
 

 

 

PUBLIC HEARING NOTICE 

PLEASE TAKE NOTICE that the City of Cape May has filed a request with  the New 

Jersey Department of Environmental Protection (“NJDEP”) proposing to dispose of 0.14 +/- 

acres of parkland, which is located along St. John Street, at or near the intersection of St. John 

Street and Lafayette Street, and identified as Block 1061, Lots 44 and 47 of the Official Tax 

Maps of the City of Cape May (the “Existing Parkland”) in connection with the proposed 

relocation of the City’s police station and development of a new police station facility on site.  

The Existing Parkland is located within a designated Overburdened Community and in 

accordance with Executive Order 23, the Department will be taking Environmental Justice issues 

into consideration when evaluating the proposed disposal application to the extent not 

inconsistent with law.  As compensation for the proposed disposal, the City proposes to dedicate 

as parkland approximately 6.607 +/- acres of City-owned land, commonly known as the Sewell 

Tract, and identified as Block 1163, Lot 7; Block 1164, Lot 6; Block 1165, Lots 1 and 6; and, 

Block 1167, Lot 2; Block 1168, Lot 2 on the Official Tax Maps of the City of Cape May, as well 

as various vacated right-of-way areas, and commonly referred to as the Sewell Tract 

(“Replacement Land”).  The proposed disposal of the Existing Parkland will allow for the 

potential development of a new police station facility, while creating a larger park area with the 

Replacement Land.  

Pursuant to N.J.A.C. 7:36-26.11(e), a hearing to obtain public comment on this request 

will be held at the City of Cape May City Hall Auditorium, 643 Washington Street, Cape May, 

New Jersey 08204 on Tuesday, January 21, 2025, at 6:00 p.m.  

 



 

 

This application is subject to NJDEP Commissioner and State House Commission 

approval, and is available for review with the (i) City of Cape May Clerk, Erin C. Burke, located 

at 643 Washington Street, Cape May, New Jersey 08204; (ii) the City of Cape May Library, 

located at 730 Franklin Street, Cape May, New Jersey 08204; and (iii) NJDEP’s Office of 

Transactions and Public Land Administration, Public Land Compliance Section, 401 East State 

Street, 7th Floor, Trenton, New Jersey 08625-0420.   

All interested parties are invited to attend and participate in the hearing. Written 

comments on the proposed disposal request may be directed to the City of Cape May Clerk, Erin 

C. Burke, at 643 Washington Street, Cape May, New Jersey 08204. You may also call Ms. Burke 

at 609-884-9532 with any questions regarding the hearing.  In addition to oral arguments 

presented during the public hearing, written comments may be submitted to:  Jessica Patterson, 

Cape May County Compliance Officer, New Jersey Department of Environmental Protection, 

Office of Transactions and Public Land Administration, Public Land Compliance Section, Mail 

Code 401-07, 401 East State Street, P.O. Box 420, Trenton, New Jersey 08625-0420 or via email 

Jessica.Patterson@dep.nj.gov. 

Public comment on the proposed disposal request will be accepted during the hearing or 

until two weeks after the hearing date, which will be Tuesday, February 4, 2025. 
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APPRAISAL REPORT 
 

Green Acres Project Name: SHC-0502001 
Owner:  City of Cape May 

St. John Street (Diversion land) 
Block 1061, Lots 44 and 47 (.137 acres) 

Cape May, NJ 
and 

Sewell Tract (Compensation land) 
Block 1163 Lot 7; Block 1164 Lot 6; Block 1165 Lot 1; Block 1165 Lot 6; and 

Block 1167 Lot 2; and, Block 1168, Lot 2 (6.607 acres) 
Cape May, NJ 

 
ACREAGE AND INTEREST BEING ACQUIRED 

 
6.607 acres – fee simple – Sewell Tract (Compensation land) 

and 
.137 acres – fee simple - St. John Street (Diversion land) 

 
PREPARED FOR 

 
City of Cape May 

c/o Michael F. Floyd, Esquire 
Archer & Greiner P.C. 
One Centennial Square 
Haddonfield, NJ 08033 

 
DATE OF VALUE 

 
October 8, 2024 

 
DATE OF REPORT 

 
October 10, 2024 

 
 

PREPARED BY 
 

J. Paul Bainbridge, MAI 
NJ SCGREA No. 42RG00073500 
J. P. Bainbridge & Associates, Inc. 

6 Woodland Road 
Cape May Court House, NJ 08210 

Phone: 609-465-9978    Fax: 609-465-9969 
Email: jpbain@comcast.net 

  



J. P. BAINBRIDGE & ASSOCIATES, INC. 
Real Estate Appraisers ♦ Consultants 

6 Woodland Road, Cape May Court House, NJ 08210 
(609) 465-9978 (Tel)  (609) 465-9969 (Fax) 

 

October 10, 2024 
 
City of Cape May 
c/o Michael F. Floyd, Esquire 
Archer & Greiner P.C. 
One Centennial Square 
Haddonfield, NJ 08033 
 
Re: Green Acres Project Name: SHC-0502001 

St. John Street (Diversion or disposal land) 
 Block 1061, Lots 44 and 47 (.137 acres) 
 Cape May, New Jersey 
 and 

Sewell Tract (Compensation land) 
 Block 1163 Lot 7; Block 1164 Lot 6; Block 1165 Lot 1; Block 1165 Lot 6; and 

Block 1167 Lot 2; and, Block 1168, Lot 2 (6.607 acres combined) 
 Cape May, New Jersey 
 
Dear Mr. Floyd: 

 
According to your request, I have appraised the above captioned property for the purpose of estimating the market 
value of the real estate.  The intended use is for a land diversion application.  The client is the City of Cape May, NJ.  
The intended users are the client, Michael F. Floyd, Esquire, Special Counsel, for the City of Cape May, and the 
NJDEP Green Acres Program. 
 
St. John Street (diversion land) is .137 acres of residentially zoned land fronting St. John Street on the north side of 
Cape May City.  The Sewell Tract (compensation land) is 6.607 acres of residentially zoned land proximate to 
Pittsburg Avenue on the east side of Cape May City.   Strengths: all parcels are recreation land abutting recreation 
land.  Weakness: none.  There is one extraordinary assumption and no hypothetical conditions made for the 
appraisal. 
 
As a result of my investigation and analysis, I have formed an opinion that, as of October 8, 2024, subject to the 
attached assumptions and limiting conditions and extraordinary assumption, the estimated market value values are: 
 
0.137 acres – St. John Street (Diversion land)  $5,000 ($36,496 per acre) 
6.607 acres – Sewell Tract (Compensation land)  $30,000 ($4,639 per acre net of riparian claim) 

 
For the subject property Diversion Land and Compensation Land, the appraisal assumes the subject 
properties are clean and free from environmental contamination and debris, and if this is not true, the 
assignment results may be affected. NOTE: Relating to the Diversion Land, there is a history of 
environmental contamination impacting land adjacent to the diversion parcels which is discussed in the 
appraisal report, but the diversion land itself is assumed clean and free of contamination.  The attached 
appraisal report sets forth the pertinent facts about the subject and the procedure, data, and reasoning leading to the 
conclusions.  
 
Respectfully submitted, 

 
J. Paul Bainbridge, MAI 
State Certified General Real Estate Appraiser  
NJ 42RG00073500 
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EXECUTIVE SUMMARY 
 
Green Acres Project Name: SHC-0502001 
 
Purpose of the appraisal: Estimate market value  
 
Client: City of Cape May  
 
Intended users: Client, Michael F. Floyd, Special Counsel for the 
 City of Cape May, and the NJDEP Green Acres  
 Program 
  
Intended use: Land diversion application 
 
Property rights appraised: Fee simple 
 
Property Identification: Diversion Land Compensation Land  
 St. John Street Sewell Tract 
 Block 1061, Lots 44&47 Block 1163, Lot 7; et al 
 Cape May, NJ Cape May, NJ 
  
Owners:  City of Cape May 
 
Property type: Vacant land   
 
Site acreage: Diversion Land  Compensation Land 
 St. John Street Sewell Tract 
 .137 acres 6.607 acres 
 
Zoning: Residential (both properties) 
 
Improvements: None 
 
Highest and best use: Recreation use 
 
Valuation conclusion (only the sales comparison approach was developed): 
 
 Diversion Land Compensation Land 
 St. John Street Sewell Tract 
 
Sales comparison approach $5,000 $30,000 
 ($36,496 per acre) ($4,639 per acre1) 
 
Date of value and inspection: October 8, 2024 
 
Date of report: October 10, 2024 
  

 
1 Total acreage = 6.607 less riparian claim (.14 acres) = 6.467 acres.  $30,000/6.467 acres = $4,639 per acre 
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Subject photographs 
Photographs taken by J. Paul Bainbridge, MAI, SCGREA, on October 8, 2024 
 

 
Diversion Land looking southeast from St. John Street  

 

 
Compensation Land – looking eastward from Pittsburgh Avenue at Ohio Avenue 
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Tax map diversion land 
 
See page 23 for diversion land description. 
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Tax map compensation land 
 
The compensation land consists of six tax parcels depicted on the tax map below.  Street 
vacations impacting the subject lots are not depicted on the tax maps.  See page 35. 
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CERTIFICATION 
 
I certify that to the best of my knowledge and belief:  
 

The statements of fact contained in this report are true and correct. 
 
The reported analyses, opinions, and conclusions are limited only by the 
reported assumptions and limiting conditions, and are my personal, 
unbiased professional analyses, opinions, and conclusions. 
 
I have no present or prospective interest in the property that is the subject 
of this report, and I have no personal interest or bias with respect to the 
parties involved. 
 
I have performed no services as an appraiser or in any other capacity 
regarding the property that is the subject of this report within the three-
year period immediately preceding the agreement to perform this 
assignment.  
 
I have no bias with respect to the property that is the subject of this report 
or the parties involved with this assignment. 
 
My engagement in this assignment was not contingent upon developing or 
reporting predetermined results. 
 
My compensation is not contingent upon the reporting of a predetermined 
value or direction in value that favors the cause of the client, the amount 
of the value opinion, the attainment of a stipulated result, or the 
occurrence of a subsequent event directly related to the intended use of 
this appraisal. 
 
My analyses, opinions, and conclusions were developed, and this report 
has been prepared, in conformity with the requirements of the Code of 
Professional Ethics & Standards of Professional Appraisal Practice of the 
Appraisal Institute, which include the Uniform Standards of Professional 
Appraisal Practice, and the Green Acres Appraisal Requirements. 
 
The use of this appraisal is subject to the requirements of the Appraisal 
Institute relating to review by its duly authorized representatives.  
 
As of the date of this report, I, J. Paul Bainbridge, MAI, SCGREA has 
completed the continuing education program for designated members of 
the Appraisal Institute. 
 
J. Paul Bainbridge, MAI, SCGREA inspected the subject on October 8, 
2024. 
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No one provided significant real property appraisal assistance in the 
preparation of this appraisal. 
 
This appraisal was not based on a requested minimum valuation, a 
specified valuation, or the approval of a loan. 

 
 
As a result of my investigation and analysis, I have formed an opinion that, as of October 
8, 2024, subject to the attached assumptions and limiting conditions and extraordinary 
assumptions, the market value estimates are: 
 
 
St. John Street 
Diversion Land 

FIVE THOUSAND DOLLARS 
$5,000 

($36,496 per acre) 
 
Sewell Tract 
Compensation Land 

THIRTY THOUSAND DOLLARS 
$30,000 

($4,639 per acre) 
 
 
For the subject property Diversion Land and Compensation Land, the appraisal 
assumes the subject properties are clean and free from environmental 
contamination and debris, and if this is not true, the assignment results may be 
affected. NOTE: Relating to the Diversion Land, there is a history of environmental 
contamination impacting land adjacent to the diversion parcels which is discussed in 
the appraisal report, but the diversion land itself is assumed clean and free of 
contamination. 
 
 
 

 
J. Paul Bainbridge, MAI 
State Certified General Real Estate Appraiser 
NJ 42RG00073500 
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ASSUMPTIONS AND LIMITING CONDITIONS  
 
This appraisal has been made with the following general assumptions: 
 
1. COPIES, PUBLICATION, DISTRIBUTION, USE OF APPRAISAL REPORT:  
Possession of this report or any copy thereof does not carry with it the right of 
publication, nor may it be used for other than its intended use; the physical report remains 
the property of the appraiser for the use of the client, the fee being for the analytical 
services only.  The report may not be used for any purpose by any person or corporation 
other than the client or the party to whom it is addressed or copied without the written 
consent of J. Paul Bainbridge, MAI, SCGREA, and then only in its entirety. 
 
2. INFORMATION USED:  No responsibility is assumed for accuracy of information 
furnished by or from others, the client, his agent, or public records.  The appraiser(s) is 
not liable for such information.  The comparable data relied upon in this report has been 
confirmed with one or more parties familiar with the transaction or from the deed 
affidavit; all are considered appropriate for inclusion to the best of our factual judgment 
and knowledge. 
 
3. TESTIMONY, CONSULTATION, COMPLETION OF CONTRACT FOR 
APPRAISAL SERVICES: The contract or appraisal, consultation, or analytical service, 
is fulfilled and the total fee payable upon completion of the report.  The appraiser or 
those assisting in the preparation of the report will not be asked or required to give 
testimony in court or hearing because of having made the appraisal, in full or in part, nor 
engage in post appraisal consultation with client or third parties except under separate 
and special arrangement and at additional fee.   
 
4. EXHIBITS:  The sketches and maps in this report are included to assist the reader in 
visualizing the property and are not necessarily to scale.  Various photos, if any, are 
included for the same purpose and are not intended to represent the property in other than 
actual status, as of the date of the photos. 
 
5. LEGAL, ENGINEERING: No responsibility is assumed for the legal description or for 
matters including legal or title considerations.  Title to the property is assumed to be good 
and marketable unless otherwise stated. 
 
6. PROPERTY TITLE: The property is appraised free and clear of any or all liens or 
encumbrances unless otherwise stated.   
 
The legal description is assumed to be correct as used in this report as furnished by the 
client, his agent, or as derived by the appraiser.  
 
7. HIDDEN COMPONENTS:  It is assumed that there are no hidden or unapparent 
conditions of the property, subsoil, or structures that render it more or less valuable.  No 
responsibility is assumed for such conditions or for arranging for engineering studies that 
may be required to discover them. 
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The appraiser has inspected as far as possible, by observation, the land and the 
improvements thereon; however it was not possible to personally observe conditions 
beneath the soil or hidden structural, or other components, or any mechanical components 
within the improvements; no representation is made herein as to these matters unless 
specifically stated and considered in the report; the value estimate considers there being 
no such conditions that would cause a loss of value unless otherwise stated.  The land or 
the soil of the area being appraised appears firm unless otherwise noted, however 
subsidence in the area is unknown.  The appraiser does not warrant against this condition 
or occurrence of problems arising from soil or environmental conditions. 
 
8. LEGALITY OF USE:  It is assumed that there is full compliance with all applicable 
federal, state, and local environmental regulations and laws unless noncompliance is 
stated, defined and considered in the appraisal report; further, that all applicable zoning, 
building, and use regulations and restrictions of all types have been complied with unless 
otherwise stated in the report; further, it is assumed that all required licenses, consents, 
permits, or other legislative or administrative authority including, but not limited to, those  
from any local, state, federal and/or private entity or organization have been or can be 
obtained or renewed for any use considered in the value estimate. 
 
It is assumed that the utilization of the land and the improvements is within the 
boundaries or property lines of the property described and that there is no encroachment 
or trespass unless noted in the report. 
 
9. MANAGEMENT:  Responsible ownership and competent management are assumed. 
 
10. ENVIRONMENTAL:  No expertise in the area of toxic waste, pollution or 
contaminants is claimed.  Physical inspection and observation of the subject and 
surrounding properties has been made and any condition or situation warranting further 
investigation by the client will be reported. 
 

• the appraiser is not an expert in the field of hazardous materials; 
• the appraisal was made for valuation purposes and does not constitute an expert 

inspection of the property; 
• the only way to be certain as to the condition of the property with respect to 

environmental hazards is to have an expert in the field inspect the property; 
• the appraisal should not be relied upon as to whether or not environmental 

hazards actually exist on the property.   
 
11. THE AMERICANS WITH DISABILITIES ACT (ADA), effective January 26, 1992.  
A specific analysis to determine compliance is not within the scope of this appraisal.  
Compliance matches each property owner's financial ability with the cost to cure.  As 
such, the appraisal assumes the subject is in compliance with ADA. 
 
12. ACCEPTANCE OF, AND/OR USE OF THIS APPRAISAL REPORT 
CONSTITUTES ACCEPTANCE OF THE ABOVE CONDITIONS. 
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EXTRAORDINARY ASSUMPTIONS AND HYPOTHETICAL CONDITIONS 
 
Extraordinary Assumption 
 

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

 
For the subject property Diversion Land and Compensation Land, the appraisal 
assumes the subject properties are clean and free from environmental 
contamination and debris, and if this is not true, the assignment results may be 
affected. NOTE: Relating to the Diversion Land, there is a history of environmental 
contamination impacting land adjacent to the diversion parcels which is discussed in 
the appraisal report, but the diversion land itself is assumed clean and free of 
contamination. 
 
There are no other extraordinary assumptions required for this appraisal. 
 
Hypothetical Condition   
 

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.3 

 
There are no Hypothetical Conditions required for this appraisal. 
  

 
2 The Appraisal Foundation, USPAP 2024 Edition, page 4 
3 Ibid, page 4 
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TYPE AND DEFINITION OF MARKET VALUE 
 
The purpose of this appraisal is to estimate the market value of the real estate. 
 
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, knowledgeably, and assuming the price is not affected by 
undue stimulus.  Implicit in this definition are the consummation of a sale as of a 
specified date and the passing of title from seller to buyer under conditions whereby: 
 

Buyer and seller are typically motivated; 
 
Both parties are well informed or well advised, and acting in what they 
consider their 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.4 

 
 
CLIENT, INTENDED USER, AND INTENDED USE 
 
The client is the City of Cape May.  
 
The intended users are the client, Michael F. Floyd, Esquire, Special Counsel, for the 
City of Cape May, and the NJDEP Green Acres Program. 
 
The intended use is for a land diversion application.   
  

 
 
4 12 CFR, Part 34.42(g); 55 Federal Register 34696, August 24, 1990, as amended at 57 Federal Register 
12202, April 9, 1992; 59 Federal Register 29499, June 7, 1994 
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SCOPE OF WORK  
 
Michael F. Floyd, Esquire, of Archer & Greiner P.C., requested an appraisal report of the 
subject property on behalf of the City of Cape May.  The engagement letter is copied in 
the addenda. 
 
The scope of the appraisal provides an outline of the appraisal process for the client, as 
follows. 
 
This report has been prepared in conformity with the requirements of the Code of 
Professional Ethics & Standards of Professional Appraisal Practice of the Appraisal 
Institute, which includes the Uniform Standards of Professional Appraisal Practice.  This 
appraisal also conforms to the NJDEP Green Acres Appraisal Requirements. 
 
The scope of work provides an outline of the appraisal process for the client, as follows: 
 

1. Identify the appraisal problem:  Identification of the property, type of value, and 
property rights appraised.  The appraisal is for a land diversion application, 
consisting of compensation land and diversion land identified herein.  These are 
valued separately.  Market value of the fee simple interest is estimated.  
 

2. Inspection of the property:  The City of Cape May is the client, the owner of the 
subject properties, and the applicant, and waived notification by certified letter.  
An email from Michael Floyd, Attorney representing Cape May City, approving 
the waiver of the notification letter, is copied in the addenda.  J. Paul Bainbridge, 
MAI, SCGREA, inspected the subject alone on October 8, 2024.  The diversion 
land was easily accessed and photographed.  The compensation land was not 
accessible because it is removed from the road and covered with small trees and 
shrubbery, or meadowlands.  Roadside pictures were taken.  
 

3. Research, analysis, and reporting:  Collection, verification and communication of 
all relevant facts related to the subject property, including, but not limited to 
zoning, utilities, land areas, restrictions, demographic, economic and 
environmental factors, easements, and other pertinent factors which are 
considered germane to the assignment. 

 
4. Consideration of the highest and best use of the subject properties and other 

factors affecting value.  
 

5. Consideration of the recognized and accepted approaches to value and other 
analytical techniques, and the explanation and application of those which are 
considered to be the most appropriate to utilize in estimating value as well as 
providing the rationale for not utilizing those considered the least appropriate.  

 
6. Verification of the comparable data with one or more of the parties who have 

knowledge of the transactions including, but not limited to buyers, sellers, brokers 
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and lawyers of record, lenders, appraisers and government transfer and property 
records. 

 
7. Conclusion:  Reconciliation of the value estimates resulting from the utilization of 

the various approaches into a final value conclusion.  In this case, only one 
approach was used and evaluated. 
 

8. Covid-19 is acknowledged here per Green Acres appraisal instructions.  
Covid conditions do not exist and no in-person meetings were held. 

 
 
PROPERTY RIGHTS APPRAISED 
 
This appraisal is made with the assumption that the present ownership of the subject 
property is titled in "fee simple" and appraised accordingly.   
 
Definition of 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.5 
 
Title is assumed to be free and clear of encumbrances, excepting utility and access 
easements of record, if any.   
 
The diversion land is encumbered by a deed notice relating to remediation on 
adjacent land.  This is discussed further in the description. 
 
The compensation land is subject to a Riparian Grant, a copy of which is part of the 
appraisal work file. 
 
 
DATE OF VALUE, DATE OF INSPECTION, DATE OF REPORT 
 
Date of value: October 8, 2024 
 
Date of inspection: October 8, 2024 
 
Date of report: October 10, 2024 
 
 
  

 
5 The Dictionary of Real Estate Appraisal, 7th Edition, Appraisal Institute 
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IDENTIFICATION OF THE PROPERTY 
 
 
Address: St. John Street (Diversion or disposal land) 
Block & Lot: Block 1061, Lots 44 and 47 (.137 acres) 
 Cape May, New Jersey 
 
Address: Sewell Tract (Compensation land) 
Block & Lot: Block 1163, Lot 7; Block 1164 Lot 6; Block 1165, 
 Lot 1; Block 1165 Lot 6; and Block 1167 Lot 2;  
 and, Block 1168, Lot 2 (6.607 acres combined) 
 Cape May, New Jersey 
 
 
OWNERSHIP AND HISTORY 
 
Title is in the name of: 
 

City of Cape May 
643 Washington Street 
Cape May, NJ 08204 

 
Diversion Land 
 
There have been no transfers of the diversion land in the past five years.  817 St. John 
Street, Block 1061, Lot 44, was acquired from Mary Jane Barrett on June 30, 2015, for 
$300,000.  A copy of the deed is in the addenda. 
 
811 St. John Street, Bock 1061, Lot 47, was acquired from Brenda E. Robinson, Trustee 
of the Brenda E. Robinson Living Trust, on February 5, 2016, for $441,000.  A copy of 
the deed is in the addenda.     
 
No other sales, listings, or contracts of sale in the last five years are known.  
 
Compensation Land 
 
There have been no transfers of the compensation land in the past five years.  All of the 
compensation land tax lots were acquired by the city in 1940, except for Block 1165, Lot 
1, which was acquired in 1956.  Ordinance no. 407-2020 dated 2020 vacated the streets 
that are now included with the compensation land.  
 
Historical use of the property  
 
The diversion land is vacant now but was improved with residential single family 
dwellings at the time of acquisition, which were demolished.  The compensation parcel 
has been vacant land and not previously developed.  
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GENERAL PROPERTY IDENTIFICATION 
 
Economic region- Census Tract 
 
The subject’s 2020 Census Tract number is 220.6 
 
 
MARKET AREA ANALYSIS 
 
Cape May is a historic community at the southern tip of the state of New Jersey in Cape 
May County. 
 
Cape May County 
 
Cape May County, the southernmost county in the state of New Jersey, is a peninsula 
bounded on the east by the Atlantic Ocean and on the west by the Delaware Bay.  
Atlantic and Cumberland counties are on the north.   
 
The area covers 620 square miles with a usable land surface of only 251 square miles, the 
balance being riparian land, flood plains and marsh.   
 
It is about 75 to 80 miles southeast of Philadelphia, 130 to 140 miles south of the New 
York metropolitan area and 20-25 miles south of Atlantic City. 
 
The transportation network is centered on the Garden State Parkway, State Highways 9 
and 47, and County Roads 619 and 621(Ocean Drive) which all lie in a north-south 
direction.  The Cape May-Lewes Ferry provides passenger and vehicular transportation 
across the Delaware Bay.  There is a small public airport in Lower Township and several 
small airfields scattered throughout the county.   
 
Commerce is centered on seasonal vacation and tourism activity, which occurs mostly in 
the barrier island vacation communities.  This sustains secondary industries such as retail, 
service, construction, commercial fishing, government, and professional.   
 
Agriculture consists of small farms, typically with less than 100-acres.  Fresh produce is 
harvested for local consumption.  There are seven established wineries developed from 
traditional farms.     
 
Large areas of undeveloped land, a state forest, two wildlife management areas and a 
much lower population density characterize the western section of the county.   
   
 
  

 
6Census Reporter.org  
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REGIONAL MAP 
Cape May County 
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Cape May County Permanent Population: 
 
Year Population Change

1970 59,613 -
1980 82,266 38%
1990 95,089 16%
2000 102,326 8%
2010 97,265 -5%
2020 95,263 -2%  
 
A population decline after 2000 is attributed to an increase in the number of second 
homeowners, particularly on the barrier islands.  
 
The summer population expands dramatically with the influx of vacationers and tourists.  
According to the Cape May County Planning Board, the 2021 summer population was 
estimated to be 763,940. 
 
Figures from the New Jersey Office of Travel and Tourism show the revenue generated 
by tourism in Cape May County as follows: 
 
Annual Travel and Tourism Expenditures 
data prov ided by  Tourism Economics

Food & 
Lodging Beverage Recreation Retail Transportation Total Change

2017 $2,508,400,000 $1,465,600,000 $702,600,000 $1,260,000,000 $432,000,000 $6,368,600,000 1.5%
2018 $2,632,500,000 $1,536,100,000 $711,400,000 $1,280,300,000 $452,700,000 $6,613,000,000 3.8%
2019 $2,680,700,000 $1,644,000,000 $742,400,000 $1,361,900,000 $475,900,000 $6,904,900,000 4.4%
2020 $2,287,600,000 $1,308,200,000 $529,200,000 $994,400,000 $318,800,000 $5,438,200,000 -21.2%
2021 $2,751,600,000 $1,529,800,000 $661,100,000 $1,266,600,000 $413,500,000 $6,622,600,000 21.8%
2022 $3,055,900,000 $1,667,100,000 $766,700,000 $1,403,400,000 $515,900,000 $7,409,000,000 11.9%
2023 $3,195,000,000 $1,746,000,000 $797,100,000 $1,441,000,000 $534,600,000 $7,713,700,000 4.1%  
 
The County’s tourism economy exhibits continued annual growth. The government 
shutdowns related to the pandemic skewed the numbers for 2020, resulting in an overall 
21 percent decline in total tourism revenue.  Tourism expenditures for 2021 reflect a 
large rebound almost to 2019 levels.  Tourism expenditures for 2022 indicated a historic 
surge in spending by tourists with an increase of 11.9 percent over 2021.7  Expenditures 
for 2023 reflect 4.1 percent growth over 2022.   
 
Occupancy tax collections were up 13.32 percent in 2023 and 19 percent in 2022.8 
Occupancy tax started in 2005 and is levied on hotel, motel, bed & breakfast and online 
bookings such as Airbnb and VRBO.  The tax is five percent of the room rate.  Some 
municipalities collect additional taxes for tourism related service. 
 
Cape May County tourism expenditures ($7.7 billion) are a close second to Atlantic 

 
7Cape May County Tourism Report , Cape May County 
8ibid  
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County ($8.1 billion) among the 21 counties in the State of New Jersey.  The two 
counties represent about 1/3 of total State tourism spending. 
 
The county’s dependence on tourism, its large elderly population living off investment 
income and social security, and the population collecting unemployment and welfare tend 
to skew personal income or wage data. As such, Labor Department data does not provide 
a meaningful basis to analyze employment. 
 
Labor market conditions vary greatly from summer to winter.  Unemployment rates 
climb in the winter (off-season), pushing the average annual unemployment rate up to 11 
to 13 percent.  Full employment is achieved during the peak summer months.  
 
Income and employment characteristics are not expected to change. The wealth that 
drives the tourist economy originates from outside of the county.  Spending surges during 
the summer and is depressed during the winter.  
 
Residential real estate values are increasing throughout the County. 
 
Commercial real estate values are relatively stable with pockets of growth and there is an 
uptick in commercial real estate activity. 
 
 
Cape May City 
 
Cape May City is located at the southernmost point of Cape May County, NJ, about 90 
miles southeast of Philadelphia, PA, at the southern tip of the Cape May County       
peninsula. 
 
The main access to the City is Lafayette Street, which stretches along the northern border 
and connects with the Garden State Parkway via a bridge over the Cape May Canal. 
The city was given recognition on the National Historic Register in the late 1970's due to 
its heavy concentration of Victorian architecture dating back to the 1800's.  A Historic 
District was established in 1982.  As a result, the city gained popularity with tourists 
visiting the many Victorian structures which were converted into Bed & Breakfasts or 
guesthouses. 
 
This popularity, combined with the economic growth of the 1980's, caused tourism and 
Cape May City's economy to excel and those trends continue today. 
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Population 
 
Population trends are summarized as follows: 
 
 2010 2020 Change 
 
Permanent9 3,607 2,768 -23% 
 
A steady migration of permanent residents from Cape May City (and other coastal 
resorts) to the mainland is attributable to an expanding population of second 
homeowners.   
 
The summer population expands to almost 14 times the permanent population.  The Cape 
May County Planning Board estimates the 2021 summer population to be 45,874. 
 
Employment trends 
 
Cape May City is recognized as a seasonal employment center.  Employers consist of the 
government, school district, retailers, Realtors, and tourism businesses.  Summer 
employment surges, but many businesses are closed during the winter months.  
Businesses rely heavily on foreign students under the J1 Visa program. 
 
The Mall 
 
The Washington Street Mall was developed during the 1970's and consists of a three-
block section renovated for pedestrian traffic between Perry and Ocean Streets.  It 
contains a variety of gift shops, eateries, galleries, personal service shops, and restaurants 
and taverns. It has the largest concentration of commercial activity in the city and 
benefits significantly from the City's historic status.  Renovations in 2008 consisted of an 
upgrade of the infrastructure, as well as an improvement of the general aesthetics of the 
mall. 
 
Beach Avenue 
 
Beach Avenue in Cape May City is aptly named as it is adjacent to the beach and extends 
along the entire length of the city from west to east.  Primarily commercial uses (hotels, 
motels, and eating and drinking establishments) front the northerly side while the 
boardwalk and beach front the southerly side.  The Cape May Convention Center, rebuilt 
in 2012, is located on the ocean side of the promenade.  
  

 
9 US Census 
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LOCATION MAP – CAPE MAY CITY 
 

 
  

Diversion land 
St. John Street 

Compensationland 
Sewell Tract 
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Residential value trends 
 
The following data from the Cape May County MLS shows the average prices for single-
family homes and condominium sales since 2019. 
 
 
Cape May Single-Family Sales 

Num Sold Avg DOM Avg Sale Price % Change
2019 75 192 $1,088,090 16.41%
2020 79 149 $1,230,239 13.06%
2021 108 156 $1,381,217 12.27%
2022 60 195 $1,691,941 22.50%
2023 46 198 $1,913,566 13.10%
2024 21 132 $1,845,547 -3.55% (10/8/2024)  
 
Cape May Condo Sales 

Num Sold Avg DOM Avg Sale Price % Change
2019 53 147 $427,868 -17.54%
2020 62 137 $589,505 37.78%
2021 64 114 $588,157 -0.23%
2022 48 124 $738,891 25.63%
2023 29 128 $863,344 16.84%
2024 22 98 $855,590 -0.90% (10/8/2024)  
 
Sales volume declined considerably since 2021 and Days-on-Market decreased in 2024, 
reflecting continued strong demand chasing a lack of inventory.  Appreciation was at 
historically high levels between 2020 and 2022.  Appreciation decreased to a healthy 
level for 2023 and prices appear to have stabilized in 2024.  
 
Commercial value trends 
 
Commercial real estate value trends reflect varied levels of appreciation, but not as much 
as the residential market.  Commercial sales volume is average. 
 
Hotel and Motel Market 
 
Hotels and motels are concentrated along Beach Avenue between Pittsburgh Avenue and 
its western end and include a mixture of historic properties in varying conditions, low and 
mid-rise motels, and large motor inns.  There are approximately 1,610 hotel and motel 
units. 
 
Hotels and motels are typically operated on a seasonal basis with some of the larger 
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establishments open year round.  Annual occupancy is typically 50 to 80 percent with full 
occupancy during the peak summer season and shoulder season weekends.   
 
Generally, oceanfront hotels reflect stable occupancy and steadily increasing rates.  
Hotels closest to the historic district reflect the greatest rental rates and vice versa.  Ocean 
views command a premium. 
 
City occupancy tax revenues have increased consistently since 2013, except for 2020 due 
to the Covid-19 pandemic and government shutdowns.  A recent surge in occupancy tax 
revenue underscores the surge in lodging revenues reported with the County Tourism 
data.  This increase is due to rising occupancy and rates as there have been no new hotel 
units built in recent years, except for 21 units added to Le Mer Beachfront Inn. 
 

Neighborhood – Diversion Land – St. John Street (Lots 44 & 47, Block 1061) 
 
The subject diversion land is about ¼ mile from the Washington Street Mall and central 
commercial district, and about ½ mile from the beach.  It is adjacent to the Cape May 
City Dog Park to the east and ¼ mile west of the Cape May Elementary School.  
 
The Cape May Elementary School consists of a school building, parking, tot lot, and 
Dellas Field.  Dellas Field includes a little league and adult softball complex, plus a field 
that accommodates regulation football, lacrosse, or soccer. 
 
The JCP & L properties are adjacent to the subject diversion land and consist of an 
ongoing site remediation impacting Lot 43 and Lots 48, 49, and 50, Block 1061.  Lot 50 
is the site of a former coal gasification plant.  JCP & L deeded the impacted lots to the 
City of Cape May with conditions and this is discussed under the highest and best use. 
 
St. John Street leads westward and then southward to Broad Street.  The Cape May 
Housing Authority has 84 housing units within three properties on Broad Street and both 
east and west of Lafayette Street near the subject.  Units consist of one-story efficiency 
and one-bedroom apartments for seniors and disabled residents, and larger 2-4 bedroom 
apartments in two-story buildings. 
 
Four single family properties are located across the street from the subject diversion land.  
Two were razed for new construction and two are existing, relatively small, residential 
dwellings. 
 
Neighborhood – Compensation Land – Sewell Tract 
 
The subject compensation land is located due east of Pittsburgh Avenue, which is one of 
the main roads connecting the entrance to the City at Lafayette Street to the oceanside 
and Beach Avenue. 
 



J. P. BAINBRIDGE & ASSOCIATES, INC 

 

22 

The neighborhood is known as Sewell's Point.  It is bordered on the west by Pittsburgh 
Avenue, on the north by Pennsylvania Avenue, on the east by the U.S. Coast Guard Base 
and Cape May Harbor, and on the south by the Atlantic Ocean.   
 
About half of Sewell Point was acquired by the State of New Jersey in 2019 for 
$19,000,000, ending a 25 year inverse condemnation litigation with East Cape May 
Associates, LP.  The tract was about 100 acres of mixed upland and wetland and thought 
to have residential subdivision potential of as many as 229 lots north of Cape May 
Avenue. 
 
Residential development fronts Pittsburgh Avenue, consisting of mostly single family 
residential dwellings.  Immediately east or to the rear of these properties are mostly 
wetlands, including the subject compensation land. 
 
Market area summary 
 
Cape May County is a tourist destination reflected by its natural resources, annual surge 
in summer population, seasonal housing development patterns, and concentration of 
amusement, retail, restaurant, and hotel properties.  Government is tailored to serve the 
tourism economy.  The tourism economy exhibits historic growth.  
 
Cape May City residential real estate values appear to be stabilizing after years of historic 
appreciation and commercial values are appreciating at a modest rate.  The market is less 
active in 2024 than in prior years. 
 
Rising demand is reflected in residential appreciation, increased hotel room tax revenue, 
and increased rental rates. 
 
The subject diversion land is a non-developable property suitable for recreation use 
adjacent to other recreation use land and located in a mixed residential, public use, and 
apartment neighborhood. 
 
The subject compensation parcels are non-developable property suitable for recreation 
use.  They are adjacent to other recreation land and residential development. 
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SITE DESCRIPTION – DIVERSION LAND 
 
The diversion land consists of two adjacent tax parcels, Lot 44, and Lot 47, Block 1061, 
depicted on the tax map below.  A metes & bounds description is copied in the addenda. 
 

  
 
Lot 44 
 
Lot 44 is rectangular with 56.5 linear feet fronting St. John Street, and 50 feet in depth, 
containing 2,825 square feet/.065 acres.  This description is based on the survey.10    
 
Lot 47 
 
Lot 47 is rectangular with 62.5 linear feet fronting St. John Street, and 50 feet in depth, 
containing 3,124 square feet/.072 acres, based on the survey.    
 
Combined, these lots are 5,949 square feet/.137 acres with 119 feet on St. John Street 
and 50 feet of depth and make-up the diversion land.   
 
Topography  
 
The site is level and clear.   

 
10 The tax map lot dimensions differ slightly from the survey for both lots. 

Subject Lots 44 & 47 
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SURVEY – DIVERSION LAND 
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Wetlands and soils 
 
There are no wetlands on the site.  
 
The soils consist of UR, Urban Land, which is filled and covered land.11   A copy of the 
soils overlay is in the addenda. 
 
Environmental constraints or hazards 
 
Site remediation on adjacent Lots 43, 48, 49, 50 and 51 is discussed in the next section.  
The groundwater contamination area (CEA) mapped below covers the subject lots.     
 
Wetlands to the northwest are within about 135 feet of Lot 44, based on the NJGeoWeb 
map copied below. 

 
  

 
11 http://websoilsurvey.nrcs.usda.gov/app/WebSoilSurvey.aspx 

Wetlands line 

Groundwater contamination 
area (CEA) – JCP & L site 

remediation on Lots 50 & 51 

http://websoilsurvey.nrcs.usda.gov/app/WebSoilSurvey.aspx
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Jersey Central Power & Light remediation on the surrounding land 
 
NJDEP Site Remediation Program – Active Sites with Confirmed Contamination 
includes three Site ID associated with JCP & L remediation.  This information is 
available at njems.nj.gov/DataMiner/Report   
 
 

 
 
Three active site remediation cases related to the former coal gasification plant on 
Lafayette Street impact Lots 43, 48, 49, 50 and 51, Block 1061.     
 
JCP & L deeded Block 1061, Lots 43, 48, 49, and 50 to the City of Cape May on June 1, 
2022, for no monetary consideration, as is recorded in Deed Book 1006, Page 350.  The 
“deed notice” is 51 pages, identifies the site remediation, remaining soil contamination, 
and outlines restrictions.   
 
The remediation area covers Wise-Anderson Park and its perimeter plus some 
surrounding areas and the dog park (Lot 50), which is next to the subject.  The deed 
notice assures JCP & L access to the site for monitoring and further remediation.  JCP & 
L settlement with the City included construction of two underground containment walls 
and a series of below surface chambers to filter contaminated groundwater on the site.   
The contamination will be monitored and pumped out periodically and not allowed to 
spread to surrounding areas through the groundwater.  JCP & L assumes all liability with 
continued NJDEP oversight.  The only mention of the subject land is a requirement for a 
vapor monitoring system (VMS) as a precaution, not for remediation.  A VMS would be 
required to develop the subject lots, but not as long as they are vacant.  Residential use is 
prohibited.  The “deed notice” with its restrictions does not otherwise impact the 
subject lots and can be terminated with NJDEP approval. 
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Available utilities include 
 
  Public water by Cape May City 
  Public sewer by Cape May City 
  Electric by Atlantic City Electric Company 
 Gas by South Jersey Gas 
 
Municipal services include police protection through a paid police department and fire 
protection through a paid and volunteer fire department.   
 
Streets, Curbs, Sidewalks, and Off Site Improvements 
 
There are concrete curbs and sidewalks along St. John Street which is paved with asphalt 
and has a 40 foot right of way.  
 
Flood Zone 
 
The subject is situated in Zone X, an area of minimal flood hazard according to the 
community panel 34009C0291F, effective 10/5/2017.   
 
See the flood map on the following page. 
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FEMA map – Diversion land 
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Interest being acquired 
 
The interest being acquired in the entire fee.  
 

ASSESSMENT – DIVERSION LAND 
 
Cape May City owns the subject and it is tax exempt. 
 
The real estate assessment is as follows: 
 
Diversion land 
Block 1061  Lot 44 Lot 47 
 
Land $181,100 $148,800 
Improvement 0 0 
Total assessment $181,100 $148,800 
 
 
The 2023 tax rate is $1.074 per $100 of assessed valuation.  The reported ratio of 
aggregate assessed to aggregate true value is 67.34 percent.   
 
The sum of the assessments is $329,900 and the equalized value is $489,902.  This 
assessment is dated and reflects the prior owner’s use a single family residence.  The 
improvements were demolished. 
 
A revaluation is not in process or scheduled. 
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LAND USE REGULATION – DIVERSION LAND 
 
Zoning 
 
The subject is in the R-3, Medium Density Residential district.  Zoning regulations are 
copied below.   
 
The subject is an undersized lot, which represents a non-conforming use grandfathered 
through zoning changes. 
 
 525-16.  R-3 Medium-Density Residential District. 

A.    Use regulations. 

        (1)     Uses by right. In any R-3 District, land, buildings or premises may be used by right for 
the following purposes: 

                 (a)      Churches, synagogues or similar places of worship and related religious facilities 
subject to § 525-63. 

                 (b)      Attached dwellings. 

                 (c)      Multifamily dwellings. 

                 (d)      Municipal uses and facilities subject to § 525-61. 

                 (e)      Schools subject to § 525-64. 

                 (f)      Semidetached dwellings. 

                 (g)      Single-family detached dwellings. 

                 (h)      Two-family detached dwellings. 

                 (i)       Attached dwellings. 

        (2)     Accessory uses. Only the following accessory uses may be permitted in any R-3 District: 

                 (a)      Customary accessory uses related to municipal uses and buildings subject to 
§ 525-61 

                 (b)      Off-street parking facilities. 

                 (c)      Private and semiprivate recreation facilities subject to § 525-62. 

                 (d)      Residential accessory uses subject to § 525-55. 

        (3)     Conditional uses. Historic structure conversions subject to § 525-44. 
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B.     Area and bulk regulations. 

        (1)     Minimum requirements. 

TABLE 1 
  Single-Family 

Detached 
Semidetached 

Lot size per dwelling unit 6,250 sq. ft. 5,000 sq. ft. 
Building setback line 20 feet 20 feet 
Lot width (each unit) 50 feet 40 feet 
Lot frontage 50 feet** 50 feet** 
Habitable floor area 840 sq. ft. 840 sq. ft. 
Ground floor area 840 sq. ft. 840 sq. ft. 
Rear yard 25 feet 25 feet 
Each side yard 8 feet 8 feet* (detached side) 

                 NOTES: 
                 *Side yard requirement applies to each unit. 
                 **For corner lots and lots fronting on a cul-de-sac, see definition of lot frontage. 

TABLE 2 
  Two-Family Detached Attached Dwellings 
Lot size 7,500 sq. ft. 12,500 sq. ft. 
    Minimum per dwelling   2,500 sq. ft. 
Building setback line 20 feet 20 feet 
Lot width 60 feet 100 feet 
Lot frontage 60 feet 100 feet* 
Habitable floor area per 
dwelling unit 

500 sq. ft. 500 sq. ft. 

Rear yard 25 feet 25 feet 
Side yards:     
    Total 12 feet 20 feet 
    Each side 4 feet 10 feet 

                 *For corner lots and lots fronting on a cul-de-sac, see definition of lot frontage. 
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TABLE 3 
  Historic Structure Conversions 
Lot size 7,500 sq. ft. 
Minimum lot size per dwelling unit:   
    Two or more bedrooms 2,500 sq. ft. 
    One bedroom 1,600 sq. ft. 
    Efficiency 1,200 sq. ft. 
Building setback line 20 feet 
Lot width 60 feet 
Lot frontage 60 feet* 
Habitable floor area per dwelling unit 500 square feet 
Rear yard 25 feet 
Side yards:   
    Total 12 feet 
    Each side 4 feet 

                 *For corner lots and lots fronting on a cul-de-sac, see definition of lot frontage. 

TABLE 4 
  Multifamily Dwellings 
Lot size 12,500 sq. ft. 
Lot size per dwelling unit 2,500 sq. ft. 
Building setback line 25 feet 
Lot width 100 feet 
Lot frontage 100 feet* 
Habitable floor area per dwelling unit 500 sq. ft. 
Rear yard 25 feet 
Side yards:   
    Total 40 feet 
    Each side 20 feet 

                 *For corner lots and lots fronting on a cul-de-sac, see definition of lot frontage. 
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        (2)     Maximum regulations: 

TABLE 1 
  Building Height Lot Coverage 
Single-family detached 35 feet 45% 
Semidetached 35 feet 70% 
Two-family detached 35 feet 70% 
Attached dwellings 35 feet 75% 
Historic structure conversions 35 feet 75% 
Multifamily dwellings 35 feet 75% 

        (3)     Building heights are subject to § 525-59D. 

C.     Supplemental regulations. As required by Articles IX, X and XI, inclusive. 
 
Status 
 
The minimum lot size for a single family dwelling required by zoning is 6,250 square 
feet.  The subject contains 5,949 square feet of site area.  It does not meet the minimum 
lot size requirement for development.  Zoning - Chapter 525-73. (B) addresses non-
conforming lots and is copied below. 
 

 
 
Based on this, an undersized lot can be developed if it can meet the setback requirements.  
However, the subject has 50 feet of depth; the front and rear yard setbacks require a total 
of 45 feet; and so this leaves only five feet of depth for a dwelling.  Variances would be 
required for development.  Deed notice relating the adjacent site remediation 
prohibits residential development on the subject land and surrounding parcels. 
 
C.A.F.R.A. 
 
In addition to municipal zoning, the subject is under the jurisdiction of the New Jersey 
Coastal Area Facility Review Act (CAFRA – NJSA 13:19) and Coastal Zone 
Management Rules (NJAC 7:7E).  The Division of Land Use Regulation of the New 
Jersey Department of Environmental Protection administers land use laws and 
regulations.  Given the subject’s inland location and lack of wetlands, it would not 
require a CAFRA permit. 
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ZONING MAP 

 

Diversion 
Parcels 

Compensation 
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SITE DESCRIPTION – COMPENSATION LAND 
 
The compensation land consists of six tax parcels depicted on the tax map below, which 
combines tax map pages 42, 43, and 44.  Street vacations impacting the subject lots are 
not depicted on the tax maps.  A metes & bounds description is in the addenda. 
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SURVEY – COMPENSATION LAND 
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The six tax parcels are described below based on the survey.  Soils, wetland, and sewer 
service area maps provided in the addenda provide the basis to evaluate the subject lots.  
Soils descriptions are also provided. 
 
The tax maps do not show the street vacations and the survey does.  The street vacation 
depicted on the survey were adopted by City of Cape May Ordinance 407-2020, a copy 
of which is part of the appraisal work file. 
 
The combined area for the six tax parcels is 6.607 acres. 
 
Block 1163, Lot 7 – 1421 New York Avenue 
 
This parcel consists of a landlocked, rectangular site with dimensions 315 x 175 x 315 x 
175 feet, containing 1.265 acres or 55,125 square feet, based on the survey.       
 
Soils are classified as PstAt, which has a depth to water table of zero inches.  The site is 
entirely freshwater wetlands on both the State and Federal wetland maps.  The site is in 
the sewer service area. 
 
Block 1164, Lot 6 – 1421 Maryland Avenue 
 
This parcel consists of a landlocked, rectangular site with dimensions 310 x 175 x 310 x 
175 feet, containing 1.245 acres or 54,250 square feet, based on the survey.       
 
Soils are classified as PstAt, which has a depth to water table of zero inches; except for a 
small area classified as USPSAS, which has a depth to water table of 18 – 42 inches.  The 
site is almost entirely freshwater wetlands on both the State and Federal wetland maps.  It 
is not in the sewer service area.  A tideland claim area (.14 acre or 6,300 square feet) is 
depicted on the survey. 
 
Block 1165, Lots 1 & 6 – 409 Pittsburgh Avenue & 1421 Idaho Avenue 
 
This parcel consists of a landlocked, “L” shaped site with dimensions 380 x 300 x 150 x 
125 x 230 x 175 feet, containing 1.957 acres or 85,250 square feet, based on the survey.       
 
For Lot 6 (rear – 1.814 acres), soils are classified as USPSAS, which has a depth to water 
table of 18 – 42 inches.  A small portion of the lot is likely PstAt, which has a depth to 
water table of zero inches.  The site is 100 percent freshwater wetlands on both the State 
and Federal wetland maps; and it is not in the sewer service area.   
 
For Lot 1 (front .143 acres), soils are classified as USPSAS, which has a depth to water 
table of 18 – 42 inches.  The site is partially freshwater wetlands on both the State and 
Federal wetland maps.  Block 1165, Lot 1 is in the sewer service area and has frontage on 
Pittsburg Avenue. 
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Block 1167, Lot 2 – 1421 Ohio Avenue 
 
This parcel consists of a landlocked, rectangular site with dimensions 310 x 174.37 x 310 
x 174.52 feet, containing 1.241 acres or 54,077 square feet, based on the survey.       
 
Soils are classified as PstAt, which has a depth to water table of zero inches.  The site is 
entirely freshwater wetlands on both the State and Federal wetland maps.  It is in the 
sewer service area. 
 
Block 1168, Lot 2 – 1421 Ohio Avenue 
 
This parcel consists of a landlocked, rectangular site with dimensions 315 x 124.21 x 315 
x 124.37 feet, containing .899 acres or 39,151 square feet, based on the survey.       
 
Soils are classified as PstAt, which has a depth to water table of zero inches.  There may 
be a small area of soil classified as USPSAS, which has a depth to water table of 18 – 42 
inches.  The site is entirely freshwater wetlands on Federal wetland map; it is about 70 
percent wetlands on the State wetland map.  It is not located in the sewer service area. 
 
Topography  
 
All parcels are level and covered with small trees and shrubbery, except for Block 1163, 
Lot 7, which is meadowlands.  
 
Environmental constraints or hazards 
 
There are no known environmental constraints or hazards. 
 
Available utilities include 
 
  Public water by Cape May City 
  Public sewer by Cape May City 
  Electric by Atlantic City Electric Company 
 Gas by South Jersey Gas 
 
Municipal services include police protection through a paid police department and fire 
protection through a paid and volunteer fire department.   
 
Streets, Curbs, Sidewalks, and Off Site Improvements 
 
There are concrete curbs and sidewalks along Pittsburgh Avenue which is paved with 
asphalt and has a 40 foot right of way.  All other streets described with the subject parcels 
are unimproved. 
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FLOOD ZONE 
 
A copy of the Flood Map is on the next page. 
 
According to the community panel 34009C0291F, effective 10/5/2017, the subject lots 
are classified as follows: 
 
Block 1163, Lot 7 is in Zone AE, a special flood hazard area (Elevation 9 feet).  
All the other parcels are in Zone X, an area of minimal flood hazard. 
 
The general area of the subject lots is marked by a red dashed line. 
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FEMA map – compensation land 
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Interest being acquired 
 
The interest being acquired in the entire fee.  
 

ASSESSMENT – COMPENSATION LAND 
 
Cape May City owns the subject property and it is tax exempt. 
 
The real estate assessments, which are land only, are as follows: 
 
Compensation land 
 
Block 1163, Lot 7 $1,058,800 
 
Block 1164, Lot 6 $881,900 
 
Block 1165, Lot 1 $495,000 
 
Block 1165, Lot 6 $634,400 
 
Block 1167, Lot 2 $164,100 
 
Block 1168, Lot 2 $262,500 
 
Total of assessments $3,496,700 
 
 
The 2023 tax rate is $1.074 per $100 of assessed valuation.  The reported ratio of 
aggregate assessed to aggregate true value is 67.34 percent.  The equalized value is 
$5,192,604.  This assessment is dated and reflects the land under City ownership over 
many years.  The assessments bear no relationship to market value. 
 
A revaluation is not in process or scheduled. 
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LAND USE REGULATION – COMPENSATION LAND 
 
Zoning 
 
The subject compensation parcels are in the R-3, Medium Density Residential district, 
except for Block 1163, Lot 7, which is in the R1 (PW), Low Density Residential district 
that recognizes Preserved Wetlands boundaries.  Block 1167, Lot 2 is within the PRC – 
Planned residential conservation overlay district, which addresses developments of 95 
acres or more.  This does not apply to the subject parcel.  It does apply to the large tract 
to the east known as the Sewell Tract that was acquired by the State from East Cape May 
Associates LP in 2019. 
 
The R-3 zoning regulations were previously provided in the site description for the 
Diversion Land.  The R1 (PW) is copied below.  The compensation parcels are marked 
on the zoning map on page 34. 
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Zoning Status 
 
All the subject compensation parcels satisfy the bulk requirements for development under 
their respective zoning.   
 
 
C.A.F.R.A. 
 
In addition to municipal zoning, the subject is under the jurisdiction of the New Jersey 
Coastal Area Facility Review Act (CAFRA – NJSA 13:19) and Coastal Zone 
Management Rules (NJAC 7:7E).  The Division of Land Use Regulation of the New 
Jersey Department of Environmental Protection administers land use laws and 
regulations.  Given the presence of wetlands on all the compensation parcels, any effort 
to develop the subject compensation parcels would require a wetlands delineation and 
CAFRA permit. 
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HIGHEST AND BEST USE – DIVERSION AND COMPENSATION LAND 
 
Highest and best use is the reasonably probable and legal use of vacant land or an 
improved property that is physically possible, appropriately supported, financially 
feasible, and that results in the highest value.  The four criteria the highest and best use 
must meet are legal permissibility, physical possibility, financial feasibility, and 
maximum productivity.  Alternatively, the probable use of land or improved property – 
specific with respect to the user and timing of the use – that is adequately supported and 
results in the highest present value.12 
 
Highest and best use is typically considered under two scenarios; once, assuming the site 
is vacant and ready for development to its highest and best use, and a second time, 
recognizing the site as improved.   
 
In this case, there are no improvements. 
 
Based on the definition cited above, four criteria are considered sequentially: 
 

1. What is legally permissible? 
2. What is physically possible? 
3. Among legally and physically possible alternatives, what is financially 

feasible? 
4. Among financially feasible alternatives, what is maximally productive? 

 
Diversion land - Highest and best use  
 
Legally permissible and Physically Possible 
 
The subject is in the R-3 zone that is presented on page 30.  This is a medium density 
residential zone.  On page 33, the zoning analysis concludes that the subject lots do not 
satisfy the minimum lot size.  Zoning allows development of non-conforming lots 
provided they can meet the minimum setback requirements.  The subject diversion land is 
50 feet deep; the front and rear yard setbacks require a total of 45 feet, leaving only five 
feet of depth for the building.  Development is not legally possible without variances.  
 
Site remediation discussed on page 26 is adjacent to the subject property and includes an 
extensive CEA that covers the diversion land.  Monitoring wells are located on adjacent 
properties.  A VMS (Vapor Monitoring System) would be required to develop the 
effected land as a precaution, not for remediation.  Residential development is prohibited.  
The “environmental risk” associated with developing land adjacent to the JCP & L site 
remediation property, whether actual or perceived, is large.  The deed notice described 
herein recognizes the uncertainty of the contamination and reality that JCP & L reserves 
the right to conduct further remediation if necessary.  The resulting environmental stigma 
is enough to deter development.   

 
12 The Appraisal of Real Estate, 15th Edition, The Appraisal Institute, page 306 
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Counsel for JCP & L, Richard Conway, indicates that these diversion parcels are subject 
to restrictions under agreements between JCP & L and the City; specifically, residential 
and other uses are prohibited.  These restrictions do not prohibit surface use and 
occupancy for permitted non-residential and park purposes. 
 
Given the preceding, it is not legally possible to develop the diversion land.  Recreation 
use is permitted.   
 
Highest and best use – Diversion Land 
 
The diversion land is not a developable property.  However, it is adjacent to recreation 
land owned by the City of Cape May, including a dog park.  It is a logical extension of 
the City’s recreation land.  Based on this, the highest and best use is recreation land.  
 
Compensation land - Highest and best use  
 
Legally permissible and Physically Possible 
 
The zoning analysis concludes that all the compensation parcels satisfy bulk requirements 
for development.  The R-3 zone applies to all the parcels except for Block 1163, Lot 7, 
which is in the R-1 zone.  A variety of residential uses are permitted in the R-3 zone and 
only single family residential uses are permitted in the R-1 zone. 
 
All the parcels are impacted by wetlands and poor soil to the extent that they are not 
developable, except for Block 1165, Lot 1, AKA 409 Pittsburgh Avenue.   
 
Given the preceding, it is not legally possible to develop the subject compensation 
parcels, except for 409 Pittsburgh Avenue.  The highest and best use of these parcels is 
recreation land consistent with the recreation acreage to the east.   
 
409 Pittsburgh Avenue    
 
According to State and Federal wetland overlays, this tax lot is partially or completely a 
wetland.  These maps serve as a guide, but an actual wetland delineation is needed.  Soils 
are classified as Urban Land, which extends an estimated 150 feet eastward of the 409 
Pittsburgh Avenue lot.   Urban Land soils are an indication of buildable land.  The lot is 
in the mapped sewerable area that fronts Pittsburgh Avenue.  The sewerable service area 
maps are based on an extensive study that includes consideration of uplands v. wetlands.  
The properties adjacent to 409 Pittsburgh Avenue are developed.  309 Pittsburgh Avenue 
is a very similar lot that received a variance for building setback and a transition waiver 
from the NJDEP.  The Transition waiver is for hardship cases and allows the dwelling 
footprint to sit within the wetlands transition area (buffer).  The amount of transition area 
reduction is the minimum needed to construct a single family dwelling.  It is common in 
this location.  A copy of the deed for the sale of 309 Pittsburgh Avenue is part of the 
appraisal work file and includes a copy of the site plan resolution granting the variance 
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and citing the transition waiver.  409 Pittsburgh Avenue will need a transition waiver and 
it is reasonably probable that one would be granted.  The soft costs associated with 
applications to the State and City are estimated to be $25,000.  The application process is 
estimated to take less than one year. 
 
The residential real estate market is strong and there is adequate demand to develop a 
single family lot.  This is evident in the land valuation that follows.  Residential 
development is financially feasible and maximally productive.   
 
Despite the potential use of 409 Pittsburgh Avenue as single family residential 
development, it lacks the necessary permits.  Such permits are not by-right and involve a 
degree of risk and uncertainty.  Therefore, the highest and best use of 409 Pittsburgh 
Avenue in its as-is condition without special permits to develop is recreation land.   
 
Highest and best use – Compensation land 
 
The compensation parcels are not developable property.   
 
Based on this, the highest and best use of the compensation parcels under existing 
conditions is recreation land.  
 
INTENDED USE OF DIVERSION LAND 
 
The intended use of the diversion land is to serve as part of the site of a proposed police 
station.  The proposed police station site includes additional City owned lots to form a 
total of 15,600 square feet (50 x 318 feet).  The proposed police station is about 5,660 
square feet of gross building area and will sit at the corner of Lafayette and St. John 
Streets and adjacent to Lafayette Street Park.  A copy of the conceptual plan is in the 
addenda.  
 
The Green Acres appraisal assignment conditions include a jurisdictional exception: 
The site is to be appraised subject to N.J.A.C. 7:36-19.4, “Valuation of parkland 
proposed for disposal or diversion and/or the proposed replacement land shall be 
determined in accordance with the following: For the purposes of this section, the market 
value of the parkland proposed to be disposed of or diverted shall be based on the highest 
and best use or the use intended for the land subsequent to its disposal or diversion, 
whichever would result in the higher market value.” 
 
Municipal uses like a police station are a permitted use in the zoning that governs the 
Diversion land.  Area and bulk regulations of this zone apply to municipal uses.  The 
diversion land is undersize and deemed non-buildable.  However, assemblage with 
adjacent municipal owned land will provide adequate size, and satisfy area and bulk 
requirements.  So, the intended use is assemblage with other municipal owned land 
for a police station. 
 
The market value estimate of the diversion land is based on the preceding highest and 
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best use analysis and conclusion as recreation land ($5,000).   
 
The assignment condition cited above calls for the appraiser to consider the market value 
of the intended use, in this case the land value associated with the police station.  This is 
problematic and discussed as follows. 
 
“Market value opinions are based on the highest and best use of a property. In contrast, 
use value is the value that a specific property has for a specific use, which may or may 
not be the highest and best use of the property.”13 
 
The police station is a special use property.  A special use AKA special purpose property 
is defined as “an improved property with a unique physical design, special construction 
materials, or a layout that particularly adapts its utility to the use for which it was built 
and may be costly to modify to another use.”14 
 
If the government wants to acquire land to build a special purpose property for municipal 
use, it must pay the market value of the property they acquire according to the highest 
and best use of that particular property.  A private property owner cannot build a 
municipal police station. 
 
Assuming the diversion property were privately owned, Cape May City would have to 
pay a price similar to the market value of the highest and best use – recreation land - 
$5,000.   
 
Assuming the City wanted to place the police station on another site, for example, a more 
valuable beach block site earmarked for residential development, then the City would 
have to pay a much higher price for the land.  
 
There are no land sales with the highest and best use of police stations.  Likewise, there 
are no land sales with the highest and best use of assemblage for police stations. 
 
N.J.A.C. 7:36-19.4 indicates “…whichever would result in the higher market value”, as if 
there were two market values.  In this case, there is a market value and a special purpose 
or use value, not two market values. 
 
Given the preceding, the intended use for the land subsequent to its disposal or diversion 
does not change its market value. 
 
  

 
13 The Appraisal of Real Estate, 15th Edition, The Appraisal Institute, page 52 
14 The Dictionary of Real Estate Appraisal, 7th Edition, The Appraisal Institute, page 178 
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VALUATION PROCESS 
 
The appraisal problem is ordinarily solved through the use of three generally accepted 
valuation techniques.  These methods address the basic value concepts of cost, 
substitution, and income, each providing a value indication.  These separate estimates set 
a range of value and, through correlation, provide the basis for a final value estimate.  
 
1. The cost approach involves estimating the fair market value of the land independently 
of the improvements as though vacant and available for its most probable and profitable 
use.  This involves utilization of the same process used in the sales comparison approach 
for land valuation.  Next, the replacement cost is estimated as though the improvements 
were new on the effective date of the appraisal from which accrued depreciation from 
physical, functional and economic sources is deducted indicating a depreciated 
improvement value.  This is added to the estimated land value for a total value estimate. 
 
2. The sales comparison approach utilizes a process of comparing the most recent sales of 
similar properties with the subject.  Such factors as location, construction, age and 
condition, utility, equipment, layout, and marketability are considered.  Adjustments to 
the sales for differences indicate a range of value for the subject.  This approach is the 
most reliable because it represents value based on the typical buyer's best substitute 
choice.   
 
3. The income capitalization approach is concerned with the future benefits of ownership.  
Economic income, expenses, replacement reserves, management, and the capitalization 
rate for processing income are estimated.  First, gross annual income which the property 
should produce under normal circumstances to attract investors is estimated.  Second, 
expenses are deducted to obtain an estimate of net income.  Expenses consist of taxes, 
insurance, operating and maintenance costs, and management.  In some cases, there is a 
separate deduction for replacement of furniture, fixtures, and equipment.  The final step is 
rate selection, which requires market scrutiny for a capitalization rate reflective of current 
conditions.  An applicable capitalization technique is then asserted, and the net income 
estimate is processed by the proper rate for a value estimate of the property. 
 
VALUATION RATIONALE 
 
The highest and best use of the Diversion Land and Compensation Land is recreation 
land.  
 
The sales comparison approach is the most appropriate method to value the subject 
properties.  There are no improvements, so the cost approach and the income 
capitalization approach are not used.   
 
The sales comparison approach – Units of comparison analysis on page 73 demonstrates 
that sale price is not a function of acreage.  Therefore, valuation analysis is based on an 
overall price basis and price per acre is reported.   
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SALES COMPARISON APPROACH – DIVERSION LAND 
 
The highest and best use of the Diversion Land is recreation land.   
 
The sales comparison approach is explained in the previous section entitled Valuation 
Process. 
 
A search for sales of similar non-developable recreation land dating back to 2018 
throughout Cape May City, West Cape May, and Lower Township generated seven 
comparable sales.  Search parameters included non-developable vacant land sales of less 
than ten acres.  Understandably, there is a scarcity of such sales.  Transactions eliminated 
include transfers between related parties, dollar deeds, and sales otherwise found to be 
non-usable.  
 
The sales developed are dated between September 2018 and March 2022.  The age of the 
sales does not disqualify them as indicators of value because the market for non-
developable recreation land is so inactive that price trends are flat.  Prices reflect token 
consideration for land thought to have minimal economic utility and limited to recreation.   
 
Sales descriptions include a tax map, photograph, flood map, wetlands map, and soils 
information without a soils map.   
 
Sales descriptions are followed by a sales summary and adjustment table, location map, 
and narrative correlation and value estimate. 
 
All comparable sale pictures were taken on May 31, 2023, by J. Paul Bainbridge, MAI, 
SCGREA. 
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Comparable sale one 
 
Location: Stimpson’s Lane 
 West Cape May, NJ 
  
Block/Lot: 56/21.01 
Distance from subject: 3/4 miles 
Sale price: $5,000 
Deed date: January 11, 2019  
Deed book/page: 3836/11 
Grantor: Catherine Petz 
Grantee: Matthew Diedrich 
Financing: Cash 
Property rights conveyed: Fee simple 
Confirmed with: Buyer 
Site: Almost rectangular, 2,614 square feet 
Topography: Level, foliage 
Wetlands: None 
Soils: DoeAO, Downer 
Utilities: Public  
Zoning: R5, Residential 
Improvements: None  
Highest & best use as of sale date:  Recreation land 
Flood Zone: Zone X, an area of minimal flood hazard  
 Panel 34009C0283F (effective 10/5/2017)  
Tax Map: Page 6 
 
Comments:  This parcel has 12.32 feet on Stimpson’s Lane, a depth between 179.43 and 
181.6 feet, and 14.9 feet on the boundary of Pennsylvania-Reading Seashore Railroad 
(rear boundary).  The deed indicates this parcel is not to be transferred to a separate 
grantee than the grantee of Block 55, Lot 1.12, West Cape May, NJ.  The intent is that 
Block 56, Lot 21.01 will serve as a second ingress and egress for Block 55, Lot 1.12, 
known as 919 Farmdale Road.  919 Farmdale Road is a single family dwelling that was 
sold the same day as this property by separate deed for $575,000 (DB 3836 P 6); same 
seller, same buyer.  Stimpson’s Lane and 919 Farmdale Road properties are separated by 
railroad property.  SR1a indicates a usable sale.  This is considered a good reflection of 
market value for recreation land. 
 
The buyer indicates he purchased the house from a relative’s estate to keep it in the 
family and the access parcel came with it; and that the price was directly negotiated.   
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Comparable sale one, continued 
 
Tax Map 
 

 
Comparable one picture 
Stimpson’s Lane. West Cape May, NJ looking northeast 

 
  

 

May 31, 2023 
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Comparable sale one, continued 
 
FEMA Flood Map 

  
 
NJGeoWeb wetland map 

  

Soils: Sale 1 and surrounding area is 
100 percent DoeAO, Downer sandy 
loam, 0 to 2 percent slopes, Northern 

Tidewater Area 
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Comparable sale two 
 
Location: West Richmond Avenue 
 Diamond Beach  
 Lower Township, NJ 
 
Block/Lot: 701/28 
Distance from subject: 4 miles 
Sale price: $6,000 
Deed date: January 6, 2021 
Deed book/page: 3959/258 
Grantor: Prestige Real Estate LLC 
Grantee: 120 West Richmond LLC 
Financing: Cash 
Property rights conveyed: Fee simple 
Confirmed with: Buyer 
Site: Rectangular, 3,200 square feet 
Topography: Marsh, level 
Wetlands: 100 percent 
Soils: USPSAS, Urban Land  
Utilities: Public  
Zoning: R4, Residential 
Improvements: None  
Highest & best use as of sale date:  Recreation land 
Flood Zone: Zone A7 (Elevation 10 feet)  
 Panel 3401530008B (effective 2/2/1983)  
Tax Map: Page 12.08 
 
Comments:  This parcel has 40 feet fronting the street end of West Richmond Avenue, a 
depth of 80 feet.  It is marsh.  The buyer owns the adjacent lot at 120 West Richmond 
Avenue improved with a single family dwelling.  SR1a indicates a non-usable sale since 
the buyer was the neighbor, however, this is typical for low utility or recreation land.  
This is considered a good reflection of market value for recreation land. 
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Comparable sale two, continued 
 
Tax Map 

 
 
Comparable two picture 
West Richmond Avenue, Lower Township, NJ (Diamond Beach) looking westward 

 

  

May 31, 2023 
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Comparable sale two, continued 
 
FEMA Flood Map  

 
NJ Geo Web Wetlands Map 

 
  

SOILS: Sale 2 is 100 percent USPSAS, 
Urban Land – Psamments, 0-2 % slopes, 

occasionally flooded 
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Comparable sale three 
 
 
Location: 502 Mallow Road 
 Villas  
 Lower Township, NJ 
 
Block/Lot: 512.03/ 2876 
Distance from subject: 4.7 miles 
Sale price: $15,000 
Deed date: March 7, 2022 
Deed book/page: 4044/781 
Grantor: Beverly A. Callahan 
Grantee: 503 Mallow Road LLC (50%) & Jill M. Connell 
 & Beate A. Pohlig, married couple (50%)  
Financing: Cash 
Property rights conveyed: Fee simple 
Confirmed with: Buyer 
Site: Rectangular, 5,000 square feet 
Topography: Dune, gentle slope 
Wetlands: 100 percent 
Soils: HorDr, Hooksan sand  
Utilities: Public  
Zoning: R3, Residential 
Improvements: None  
Highest & best use as of sale date:  Recreation land 
Flood Zone: Zone A5 and Zone B (Elevation 9 feet)  
 Panel 3401530003B (effective 2/2/1983)  
Tax Map: Page 3.09 
 
Comments:  This parcel has 50 feet fronting Mallow Road, and a depth of 100 feet.  It is 
a dune with foliage contiguous with similar dune parcels.  The buyer owns a dwelling 
across the street at 503 Mallow Road.  SR1a indicates a usable sale.  This is considered a 
good reflection of market value for recreation land. 
 
 



J. P. BAINBRIDGE & ASSOCIATES, INC 

 

57 

Comparable sale three, continued 
 
Tax Map 

`  
Comp Picture 
502 Mallow Road, Lower Township, NJ (Villas) looking southward 

 
  

May 31, 2023 
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Comparable sale three, continued  

FEMA Flood Map  

 
NJ Geo Web Wetland Map 

 
  

SOILS: Sale 3 is 100 percent HorDr, 
Hooksan sand – 2 - 15 % slopes, rarely 

flooded 
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Comparable sale four 
 
Location: Near Park Boulevard & West Austin Avenue 
 Diamond Beach  
 Lower Township, NJ 
 
Block/Lot: 716/ 2 
Distance from subject: 4 miles 
Sale price: $4,000 
Deed date: March 8, 2022 
Deed book/page: 4045/299 
Grantor: Andrew B. Goldner 
Grantee: John F. Mita Trust for the Family of  
 Eustace W. Mita 
Financing: Cash 
Property rights conveyed: Fee simple 
Confirmed with: Attorney for buyer 
Site: Rectangular, 4,000 square feet 
Topography: Marsh, level 
Wetlands: 100 percent 
Soils: USPSAS, Urban Land  
Utilities: Public  
Zoning: R4, Residential 
Improvements: None  
Highest & best use as of sale date:  Recreation land 
Flood Zone: Zone A7 (Elevation 10 feet)  
 Panel 3401530008B (effective 2/2/1983)  
Tax Map: Page 12.02 
 
Comments:  This parcel has 40 feet fronting the unimproved southern end of Park 
Boulevard, and a depth of 100 feet.  It is a marsh.  The buyer owns hotels on the 
beachfront and is exploring the idea of using this lot for parking.  SR1a indicates a usable 
sale, but incorrectly identifies Lot 1 instead of Lot 2.  This is considered a good reflection 
of market value for recreation land. 
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Comparable sale four, continued 
 
Tax Maps 

 
 
Comparable sale four picture 
Park Boulevard & West Austin Avenue, Lower Township, NJ (Diamond Beach) 
Looking westward 
 

 
 

May 31, 2023 
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Comparable sale four, continued 

FEMA Flood Map  

 
NJ Geo Web Wetlands and Soils Map 

  

SOILS: Sale 4 is 100 percent USPSAS, 
Urban Land – Psamments, 0-2 % slopes, 

occasionally flooded 
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Comparable sale five 
 
Location: 305 East Hudson Avenue 
 Villas  
 Lower Township, NJ 
 
Block/Lot: 83/ 3-6 
Distance from subject: 6 miles 
Sale price: $5,000 
Deed date: July 27, 2022 
Deed book/page: 3924/ 639 
Grantor: John M. Keepler 
Grantee: David Christy and Sara Christy, h/w 
Financing: Cash 
Property rights conveyed: Fee simple 
Confirmed with: Buyer 
Site: Rectangular, 12,000 square feet 
Topography: Forest, level 
Wetlands: 27 percent 
Soils: 50% Fort Mott sand, 0-5% slopes   
 50% HbmB, Hammonton, loamy sand, 0-5% slopes 
Utilities: Public  
Zoning: R4, Residential 
Improvements: None  
Highest & best use as of sale date:  Recreation land 
Flood Zone: Zone B and Zone A5 (Elevation 9 feet)  
 Panel 3401530001B (effective 2/2/1983)  
Tax Map: Page 2.03 
 
Comments:  This parcel has 120 feet fronting the unimproved eastern end of Hudson 
Avenue, and a depth of 100 feet.  It was mostly forest.  The upland is an estimated 73 
percent of the site, and the soil is favorable for development.  However, a 50 to 150 foot 
wetland buffer would prohibit development.  The buyer owns the adjacent residential 
property and acquired the land for recreation purposes.  SR1a indicates a non-usable 
private sale.  However, the seller and buyer negotiated directly and were not related.  This 
is considered a good reflection of market value for recreation land. 
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Comparable sale five, continued 
 
Tax Map 

 
 
Comparable no. five picture 
305 E Hudson Avenue, Lower Township, NJ (Villas) 
Looking eastward 

  
May 31, 2023 
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Comparable sale five, continued 
 
FEMA Flood Map 

 
NJ Geo Web Wetlands  

 
  

SOILS: Sale 5 is 50% Fort Mott sand, 0-
5% slopes; 50% HbmB, Hammonton, 
loamy sand, 0-5% slopes; neither is flood 
prone 
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Comparable sale six 
 
Location: 941 Fay Street 
 Erma  
 Lower Township, NJ 
 
Block/Lot: 462/ 8 - 10 
Distance from subject: 5 miles 
Sale price: $3,500 
Deed date: May 22, 2019 
Deed book/page: 3872/ 586 
Grantor: Helen Sandra Hargis, Executrix,  
 Est of Janet F. Blackmore 
Grantee: James D. Pena & Tina J. Pena, his wife 
Financing: Cash 
Property rights conveyed: Fee simple 
Confirmed with: Attorney for the Estate 
Site: Rectangular, 15,000 square feet 
Topography: Marsh 
Wetlands: 36 percent 
Soils: 75% Berryland & Mullica soils, 0-2 % slopes   
 25% HbmB, Hammonton loamy sand, 0-5% slopes 
Utilities: Public  
Zoning: R3, Residential 
Improvements: None  
Highest & best use as of sale date:  Recreation land 
Flood Zone: Zone B  
 Panel 3401530002B (effective 2/2/1983)  
Tax Map: Page 5.02 
 
Comments:  This parcel has 150 feet fronting Fay Street, and a depth of 100 feet.  It was 
marsh and 1/3 wetland.  A 50 to 150 foot wetland buffer would prohibit development.  
The buyer owns the nearby residential property and acquired the land for recreation 
purposes.  SR1a indicates a non-usable sale.  However, the seller and buyer negotiated 
directly and were not related.  The sale price was reportedly based on the assessment of 
$4,500 minus $1,000.  This is considered a good reflection of market value for recreation 
land. 
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Comparable sale six, continued 
 
Tax Map 

  
 
Comparable sale five picture 
941 Fay Avenue, Lower Township, NJ (Erma) looking northeast 

 
  

May 31, 2023 
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Comparable sale six, continued 
 
FEMA Flood Map 

  
NJ Geo Web Wetlands  

  
 
  

SOILS: Sale 6 is 75% Berryland & 
Mullica soils, 0-2% slopes; 25% HbmB, 
Hammonton, loamy sand, 0-5% slopes 
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Comparable sale seven 
 
Location: Landlocked, west of Cape May County Airport 
 Erma  
 Lower Township, NJ 
 
Block/Lot: 410.01/ 74 
Distance from subject: 5 miles 
Sale price: $14,000 
Deed date: September 13, 2018 
Deed book/page: 3813/ 250 
Grantor: Vasyl Kavatsiuk and Maria Kavatsiuk 
Grantee: Bayshore Sportsman Club 
Financing: Cash 
Property rights conveyed: Fee simple 
Confirmed with: Buyer 
Site: Almost rectangular, 8.04 acres, 350,222 square feet 
Topography: Forest, assumed generally level like adjacent land 
Wetlands: 100 percent 
Soils: Mostly BEXAS; some HbmB, Hammonton 
Utilities: None  
Zoning: I, Industrial 
Improvements: None  
Highest & best use as of sale date:  Recreation land 
Flood Zone: Zone A5 (Elevation 9 feet)  
 Panel 3401530001B (effective 2/2/1983)  
Tax Map: Page 4 
 
Comments:  Deed indicates 1,543.04 x 229 x 1,525.52 x 231.16 feet and 8.04 acres of 
woodlands.  (The tax map indicates 8.44 acres) It is 100 percent wetlands.  Soils are 
prone to occasional flooding.  It is landlocked and cannot be developed.  The buyer owns 
the adjacent land used for hunting and other recreation purposes.  SR1a indicates a usable 
sale.  The seller and buyer negotiated directly and were not related.  This is considered a 
good reflection of market value for recreation land. 
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Comparable sale seven, continued 
 
Tax Map 

  
 
Comparable sale seven picture 
Landlocked, west of Cape May County Airport and east of Tennessee Avenue street-end 
Looking eastward 

  

Sale property is 
over a 1,000 LF 
east of this street 

end 

May 31, 2023 
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Comparable sale seven, continued 
 
FEMA Flood Map 

 
NJ Geo Web Wetlands  

  
  

SOILS: Sale 7 is mostly BEXAS, 
Berryland & Mullica soils, 0-2% slopes, 
occasionally flooded; some HbmB, 
Hammonton loamy sand, 0-5 slopes 
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Sales comparison approach diversion land – summary table 
SUBJECT 1 COMP 1 COMP 2 COMP 3 COMP 4 COMP 5 COMP 6 COMP 7

Address

Multiple properties

Stimpson Lane W Richmond Ave 
(Diamond Beach)

502 Mallow Road 
(Villas)

Park Blvd & Austin 
Ave (Diamond 

Beach)

305 E Hudson Ave 
(Villas)

941 Fay Avenue 
(Erma)

Landlocked, West of 
CMC Airport

Cape May West Cape May Lower Twp Lower Twp Lower Twp Lower Twp Lower Twp Lower Twp

Block/Lot 56/21.01 701/28 512.03/2876 716/ 1 & 2 83/ 3-6 462/ 8,9,10 410.01/74
Distance to the subject - 3/4 mile 4 miles 4.7 miles 4 miles 6 miles 5 miles 5 miles
Sale Price - $5,000 $6,000 $15,000 $4,000 $5,000 $3,500 $14,000
Post sale adjustment - $0 $0 $0 $0 $0 $0 $0
Sale price adjusted - $5,000 $6,000 $15,000 $4,000 $5,000 $3,500 $14,000
Deed date Jan-19 Jan-21 Mar-22 Mar-22 Jul-20 May-19 Sep-18
Grantor - Catherine Petz Prestige RE LLC Beverly A Callahan Andrew P Goldner John Keepler Est. J F. Blackmore V & M Kavatsiuk
Grantee - Matthew Diedrich 120 W Richmond LLC 503 Mallow Rd LLC John F Mita Trust C & S Christy Jas Pena & Tina Pena Bayshore Sportsman

Deed Book/Page - 3836/11 3959/258 4044/781 4045/299 3924/639 3872/586 3813/250
TRANSACTIONAL ADJUSTMENTS:
Property Rights Fee Fee Fee Fee Fee Fee Fee Fee
Financing - Cash Cash Cash Cash Cash Cash Cash
Condition of Sale - Normal Normal Normal Normal Normal Normal Normal
Market Conditions - Level Level Level Level Level Level Level
Adjusted Sale Price - $5,000 $6,000 $15,000 $4,000 $5,000 $3,500 $14,000
Adj. SP/ Per SF site area - $1.91 $1.88 $3.00 $1.00 $0.42 $0.23 $0.04
Adj. SP/ Per acre site area - $83,333 $81,675 $130,680 $43,560 $18,150 $10,164 $1,741
COMPARATIVE ADJUSTMENTS:
Location Residential Residential Residential Residential Residential Residential Residential Forest
Corner - No No No Yes No No No
Frontage - 12.32 40 50 80 120 150 None
Site size - SF Multiple properties 2,614 3,200 5,000 4,000 12,000 15,000 350,222
Site size - acreage Multiple properties 0.06 0.07 0.11 0.09 0.28 0.34 8.04
Adjustments: - 0% 0% 0% 0% 0% 0% 0%
Topography - Level, clear Marsh Dune Marsh Forest Marsh Wooded wetland
Wetlands 0% 0% 100% 100% 27% 36% 100%
Zoning Residential R-5 R-4 R-3 R-4 R-3 R-3 Industrial
H and B Use Recreation land Recreation land Recreation land Recreation land Recreation land Receation land Receation land Recreation land
Net adjustments: - 0% 0% 0% 0% 0% 0% 0%
Adjusted SP - $5,000 $6,000 $15,000 $4,000 $5,000 $3,500 $14,000
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Sales location map – Diversion Land 
 

  
Subject – 

Diversion Parcel 

Sale 1 
Stimpson Lane 
West Cape May 

Sale 2 
W Richmond Avenue 
Diamond Beach 
Lower Township 

Sale 3 
502 Mallow Road 
Villas 
Lower Township 

Subject – 
Compensation Parcel 

Sale 4 
Park Blvd&Austin Ave 
Diamond Beach 
Lower Township 

Sale 5 
305 E Hudson Avenue 
Villas 
Lower Township 

Sale 6 
941 Fay Avenue 
Erma 
Lower Township 

Sale 7 
West of airport 
Villas 
Lower Township 

N
O
R
T
H 
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Correlation – Diversion Land 
 
There is a scarcity of recreation land sales, such that is was necessary to expand the 
search to include sales going back to 2018 and throughout neighboring West Cape May 
and Lower Township.  Seven sales of recreation land were developed. 
 
The sales were previously described in detail.  They share the same highest and best use 
because legally and or physically, they cannot be developed.  Given such low economic 
utility, use is limited to, for example, access, curtilage, cultivation, hiking, or hunting 
AKA recreation use. 
 
Post-sale adjustments 
 
No post sale adjustments were made.    
 
Units of comparison 
 
The sales must be analyzed to determine which units of comparison indicate the least 
amount of variance when applied to the comparable sales.1 
 
Sale no. Size, SF Price Price/SF Price/acre 
 
1 2,614 $5,000 $1.91 $83,333 
2 3,200 $6,000 $1.88 $81,675 
3 5,000 $15,000 $3 $130,680 
4 4,000 $4,000 $1 $43,560 
5 12,000 $5,000 42 cents $18,150 
6 15,000 $3,500 23 cents $10,164 
7 350,222 $14,000 4 cents $1,741 
 
Overall price reflects a range from $3,500 to $15,000 and a variance of 77 percent.  Price 
per square foot of site area reflects $.04 to $3 and a variance of 99 percent.  Price per acre 
also reflects a variance of 99 percent. 
 
Verification of the comparable sales with parties to the transactions indicates that sellers 
and/or buyers view price as nominal consideration for land that has minimal utility. 
 
Based on the preceding, the value is analyzed based on overall price. 
 
Transactional adjustments 
 
Property rights conveyed are comparable for all sales and the subject.  Condition of sale 
for all the sales is considered typical of the local market.  Financing is cash for all sales.  
The sales are dated 2018 through 2022 with no apparent price trends.  Market conditions 
are considered flat as prices for recreation land are associated with low utility and an 

 
1 The Appraisal of Real Estate, 15th Edition, page 359-360 
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inactive niche in the market.   Given the preceding, no transactional adjustments were 
required. 
 
Analysis and conclusion 
 
In a typical appraisal, comparative adjustments are considered for differences that effect 
economic utility attributable to location, size, frontage, topography, wetlands, etc.  The 
subject and the sales represent very low utility properties, so these differences do not 
have a measurable impact on price.     
 
Adjacent owners acquired all sales, except for sale four.  A comparison of sale four with 
sales 1 – 3, 5-7 indicates price was not impacted by assemblage or plottage, which makes 
sense when utility is understood to be extremely limited.   
 
Sale three is a dune across the street from the buyer’s dwelling.  The dune is protected 
and cannot be used, other that to look at or over, and the buyer was able to do that before 
buying the lot.  The sale price was higher than the other sales for no identifiable reason.   
 
Sale seven is landlocked, but the buyer’s adjacent land is not.  This sale is useful as it 
demonstrates how larger acreage does not impact price among low utility recreation land 
sales. 
 
The subject diversion parcels combine for 5,949 square feet of recreation land that could 
be acquired to expand the adjacent park.  This type of utility is best reflected in 
comparables sales one, five and six.  These sales reflect prices of $5,000, $5,000, and 
$3,500 for 2,614, 12,000, and 15,000 square foot sites, respectively.   
 
Based on this, the estimated value of the subject diversion parcel (both Lots = 5,949 
square feet) is $5,000. 
 
The estimated value of the diversion land is $5,000, reflecting $36,496 per acre.  
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SALES COMPARISON APPROACH – COMPENSATION LAND 
 
The highest and best use of the Compensation Parcels is recreation land.   
 
The sales comparison approach is explained in the previous section entitled Valuation 
Process. 
 
The same sales of similar non-developable recreation land are used to value the 
recreation land of the compensation parcels.  The entire analysis is incorporated by 
reference and the conclusions are as follows. 
 
The Compensation Parcels valued as recreation land are between .143 and 1.819 acres.  
Recreation use consists of hiking and the observation of plants and wildlife.   
 
The valuation analysis on the prior page for the Diversion Parcel recognizes that land size 
does not have a consistent and measurable impact on price.  Price varies between $3,500 
and $15,000.   
 
Sale three is a dune with foliage and sale seven is part of a hunting ground.  Sales one and 
five are marsh.  Sales two, four, and six are wetland/marsh similar to the subject 
compensation parcels and they reflect between $6,000, $4,000, and $3,500, respectively.  
Based on this, the subject compensation parcels are valued at $5,000 each.  The value 
estimates are summarized as follows. 
 
Block 1163, Lot 7 – 1.265 acres - $5,000 
Block 1164, Lot 6 – 1.245 acres – 1.105 acres net of riparian claim - $5,000 
Block 1165, Lot 6 – 1.814 acres - $5,000 
Block 1165, Lot 1 - .143 acres - $5,000 
Block 1167, Lot 2 – 1.241 acres - $5,000 
Block 1168, Lot 2 – .899 acres - $5,000 
 
 
The sum of the compensation parcel market value estimates is $30,000. 
 
The combined size is 6.607 acres – 6.467 net of riparian claim.  The compensation land 
value estimate of $30,000 reflects $4,639 per acre (net of riparian claim). 
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RECONCILIATION  
 
Since only one approach was used, there is no need to reconcile multiple value 
indications. 
 
The highest and best use of the diversion land is recreation use. 
 
The highest and best use of the compensation land is recreation use.   
 
The sales comparison approach is developed using recreation land sales.  Recreation land 
has low economic utility and there is minimal demand.  Rarely will such sales involve 
brokerage, the multiple listing service, or other marketing efforts.  Sales typically are 
direct and the buyer is the owner of land adjacent to or within close proximity.  Buyers 
have no reason to purchase other than for buffer or recreation.  In most cases, they can 
enjoy the buffer or recreation use without purchasing.  Consideration paid is not based on 
development potential and is nominal.  There is no active market for this type of 
property.  Demand it not great enough for appreciation.  Given the preceding, 
adjustments for appreciation or physical differences are unsupportable and in illogical.  In 
summary, comparable sales of small recreation land provide a technically adequate sales 
comparison approach.   The results are summarized below. 
 
Diversion land 
 
Block 1061, Lots 44 & 47 - .137 acres – $5,000, reflects $36,496 per acre. 
 
Compensation parcels – summary of value estimates 
 
Block 1163, Lot 7 – one acre - $5,000 
Block 1164, Lot 6 – one acre - $5,000 
Block 1165, Lot 6 – one acre - $5,000 
Block 1165, Lot 1 - .143 acres - $5,000 
Block 1167, Lot 2 – one acre - $5,000 
Block 1168, Lot 2 – .72 acres - $5,000 
The sum of the compensation parcel values is $30,000. 
 
There is a combined 6.607 acres – 6.467 net of riparian claim acres.  The compensation 
land value of $30,000 reflects $4,639 per acre (net of riparian claim). 
 
For the subject property Diversion Land and Compensation Land, the appraisal 
assumes the subject properties are clean and free from environmental 
contamination and debris, and if this is not true, the assignment results may be 
affected. NOTE: Relating to the Diversion Land, there is a history of environmental 
contamination impacting land adjacent to the diversion parcels which is discussed in 
the appraisal report, but the diversion land itself is assumed clean and free of 
contamination. 
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Exposure time and marketing time 
 
Reasonable exposure time is the estimated length of time 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.   
 
Reasonable marketing time is the amount of time it might take to sell a real interest at the 
concluded market value level during the period immediately after the effective date of the 
appraisal. 
 
Sales of recreation land are typically direct without exposure to the market through a 
broker or the MLS.  There is no exposure data to gauge exposure time.  However, based 
on the relatively low prices paid for recreation land, one a seller decides to sell, a buyer is 
likely to be found within a short period of time.  Often, sellers will reach out to land 
conservation programs if they want to sell expeditiously.  Exposure time is estimated to 
be less than 12 months. 
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PHOTOGRAPHS 
Taken by J. Paul Bainbridge, MAI, SCGREA on October 8, 2024 
 

 
Diversion Parcel looking northward from St. John Street, Cape May, NJ 

 
Diversion Parcel – St. John Street, Cape May, NJ looking southward 
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PHOTOGRAPHS 
Taken by J. Paul Bainbridge, MAI, SCGREA on October 8, 2024 
 

 
Diversion Parcel – St. John Street, Cape May, NJ looking northward 

 
Compensation Parcel – Maryland Avenue looking east, Block 1163 & 1164 are beyond 
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PHOTOGRAPHS 
Taken by J. Paul Bainbridge, MAI, SCGREA on October 8, 2024 
 

 
Compensation Parcel – Ohio Avenue looking east, Block 1167 is beyond 

 
Compensation Parcel – Virginia Avenue looking east, Block 1167 & 1168 are beyond 
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INTENDED USE - POLICE STATION SITE – CONCEPTUAL PLAN 

  

Police station 
site 
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J. PAUL BAINBRIDGE    APPRAISER QUALIFICATIONS 

39 YEARS OF VALUATION EXPERIENCE 
 

Designations 
 
MAI, The Appraisal Institute (No. 11889) 
  
New Jersey Certified General Real Estate Appraiser License No. 42RG00073500 
  
New Jersey Real Estate License - SP8430243 
 

Professional affiliations 
 

President - Southern New Jersey Chapter of the Appraisal Institute (2006) 
Vice President – Southern New Jersey Chapter of the Appraisal Institute (2005) 
Treasurer - Southern New Jersey Chapter of the Appraisal Institute (2004) 
National Association of Realtors - Greater Cape May 
County Board of Realtors/Atlantic County Board of Realtors 
 

Education  
 

Montclair State University, Upper Montclair, NJ 
B.S. - Business finance  1983 
 
Seton Hall Preparatory High School, West Orange, NJ  1978 

 
Professional education  
 
The Appraisal Institute 
 

Completed education and experience requirements for the 
MAI designation  2002 
 
Satisfied all continuing education requirements for  
The Appraisal Institute & The State of New Jersey 
 
USFLA (Yellow Book) certified 2006 & 2018 

 
Qualified as an Expert Witness 
 
United States Bankruptcy Court Cape May County Tax Board 
New Jersey Tax Court Superior Court of New Jersey 
Condemnation Commissions Atlantic County Tax Board 
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J. PAUL BAINBRIDGE    APPRAISER QUALIFICATIONS 

Appraisal experience 
 

Property type Intended use 
 

Boardwalk property Asset evaluation 
 Campgrounds Easements 

Condominiums Fee simple estates 
Farmland Leased fee estates 
Golf Courses Leasehold estates 
Hotels & motels Financing 
Industrial property Foreclosure 
Land Estate planning 
Marinas Tax appeal 
Multi-family dwellings Condemnation 
Restaurants Riparian claim 
Retail and office buildings Partial interests 
Service stations Partition action 
Shopping centers  
Single-family dwellings  
Special purpose properties  
Subdivisions 
 

Work History 
 

 
1997 to present J. P. Bainbridge & Associates, Inc. 
 
1992-1996 J. Paul Bainbridge, Sole Proprietor 
1991-1992 Dennis A. Scardilli, MAI 
1990 Joseph Ravitz, IFA, CTA 
 William Sharp, MAI 
 Don Springer, IFAS 
1988-1990 William J. Shea, MAI 
1985-1988 Richard Marashlian, MAI 
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J. PAUL BAINBRIDGE    APPRAISER QUALIFICATIONS 

Sampling of Active Clients 
 
 
 Crest Savings Bank 
 Farm Credit East 
 PNC Bank  
 Sturdy Savings Bank 
 WSFS Bank 
 Tioga Franklin Savings Bank 
 
 Archer & Greiner PC 
 Barry, Corrado, Grassi, PC 
 Biel, Zlotnick & Feinberg, PC  
 Carlin, Ward, Ash & Heiart LLC 
 Cooper Levenson, PA 
 Faia Law Firm 
 Fox Rothschild, LLP 
 Friedman, LLP (now Marcum LLP) 
 Gadsen Schneider & Woodward, LLP 
 Gemmell, Todd & Merenich, PA 
 Gruccio Pepper DeSanto & Ruth, PA  
 Hankin Sandman Palladino Weintrob & Bell, PA 
 Hurvitz & Waldman LLC 
 Hyland Levin Shapiro, LLP 
 Ford, Flower, & Hasbrouck, PC 
 Monzo Catanese Hillegass PC 
 Mylod & Fitzgerald, Attorneys at Law 
 Nehmad Davis & Goldstein, P.C. 
 Zipp & Tannenbaum, LLC 
  
 Atlantic County Cape May County 
 Dennis Township Downe Township 
 Lower Township MUA Middle Township  
 Millville City Longport 
 North Wildwood City Ocean City 
 Somers Point State of New Jersey 
 Stone Harbor Borough Upper Township 
 Ventnor City Wildwood City 
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