an assignment-specific assumption as of the effective date 
regarding uncertain information used in an analysis which, if found to be false, could alter the appraiser’s opinions or 
conclusions.  The value conclusions are subject to the following extraordinary assumptions that may affect the 
assignment results.

A hypothetical condition is defined in USPAP as a condition, directly related to a specific assignment, which is contrary 
to what is known by the appraiser to exist on the effective date of the assignment results, but is used for the purpose of 
analysis.  The value conclusions are based on the following hypothetical conditions that may affect the assignment 
results.

Rail corridors are well known for their potential environmnetal contamination. Solvents, petroleum products, 
and other chemicals used in the operation and maintenance of the trains can find their way into the underlying 
soil below and around the tracks. We have not been provided an environmental contamination assessment for 
the property. While we understand there is a high probability that contamination may be present, we have 
assumed that there is no adverse effect of environmental contamination on our valuation of the subject 
corridor. 
In order to value the existing rail corridor, we have employed the Across the Fence method, which is detailed 
throughout this report. We note that in order to employ this methodology, we have assumed that parcels along 
the corridor could reasonably have similar zoning to their adjacent counterparts outside of the corridor. 

With regard to the approximately 2.85 acres of public road crossings which extend through the corridor from 
one public road to another. We assume there is a shared access easement or license aggreement between 
ownership and the local municipalities shared equally.  
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Introduction 

Ownership History 
The current owner is Norfolk Southern Railroad Corporation.  This entity has owned the properties 
for many years. To the best of our knowledge, no sale or transfer of ownership has taken place 
within a five-year period prior to the effective date of the appraisal.  We note that according to the 
client, Norfolk Southern is interested in selling this section of corridor since there is no longer 
demand for industrial users on the rail line as well as the growing cost of maintaining and 
monitoring the corridor. 

We understand that the subject property is currently under contract for a consideration of 
$65,000,000, which is 10.96% below our concluded value of $73,000,000. While the analysis 
herein considers several different methodologies and approaches to valuing rail corridors (which 
results in a value conclusion that is well supported by market data), the contract price is 
considered to be within an overall reasonable range of the value concluded herein. 

Intended Use and User 
The intended use and user of our report are specifically identified in our report as agreed upon in 
our contract for services and/or reliance language found in the report. No other use or user of the 
report is permitted by any other party for any other purpose. Dissemination of this report by any 
party to non-client, non-intended users does not extend reliance to any other party and Newmark 
Knight Frank will not be responsible for unauthorized use of the report, its conclusions or contents 
used partially or in its entirety. 

 The intended use of the appraisal is for Acquisition Purposes utilizing NJDEP Green 
Acres funding  and no other use is permitted. 

 The client is Open Space Institute, Inc. (“OSI”).  

 The intended user is OSI, NJDEP, US Federal Transportation Alternatives Program 
(TAP) and, NJDEP Green Acres Program and no other party is permitted to use or rely 
on the appraisal. 

Definition of Value 
Market value is defined as: 

“The most probable price which a property should bring in a competitive and open market under 
all conditions requisite to a fair sale, 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: 
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 Buyer and seller are typically motivated; 

 Both parties are well informed or well advised, and acting in what they consider their 
own best interests; 

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

 Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements 
comparable thereto; and 

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

(Source: Code of Federal Regulations, Title 12, Chapter I, Part 34.42[g]; also Interagency Appraisal and 
Evaluation Guidelines, Federal Register, 75 FR 77449, December 10, 2010, page 77472) 

Interest Appraised 

The appraisal is of the Fee Simple interest.1 

 Fee Simple Estate:  Absolute ownership unencumbered by any other interest or estate, subject only 
to the limitations imposed by the governmental powers of taxation, eminent domain, police power, 
and escheat. 

The appraisal also considers easement rights. 

 Easement: The right to use another’s land for a stated purpose. 

Definition of Permanent Easement 
An interest in real property that conveys use, but no ownership, of a portion of an owner’s property.  
Access or right-of-way easements may be acquired by private parties or public utilities.  A 
permanent, or “perpetual,” easement lasts forever. 
Source: The Dictionary of Real Estate Appraisal, Sixth Edition, (Appraisal Institute, Chicago, Illinois, 2015) 

Appraisal Report 
This appraisal is presented in the form of an appraisal report, which is intended to comply with 
the reporting requirements set forth under Standards Rule 2-2(a) of USPAP. This report 
incorporates sufficient information regarding the data, reasoning and analysis that were used to 
develop the opinion of value in accordance with the intended use and user. This report also 
complies with the standards and requirements set forth by the New Jersey Department of 
Environmental Protection Green Acres Program. Any deviation from these requirements deemed 
appropriate for this assignment have been approved by the Program. 

 
1 The Dictionary of Real Estate, 6th Edition, Appraisal Institute 
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Purpose of the Appraisal 
The purpose of the appraisal is to develop an opinion of the As Is Market Value of the Fee Simple 
interest in the property. 

 
Scope of Work 

Extent to Which the Property is Identified 
 Physical characteristics 
 Legal characteristics 
 Economic characteristics 

 

Extent to Which the Property is Inspected 
NKF inspected the subject property on January 25, 2019, and a subsequent inspection was 
completed November 1, 2021 as per the defined scope of work.  Matthew S. Krauser, CRE, FRICS 
and Thomas Thurston Jr. made a personal inspection of the property that is the subject of this 
report. Michael F. McLaughlin, SCGREA did not inspect the subject. The inspection consisted of 
a visual inspection at every accessable road crossing, and viewing the complete corridor through 
satalite imagery. Additionally, Matthew S. Krauser, CRE, FRICS walked along portions of the entire 
corridor and physically inspected the corridor within each municipality.  

Type and Extent of the Data Researched 
 Exposure and marking time; 
 Neighborhood and land use trends; 
 Demographic trends; 
 Market trends relative to the 

subject property type; 
 Physical characteristics of the site 

and applicable improvements; 

 Flood zone status; 
 Zoning requirements and 

compliance; 
 Real estate tax data; 
 Relevant applicable comparable 

data; and 
 

Type and Extent of Analysis Applied 
We analyzed the property and market data gathered through the use of appropriate, relevant, and 
accepted market-derived methods and procedures. Further, we employed the appropriate and 
relevant approaches to value, and correlated and reconciled the results into an estimate of market 
value, as demonstrated within the appraisal report. 

Purpose of the Appraisal
Appraisal Premise Interest Appraised Date of Value

Market Value "As Is" Fee Simple 11/1/2021

Compiled by NKF
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Economic Analysis 

Area Analysis 

 

The subject is located within Glen Ridge, Bloomfield, Belleville, Newark, Kearny, Secaucus and 
Jersey City and Essex and Hudson County, New Jersey.  It is part of the New York City-Jersey 
City-White Plains metro area (New York City MSA).   

Moody’s Analytics’ Economy.com provides the following economic summary for the New York 
MSA as of May 2021. 
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Moody’s summarizes the area’s economic performance in recent months as follows: 

Recent Performance 
New York City-Jersey City-White Plains is on the right track, but it is riding the local train. Payrolls 
keep rising, but revised data show that they are less than halfway back to their pre-pandemic 
heights, far behind the national figure. Consumer industries are the biggest culprit, but white-
collar industries like finance have underperformed the U.S. most dramatically. Real-time data, 
including seated diner reservations, show signs of improvement but also indicate that the city 
trails the nation badly. This reflects not only widespread closures, but the sharpest population 
losses in over four decades, driven by an exodus from Manhattan last year are the biggest culprit, 
but white-collar industries like finance have underperformed the U.S. most dramatically. Real-time 
data, including seated dinner reservations, show signs of improvement but also indicate that the 
city trails the nation badly. This reflects not only widespread closures, but the sharpest population 
losses in over four decades, driven by an exodus from Manhattan last year. New York City-Jersey 
City-White Plains is on the right track, but it is riding the local train. Payrolls keep rising, but revised 
data show that they are less than halfway back to their pre-pandemic heights, far behind the 
national figure. Consumer industr 

Market Comparison 
The following table illustrates key economic indicators and a comparison of the New York MSA 
to the regional grouping as a whole.  As indicated, New York is projected to outperform the 
Northeast Region Metros in one of eight performance categories shown over the next five years.   

2015 2016 2017 2018 2019 2020 INDICATORS 2021 2022 2023 2024 2025 2026

1,057.0 1,079.5 1,102.5 1,134.3 1,159.9 1,098.7 Gross metro product (C12$ bil) 1,184.4 1,263.4 1,295.0 1,328.7 1,357.3 1,381.4

1.9 2.1 2.1 2.9 2.3 -5.3 % change 7.8 6.7 2.5 2.6 2.2 1.8

6,747.1 6,882.2 7,008.0 7,123.4 7,242.3 6,496.5 Total employment (ths) 6,665.7 7,046.4 7,213.4 7,279.2 7,295.6 7,305.0

2.5 2.0 1.8 1.6 1.7 -10.3 % change 2.6 5.7 2.4 0.9 0.2 0.1

5.4 4.9 4.4 4.0 3.6 11.2 Unemployment rate (%) 8.8 5.4 4.4 4.4 4.8 5.0

4.5 4.1 7.0 4.5 4.0 4.8 Personal income growth (%) 2.5 0.3 4.6 4.5 4.0 3.8

63.3 65.9 69.1 72.5 76.1 78.1 Median household income ($ ths) 80.7 80.9 83.8 86.8 89.7 92.7

14,262.8 14,280.7 14,266.0 14,222.0 14,172.5 14,141.3 Population (ths) 14,128.0 14,140.6 14,165.7 14,186.3 14,202.6 14,217.3

0.3 0.1 -0.1 -0.3 -0.3 -0.2 % change -0.1 0.1 0.2 0.1 0.1 0.1

-46.8 -72.4 -99.3 -118.0 -116.6 -88.8 Net migration (ths) -66.6 -48.9 -34.5 -37.9 -40.4 -40.4

6,823 6,637 7,212 6,989 7,850 7,795 Single-family permits (#) 11,134 12,857 13,906 14,413 14,619 13,577

67,017 27,073 33,942 32,008 42,629 35,459 Multifamily permits (#) 27,209 25,084 27,977 28,989 28,251 26,484

234 242 253 264 273 282 FHFA house price (1995Q1=100) 291 298 313 324 333 340

Source: Moody's Analytics Précis® US Metro

Moody's Analytics Précis® Metro Indicators: New York MSA
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Employment Sectors and Trends 
Employment data by occupation and business/industry sectors provides an indication of the 
amount of diversification and stability in the local economy.  Job sector composition also gives 
an indication of the predominant drivers of current and future demand for supporting commercial 
real estate sectors.  The following tables display employment data by occupation sector and by 
business/industry sector for the area and region. 

 

 

Indicator 2015 2020 2025 2015 - 2020 2020 - 2025 2015 2020 2025 2015 - 2020 2020 - 2025

Gross metro product (C12$ bil) 1,079.5 1,184.4 1,381.4 1.9% 3.1% 4,047 4,132 4,883 0.4% 3.4%

Total employment (ths) 6,882.2 6,665.7 7,305.0 -0.6% 1.8% 30,249 29,021 31,668 -0.8% 1.8%

Unemployment rate (%) 4.9% 8.8% 5.0% 5.2% 9.1% 4.1%

Personal income growth (%) 4.1% 2.5% 3.8% 4.5% 6.6% 4.1%

Population (ths) 14,280.7 14,128.0 14,217.3 -0.2% 0.1% 63,637 63,705 64,166 0.0% 0.1%

Single-family permits (#) 6,637 11,134 13,577 10.9% 4.0% 68,017 78,179 134,208 2.8% 11.4%

Multifamily permits (#) 27,073 27,209 26,484 0.1% -0.5% 121,201 92,184 81,130 -5.3% -2.5%

FHFA house price (1995Q1=100) 242 291 340 3.8% 3.1% 504 617 752 4.1% 4.1%

New York MSA outperforming Northeast Region Metros

New York MSA underperforming Northeast Region Metros

Source: Moody's Analytics Précis® US Metro; Compiled by NKF

New York MSA Annual Growth Northeast Region Metros

Comparison of Key Economic Indicators - New York MSA Metro to Northeast Region
Annual Growth

Occupation Sector

White Collar 3,324 87.1% 18,079 68.9% 11,296 60.1% 50,362 44.9% 9,737 49.8% 7,405 73.5% 97,168 69.1% 3,013,001 67.8%

Administrative Support 394 10.3% 4,112 15.7% 3,409 18.1% 13,299 11.8% 2,554 13.1% 1,096 10.9% 14,222 10.1% 499,231 11.2%

Management/Business/Financial 1,487 39.0% 3,856 14.7% 2,466 13.1% 10,521 9.4% 2,317 11.9% 2,428 24.1% 30,508 21.7% 919,538 20.7%

Professional 1,156 30.3% 7,105 27.1% 3,783 20.1% 17,565 15.6% 3,510 18.0% 2,937 29.2% 41,154 29.3% 1,194,760 26.9%

Sales and Sales Related 287 7.5% 3,006 11.5% 1,638 8.7% 8,977 8.0% 1,356 6.9% 944 9.4% 11,284 8.0% 399,472 9.0%

Services 220 5.8% 4,474 17.1% 3,783 20.1% 26,757 23.8% 3,478 17.8% 1,152 11.4% 19,200 13.7% 612,415 13.8%

Blue Collar 273 7.2% 3,680 14.0% 3,729 19.8% 35,124 31.3% 6,333 32.4% 1,516 15.1% 24,179 17.2% 817,617 18.4%

Construction/Extraction 46 1.2% 675 2.6% 751 4.0% 9,209 8.2% 1,665 8.5% 225 2.2% 3,766 2.7% 196,127 4.4%

Farming/Fishing/Forestry 0 0.0% 30 10.0% 20 10.0% 99 0.1% 15 0.1% 1 0.0% 93 0.1% 7,030 0.2%

Installation/Maintenance/Repair 8 0.2% 762 2.9% 444 2.4% 2,882 2.6% 629 3.2% 282 2.8% 1,824 1.3% 106,628 2.4%

Production 58 1.5% 933 3.6% 1,042 5.5% 5,850 5.2% 1,341 6.9% 198 2.0% 4,120 2.9% 152,743 3.4%

Transportation/Material Moving 161 4.2% 1,280 4.9% 1,472 7.8% 17,084 15.2% 2,683 13.7% 810 8.0% 14,376 10.2% 355,089 8.0%

Total Employees (16+ Occupation Base) 3,817 100.0% 26,233 100.0% 18,808 100.0% 112,243 100.0% 19,548 100.0% 10,073 100.0% 140,547 100.0% 4,443,033 100.0%

Source: ESRI; Compiled by NKF

Current Employment by Occupation Sector

KearnyBellevilleGlen Ridge Borough Bloomfield Newark City Secaucus Jersey City New Jersey

Industry Sector

Agriculture/Mining 8 0.2% 35 0.1% 21 0.1% 120 0.1% 0 0.0% 24 0.2% 119 0.1% 14,938 0.3%

Construction 107 2.8% 1,012 3.9% 1,003 5.3% 10,454 9.3% 2,054 10.5% 368 3.7% 4,944 3.5% 276,838 6.2%

Manufacturing 107 2.8% 2,084 7.9% 1,598 8.5% 7,488 6.7% 1,778 9.1% 620 6.2% 7,212 5.1% 347,118 7.8%

Wholesale Trade 127 3.3% 720 2.7% 523 2.8% 2,470 2.2% 883 4.5% 381 3.8% 3,789 2.7% 140,188 3.2%

Retail Trade 184 4.8% 2,873 11.0% 2,215 11.8% 11,761 10.5% 1,681 8.6% 891 8.8% 13,122 9.3% 449,348 10.1%

Transportation/Utilities 206 5.4% 1,481 5.6% 1,572 8.4% 13,730 12.2% 2,439 12.5% 846 8.4% 13,580 9.7% 308,129 6.9%

Information 222 5.8% 683 2.6% 546 2.9% 1,536 1.4% 384 2.0% 225 2.2% 4,232 3.0% 105,707 2.4%

Finance/Insurance/Real Estate 831 21.8% 2,172 8.3% 1,170 6.2% 6,090 5.4% 1,113 5.7% 1,067 10.6% 21,351 15.2% 417,373 9.4%

Services 1,935 50.7% 14,246 54.3% 9,423 50.1% 52,788 47.0% 8,589 43.9% 4,898 48.6% 67,645 48.1% 2,170,189 48.8%

Public Administration 90 2.4% 927 3.5% 737 3.9% 5,801 5.2% 624 3.2% 753 7.5% 4,553 3.2% 213,205 4.8%

Total Employees (16+ Occupation Base) 3,817 100.0% 26,233 100.0% 18,808 100.0% 112,243 100.0% 19,548 100.0% 10,073 100.0% 140,547 100.0% 4,443,033 100.0%

Source: ESRI; Compiled by NKF

Current Employment by Industry Sector

Glen Ridge Borough Bloomfield Belleville KearnyNewark City Secaucus Jersey City New Jersey
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Major Employers 

The following table lists a number of major employers with the New York MSA as reported by 
Moody’s.  While not all-encompassing, this list provides further indication of the types of 
economic sectors that are drivers for the area. 

Bars represent beginning to end range of unemployment rates in each year

Red bars denote increasing unemployment from beginning to end of year

Green bars are declining unemployment from beginning to end of year

Compiled by NKF

Unemployment Rate: New Jersey
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Analysis 
Further economic analysis from Moody’s is detailed as follows: 

Back To Life 

The gradual return to normalcy will provide a near-term boost, although challenges remain. With 
vaccination rates now above average as supply issues give way to a surplus of shots, offices 
across the city are reopening. Local government workers returned to in-person work in May with 
a more complete reopening slated for summer. Consumer industries stand to benefit most as the 
city's daytime population rises. 

  

Rank Employer Employees

1 Montefiore Health System 32,232

2 Mount Sinai Health System 32,074

3 JPMorgan Chase & Co. 29,000

4 Bank of America 27,000

5 New York-Presbyterian Healthcare System 23,709

6 NYU Langone Medical Center 23,491

7 Macy's Inc. 22,100

8 Verizon Communications 16,973

9 Columbia University 16,136

10 Citigroup Inc. 15,878

11 Morgan Stanley 15,380

12 Memorial Sloan-Kettering Cancer Center 14,908

13 City University of New York 13,777

14 PwC 11,429

15 Staffing Alternatives 11,382

16 Delta Air Lines Inc. 10,851

17 Time Warner Inc. 10,337

18 American Airlines 10,280

19 Archdiocese of New York 10,265

20 Rutgers, The State University of New Jersey 10,000

Source: Moody's Analytics Précis® US Metro

Selected Major Employers: New York MSA
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Still, A Complete Recovery Remains Far Off 

A sizable share of remote workers will not return on a full-time basis, keeping a lid on spending. 
Further, tourism will only partially rebound. Domestic visitors will return, especially after Broadway 
reopens this fall, but international travel remains paused indefinitely and business travel may be 
permanently diminished. The latter two categories drive more spending, meaning that hotels and 
retail establishments still face hurdles. 

Wall Street 

Despite its strength over the past year, the securities industry faces headwinds in the year ahead. 
Elevated stock prices could lead to a modest correction, especially if inflation fears grow more 
pronounced. Further, few industries have experienced a more abrupt transition to remote work 
than financial services; this has been good news for workers and firms, but it is a double-edged 
sword for New York. Increased remote work will untether bank employees, leading to more 
announcements like the recent one from HSBC that it is likely to shrink its office footprint. 

Still, The News Is Not All Bad 

Many preeminent Wall Street firms, including Goldman Sachs and JPMorgan, plan to reopen their 
offices soon. Further, last year was the second-most profitable in history for Wall Street, and 
average bonuses rose at a surprisingly strong clip. This signals that the industry is in a position 
of strength, even if hurdles arise later this year. 

Housing 

Residential real estate will struggle, but fortunes will diverge across the metro area. Manhattan is 
struggling dramatically as condo prices and apartment rents fall. With that as the backdrop, the 
Case-Shiller condo index has backtracked across the city. Still, the outer boroughs are struggling 
less, helped by the shift of some residents into places like Brooklyn and Queens. And suburban 
markets to the north and west are on fire, with bidding wars for single-family homes now 
standard. 

Risks Are Mixed, But Generally Tilt To The Upside 

The State and Local Tax deduction that was capped under the Trump administration could be 
restored in full. If it is, that would increase affordability more in New York than in any other metro 
area. On the flip side, however, a proposed state tax increase on high earners could dent the 
outsize luxury condo market. 
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Conclusion 

Positive Attributes Negative Attributes 
 Financial capital of the world. 

 High per capita income and limited
exposure to manufacturing. 

 Strong international immigration. 

 High costs, including taxes, housing, 
office rents and energy. 

 Rapidly aging infrastructure. 

 Overreliance on wealthy overseas 
buyers to support real estate market. 

The New York MSA will enjoy above-average near-term growth thanks to high vaccine uptake and 
a lower starting point. More signs of normalcy will take hold as the year progresses, but continued 
softness in tourism and headwinds for Wall Street will hold New York back. Longer term, high 
costs and net out-migration exacerbated by the pandemic's aftermath will spell subpar growth. 



Economic Analysis 29 

Essex Hudson Greenway  

Neighborhood Analysis 
The subject extends through seven different municipalities in Essex and Hudson Counties. The 
following sections gives an overview on each of the municipalities as well as recent 
demographics. 

Demographics 

 

Glen Ridge Borough 
Glen Ridge Borough is located in the northeastern portion of Essex County. The borough 
encompasses 1.287 square miles. The borough’s population was 7,523 in the most recent census 
reflecting an increase of 3.5% from the 2000 census figure of 7,271. The current population is 
7,706. Glen Ridge Borough is bordered by Montclair, Bloomfield and East Orange. The borough is 
a residential community. There are no Interstates, U.S. or State Routes that pass through the 
borough. The Garden State Parkway is the nearest thoroughfare that is accessible outside of the 
municipality to the east via neighboring Bloomfield Township in Essex County. The two major 
roadways that pass-through Glen Ridge Borough are Bloomfield Avenue (northwest/southeast) 
and Ridgewood Avenue (northeast/southwest). Public transportation is provided by New Jersey 
Transit with bus service to Newark and Midtown Manhattan, train service is provided to Midtown 
Manhattan and Hoboken from the Glen Ridge station. 

  

Glen Ridge 
Borough

Bloomfield 
Township

Belleville 
Township Newark City Kearny Town Secaucus Jersey City Essex County Hudson County

New York-
Newark-Jersey 
City, NY-NJ-PA 

MSA New Jersey

Population

2010 Total Population 7,523 47,454 35,735 276,846 40,581 16,264 247,597 783,969 634,266 18,897,109 8,791,894

2021 Total Population 7,706 51,400 36,492 282,989 42,062 20,425 279,081 809,344 699,571 19,352,724 9,032,371

2026 Total Population 7,806 53,215 36,969 287,206 42,102 21,477 298,782 823,841 734,197 19,581,925 9,161,350

Projected Annual Growth % 0.3% 0.7% 0.3% 0.3% 0.0% 1.0% 1.4% 0.4% 1.0% 0.2% 0.3%

Households

2010 Total Households 2,475 18,433 13,287 94,417 13,433 6,297 96,859 283,712 246,437 6,918,950 3,214,360

2021 Total Households 2,536 19,795 13,435 98,028 13,889 7,934 111,610 295,615 274,447 7,128,127 3,321,271

2026 Total Households 2,566 20,433 13,565 100,154 13,889 8,344 120,264 301,711 288,910 7,225,307 3,373,807

Projected Annual Growth % 0.2% 0.6% 0.2% 0.4% 0.0% 1.0% 1.5% 0.4% 1.0% 0.3% 0.3%

Income

2021 Median Household Income $200,001 $72,329 $64,373 $39,198 $73,484 $116,630 $81,859 $64,855 $79,704 $83,280 $85,683

2021 Average Household Income $265,530 $91,871 $81,787 $55,240 $89,968 $144,687 $116,913 $107,697 $115,259 $122,318 $121,192

2021 Per Capita Income $87,379 $35,783 $30,121 $19,287 $30,163 $56,282 $46,781 $39,408 $45,275 $45,130 $44,633

Housing

2021 Owner Occupied Housing Units 87.2% 44.8% 45.3% 19.6% 40.1% 44.6% 24.3% 41.2% 27.3% 46.3% 57.9%

2021 Renter Occupied Housing Units 7.8% 49.3% 47.8% 66.1% 51.7% 47.6% 63.4% 49.1% 62.5% 44.4% 31.8%

2021 Median Home Value $682,569 $365,228 $305,352 $276,650 $352,451 $508,537 $432,817 $428,602 $428,801 $518,298 $365,698

Median Year Structure Built 1939 1944 1954 1961 1943 1975 1958 1955 1958 1958 1967

Miscellaneous Data Items

2021 Bachelor's Degree 46.1% 26.2% 20.8% 12.0% 18.9% 31.5% 29.4% 22.3% 27.5% 24.6% 25.5%

2021 Grad/Professional Degree 33.6% 14.8% 7.5% 5.0% 8.1% 20.0% 21.7% 15.3% 17.1% 17.9% 16.4%

2021 College Graduate % 79.7% 41.0% 28.3% 17.0% 27.0% 51.4% 51.1% 37.7% 44.6% 42.5% 41.9%

2021 Average Household Size 3.03 2.57 2.72 2.72 2.84 2.48 2.47 2.66 2.51 2.66 2.67

2021 Median Age 41.4 38.8 38.5 34.2 37.6 40.9 35.8 38.1 36.3 39.3 40.5

Source: ESRI; Compiled by NKF

Demographic Analysis
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Bloomfield Township 
Bloomfield Township is located in the northeastern portion of Essex County. The township 
encompasses 5.328 square miles. The township’s population was 47,454 in the most recent 
census reflecting a decline of 0.5% from the 2000 census figure of 47,683. The current population 
is 51,400. Bloomfield Township is bordered by Glen Ridge, Montclair, Clifton, Nutley and East 
Orange. The township is a residential community. The Garden State Parkway traverses the 
township in a north/south direction. Public transportation is provided by New Jersey Transit with 
bus service to Newark and the Newark Liberty Airport, train service is provided to Midtown 
Manhattan and Hoboken by two different stations, the Bloomfield station and the Watsessing 
Avenue station. 

Belleville Township 
Belleville Township is located on the eastern border of Essex County. The township encompasses 
3.399 square miles. The township’s population was 35,735 in the most recent census reflecting 
no change from the 2000 census figure. The current population is 36,492. Belleville Township is 
bordered by Bloomfield, Nutley, Newark and the Passaic River. The township is a residential 
community with an industrial section of town bordering the Passaic River. The Garden State 
Parkway is the nearest thoroughfare that is accessible outside of the municipality to the east via 
neighboring Bloomfield Township in Essex County. N.J. Route 21 runs along the east border of 
Belleville Township along the Passaic River. Public transportation is provided by New Jersey 
Transit with bus service to Newark, train service is provided Newark Penn Station on the Newark 
Light Rail by the Silver Lake station. 

City of Newark 
The City of Newark is located on the eastern border of Essex County. The city encompasses 
26.107 square miles. The city’s population was 276,846 in the most recent census reflecting a 
1.2% increase from the 2000 census figure of 273,546. The current population is 282,989. The 
City of Newark is an urban city which is the 73rd most populous municipality. The city is bordered 
by East Orange, Belleville, Irvington, Hillside, Elizabeth and the Passaic River. Major thoroughfares 
such as Interstate 280, New Jersey Turnpike, Interstate 78 and NJ Route 21 all traverse the City 
of Newark. Public transportation is based at Newark Penn Station, it is served by the PATH train, 
three New Jersey Transit rail lines, Amtrak, the New Jersey Transit Light Rail and the New Jersey 
Transit bus service. 
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Town of Kearny 
Kearny Township is located on the western border of Hudson County. The township 
encompasses 10.193 square miles. The city’s population was 40,581 in the most recent census 
reflecting a 0.2% increase from the 2000 census figure of 40,513. The current population is 
42,062. Kearny Township is bordered by the Passaic River, Harrison, North Arlington and the 
Hackensack River. The town is a mix of residential, industrial and wetlands areas. The major 
thoroughfares that cross the township are Interstate 280 and the New Jersey Turnpike. Public 
transportation in the area are provided by New Jersey Transit with bus service to the Port 
Authority Bus Terminal in Midtown Manhattan. 

Town of Secaucus 
Secaucus Township is located on the western border of Hudson County. The township 
encompasses 6.599 square miles. The township’s population was 16,264 in the most recent 
census reflecting a 2.1% increase from the 2000 census figure of 15,931. The current population 
is 20,425. Secaucus Township is bordered by the Hackensack River, North Bergen and Jersey 
City. The town is a mix of residential, industrial and protected wetlands. The major thoroughfares 
that cross the township are Interstate 95 and NJ Route 3. Public transportation in the township 
are provided by New Jersey transit with bus service provided around the town to Port Authority 
Bus Terminal in Midtown Manhattan, rail service is provided by Frank R. Lautenberg Secaucus 
Junction. 

Jersey City 
Jersey City is a located in the center of Hudson County. Jersey City encompasses 21.08 square 
miles. The city’s population was 247,597 in the most recent census reflecting a 3.1% increase 
from the 2000 census figure of 240,055. The current population is 279,081. Jersey City is 
bordered by Secaucus, Union City, Hoboken, Bayonne, the Hackensack River and the Hudson 
River. Jersey City is a mix of residential communities and urban areas. The major thoroughfares 
that cross the township are Interstate 78 and NJ State Route 139. Public transportation is 
provided by New Jersey Transit with bus service provided by the Journal Square Transportation 
Center, Exchange Place and Hoboken Terminal, rail service is provided by the Hudson-Bergen 
Light Rail, the PATH and the Hoboken Terminal. Water transport is also available to cross the 
Hudson River via Ferry service provided by NY Waterway ferries. 
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United States Rail Transportation 
Companies in the Rail Transportation industry operate railroads across the United States, 
including both large (Class 1) railroads, regional railroads and local line-haul railroads that carry 
freight or passengers. Positive economic conditions boost demand for domestic and foreign 
goods alike, necessitating freight transportation. Further, as shippers seek environmentally 
friendly practices or low-cost transportation for bulk goods, fuel-efficient rail transporters receive 
high demand.  

The prices of crude oil and natural gas collapsed in 2016, culminating in lost revenue from fuel 
surcharges. Surcharges are commonly used by industry operators to limit the effects of volatile 
changes in fuel costs and protect profitability. While lower operating costs bolster profit, they also 
lower operators' fuel surcharge revenue. Consequently, industry revenue declined 8.8% in 2016. 
Declining fuel prices coincided with serious declines in demand for coal, the industry's largest 
commodity group in terms of tonnage. Setbacks from the coal market have constrained industry 
revenue growth further during the five-year period. Altogether, industry revenue is expected to rise 
at an annualized rate of 0.3% to $76.5 billion over the five years to 2021, despite more stable 
underlying demand for freight transportation during much of the period. In 2020 alone, industry 
revenue collapsed 13.0% as oil prices, trade volumes and manufacturing output levels plummeted 
during the COVID-19 (coronavirus) pandemic. In 2021, revenue is expected to rebound, rising 
9.8%. 

Rebounding consumer confidence in the United States will likely drive demand for imported 
products over the five years to 2026, benefiting the total US trade value and generating industry 
demand. Further, the US Department of Transportation estimated that, by tonnage, demand for 
rail transportation will increase 88.0% between 2007 and 2035. As manufacturing production and 
consumer spending levels also rebound, demand for rail transportation services will rise as well. 
Further, anticipated oil price increases may result in observable fuel surcharge increases over the 
next five years. Regardless, the industry will continue experiencing headwinds from coal-related 
industries, from which demand is expected to continue declining. Altogether, industry revenue is 
projected to increase an annualized 3.0% to $88.6 billion over the five years to 2026. 
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Conclusion 

Rail demand in the United States fluctuates parallel to the industries which rely on rail 
transportation to move goods across the country. While consumer products are a contributor of 
demand, the industry’s main driver is crude oil which is more volatile as gas prices fluctuate and 
clean energy initiatives threaten the commodity’s future. 

That being said, railways infrastructure that was constructed since the industrial revolution and 
served specific purposes may no longer be relevant in a modern economy. As such, many national 
railways continue to operate and transport goods between the eastern and western coasts of the 
United States. Regional railways, however, that served a more local economy in a time when 
manufacturing was the main driver of industrial uses may be less integral to a modern industrial 
economy where warehousing and supply chain drive uses as opposed to manufacturing. Thus, 
utility of the regional railway in many cases has declined in terms of demand. 

As noted earlier, discussions with Norfolk Southern have indicated that there is no longer demand 
from industrial users along the rail corridor that comprises the subject of the report. While 
ongoing rail maintenance is required regardless of use, the continued expense of holding a rail 
corridor without demand for utility has forced the sale of rail corridors across the county. As is 
true with the subject, land preservation groups have shown particular interest in these assembled 
corridors as they provide an opportunity to preserve a tract of open space that connect multiple 
municipalities along the corridor for both leisure and commuting activities. 

Furthermore, it is not uncommon for multiple users to be simultaneously interested in either the 
subsurface rights or the air rights above the surface of a rail corridor (which can be used for 
technological infrastructure), which may produce a higher value than the existing railway use. 

  



Land and Site Analysis 36 

Essex Hudson Greenway  

Land and Site Analysis 
Site Description 
The “Subject Property” is an existing dormant rail corridor that spans 8.6± miles from Milepost 
WD-2.87 in Glen Ridge Borough to Milepost WD-11.5 in Jersey City and then includes an access 
road in Jersey City, which connects with Van Keuren Avenue. The corridor contains an area of 
138.04 acres or 6,013,022 square feet. The property extends through the municipalities of Glen 
Ridge, Bloomfield, Belleville, Newark, Kearny, Secaucus and Jersey City. Land uses adjacent to 
the corridor include Industrial, Residential and Environmentally protected zones. The property is 
owned by the Norfolk Southern Railroad Corporation.   

 Size:  138.04 Acres 

 Shape: The subject is irregularly shaped and varies in width along the corridor. 

 Ranging from 50 to 100 feet in width along the corridor. 

Access: The corridor has varying accessibility due to some topographical constraints in 

relation to the adjacent properties. Sections of the corridor are above and below 
street grade and provide limited access. There are 13 points along the corridor 
where the railroad intersects with public roads at street level, which provide access 
to the corridor. The northern terminus of the corridor in Glen Ridge is below street 
grade and provides limited access, however further southeast in Glen Ridge, the 
corridor intersects with Wildwood Terrace at street grade, which can provide an 
access point. The southern terminus in Jersey City is at street grade and provides 
adequate access to the corridor as well. 

Topography: The corridor contains varying topography because it is located above, below, and 

the majority at street grade. 

Flood Zone: The Flood Zones vary from the X designation with no risk of flooding and zone AE 

designation with a high risk of flooding. Areas with a high risk of flooding are 
located in Jersey City, Secaucus, and Kearny and total approximately 55% of the 
corridor. (shown in the following maps) 

Wetlands: The corridor is impacted by wetlands in Kearny, Secaucus and Jersey City. Areas 

encumbered by wetlands or other environmental constraints have been grouped 
together and total 76.21 Acres. 

Easements:  The corridor crosses a total of 33 public roadways either at street grade, with the 

use of an overpass or by using an underpass. We note that the road crossings 
along the corridor are consisdered to be not fully owned by Norfolk Southern, but 
are assumed to have easement or license rights.  The roadway crossings have a 
total estimated size of approximately 2.85 Acres. 
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Flood Maps 

 

Jersey City 

 

Secaucus 
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Kearny 

 

Newark/Belleville 
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Bloomfield 

 

Bloomfield 
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Glen Ridge 

 All Flood Maps provided by the FEMA Flood Map Service Center 
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Wetlands Maps 
 

 

Jersey City 
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Kearny 
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Bloomfield 

 
Glen Ridge 

 All Wetlands Maps provided by the National Wetlands Inventory 
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Soil Maps 

 
Kearny 
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Newark 
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Belleville 
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Bloomfield 
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Glen Ridge 

 All Soil Maps provided by the United States Department of Agriculture Natural Recourses Conservation Service 

The above soil maps detail the soil types in the residential and industrial portions of the corridor. 
The soils are predominantly a mix of two types, Boonton Loam and Urban Land. These soils are 
consistent with that of the adjacent which have successfully been developed. Because of the 
consistency with the adjacent properties, the soils in the areas designated for residential and 
industrial uses are suitable for future development.  
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Corridor Maps 
 

 

Jersey City 
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Secaucus 
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Kearny 
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Newark 
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Belleville 
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Bloomfield 
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Glen Ridge 

 All Corridor Maps provided by the Open Space Institute 
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Easements, Encroachments and Restrictions 
We were provided a title report memo prepared by Old Republic National Title Insurance Company 
on January 4, 2019.  Based upon a review of the title report, there are identified exceptions to title, 
which include various utility and access easements that are typical for a property of this type.  
Such exceptions may have an adverse effect on value. The following easements, 
encroachements and restrictions were provide by the client. 

 Parcels of land that revert to abutting owners or to the State of New Jersey if sold for non-
railroad purposes. 

o Four acres of rail bed located in Newark between the Passaic River and Broadway. 
o Three others located in Secaucus and Jersey City 

 Tideland Claims 
 Full Length easment  

The title report also showed that there are areas with tideland claims, which are owned by the 
State of New Jersey. There are 8 parcels of land in Hudson County that are encumbered by 
tideland claims and one small claim in Essex County. There are parcels of land that will revert 
back to the abutting owners or the State of New Jersey if the railroad is sold for a non-railroad 
use. These parcels are located in Secaucus and Jersey City as well as one parcel in Newark.  Our 
valuation assumes the areas that are encumbered by tideland claims and the areas that 
potentially revert to the abutting land owner or the State of New Jersey will remain “Rail Banked” 
and able to be used within the corridor. These areas are included in our valuation at 100% of 
rights. 

The corridor crosses public roadways at 33 different points. We have assumed the corridor has 
easement rights to cross the publically owned roads. Ordinarily, the diminishment of easement 
rights within the easement area can vary from a minimum of 5% to 20% where little impact on the 
“fee” value has taken place (i.e. an occasional access easement through a seldom used portion 
of the property), to an additionally encumbered situation whereby a proposed easement area is 
to be additionally encumbered and utilized for road access purposes whereby the percentage of 
fee may very well consume 70% to 90% of the “fee” value since the encumbered site will have 
little remaining residual utility for another user. Because the proposed easement is within the 
front setback area of the subject property, the existing bundle of rights associated with the 
proposed easement area is limited. In this case, the corridor properties will be preserved in 
perpituity, which limits the inherent bundle of rights to the property owner. In order to account for 
the rights associated with Norfolk Southern having the ability to utilize the easement area, we 
have determined 50% of the fee simple value of the 2.85 acres of land to be associated with the 
easement rights, for analytical purposes we assume this land is shared equally.   

We are not aware of any other land use regulations that would affect the property.   
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Environmental Issues 
No environmental issues were observed or reported.  NKF is not qualified to detect the existence 
of potentially hazardous issues such as soil contaminants, the presence of abandoned 
underground tanks, or other below-ground sources of potential site contamination.  The existence 
of such substances may affect the value of the property. For this assignment, we have specifically 
assumed that any hazardous materials that would cause a loss in value do not affect the subject. 

Zoning and Legal Restrictions 

While approximately 65% of the subject is zoned “Roads, Rails, Right-Of-Ways” (or other similarly 
restrictive, rail-related zoning designations), based on the Across The Fence methodology, we 
have researched the various adjacent zoning designations in each of the municipalities, in order 
to apply reasonable zoning to the land within the corridor. A description of the zoning districts the 
properties are located within are illustrated in the following charts. 

Glen Ridge 

 
 

Zoning Summary
Zoning Jurisdiction Glen Ridge Borough
Zoning Designation R-2 & R-3
Description Residential Zone
Permitted Uses R-2: Single family detatched dwellings, churches. R-3 Single family detatched 

dwellings, churches and hospitals.

Category Zoning Requirement
Minimum Lot Area R-2: 6,200 square feet, R-3: 4,800 square feet
Minimum Lot Width (Feet) R-2: 62, R-3: 48
Minimum Lot Depth (Feet) 100
Minimum Setbacks (Feet) Front: 25, Side: 8 each, Rear: 25
Maximum Building Height 35 feet
Maximum Site Coverage 30%

Source: Glen Ridge Boro Township Zoning Ordinance
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Bloomfield 

 

 

 

Zoning Summary
Zoning Jurisdiction Bloomfield Township
Zoning Designation R-1B
Description Single Family 
Permitted Uses Single family detatched dwellings, public parks and playgrounds.

Category Zoning Requirement
Minimum Lot Area 4,000 square feet
Minimum Lot Width (Feet) 40
Minimum Lot Depth (Feet)
Minimum Setbacks (Feet) Front: 20, Side: 6, Rear: 25
Maximum Building Height 2.5 stories/40 feet
Maximum Site Coverage Building: 25%, Lot: 60%
Maximum Floor Area Ratio 0.5

Zoning Summary
Zoning Jurisdiction Bloomfield Township
Zoning Designation R-2A
Description Residential Zone
Permitted Uses Single Family detatched dwellings, public parks and playgrounds and two family 

dwellings.

Category Zoning Requirement
Minimum Lot Area 5,000 square feet
Minimum Lot Width (Feet) 50
Minimum Setbacks (Feet) Front: 20, Side: 14 total, Rear: 25
Maximum Building Height 40
Maximum Site Coverage Building: 25%, Lot: 60%
Maximum Floor Area Ratio 0.5

Zoning Summary
Zoning Jurisdiction Bloomfield Township
Zoning Designation M-1
Description General Industrial
Permitted Uses Offices, manufacturing, automobile sales, research laboratories, public buildings, 

public utilities, educational institutions, public parks, warehousing and self 
storage, parking facilities and outdoor storage.

Category Zoning Requirement
Minimum Lot Area 1 acre
Minimum Lot Width (Feet) 150
Minimum Setbacks (Feet) Front: 20, Side: 10, Rear: 20
Maximum Building Height 60 feet
Maximum Site Coverage Building: 65%, Lot: 85%
Maximum Floor Area Ratio None
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Belleville Township 

 

 

Zoning Summary
Zoning Jurisdiction Bloomfield Township
Zoning Designation PO/R
Description Professional Office/Residential
Permitted Uses Single family detatched dwellings, two family detatched dwellings, garden 

apartments, offices, proffesional offices, public uses, place of worship, public 
utilities, educational institutions, public parks, banks and parking areas.

Category Zoning Requirement
Minimum Lot Area 10,000 square feet
Minimum Lot Width (Feet) 100
Minimum Setbacks (Feet) Front: 25 (excluding front yard parking), Side: 10, Rear: 30
Maximum Building Height 40
Maximum Site Coverage Building: 35%, Lot: 70%
Maximum Floor Area Ratio 0.6

Zoning Summary
Zoning Jurisdiction Belleville Township
Zoning Designation RA-1
Description Single Family
Permitted Uses Single family dwellings, not to exceed one such dwelling unit on each lot, home 

occupations and home professions. 

Category Zoning Requirement
Minimum Lot Area 5,000 square feet
Minimum Lot Width (Feet) 50
Minimum Lot Depth (Feet) 100
Minimum Setbacks (Feet) Front: 20, Side: 5 each, Rear: 20
Maximum Building Height 3 Stories, 40 feet
Maximum Site Coverage 35%

Zoning Summary
Zoning Jurisdiction Bellevile Township
Zoning Designation R-A2
Description Single Family
Permitted Uses Single family dwellings, home occupations and home professions.

Category Zoning Requirement
Minimum Lot Area 4,000 square feet
Minimum Lot Width (Feet) 40
Minimum Lot Depth (Feet) 100
Minimum Setbacks (Feet) Front: 20, Side: 4 each, Rear: 20
Maximum Building Height 3 Stories, 40 feet
Maximum Site Coverage 35%
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Zoning Summary
Zoning Jurisdiction Belleville Township
Zoning Designation R-C
Description Multi-Family
Permitted Uses Single family dwellings not to exceed one such dwelling on each lot, two-family 

dwellings not to exceed one two-family dwelling on each lot, boarding or lodging 
house, multi-family dwellings, garden apartments and townhouse dwelling units.

Category Zoning Requirement
Minimum Lot Area 10,000 square feet
Minimum Lot Width (Feet) 100
Minimum Lot Depth (Feet) 100
Minimum Setbacks (Feet) Front: 25, Side: 15, Rear: 25
Maximum Building Height 3 Stories, 40 feet
Maximum Site Coverage 25%

Zoning Summary
Zoning Jurisdiction Belleville Township
Zoning Designation R-DVI
Description Redeveopment Zone
Permitted Uses Business, professional and corporate offices, all retail sales and service uses 

except auto and body repair, auto dealorships, used car lots, gas stations, car 
washes, fast food restaurants with drive in facilities, drive up banks and 
pharmacies, motels, open air commercial uses, commercial parking lots and 
motorcycle dealerships. Mixed use commercial residential buildings. Mixed use 
commercial residential development with 8 or more dwelling units.

Category Zoning Requirement
Minimum Lot Area 10,000 square feet
Minimum Lot Width (Feet) 100
Minimum Lot Depth (Feet) 100
Minimum Setbacks (Feet) Front: 25, Side: 0-10, Rear: 15
Maximum Building Height 4 Stories, 55 Feet
Maximum Site Coverage 100%

Zoning Summary
Zoning Jurisdiction Belleville Township
Zoning Designation I-B
Description Industrial
Permitted Uses Manufacturing facilities, printing facilities, warehouses, photo reproduction 

facilities, commercial laundry, building supply, construction business, vehicle 
body shop, vehicle repair and vehicle service station.

Category Zoning Requirement
Minimum Lot Area 5000 square feet
Minimum Lot Width (Feet) 50
Minimum Lot Depth (Feet) 100
Minimum Setbacks (Feet) Front: 15, Side: 5, Rear: 15
Maximum Building Height 3 stories, 40 feet 
Maximum Site Coverage 50%
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Newark 

 

 

Kearny 

 

 

Zoning Summary
Zoning Jurisdiction Newark
Zoning Designation R1
Description One Family Residential 
Permitted Uses Single family detatched dwelling, municipal recreation buildings, parks, 

playgrounds, public buildings, libraries, public museums, memorial buildings and 
public fire stations.

Category Zoning Requirement
Minimum Lot Area 5,000 square feet
Minimum Lot Width (Feet) 50
Minimum Setbacks (Feet) Front: 20, Side: 8, Rear: 30
Maximum Building Height 2.5 Stories, 35 feet
Maximum Site Coverage 60%

Zoning Summary
Zoning Jurisdiction Town of Kearny
Zoning Designation R-2
Description One and Two Family Residential
Permitted Uses Any R-1 permitted use, two family dwelling unit, any multifamily dwellings devoted 

exclusively for the housing of persons ages 62 and over and handicapped persons 
and which meets the eligibility guidelines set forth by the department of housing 
and devolopment. 

Category Zoning Requirement
Minimum Lot Area 5,000 square feet
Minimum Lot Width (Feet) 50
Minimum Setbacks (Feet) Front: 20, Side: 8, Rear: 30
Maximum Building Height 2.5 Stories, 35 Feet
Maximum Site Coverage 60%

Zoning Summary
Zoning Jurisdiction Town of Kearny
Zoning Designation C-3
Description Community Business
Permitted Uses Movie theaters, bowling alleys, skating rinks, billiard or pool parlors, newspaper 

or job printing, pet shops, planned commercial development, public utility 
buildings and telephone exchange buildings, wearing apparel shops. 

Category Zoning Requirement
Minimum Lot Area None
Minimum Lot Width (Feet) None
Minimum Setbacks (Feet) Front: 0, Side: 1.2, Rear: 101
Maximum Building Height 4 Stories, 50 Feet
Maximum Site Coverage 100%
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Land Conclusion 
Overall, the physical characteristics of the site are suitable for a variety of uses including those 
permitted by zoning when used in conjunction with abutting properties or continued use as a 
transportation corridor currently improved. The railroad traverses 58.48 acres of residential 
zones, 3.35 acres of industrial zone and 76.21 acres of environmentally protected zoned land, 
where the majority of the wetlands is located. We are not aware of any other particular restrictions 
on development. 



Highest and Best Use 65 

Essex Hudson Greenway  

Highest and Best Use 
As Vacant 

Legally Permissible 
The subject traverses multiple zoning districts within several different townships, consisting of 
commercial, industrial and residential zones.  The zoning classifications currently impacting the 
subject allow for a variety of uses including 58.48 acres, zoned single-family residential and 3.35 
acres zoned for industrial uses, which are consistent with abutting land uses.  Therefore, 61.83 
acres or approximately 45% of the subject could be utilized for residential or industrial uses 
consistent with the abutting properties’ uses and zoning.   

Physically Possible 
The overall subject is 138.04 acres or 6,013,022 square feet in size and is oblong in shape. The 
site is at varying grade and is located in flood zones and is also encumbered by wetlands. There 
are no apparent soil or subsoil conditions that would adversely affect construction.  Although the 
narrow shape of the subject property would significantly limit the development potential of the 
property, it is our opinion that portions of this tract could be used in conjunction with adjoining 
properties in order to redevelop the adjacent parcels for their as zoned use.  

As previously mentioned, there are 58.48 acres, zoned single-family residential that can be 
assembled with adjacent properties for either additional development potential, redevelopment 
potential or just for larger potential lot sizes. With regard to the 3.35 acres zoned for industrial, 
assemblage with adjacent industrial parcels can add either development potential since 
assemblage will positively impact the bulk requirements or this land can be used for additional 
container storage or truck parking.  

Other portions of the overall corridor can remain contiguous and can be utilized in conjunction 
with a recreational corridor (i.e. bike trail, walking path, etc.) or utility corridor (i.e. fiber optic cable, 
gas pipeline, etc.) since approximately 76.21 acres is considered undevelopable and can be used 
for active/passive recreational purposes.  

As previously noted, the portion of the corridor which we value as uplands considers adjacent 
parcels with similar soil characteristics that have successfully been developed. To the contrary, 
if a property has physical constraints where there is not an adjacent developed counterpart 
(meaning wetlands or soils may preclude development), we have applied an active passive 
recreational value. 
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Financially Feasible 
Land uses in the subject’s area include residential and industrial uses. The municipalities which 
encompass the existing corridor are densely populated and are currently in high demand for all 
of the allowable uses. In particular, there is strong demand for single-family residential 
development as well as industrial development. Financially feasible uses of the site include 
industrial or residential uses when used in conjunction with adjoining properties for a portion of 
the site; while the remaining area can remain to be utilized as a recreational corridor.   

Maximally Productive 
A combination of industrial, and residential uses, when used in conjunction with adjoining 
properties, as well as active/passive recreational uses for portions of the existing corridor are 
considered the most financially feasible use for the site.  This is due to the overall size of the tract 
and different economic factors in each of the municipalities the corridor traverses.  Therefore, 
the aforementioned land uses are concluded to be the maximally productive use of the subject.   

Highest and Best Use Conclusion – As Vacant 
After consideration of the legally permissible, physically possible, financially feasible and 
maximally productive uses, it is the appraiser’s opinion that the highest and best use for the 
subject property is for portions of the corridor to be converted into a recreational trail 
(active/passive use) and the remaining for industrial, and residential uses when used in 
conjunction with adjoining properties.   

Most Probable Buyer 

The most probable buyer is a user of transportation corridors, an abutting property owner for 
assemblage purposes or a governmental agency who would desire to maintain the connectivity 
of the corridor for recreational purposes.   
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Appraisal Methodology 

Cost Approach 
The cost approach is based on the proposition that the informed purchaser would pay no more 
for the subject than the cost to produce a substitute property with equivalent utility.  This 
approach is particularly applicable when the property being appraised involves relatively new 
improvements that represent the highest and best use of the land, or when it is improved with 
relatively unique or specialized improvements for which there exist few sales or leases of 
comparable properties. 

Sales Comparison Approach 
The sales comparison approach utilizes sales of comparable properties, adjusted for differences, 
to indicate a value for the subject.  Valuation is typically accomplished using physical units of 
comparison such as price per square foot, price per unit, price per floor, etc., or economic units 
of comparison such as gross rent multiplier.  Adjustments are applied to the property units of 
comparison derived from the comparable sale.  The unit of comparison chosen for the subject is 
then used to yield a total value.   

Income Capitalization Approach 
The income capitalization approach reflects the subject’s income-producing capabilities.  This 
approach is based on the assumption that value is created by the expectation of benefits to be 
derived in the future.  Specifically estimated is the amount an investor would be willing to pay to 
receive an income stream plus reversion value from a property over a period of time.  The two 
common valuation techniques associated with the income capitalization approach are direct 
capitalization and the discounted cash flow (DCF) analysis. 

 
The subject property is a dormant railroad corridor totaling 138.04 acres.  Although we have 
researched the sale of other corridor properties, throughout New Jersey and the United States, 
these transactions were found to be unreliable due to the substantial residual land values in 
Northern New Jersey compared to the residual land values associated with the various corridor 
sales. 

Application of Approaches to Value 
Approach Comments
Cost Approach

Sales Comparison Approach

Income Capitalization Approach

Compiled by NKF

The Income Capitalization Approach is not applicable and is not utilized in this 

The Sales Comparison Approach is applicable and is utilized in this appraisal.

The Cost Approach is not applicable and is not utilized in this appraisal.
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As discussed previously, we utilize the Across The Fence method to value the various 
components of the subject rail corridor. The subject abuts industrial and residential-zoned areas, 
as well as areas with limited utility which we have analyzed as “active passive recreational” areas. 
We have used the sales comparison approach to estimate a unit value for each property type, 
based on zoning, and apply the unit values to the total area of the corridor within each zone to 
arrive at our opinion of value.  

Sales Comparison 

Land value can be developed from a number of different methodologies.  In this case, we have 
employed the sales comparison as sufficient comparable data exists from which to derive a 
reliable indication of value.  Sales comparison includes the following steps. 

 Research and verify information on properties in the market that are similar to the 
subject and that have recently sold, are listed for sale, or are under contract. 

 Select the most relevant units of comparison in the market and develop a comparative 
analysis. 

 Examine and quantify via adjustments differences between the comparable sales and 
the subject property using all appropriate elements of comparison.  

 Reconcile the various value indications to a value indication. 

Based on a review of market activity, the appropriate unit of comparison is price per gross land 
acre. 

As previously discussed, the subject corridor abuts to industrial (3.35 acres) and residential-
zoned (58.48 acres) areas. We have used the sales comparison approach to estimate a unit value 
for each property type based on zoning and applied the unit values to the total area of the corridor 
within each zone to arrive at our opinion of value.  

In addition to the properties with industrial and residential development potential, there are 76.21 
acres which are considered undevelopable due to their physical constraints.  Therefore, we have 
applied active/passive recreational land sales for this component of the overall property.  We note 
that due to the lack of recent active passive recreational land sales, that have no/limited 
development potential, we have extended our search for comparable data to other areas of 
Northern New Jersey as well as utilized much older land sales within the Meadowlands which 
had the same highest and best use.   
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Comparable Residential Land Sales - Glen Ridge and Bloomfield 
 

Comparable Map 
 

 

With regard to the 21.5± acres of land along the corridor located in Glen Ridge (6 acres) and 
Bloomfield (15.5 acres) this portion is zoned single-family residential. The residential land sales 
in Glen Ridge and Bloomfield have similar lot sizes based on their respective zoning requirements. 
Due to the lot size and economic similarities, we have grouped the two towns together for 
analytical purposes.   

The following residential building lot sales were analyzed on a price per acre basis.  
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Land Sale One 
Date of Sale:  September 20, 2021  
Location:  90 Beach Street 
  Bloomfield Township  
  Essex County, New Jersey  
Block / Lot:  Block 282, Lot 58 
Grantor:  Salvatore Gaglio 
Grantee:  Popcorn Properties, LLC  
Instrument Number:  2021114685 
Site Size:  0.3433+ Acres or 14,954+ SF  
Consideration:  $352,500 
Unit Value:  $23.57/SF - $1,026,799/Acre 
Terms of Sale:  Cash to Seller 
Zoning:  R-1A Single-Family Residential 
Verification:  Grantor’s Agent 
Highest and Best Use:  Residential 
Present Use:  Vacant Land 
Deed Type:    Standard Deed (Not Quitclaim or Bargain and Sale)  
Comments: This is the September 2021 sale of a 14,954± square foot 

residential lot in Bloomfield Township. The lot was vacant 
at the time of sale. 
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Land Sale Two 
Date of Sale:  October 22, 2020  
Location:  113 Baldwin Place 
  Bloomfield Township  
  Essex County, New Jersey  
Block / Lot:  Block 432, Lot 1 
Grantor:  Michele Beim 
Grantee:  JMW Residential Redevelopers, LLC 
Instrument Number:  2020108480 
Site Size:  0.1245+ Acres or 5,424+ SF  
Consideration:  $200,000 
Unit Value:  $36.87/SF - $1,606,426/Acre 
Terms of Sale:  Cash to Seller 
Zoning:  R-2B Single-Family Residential 
Verification:  Grantor’s Agent 
Highest and Best Use:  Residential 
Present Use:  Vacant Land 
Deed Type:    Standard Deed (Not Quitclaim or Bargain and Sale)  
Comments: This is the October 2020 sale of a 5,424± square foot 

residential lot in Bloomfield Township. The lot was vacant 
at the time of sale.  
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Land Sale Three 
Date of Sale:  July 2, 2018  
Location:  12 Oak Tree Lane 
  Bloomfield Township  
  Essex County, New Jersey  
Block / Lot:  Block 1028, Lot 11 
Grantor:  12 Oaktree Lane, LLC 
Grantee:  Lozano, Luis and Cumbicus, Jose  
Book/Page:  Book 20180, Page 65051 
Site Size:  0.2236+ Acres or 9,740+ SF  
Consideration:  $174,000 
Unit Value:  $17.86/SF - $778,175/Acre 
Terms of Sale:  Cash to Seller 
Zoning:  R-1A Residential 
Verification:  Grantor’s Agent 
Highest and Best Use:  Residential 
Present Use:  Vacant Land 
Deed Type:    Standard Deed (Not Quitclaim or Bargain and Sale)  
Comments: This is the July 2018 sale of a 9,740± square foot 

residential lot in Bloomfield Township. The lot was vacant 
at the time of sale. 
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Land Sale Four 
Date of Sale:  June 29, 2018  
Location:  150 Ridgewood Avenue 
  Glen Ridge Borough  
  Essex County, New Jersey  
Block / Lot:  Block 35, Lot 20 
Grantor:  Meanor, Geraldine S 
Grantee:  Voltarelli Organization, LLC 
Book/Page:  Book 20180, Page 76814 
Site Size:  0.811+ Acres or 35,325+ SF  
Consideration:  $818,000 
Unit Value:  $23.16/SF – 1,008,631/Acre 
Terms of Sale:  Cash to Seller 
Zoning:  R1 Residential 
Verification:  Grantor’s Agent 
Highest and Best Use:  Residential 
Present Use:  Vacant Land 
Deed Type:    Standard Deed (Not Quitclaim or Bargain and Sale)  
Comments: This is the June 2018 sale of a 35,325± square foot 

residential lot in Glen Ridge Borough. This sale was of a 
residential home, which was demolished to build a new 
single-family home.  
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Land Sale Five 
Date of Sale:  February 23, 2018  
Location:  360 Ridgewood Avenue 
  Glen Ridge Borough  
  Essex County, New Jersey  
Block / Lot:  Block 95, Lot 29.01 
Grantor:  Clemente Family Holding, LLC 
Grantee:  360 Ridgewood Ave Association, LLC 
Book/Page:  Book 20180, Page 22719 
Site Size:  0.5782+ Acres or 25,186+ SF  
Consideration:  $700,000 
Unit Value:  $27.79/SF - $1,210,654/Acre 
Terms of Sale:  Cash to Seller 
Zoning:  R1 Residential 
Verification:  Grantor’s Agent 
Highest and Best Use:  Residential 
Present Use:  Vacant Land 
Deed Type:    Standard Deed (Not Quitclaim or Bargain and Sale)  
Comments: This is the February 2018 sale of a 25,186± square foot 

residential lot in Glen Ridge Boro. The lot was vacant at the 
time of sale and had building approvals.  
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The following characteristics were considered in our analysis for the land value: 

 Market Conditions 
 Location 
 Size  

The comparables range from $778,175 - $1,606,426 per acre with an average of $1,126,137 per 
acre. After adjustments due to the improving market conditions in residential land the 
comparables range from $855,993 - $1,654,619 per acre with an average of $1,200,567 per acre. 
We conclude a value in the lower end of the range at $1,000,000 per acre for the 21.5 acres of 
corridor located in Glen Ridge and Bloomfield. 

 

  

Subject Sale 1 Sale 2 Sale 3 Sale 4 Sale 5
Address Essex Hudson 

Greenway
90 Beach St 113 Baldwin Pl 12 Oak Tree Ln 150 Ridgewood Avenue 360 Ridgewood Ave

City, State Multiple Towns, NJ Bloomfield, NJ Bloomfield, NJ Bloomfield, NJ Glen Ridge, NJ Glen Ridge, NJ

Gross Land Area (Acres) 21.50 Acres 0.3433 Acres 0.1245 Acres 0.2236 Acres 0.8110 Acres 0.5782 Acres

Gross Land SF 936,540 SF 14,954 SF 5,424 SF 9,740 SF 35,325 SF 25,186 SF

Transaction Type -- Closed Closed Closed Closed Closed

Transaction Date -- Sep-21 Oct-20 Jul-18 Jun-18 Feb-18

Price per Gross Land Acre $1,026,799 $1,606,426 $778,175 $1,008,631 $1,210,654 

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

Financing 0% 0% 0% 0% 0%

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

Market Conditions (Time) 0% 3% 10% 10% 12%

Subtotal (adjustments are multiplied) 0% 3.0% 10.0% 10.0% 12.0%

Transaction Adjusted Price per Gross Land Acre $1,026,799 $1,654,619 $855,993 $1,109,494 $1,355,932 

Location 0% 0% 0% 0% 0%

Size 0% 0% 0% 0% 0%

Zoning 0% 0% 0% 0% 0%

Subtotal (adjustments are summed) 0% 0% 0% 0% 0%

Indicated Price per Gross Land Acre $1,026,799 $1,654,619 $855,993 $1,109,494 $1,355,932 

Compiled by NKF

Physical Adjustments

Transaction Adjustments

Comparable Land Sales Adjustment Grid - Residnetial (Glen Ridge & Bloomfield)

Gross Acres 21.5

Comparable Sales Indications Range Average

Unadjusted Price per Gross Land Acre $778,175 - $1,606,426 $1,126,137
Adjusted Price per Gross Land Acre $855,993 - $1,654,619 $1,200,567

Reconciled Value per Gross Land Acre $1,000,000

Total Indicated Value $21,500,000
Compiled by NKF

Land Value Conclusion - Residential (Glen Ridge & Bloomfield)



Sales Comparison 76 

Essex Hudson Greenway  

Comparable Residential Land Sales - Belleville, Newark and Kearny  
 

Comparable Map 
 

 

With regard to the 36.98± acres portion of the corridor located in Belleville (12.38 acres), Newark 
(13.6 acres) and Kearny (11 acres) that is zoned single-family residential. The sales have similar 
lot sizes based on their respective zoning requirements. Due to the lot size and economic 
similarities, we have grouped these three towns together for analytical purposes.   

The following residential building lot sales were analyzed on a price per acre basis. 
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Land Sale One 
Date of Sale:  September 27, 2021  
Location:  221 5th Street  
  Newark City  
  Essex County, New Jersey  
Block / Lot:  Block 1915, Lot 48 
Grantor:  Elmont Investments, LLC 
Grantee:  Victor Salazar & Maria DZ Barrera 
Instrument Number:  2021121953 
Site Size:  0.0574+ Acres or 2,500+ SF  
Consideration:  $153,000 
Unit Value:  $61.19/SF - $2,665,505/Acre 
Terms of Sale:  Cash to Seller 
Zoning:  R-2 One to Two Family Residential 
Verification:  Grantor’s Agent 
Highest and Best Use:  Residential 
Present Use:  Vacant Land 
Deed Type:    Standard Deed (Not Quitclaim or Bargain and Sale)  
Comments: This is the September 2021 sale of a 2,500± square foot 

residential lot in Newark City. The lot was vacant at the 
time of sale. 
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Land Sale Two 
Date of Sale:  August 25, 2021  
Location:  369-371 Roseville Avenue  
  Newark City  
  Essex County, New Jersey  
Block / Lot:  Block 1947, Lot 58 
Grantor:  Dulcie B Mungroo 
Grantee:  247 S 10, LLC 
Instrument Number:  2021104584 
Site Size:  0.2004+ Acres or 8,729+ SF  
Consideration:  $320,000 
Unit Value:  $36.66 /SF - $1,596,806/Acre 
Terms of Sale:  Cash to Seller 
Zoning:  R-2 One to Two Family Residential 
Verification:  Grantor’s Agent 
Highest and Best Use:  Residential 
Present Use:  Vacant Land 
Deed Type:    Standard Deed (Not Quitclaim or Bargain and Sale)  
Comments: This is the August 2021 sale of an 8,729± square foot 

residential lot in Newark City. The lot was vacant at the 
time of sale. 

 

      



Sales Comparison 79 

Essex Hudson Greenway  

Land Sale Three 
Date of Sale:  June 29, 2021  
Location:  26 Edwin Place  
  Newark City  
  Essex County, New Jersey  
Block / Lot:  Block 3053.01, Lot 3 
Grantor:  Plaza Gardens, LLC 
Grantee:  26 Edwin, LLC 
Instrument Number:  2021079212 
Site Size:  0.07+ Acres or 3,049+ SF  
Consideration:  $110,000 
Unit Value:  $36.08/SF - $1,571,429/Acre 
Terms of Sale:  Cash to Seller 
Zoning:  R-2 One to Two Family Residential 
Verification:  Grantor’s Agent 
Highest and Best Use:  Residential 
Present Use:  Vacant Land 
Deed Type:    Standard Deed (Not Quitclaim or Bargain and Sale)  
Comments: This is the June 2021 sale of a 3,049± square foot 

residential lot in Newark City. The lot was vacant at the 
time of sale. 
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Land Sale Four 
Date of Sale:  December 14, 2020  
Location:  218-220 Stephens Street  
  Belleville Township 
  Essex County, New Jersey  
Block / Lot:  Block 9601, Lot 10 
Grantor:  Francisco Simeone Jr 
Grantee:  Acumen Realty, LLC 
Instrument Number:  2020124944 
Site Size:  0.1148+ Acres or 5,001+ SF  
Consideration:  $175,000 
Unit Value:  $35.00 /SF - $1,524,390/Acre 
Terms of Sale:  Cash to Seller 
Zoning:  R-B Two Family Residential 
Verification:  Grantor’s Agent 
Highest and Best Use:  Residential 
Present Use:  Vacant Land 
Deed Type:    Standard Deed (Not Quitclaim or Bargain and Sale)  
Comments: This is the December 2020 sale of a 5,001± square foot 

residential lot in Belleville Township. The lot was vacant at 
the time of sale. 
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Land Sale Five 
Date of Sale:  February 17, 2019  
Location:  49 Rocco Street  
  Belleville Township 
  Essex County, New Jersey  
Block / Lot:  Block 1502, Lot 25 
Grantor:  Angiolina Ventures, LLC 
Grantee:  Berrezueta, Pedro & Altamirano, A 
Book/Page:  Book 20190, Page 29280 
Site Size:  0.1277+ Acres or 5,563+ SF  
Consideration:  $140,000 
Unit Value:  $25.17 /SF - $1,096,320/Acre 
Terms of Sale:  Cash to Seller 
Zoning:  SLR Silver Lake Residential 
Verification:  Grantor’s Agent 
Highest and Best Use:  Residential 
Present Use:  Vacant Land 
Deed Type:    Standard Deed (Not Quitclaim or Bargain and Sale)  
Comments: This is the February 2019 sale of a 5,563± square foot 

residential lot in Belleville Township. The lot was vacant at 
the time of sale. 
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The following characteristics were considered in our analysis for the land value: 

 Market Conditions 
 Location 
 Size  

The comparables range from $1,096,320 - $2,665,505 per acre with an average of $1,690,890 per 
acre. The comparable sales have been adjusted upwards for improving market conditions. After 
adjustments the comparables range from $1,184,025 - $2,665,505 per acre with an average of 
$1,723,914 per acre. We note that the highest sale, Comparable sale one is also the smallest 
parcel and we recognize the inverse relationship between size and unit price. We conclude a value 
of $1,600,000 per acre, which considers that comparables two, three and four, range between an 
adjusted unit value of $1,570,122 to $1,612,774, while comparables one and two represent a 
ceiling and floor with regard to price per acre. 

  

Subject Sale 1 Sale 2 Sale 3 Sale 4 Sale 5
Address Essex Hudson 

Greenway
221 5th St 369-371 Roseville Ave 26 Edwin Pl 218-220 Stephens St 49 Rocco St

City, State Multiple Towns, NJ Newark, NJ Newark, NJ Newark, NJ Belleville, NJ Belleville, NJ

Gross Land Area (Acres) 36.98 Acres 0.0574 Acres 0.2004 Acres 0.07 Acres 0.1148 Acres 0.1277 Acres

Gross Land SF 1,610,849 SF 2,500 SF 8,729 SF 3,049 SF 5,001 SF 5,563 SF

Transaction Type -- Closed Closed Closed Closed Closed

Transaction Date -- Sep-21 Aug-21 Jun-21 Dec-20 Feb-19

Price per Gross Land Acre $2,665,505 $1,596,806 $1,571,429 $1,524,390 $1,096,320 

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

Financing 0% 0% 0% 0% 0%

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

Market Conditions (Time) 0% 1% 1% 3% 8%

Subtotal (adjustments are multiplied) 0% 1.0% 1.0% 3.0% 8.0%

Transaction Adjusted Price per Gross Land Acre $2,665,505 $1,612,774 $1,587,143 $1,570,122 $1,184,025 

Location 0% 0% 0% 0% 0%

Size 0% 0% 0% 0% 0%

Zoning 0% 0% 0% 0% 0%

Subtotal (adjustments are summed) 0% 0% 0% 0% 0%

Indicated Price per Gross Land Acre $2,665,505 $1,612,774 $1,587,143 $1,570,122 $1,184,025 

Compiled by NKF

Comparable Land Sales Adjustment Grid - Residential (Belleville, Newark & Kearny)

Transaction Adjustments

Physical Adjustments

Gross Acres 36.98

Comparable Sales Indications Range Average

Unadjusted Price per Gross Land Acre $1,096,320 - $2,665,505 $1,690,890
Adjusted Price per Gross Land Acre $1,184,025 - $2,665,505 $1,723,914

Reconciled Value per Gross Land Acre $1,600,000

Total Indicated Value $59,168,000
Compiled by NKF

Land Value Conclusion - Residential (Belleville, Newark, Kearny)
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Comparable Industrial Land Sales 
 

Comparable Map 
 

 

With regard to the 3.35± acre portion of the corridor located in Newark that is zoned industrial, 
we analyzed the industrial land sales on a price per acre basis. 
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Land Sale One 
Date of Sale:  February 26, 2021  
Location:  76 Central Avenue  
  Kearny Township  
  Hudson County, New Jersey  
Block / Lot:  Block 288, Lot 5.01, 5.02, 5.03, 6.01, 6.02 and 7 
Grantor:  Jacjon Associates, LLC 
Grantee:  76 Central Owner, LLC  
Book/Page:  Book 9544, Page 829 
Site Size:  8.07+ Acres or 351,529+ SF  
Consideration:  $13,750,000 
Unit Value:  $39.11/SF - $1,703,841/Acre 
Terms of Sale:  Cash to Seller 
Zoning:  Industrial 
Verification:  Grantor’s Agent 
Highest and Best Use:  Industrial  
Present Use:  Vacant Land 
Deed Type:    Standard Deed (Not Quitclaim or Bargain and Sale)  
Comments: This is the February 2021 sale of a 351,529± square foot 

industrial lot in Kearny Township. The lot was utilized as a 
paved parking lot at the time of sale. 
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Land Sale Two 
Date of Sale:  February 4, 2020  
Location:  181-191 Main Street  
  Newark City  
  Essex County, New Jersey  
Block / Lot:  Block 5090, Lot 32, 34 and 36 
Grantor:  CFS 2907 Newark Skypark, LLC 
Grantee:  IPT Newark Airport Logistics Center  
Book/Page:  Book 20200, Page 17936 
Site Size:  5.39+ Acres or 234,788+ SF  
Consideration:  $10,850,000 
Unit Value:  $46.21/SF - $2,012,987/Acre 
Terms of Sale:  Cash to Seller 
Zoning:  LI Light Industrial 
Verification:  Grantor’s Agent 
Highest and Best Use:  Industrial 
Present Use:  Vacant Land 
Deed Type:    Standard Deed (Not Quitclaim or Bargain and Sale)  
Comments: This is the February 2020 sale of a 234,788± square foot 

industrial lot in Newark City. The lot was used as a parking 
lot at the time of sale. 
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Land Sale Three 
Date of Sale:  November 1, 2019  
Location:  17 Rutherford Street  
  Newark City  
  Essex County, New Jersey  
Block / Lot:  Block 5050.01, Lot 15 
Grantor:  319 Tonnele Avenue, LLC 
Grantee:  319 Tonnele SP, LLC  
Book/Page:  Book 20191, Page 7545 
Site Size:  12.3964+ Acres or 539,987+ SF  
Consideration:  $12,835,000 
Unit Value:  $23.77/SF – $1,035,381/Acre 
Effective Consideration:  $16,835,000 
Effective Unit Value:  $31.18/SF - $1,358,056/Acre 
Terms of Sale:  Cash to Seller 
Zoning:  I-3 Heavy Industrial 
Verification:  Grantee’s Agent 
Highest and Best Use:  Industrial 
Present Use:  Vacant Land 
Deed Type:    Standard Deed (Not Quitclaim or Bargain and Sale)  
Comments: This is the November 2019 sale of a 539,987± square foot 

industrial lot in Newark City. As verified with the seller, the 
lot was vacant at the time of sale. The buyer payed an 
additional $4,000,000 in environmental remediation costs 
which makes the effective sales price $16,835,000 or 
$1,358,056 per acre. 
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Land Sale Four 
Date of Sale:  May 1, 2019  
Location:  1200 Wall Street  
  Township of Lyndhurst   
  Bergen County, New Jersey  
Block / Lot:  Block 229, Lots 3.01 
Grantor:  1200 Wall Holdings, LLC 
Grantee:  Link Industrial Properties  
Book/Page:  Book 3252, Page 783 
Site Size:  7.94+ Acres or 345,866+ SF  
Consideration:  $9,250,000 
Unit Value:  $26.74/SF - $1,164,987/Acre 
Effective Consideration:  $14,850,000 
Effective Unit Value:  $42.94/SF - $1,870,277/Acre 
Terms of Sale:  Cash to Seller 
Zoning:  Research Distribution Park Zone 
Verification:  Grantee’s Agent 
Highest and Best Use:  Industrial 
Present Use:  Under Construction 
Deed Type:    Standard Deed (Not Quitclaim or Bargain and Sale)  
Comments: This is the May 2019 sale of a 345,866± square foot 

industrial lot in The Township of Lyndhurst. At the time of 
sale, the property was improved with a 190,000 square 
foot office building, which was demolished in March of 
2020 to develop a 110,000 square foot industrial 
warehouse. The property sold for a total consideration of 
$9,250,000, however demolition and holding costs were 
estimated at $5,600,000 which equates to an effective sale 
price of $14,850,000 or $1,870,277 per acre. 

 

      
Pre-redevelopment 
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Land Sale Five 
Date of Sale:  September 26, 2018  
Location:  110-126 Frontage Road  
  Newark City  
  Essex County, New Jersey  
Block / Lot:  Block 5088, Lot 156.02 
Grantor:  Columbia Frontage Rd Investors, LLC  
Grantee:  SHG Newark, LLC 
Book/Page:  Book 20180, Page 85840 
Site Size:  4.4921+ Acres or 195,678+ SF  
Consideration:  $8,205,000 
Unit Value:  $41.93/SF - $1,826,540/Acre 
Terms of Sale:  Cash to Seller 
Zoning:  EWR-S Airport Support 
Verification:  Grantor’s Agent 
Highest and Best Use:  Industrial 
Present Use:  Vacant Land 
Deed Type:    Standard Deed (Not Quitclaim or Bargain and Sale)  
Comments: This is the September 2018 sale of a 195,678± square foot 

industrial lot in Newark City. The lot was used as airport 
parking at the time of sale.  
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The following characteristics were considered in our analysis for the land value: 

 Market Conditions 
 Location 
 Size  

The comparables range from $1,358,056 - $2,012,987 per acre with an average of $1,754,340 per 
acre. A market conditions adjustment has been applied to the comparables due to the improving 
industrial market in the area. After adjustments the comparables range from $1,439,539 to 
$2,113,636 per acre with an average of $1,864,037 per acre. We have concluded a value towards 
the middle of the range at $1,700,000 per acre. 

 

  

Subject Sale 1 Sale 2 Sale 3 Sale 4 Sale 5
Address Essex Hudson 

Greenway
76 Central Ave 386-406 Route 1&9 17 Rutherford St 1200 Wall Street West 110-126 Frontage Rd

City, State Newark, NJ Kearny, NJ Newark, NJ Newark, NJ Lyndhurst, NJ Newark, NJ

Gross Land Area (Acres) 3.35 Acres 8.07 Acres 5.39 Acres 12.3964 Acres 7.94 Acres 4.4921 Acres

Gross Land SF 145,926 SF 351,529 SF 234,788 SF 539,987 SF 345,866 SF 195,678 SF

Transaction Type -- Closed Closed Closed Closed Closed

Transaction Date -- Feb-21 Feb-20 Nov-19 May-19 Sep-18

Price per Gross Land Acre $1,703,841 $2,012,987 $1,358,056 $1,870,277 $1,826,540 

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

Financing 0% 0% 0% 0% 0%

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

Market Conditions (Time) 2% 5% 6% 8% 10%

Subtotal (adjustments are multiplied) 2.0% 5.0% 6.0% 8.0% 10.0%

Transaction Adjusted Price per Gross Land Acre $1,737,918 $2,113,636 $1,439,539 $2,019,899 $2,009,194 

Location/Access 0% 0% 0% 0% 0%

Size 0% 0% 0% 0% 0%

Zoning 0% 0% 0% 0% 0%

Subtotal (adjustments are summed) 0% 0% 0% 0% 0%

Indicated Price per Gross Land Acre $1,737,918 $2,113,636 $1,439,539 $2,019,899 $2,009,194 

Compiled by NKF

Comparable Land Sales Adjustment Grid - Industrial

Transaction Adjustments

Physical Adjustments

Gross Acres 3.35

Comparable Sales Indications Range Average

Unadjusted Price per Gross Land Acre $1,358,056 - $2,012,987 $1,754,340
Adjusted Price per Gross Land Acre $1,439,539 - $2,113,636 $1,864,037

Reconciled Value per Gross Land Acre $1,700,000

Total Indicated Value $5,695,000
Compiled by NKF

Land Value Conclusion - Industrial
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Comparable Active/Passive Recreational Land 
Due to the limited amount of land sales with restricted development potential, we have extended 
our search to incorporate older sales in close proximity to the corridor as well as expanded our 
geographical search radius for more current sales. Through the use of tax maps, we have 
determined the area of active passive recreational land that is being valued along the corridor to 
be 76.21 acres. 

Land Sale One 
Date of Sale: 4/19/2017 
Location: W/S Route 287 & N/S Brook Valley Road 
 Kinnelon, Morris County, New Jersey 
Block/Lot: 
Old Block/Lot 

Block: 56801, Lot: 103 
Block: 89, Lot: 111 (in picture below) 

Grantor: Patricia Holton & Christopher Gould 
Grantee: County of Morris 
Book/Page: 23113/1223 
Site Size: 8.83 ± Acres 
Consideration: $58,300 
Unit Value: $6,602 / Acre 
Zone: 
Verification: 

 Highest and Best Use: 
Present Use: 

R, Residential 
Grantee 
Active Passive Recreation 
Active Passive Recreation 

Comments: This is the sale of an 8.83-acre tract of unimproved land 
located to the north of Brook Valley Road, Kinnelon Borough, 
Morris County, New Jersey. The property contains varying 
topography including steep slopes and is mostly wooded. 
This property is land locked and contains no apparent 
access; however, the County owns adjoining lands. This 
property is located in the Highlands Preservation Area and 
was purchased for active/passive recreational use.   
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Land Sale Two 
Date of Sale: 09/17/2014 
Location: W/S Route 287 & N/S Brook Valley Road 
 Kinnelon, Morris County, New Jersey 
Block/Lot: 
Old Block/Lot 

Block: 56801, Lot: 113 
Block: 89, Lot: 112 

Grantor: King Enterprises 
Grantee: County of Morris 
Book/Page: 22595/10830 
Site Size: 63.76 ± Acres 
Consideration: $450,000 
Unit Value: $7,058 / Acre 
Zone: 
Verification: 
Highest and Best Use: 
Present Use: 

R, Residential 
Grantee 
Active Passive Recreation 
Active Passive Recreation 

Comments: This is the sale of a 63.76-acre tract of unimproved land 
located to the north of Brook Valley Road, Kinnelon Borough, 
Morris County, New Jersey. The property contains varying 
topography including steep slopes and is mostly wooded. 
This property is land locked and contains no apparent 
access; however, the County owns adjoining lands. This 
property is located in the Highlands Preservation Area and 
was purchased for active/passive recreational use.   
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Land Sale Three 
Date of Sale:  1/13/2014  
Location:  E/S Route 287 & W/S Sunset Rd 
  Kinnelon, Morris County, NJ 
Block/Lot:  Block: 57001, Lot: 106 
Old Block/Lot:  Block: 89.10, Lot: 107 
Grantor:  Mary Goedeke 
Grantee:  County of Morris 
Book/Page:  22485/17410 
Site Size:  9.55+ Acres or 414,998+ SF 
Consideration:  $65,100 
Unit Value:  $6,817 / Acre 
Zone:  R, Residential 
Verification:  Grantee 
Highest and Best Use:  Active Passive Recreation 
Present Use:  Active Passive Recreation 
Comments:              This is the sale of a 9.55-acre tract of unimproved land 

located along Sunset Road, Kinnelon Borough, Morris 
County, New Jersey. The property contains varying 
topography including steep slopes and is mostly wooded. 
This property is land locked and contains no apparent 
access; however, the County owns adjoining lands. This 
property is located in the Highlands Preservation Area and 
was purchased for active/passive recreational use. 

  
 

 
 

 

  



Sales Comparison 93 

Essex Hudson Greenway  

Land Sale Four 
Date of Sale: 01/10/2014 
Location: 532 Powerville Road (Rear) 
 Boonton, Morris County, NJ 
Block/Lot: Block: 21101 – Lot: 4.02 
Grantor: James Dock, Trustee 
Grantee: County of Morris 
Book/Page: Book: 22168 - Page: 708 
Site Size: 26.65 ± Acres 
Consideration: $ 180,000 
Unit Value: $ 6,754 / Acre 
Zone: 
Verification: 
Highest and Best Use: 
Present Use: 

R-261 – Residential 
Grantee 
Active Passive Recreation 
Active Passive Recreation 

Comments: This is the sale of a 26.65-acre tract of unimproved land located at 
the rear of 532 Powerville Road, Boonton Township, Morris County, 
New Jersey. This property was purchased by the County of Morris 
for active/passive recreation as there was no development 
potential due to limited access, steep slopes and being located in 
the Highlands Preservation Area. 
   

 

Highlighted in yellow is the portion of the original parcel that 
was purchased. The remainder of the property, highlighted 
in green, what remained under the ownership of the James 
P. Dock Trust after this transaction. These highlighted 
areas on the map above are approximations and subject to 
a professional survey. Tax map not yet updated. 
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Land Sale Five 
Date of Sale: 12/17/2013 
Location: W/S Route 287 & N/S Brook Valley Road 
 Kinnelon, Morris County, New Jersey 
Block/Lot: 
Old Block/Lot: 

Block: 56801, Lot: 104 
Block: 89, Lot: 124 

Grantor: Marjorie Jantzen 
Grantee: County of Morris  
Book/Page: Book: 22476 - Page: 16210 
Site Size: 8.792 ± Acres 
Consideration: $59,000 
Unit Value: $6,711 / Acre 
Zone: 
Verification: 
Highest and Best Use: 
Present Use: 

R – Residential 
Grantee 
Active Passive Recreation 
Active Passive Recreation 

Comments: This is the sale of an 8.792-acre tract of unimproved 
land located along Brook Valley Road, Kinnelon 
Borough, Morris County, New Jersey. The property 
contains varying topography including steep slopes 
and is mostly wooded. This property is land locked 
and contains no apparent access; however, the 
County owns adjoining lands. This property is located 
in the Highlands Preservation Area and was 
purchased for active/passive recreational use.    
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Land Sale Six 
Date of Sale:  January 1, 2002  
Location:  East of Berry’s Creek  
  Rutherford  
  Bergen County, New Jersey  
Block / Lot:  Block 220, Lots 6, 8, 14, 15.02 & 15.03 
Grantor:  Borough of Rutherford 
Grantee:  New Jersey Meadowlands Commission 
Site Size:  95.58+ Acres or 4,163,639+ SF  
Consideration:  $1,062,283 
Unit Value:  $11,114/Acre 
Terms of Sale:  Cash to Seller 
Zoning:  HMDC Golf 
Verification:  Grantee 
Highest and Best Use:  Active Passive Recreation 
Present Use:  Active Passive Recreation 
Deed Type:    Standard Deed (Not Quitclaim or Bargain and Sale)  
Comments: This is the aggregate sale of vacant parcels of land 

containing no frontage east of Berry’s Creek. Access to the 
site is provided via an easement over adjacent parcels. 
This property contains approximately 39% wetlands and 
the site was formerly a landfill. This site was purchased as 
part of the HMDC’s Golf Course Redevelopment. This 
property sold without approvals except as zoned. 
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Land Sale Seven 
Date of Sale:  June 1, 2001  
Location:  Near S/S State Highway 3 
  Rutherford  
  Bergen County, New Jersey  
Block / Lot:  Block 220, Lot 5 
Grantor:  Elizabeth Ann Sciano, Administrator of the Estate of Helen 

McCleese 
Grantee:  Encap Golf Holdings, LLC 
Site Size:  10.07+ Acres or 438,780+ SF  
Consideration:  $200,000 
Unit Value:  $19,855/Acre 
Terms of Sale:  Cash to Seller 
Zoning:  HMDC Golf 
Verification:    Grantee 
Highest and Best Use:  Active Passive Recreational 
Present Use:  Active Passive Recreation (current use) 
Deed Type:    Standard Deed (Not Quitclaim or Bargain and Sale)  
Comments: This is the sale of a vacant parcel of land containing no 

frontage near the S/S State Highway 3. Access to the site 
is provided via an easement over adjacent parcels. This 
property contains approximately 21% wetlands and the site 
was formerly a landfill that was designated for 
redevelopment by the designated developer for HMDC’s 
Golf Course Redevelopment. Should this redevelopment 
not occur, HDMC will acquire the parcel for $200,000 for 
the Grantee. This property sold without approvals, except 
as zoned. 
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The following characteristics were considered in our analysis for the land value: 

 Market Conditions 
 Location 
 Size  

The comparables range from $6,602 - $19,855 per acre with an average of $9,273 per acre. Sale 
comparables one, two, three, four and five have been adjusted upwards for location, due to the 
higher residual land value in Essex and Hudson County as compared to Morris County where the 
five comparables are located. After adjustment the comparables range from $7,262 to $19,855 
per acre with an average of $9,758 per acre. We have concluded a value near the middle of the 
range or $10,000 per acre. 

 
  

Subject Sale 1 Sale 2 Sale 3 Sale 4 Sale 5 Sale 6 Sale 7
Address Essex Hudson 

Greenway
W/S Route 287 & N/S 

Brook Valley Road
W/S Route 287 & N/S 

Brook Valley Road
E/S Route 287 & W/S 

Sunset Road
532 Powerville Road 

(Rear)
W/S Route 287 & N/S 

Brook Valley Rd
East of Barry's Creek Near S/S State Highway 3

City, State Newark, NJ Kinnelon, NJ Kinnelon, NJ Kinnelon, NJ Boonton, NJ Kinnelon, NJ Rutherford, NJ Rutherford, NJ

Gross Land Area (Acres) 76.21 Acres 8.83 Acres 63.76 Acres 9.55 Acres 26.65 Acres 8.79 Acres 95.58 Acres 10.07 Acres

Gross Land SF 3,319,708 SF 384,635 SF 2,777,386 SF 415,998 SF 1,160,874 SF 382,980 SF 4,163,465 SF 438,780 SF

Transaction Type -- Closed Closed Closed Closed Closed Closed Closed

Transaction Date -- Apr-17 Sep-14 Jan-14 Jan-14 Dec-13 Jan-02 Jun-01

Price per Gross Land Acre $6,602 $7,058 $6,817 $6,754 $6,711 $11,114 $19,855 

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

Financing 0% 0% 0% 0% 0% 0% 0%

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

Market Conditions (Time) 0% 0% 0% 0% 0% 0% 0%

Subtotal (adjustments are multiplied) 0% 0% 0% 0% 0% 0% 0%

Transaction Adjusted Price per Gross Land Acre $6,602 $7,058 $6,817 $6,754 $6,711 $11,114 $19,855 

Location/Access 10% 10% 10% 10% 10% 0% 0%

Size 0% 0% 0% 0% 0% 0% 0%

Zoning 0% 0% 0% 0% 0% 0% 0%

Subtotal (adjustments are summed) 10% 10% 10% 10% 10% 0% 0%

Indicated Price per Gross Land Acre $7,262 $7,764 $7,498 $7,429 $7,382 $11,114 $19,855 

Compiled by NKF

Comparable Land Sales Adjustment Grid - Active Passive Recreational

Transaction Adjustments

Physical Adjustments

Gross Acres 76.21

Comparable Sales Indications Range Average

Unadjusted Price per Gross Land Acre $6,602 - $19,855 $9,273
Adjusted Price per Gross Land Acre $7,262 - $19,855 $9,758

Reconciled Value per Gross Land Acre $10,000

Total Indicated Value $762,100
Compiled by NKF

Land Value Conclusion - Active Passive Recreational
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Land Value Conclusion 
A summary of the value conclusions for the different land value groupings is as follows: 

 

Easement Adjustment 
The corridor crosses a total of 33 public roadways either at street grade, with the use of an 
overpass or by using an underpass. We assume that Norfolk Southern does not own the road 
crossings in fee, but that they have easement rights to the crossings. The roadway crossings 
have a total estimated size of 2.85 Acres. To determine the value of the assumed easement area, 
we used the average price per acre across the entire corridor, before the net liquidation discount 
($87,125,100/138.04 Acres=$631,158/Acre). In order to account for the rights associated with 
Norfolk Southern having the ability to utilize the easement area, we have determined 50% of the 
fee simple value of the 2.85 acres of land to be associated with the easement rights, for analytical 
purposes we assume this land is shared equally. We have deducted this easement value from our 
overall Across The Fence Method value (before Net Liquidation adjustment).  Our concluded 
easement value is shown in the following chart: 

 

  

Comparable Sales Indications Adjusted Range $/Acre Acres Indicated $/Acre Indicated Value

Glen Ridge & Bloomfield Residential $855,993 - $1,654,619 21.5 Acres $1,000,000 $21,500,000

Belleville, Newark & Kearny Residential $1,184,025 - $2,665,505 36.98 Acres $1,600,000 $59,168,000

Industrial $622,223 - $2,113,636 3.35 Acres $1,700,000 $5,695,000

Active Passive Recreational $7,262 - $19,855 76.21 Acres $10,000 $762,100
Total Indicated Value $87,125,100

Compiled by NKF

Land Value Conclusion

Easement Size (Acres) Average Value/Acre Total Value Easement Rights Easement Value
2.85 Acres $631,158 $1,798,801 50% $899,401

Compiled by NKF

Easement Value
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Corridor Valuation Adjustment  
Often there is a premium applied to the overall value for the already assembled corridor.  

The assemblage factor alludes to whether or not the appraiser should ascribe a value premium 
for the rail corridor already being assembled. Since an assembled rail corridor is not the highest 
and best use of the subject, a premium would not be appropriate as the ultimate value relies on 
the sale of the individual pieces, even though Norfolk Southern has taken their time, effort and 
cost to assemble this corridor. 

It is important to note that this ideology, known as a Corridor Enhancement Factor, is sometimes 
applied to the sale of a rail corridor, when sold as an assembled corridor, as the time, effort, and 
cost required to assemble the corridor has been assumed by the seller. Conversely, in order to 
sell off the individual pieces of the corridor, a Net Liquidation Factor should be applied in order to 
acknowledge the risk, holding costs, and expected profit in selling off the pieces of the corridor. 

Because the subject rail corridor no longer maintains the highest and best use of a rail corridor, 
we apply a Net Liquidation Factor to our value conclusion. This is factor is further discussed 
below. 

Net Liquidation Factor Methodology 
In order to estimate the Net Liquidation Factor, we have researched national corridor 
acquisitions/dispositions and attempted to ascertain the discount incorporated within the 
purchasers underwriting. While the exact discount is difficult to determine, market participants 
discuss a discount in the range of 10% to 20%. In order to attempt to prove an appropriate Net 
Liquidation Factor, we have reviewed development land discount rates.  

According to PricewaterhouseCoopers’ Real Estate Investor Survey from 2Q21, “free-and-clear 
discount rates including developer’s profit range from 10.00% to 25.00% and average 16.70% this 
quarter. This average is 110 basis points higher than six months ago, 150 basis points higher than 
a year ago, and assumes entitlements are in place. Without entitlements in place, certain 
investors will increase the discount rate an average increase of 188 basis points.” 

We have discussed appropriate net liquidation factors with market participants and utilized the 
PwC Survey to help support our findings. We would expect the discount rate (here, analogous to 
a net liquidation factor) associated with the rail corridor to be toward the low end (10%-15%) 
because even if the seller sells each parcel individually, they have the option to sell the surface 
rights and have the ability to maintain some or all of the subsurface and air rights for future use. 
As such, we utilize a Net Liquidation Factor of 15% in our analysis.  
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Reconciliation of Value 

The values indicated by our analyses are as follows: 
 

 
 
We understand that the subject property is currently under contract for a consideration of 
$65,000,000, which is 10.96% below our concluded value of $73,000,000. While the analysis 
herein considers several different methodologies and approaches to valuing rail corridors (which 
results in a value conclusion that is well supported by market data), the contract price is 
considered to be within an overall reasonable range of the value concluded herein. 

Cost Approach 
As previously discussed, the Cost Approach was not utilized for valuation of the subject property 
as it is land. 

Sales Comparison Approach 
The subject property is a dormant railroad corridor totaling 138.04 acres.  Although we have 
researched the sale of other corridor properties, throughout New Jersey and the United States, 
these transactions were found to be unreliable due to the substantial residual land values in 
Northern New Jersey compared to the residual land values associated with the various corridor 
sales. 

As discussed previously, we utilize the Across The Fence method to value the various 
components of the subject rail corridor. The subject abuts industrial and residential-zoned areas, 
as well as areas with limited utility which we have analyzed as “active passive recreational” areas. 
We have used the sales comparison approach to estimate a unit value for each property type, 
based on zoning, and apply the unit values to the total area of the corridor within each zone to 
arrive at our opinion of value.   

Income Capitalization Approach 
As the subject property is a tract of land and is not leased (or has any other reasonable income 
source), the Income Capitalization Approach was not applicable and not utilized.   

Corridor Value $87,125,100

Less: Easement Value ($899,401)

Land Value $86,225,699

Net Liquidation Discount @ 15% ($12,933,855)

Land Value Less Net Liquidation Discount $73,291,844
Concluded Value $73,000,000

Compiled by NKF

Valuation Summary
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Value Conclusions
Appraisal Premise Interest Appraised Date of Value Value Conclusion

Market Value "As Is" Fee Simple 11/1/2021 $73,000,000

Compiled by NKF

1.

2.

3.

4

1.
Compiled by NKF

None

The use of these extraordinary assumptions might have affected assignment results.

Despite the information provided by Old Republic National Title Insurance Company we assume that the 
property can be utilized as a corridor for active and passive recreational uses and 100% of the fee simple rights 
can be acquired. Our valuation assumes the areas that are encumbered by tideland claims and the areas that 
potentially revert to the abutting land owner or the State of New Jersey will remain "Rail Banked" and able to be 
used within the corridor.

Extraordinary Assumptions and Hypothetical Conditions
An extraordinary assumption is defined in USPAP as an assignment-specific assumption as of the effective date 
regarding uncertain information used in an analysis which, if found to be false, could alter the appraiser’s opinions or 
conclusions.  The value conclusions are subject to the following extraordinary assumptions that may affect the 
assignment results.

A hypothetical condition is defined in USPAP as a condition, directly related to a specific assignment, which is contrary 
to what is known by the appraiser to exist on the effective date of the assignment results, but is used for the purpose of 
analysis.  The value conclusions are based on the following hypothetical conditions that may affect the assignment 
results.

Rail corridors are well known for their potential environmnetal contamination. Solvents, petroleum products, 
and other chemicals used in the operation and maintenance of the trains can find their way into the underlying 
soil below and around the tracks. We have not been provided an environmental contamination assessment for 
the property. While we understand there is a high probability that contamination may be present, we have 
assumed that there is no adverse effect of environmental contamination on our valuation of the subject 
corridor. 
In order to value the existing rail corridor, we have employed the Across the Fence method, which is detailed 
throughout this report. We note that in order to employ this methodology, we have assumed that parcels along 
the corridor could reasonably have similar zoning to their adjacent counterparts outside of the corridor. 

With regard to the approximately 2.85 acres of public road crossings which extend through the corridor from 
one public road to another. We assume there is a shared access easement or license aggreement between 
ownership and the local municipalities shared equally.  



Reconciliation of Value 102 

Essex Hudson Greenway  

Exposure Time 
Exposure time is the estimated length of time the subject property would have been offered on 
the market prior to the hypothetical consummation of a sale at market value on the effective date 
of the appraisal.  It is a retrospective estimate based on an analysis of past events assuming a 
competitive and open market.   

Based on market participant interviews, in order to reasonably expose a dormant corridor which 
has the potential to either be utilized in its entirety or to sell all or parts of the pieces to adjacent 
land owners, the probable exposure time for the subject at the concluded market value stated 
previously is 24 months. 

Marketing Time 
Marketing time is an opinion of the amount of time it might take to sell a real or personal property 
interest at the concluded market value level during the period immediately after the effective date 
of an appraisal.  Marketing time differs from exposure time, which is always presumed to precede 
the effective date of an appraisal.  As no significant changes in market conditions are foreseen 
in the near term, it is our opinion that a reasonable marketing period for the subject is likely to be 
the same as the exposure time. Accordingly, we estimate the subject’s marketing period at 24 
months. 
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Assumptions and Limiting Conditions 

The Appraisal contained in this Report (herein “Report”) is subject to the following assumptions 
and limiting conditions: 

1. Unless otherwise stated in this report, title to the property which is the subject of this report (herein 
“Property”) is assumed to be good and marketable and free and clear of all liens and encumbrances 
and that there are no recorded or unrecorded matters or exceptions to title that would adversely 
affect marketability or value.  No responsibility is assumed for the legal description, zoning, 
condition of title or any matters which are legal in nature or otherwise require expertise other than 
that of a professional real estate appraiser.  This report shall not constitute a survey of the Property. 

2. Unless otherwise stated in this report, it is assumed: that the improvements on the Property are 
structurally sound, seismically safe and code conforming; that all building systems 
(mechanical/electrical, HVAC, elevator, plumbing, etc.)  are in good working order with no major 
deferred maintenance or repair required; that the roof and exterior are in good condition and free 
from intrusion by the elements; that the Property and improvements conform to all applicable local, 
state, and federal laws, codes, ordinances and regulations including environmental laws and 
regulations.  No responsibility is assumed for soil or subsoil conditions or engineering or structural 
matters. The Property is appraised assuming that all required licenses, certificates of occupancy, 
consents, or other legislative or administrative authority from any local, state, or national 
government or private entity or organization have been or can be obtained or renewed for any use 
on which the value estimates contained in this report is based, unless otherwise stated.  The 
physical condition of the Property reflected in this report is solely based on a visual inspection as 
typically conducted by a professional appraiser not someone with engineering expertise. 
Responsible ownership and competent property management are assumed. 

3. Unless otherwise stated in this report, this report did not take into consideration the existence of 
asbestos, PCB transformers or other toxic, hazardous, or contaminated substances or 
underground storage tanks, or the cost of encapsulation, removal or remediation thereof. Real 
estate appraisers are not qualified to detect such substances.  The presence of substances such 
as asbestos, urea formaldehyde foam insulation, contaminated groundwater or other potentially 
hazardous materials and substances may adversely affect the value of the Property.  Unless 
otherwise stated in this report, the opinion of value is predicated on the assumption that there is 
no such material or substances at, on or in the Property. 

4. All statements of fact contained in this report as a basis of the analyses, opinions, and conclusions 
herein are true and correct to the best of the appraiser's actual knowledge and belief.  The appraiser 
is entitled to and relies upon the accuracy of information and material furnished by the owner of 
the Property or owner’s representatives and on information and data provided by sources upon 
which members of the appraisal profession typically rely and that are deemed to be reliable by such 
members. Such information and data obtained from third party sources are assumed to be reliable 
and have not been independently verified. No warranty is made as to the accuracy of any of such 
information and data. Any material error in any of the said information or data could have a 
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substantial impact on the conclusions of this Report.  The appraiser reserves the right to amend 
conclusions reported if made aware of any such error.  

5. The opinion of value stated in this report is only as of the date of value stated in this report. An 
appraisal is inherently subjective and the conclusions stated apply only as of said date of value, 
and no representation is made as to the effect of subsequent events.  This report speaks only as 
of the date hereof.  

6. Any projected cash flows included in the analysis are forecasts of estimated future operating 
characteristics and are predicated on the information and assumptions contained within this 
report.  Any projections of income, expenses and economic conditions utilized in this report are not 
predictions of the future.  Rather, they are estimates of market expectations of future income and 
expenses.  The achievement of any financial projections will be affected by fluctuating economic 
conditions and is dependent upon other future occurrences that cannot be assured.  Actual results 
may vary from the projections considered herein.  There is no warranty or assurances that these 
forecasts will occur.  Projections may be affected by circumstances beyond anyone’s knowledge 
or control. Any income and expense estimates contained in this report are used only for the 
purpose of estimating value and do not constitute predictions of future operating results. 

7. The analyses contained in this report may necessarily incorporate 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 or assumptions, however, inevitably will not materialize, and unanticipated events 
and circumstances may occur; therefore, actual results achieved during the period covered by the 
analysis will vary from estimates, and the variations may be material.  

8. All prospective value opinions presented in this report are estimates and forecasts which are 
prospective in nature and are subject to considerable risk and uncertainty. In addition to the 
contingencies noted in the preceding paragraphs, several events may occur that could 
substantially alter the outcome of the estimates such as, but not limited to changes in the economy, 
interest rates, capitalization rates, behavior of consumers, investors and lenders, fire and other 
physical destruction, changes in title or conveyances of easements and deed restrictions, etc.  In 
making prospective estimates and forecasts, it is assumed that conditions reasonably foreseeable 
at the present time are consistent or similar with the future. 

9. The allocations of value for land and improvements must not be used in conjunction with any other 
appraisal and are invalid if so used.  This report shall be considered only in its entirety.  No part of 
this report shall be utilized separately or out of context. 

10. Neither all nor any part of the contents of this report (especially any conclusions as to value, the 
identity of the appraiser, or any reference to the Appraisal Institute) shall be disseminated through 
advertising media, public relations media, news media or any other means of communication 
(including without limitation prospectuses, private offering memoranda and other offering material 
provided to prospective investors) without the prior written consent of the Firm. Possession of this 
report, or a copy hereof, does not carry with it the right of publication. 

11. Client and any other Intended User identified herein should consider this report and the opinion of 
value contained herein as only one factor together with its own independent considerations and 
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underwriting guidelines in making any decision or investment or taking any action regarding the 
Property.  Client agrees that Firm shall not be responsible in any way for any decision of Client or 
any Intended User related to the Property or for the advice or services provided by any other 
advisors or contractors.  The use of this report and the appraisal contained herein by anyone other 
than an Intended User identified herein, or for a use other than the Intended Use identified herein, 
is strictly prohibited. No party other than an Intended User identified herein may rely on this report 
and the appraisal contained herein. 

12. Unless otherwise stated in the agreement  to prepare this report, the appraiser shall not be required 
to participate in or prepare for or attend any judicial, arbitration, or administrative proceedings.   

13. The Americans with Disabilities Act (ADA) became effective January 26, 1992. No survey or 
analysis of the Property has been made in connection with this report to determine whether the 
physical aspects of the improvements meet the ADA accessibility guidelines.  No expertise in ADA 
issues is claimed, and the report renders no opinion regarding the Property’s compliance with ADA 
regulations. Inasmuch as compliance matches each owner’s financial ability with the cost to cure 
the non-conforming physical characteristics of a property, a specific study of both the owner’s 
financial ability and the cost to cure any deficiencies would be needed for the Department of 
Justice to determine compliance. 

14. Acceptance and/or use of this report constitutes full acceptance of these Assumptions and 
Limiting Conditions and any others contained in this report, including any Extraordinary 
Assumptions and Hypothetical Conditions, and is subject to the terms and conditions contained in 
the agreement to prepare this report and full acceptance of any limitation of liability or claims 
contained therein.   
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Addendum A 

Glossary of Terms 
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The following definitions are derived from The Dictionary of Real Estate Appraisal, 6th ed. 
(Chicago: Appraisal Institute, 2015). 

 Absorption Period:  The actual or expected period required from the time a property, group of 
properties, or commodity is initially offered for lease, purchase, or use by its eventual users until all 
portions have been sold or stabilized occupancy has been achieved. 

 Absorption Rate:  1) Broadly, the rate at which vacant space in a property or group of properties for 
sale or lease has been or is expected to be successfully sold or leased over a specified period of 
time. 2) In subdivision analysis, the rate of sales of lots or units in a subdivision. 

 Ad Valorem Tax:  A tax levied in proportion to the value of the thing(s) being taxed. Exclusive of 
exemptions, use-value assessment provisions, and the like, the property tax is an ad valorem tax. 
(International Association of Assessing Officers [IAAO]) 

 Assessed Value:  The value of a property according to the tax rolls in ad valorem taxation; may be 
higher or lower than market value, or based on an assessment ratio that is a percentage of market 
value. 

 Cash Equivalency:  An analytical process in which the sale price of a transaction with nonmarket 
financing or financing with unusual conditions or incentives is converted into a price expressed in 
terms of cash or its equivalent. 

 Contract Rent:  The actual rental income specified in a lease. 

 Disposition Value:  The most probable price that a specified interest in property should bring under 
the following conditions:  1) Consummation of a sale within a specified time, which is shorter than 
the typical exposure time for such a property in that market.  2) The property is subjected to market 
conditions prevailing as of the date of valuation.  3) Both the buyer and seller are acting prudently 
and knowledgeably.  4) The seller is under compulsion to sell.  5) The buyer is typically motivated.  
6) Both parties are acting in what they consider to be their best interests.  7) An adequate marketing 
effort will be made during the exposure time.  8) Payment will be made in cash in US dollars (or the 
local currency) or in terms of financial arrangements comparable thereto.  9) 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.  This definition can also be modified to 
provide for valuation with specified financing terms.  

 Effective Rent:  Total base rent, or minimum rent stipulated in a lease, over the specified lease term 
minus rent concessions; the rent that is effectively paid by a tenant net of financial concessions 
provided by a landlord.  

 Excess Land:  Land that is not needed to serve or support the existing use. The highest and best 
use of the excess land may or may not be the same as the highest and best use of the improved 
parcel. Excess land has the potential to be sold separately and is valued separately. See also 
surplus land. 
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 Excess Rent:  The amount by which contract rent exceeds market rent at the time of the appraisal; 
created by a lease favorable to the landlord (lessor) and may reflect unusual management, 
unknowledgeable or unusually motivated parties, a lease execution in an earlier, stronger rental 
market, or an agreement of the parties. 

 Exposure Time:  1) The time a property remains on the market.  2) [The] estimated length of time 
that the property interest being appraised would have been offered on the market prior to the 
hypothetical consummation of a sale at market value on the effective date of the appraisal.  

 Extraordinary Assumption:  An assumption, directly related to a specific assignment, as of the 
effective date of the assignment results, which, if found to be false, could alter the appraiser’s 
opinions or conclusions. See also hypothetical condition. 

 Fee Simple Estate:  Absolute ownership unencumbered by any other interest or estate, subject only 
to the limitations imposed by the governmental powers of taxation, eminent domain, police power, 
and escheat. 

 Floor Area Ratio (FAR):  The relationship between the above-ground floor area of a building, as 
described by the zoning or building code, and the area of the plot on which it stands; in planning 
and zoning, often expressed as a decimal, e.g., a ratio of 2.0 indicates that the permissible floor 
area of a building is twice the total land area.   

 Frictional Vacancy:  The amount of vacant space needed in a market for its orderly operation. 
Frictional vacancy allows for move-ins and move-outs.  

 Full Service Lease:  See gross lease. 

 General Vacancy:  A method of calculating any remaining vacancy and collection loss 
considerations when using discounted cash flow (DCF) analysis, where turnover vacancy has been 
used as part of the income estimate. The combined effects of turnover vacancy and general 
vacancy relate to total vacancy and collection loss.  

 Going-Concern Premise:  One of the premises under which the total assets of a business can be 
valued; the assumption that a company is expected to continue operating well into the future 
(usually indefinitely). 

 Going Concern Value:  An outdated label for the market value of all the tangible and intangible 
assets of an established and operating business with an indefinite life, as if sold in aggregate; more 
accurately termed the market value of the going concern or market value of the total assets of the 
business.  

 Gross Building Area (GBA):  1) Total floor area of a building, excluding unenclosed areas, measured 
from the exterior of the walls of the above grade area. This includes mezzanines and basements if 
and when typically included in the market area of the type of property involved.  2) Gross leasable 
area plus all common areas.  3) For residential space, the total area of all floor levels measured 
from the exterior of the walls and including the superstructure and substructure basement; typically 
does not include garage space. 
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 Gross Lease:  A lease in which the landlord receives stipulated rent and is obligated to pay all of 
the property’s operating and fixed expenses; also called full-service lease.  

 Hypothetical Condition:  1) A condition that is presumed to be true when it is known to be false. 
(Appraisal Institute: The Standards of Valuation Practice [SVP])  2) A condition, directly related to 
a specific assignment, which is contrary to what is known by the appraiser to exist on the effective 
date of the assignment results, but is used for the purpose of analysis.  See also extraordinary 
assumption. 

 Intended Users:  1) The party or parties the valuer intends will use the report. (SVP)  2) The client 
and any other party as identified, by name or type, as users of the appraisal or appraisal review 
report by the appraiser on the basis of communication with the client at the time of the assignment. 
(USPAP, 2016-2017 ed.) 

 Investment Value:  1) The value of a property to a particular investor or class of investors based on 
the investor’s specific requirements. Investment value may be different from market value because 
it depends on a set of investment criteria that are not necessarily typical of the market.   
2) The value of an asset to the owner or a prospective owner for individual investment or 
operational objectives. (International Valuation Standards [IVS]) 

 Land-to-Building Ratio:  The proportion of land area to gross building area; one of the factors 
determining comparability of properties.  

 Lease:  A contract in which the rights to use and occupy land, space, or structures are transferred 
by the owner to another for a specified period of time in return for a specified rent.  

 Leased Fee Interest:  The ownership interest held by the lessor, which includes the right to receive 
the contract rent specified in the lease plus the reversionary right when the lease expires. 

 Leasehold Interest:  The right held by the lessee to use and occupy real estate for a stated term 
and under the conditions specified in the lease.  

 Lessee:  One who has the right to occupancy and use of the property of another for a period of time 
according to a lease agreement. 

 Lessor:  One who conveys the rights of occupancy and use to others under a lease agreement. 

 Liquidation Value:  The most probable price that a specified interest in property should bring under 
the following conditions:  1) Consummation of a sale within a short time period.  2) The property is 
subjected to market conditions prevailing as of the date of valuation.  3) Both the buyer and seller 
are acting prudently and knowledgeably. 4) The seller is under extreme compulsion to sell.  5) The 
buyer is typically motivated.  6) Both parties are acting in what they consider to be their best 
interests.  7) A normal marketing effort is not possible due to the brief exposure time.   
8) Payment will be made in cash in US dollars (or the local currency) or in terms of financial 
arrangements comparable thereto.  9) The price represents the normal consideration for the 
property sold, unaffected by special or creative financing or sales concessions granted by anyone 
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associated with the sale.  This definition can also be modified to provide for valuation with 
specified financing terms.  

 Market Rent: The most probable rent that a property should bring in a competitive and open market 
reflecting the conditions and restrictions of a specified lease agreement, including the rental 
adjustment and revaluation, permitted uses, use restrictions, expense obligations, term, 
concessions, renewal and purchase options, and tenant improvements (TIs). 

 Market Value:  A type of value that is the major focus of most real property appraisal assignments. 
Both economic and legal definitions of market value have been developed and refined, such as the 
following.  1) The most widely accepted components of market value are incorporated in the 
following definition: 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, with the 
buyer and seller each acting prudently, knowledgeably, and for self-interest, and assuming that 
neither is under undue duress.  2) Market value is described, not defined, in the Uniform Standards 
of Professional Appraisal Practice (USPAP) as follows: A type of value, stated as an opinion, that 
presumes the transfer of a property (i.e., a right of ownership or a bundle of such rights), as of a 
certain date, under specific conditions set forth in the definition of the term identified by the 
appraiser as applicable in an appraisal. 2 

 Market Value of the Going Concern:  The market value of an established and operating business 
including the real property, personal property, financial assets, and the intangible assets of the 
business. 

 Marketing Time:  An opinion of the amount of time it might take to sell a real or personal property 
interest at the concluded market value level during the period immediately after the effective date 
of an appraisal. Marketing time differs from exposure time, which is always presumed to precede 
the effective date of an appraisal.  

 Modified Gross Lease:  A lease in which the landlord receives stipulated rent and is obligated to 
pay some, but not all, of the property’s operating and fixed expenses.  Since assignment of 
expenses varies among modified gross leases, expense responsibility must always be specified. 
In some markets, a modified gross lease may be called a double net lease, net lease, partial net 
lease, or semi-gross lease. 

 Net Lease:  A lease in which the landlord passes on all expenses to the tenant. See also gross lease; 
modified gross lease. 

 Net Net Net Lease:  An alternative term for a type of net lease. In some markets, a net net net lease 
is defined as a lease in which the tenant assumes all expenses (fixed and variable) of operating a 
property except that the landlord is responsible for structural maintenance, building reserves, and 
management; also called NNN lease, triple net lease, or fully net lease.  

 
2 The actual definition of value used for this appraisal is contained within the body of the report.  The 
definition of market value given above is general in viewpoint and is only provided for amplification. 



Addenda 

Essex Hudson Greenway  

 Occupancy Rate:  1) The relationship or ratio between the potential income from the currently 
rented units in a property and the income that would be received if all the units were occupied.   
2) The ratio of occupied space to total rentable space in a building. 

 Overage Rent:  The percentage rent paid over and above the guaranteed minimum rent or base 
rent; calculated as a percentage of sales in excess of a specified breakpoint sales volume.  

 Percentage Rent:  Rental income received in accordance with the terms of a percentage lease; 
typically derived from retail store and restaurant tenants and based on a certain percentage of their 
gross sales. 

 Prospective Opinion of Value:  A value opinion effective as of a specified future date. The term 
does not define a type of value. Instead, it identifies a value opinion as being effective at some 
specific future date. An opinion of value as of a prospective date is frequently sought in connection 
with projects that are proposed, under construction, or under conversion to a new use, or those that 
have not yet achieved sellout or a stabilized level of long-term occupancy.  

 Rentable Area:  For office or retail buildings, the tenant’s pro rata portion of the entire office floor, 
excluding elements of the building that penetrate through the floor to the areas below. The rentable 
area of a floor is computed by measuring to the inside finished surface of the dominant portion of 
the permanent building walls, excluding any major vertical penetrations of the floor. Alternatively, 
the amount of space on which the rent is based; calculated according to local practice. 

 Retrospective Value Opinion:  A value opinion effective as of a specified historical date. The term 
retrospective does not define a type of value. Instead, it identifies a value opinion as being effective 
at some specific prior date. Value as of a historical date is frequently sought in connection with 
property tax appeals, damage models, lease renegotiation, deficiency judgments, estate tax, and 
condemnation. Inclusion of the type of value with this term is appropriate, e.g., “retrospective 
market value opinion.” 

 Shell Rent:  The typical rent paid for retail, office, or industrial tenant space based on minimal “shell” 
interior finishes (called vanilla finish or white wall finish in some areas). Usually the landlord 
delivers the main building shell space or some minimum level of interior build-out, and the tenant 
completes the interior finish, which can include wall, ceiling, and floor finishes, mechanical 
systems, interior electricity, and plumbing. Typically these are long-term leases with tenants paying 
all or most property expenses. 

 Surplus Land:  Land that is not currently needed to support the existing use but cannot be separated 
from the property and sold off for another use. Surplus land does not have an independent highest 
and best use and may or may not contribute value to the improved parcel. See also excess land.  

 Turnover Vacancy:  A method of calculating vacancy allowance that is estimated or considered as 
part of the potential income estimate when using discounted cash flow (DCF) analysis. As units or 
suites turn over and are available for re-leasing, the periodic vacancy time frame (vacancy window) 
to release the space is considered.  
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 Usable Area:  1) For office buildings, the actual occupiable area of a floor or an office space; 
computed by measuring from the finished surface of the office side of corridor and other 
permanent walls, to the center of partitions that separate the office from adjoining usable areas, 
and to the inside finished surface of the dominant portion of the permanent outer building walls. 
Sometimes called net building area or net floor area. See also floor area.  2) The area that is actually 
used by the tenants measured from the inside of the exterior walls to the inside of walls separating 
the space from hallways and common areas. 

 Use Value:  The value of a property assuming a specific use, which may or may not be the property’s 
highest and best use on the effective date of the appraisal.  Use value may or may not be equal to 
market value but is different conceptually. See also value in use. 

 Value In Use:  The value of a property assuming a specific use, which may or may not be the 
property’s highest and best use on the effective date of the appraisal. Value in use may or may not 
be equal to market value but is different conceptually. See also use value. 

 Value Indication:  A valuer’s conclusion of value resulting from the application of an approach to 
value, e.g., the value indication by the sales comparison approach. 
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Matthew Krauser CRE, FRICS, serves as a senior managing director in the Whippany, 
New Jersey, office of Newmark Valuation & Advisory. Matt is actively engaged in a wide 
range of commercial, industrial and vacant land assignments. He specializes in 
appraisals for tax appeals, condemnations, litigation and open space/land preservation. 

Matt also provides corporate clients and institutional investors with an array of real 
estate consulting services for properties located throughout New Jersey and New York. 
He prepares and reviews appraisals, market studies and feasibility assignments to 
evaluate acquisition and disposition opportunities as well as for financing, tax appeals, 
bankruptcy proceedings, condemnation and asset management purposes. In addition, 
Matt reviews large portfolio assignments throughout the U.S. pertaining to office, multi-
family, industrial and retail properties. 

Matt joined Newmark Valuation & Advisory in 2017, when the firm acquired several 
affiliate offices of Integra Realty Resources. At the time of the acquisition, he was 
serving as a senior managing director in IRR’s Whippany office. 

Additionally, Matt is qualified as an expert witness before the New Jersey Tax Court, 
New Jersey Superior Court, Federal Bankruptcy Court and various planning boards, 
commissioner hearings and county tax boards.  

Professional Affiliations  
– Chair, New Jersey Chapter of the Counselors of Real Estate, 2016 and 2017; vice 

chair, 2014 and 2015 

– Member, North Central Jersey Association of Realtors 

– Member, International Right of Way Association (IRWA) 

– Member, Urban Land Institute (ULI) 

– Member, Morris County Chamber of Commerce Leadership Program, 1997 – 1998 

Licenses and Designations  
– Fellow, Royal Institution of Chartered Surveyors (FRICS) 

– CRE designation, Counselors of Real Estate 

– State certified general appraiser, Commonwealth of Pennsylvania, states of New 
York and New Jersey 

– Licensed real estate salesperson, state of New Jersey 

Education 
Matt earned his Master of Science degree in real estate from New York University and 
his Bachelor of Arts degree in speech communication from Ithaca College. 

Matthew 
Krauser 
CRE, FRICS 
Senior Managing Director 
Co-Market Leader –  NY 
Metropolitan Area 

t   973-240-6929 
m 973-216-6160 
matt.krauser@ngkf.com 
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Michael F. McLaughlin joined Newmark Valuation & Advisory in 2017 as a Vice 
President. He is an appraiser in the Whippany, New Jersey office, which covers the 
northern and central half of New Jersey. 

Michael has 18 years of valuation experience in a wide range of residential, commercial 
and industrial real estate appraisal and consulting assignments including easements 
and condemnation; office buildings; special-purpose properties; shopping centers; 
apartment buildings; multifamily development appraisals; financial analyses; market and 
feasibility studies; subdivision and land development analysis; property tax consulting; 
and other real estate advisory services.   

Prior to Newmark, Michael worked at Integra Realty Resources (IRR) in its Whippany 
office for more than 14 years.  

Professional Affiliations 
– Practicing Affiliate, Appraisal Institute  

Licenses and Designations 
– Certified general real estate appraiser, states of New Jersey and New York 

– Real estate referral agent, state of New Jersey 

Education 
Michael earned a Bachelor of Science degree in finance from Fairleigh Dickinson 
University, where his relevant coursework covered quantitative methodology in 
business, production management, securities and investments, microeconomics, 
macroeconomics, accounting, professional communications and business law.   

Additionally, Michael has completed the following Appraisal Institute courses:  

– Principles of Real Estate Appraisal 

– Procedures of Real Estate Appraisal 

– Basic Income Capitalization 

– Uniform Standards of Professional Appraisal Practice  

– General Applications 

– General Market Analysis and Highest and Best Use 

– Business Practices and Ethics 

Michael also regularly attends seminars, lectures and classes to keep up-to-date on 
issues affecting the appraisal field and real estate industry in general.   
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Tom Thurston Jr. serves as a Valuation Associate in the Whippany, New Jersey office 
of Newmark Valuation & Advisory, which covers northern and central New Jersey. Tom 
has worked on a variety of property types, ranging from vacant land to improved 
buildings, and has assisted with a variety of assignment types, ranging from commercial 
real estate valuations to financial analyses and other advisory services. 

Prior to joining Newmark in 2018, Tom worked for a real estate brokerage in Bergen 
County, New Jersey. There, Tom assisted the brokers and the realtors with sales and 
client interactions.  

Licenses and Designations  
– Licensed Real Estate Sales Person, State of New Jersey 

Education 
Tom earned a Bachelor of Arts degree from Colgate University in Madison County, New 
York. Additionally, he has successfully completed the below real estate courses 
sponsored by the Appraisal Institute.  

– 15-Hour National USPAP Course  

– Basic Appraisal Principles  

– Basic Appraisal Procedures  
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Valuation Associate 
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m 201-615-6162 
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