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1.0 PROJECT INFORMATION 
 

Project Name:  A Better Life, 93-101 Fourteenth Avenue 

 

Responsible Entity: New Community Corporation 

 Douglas M. Angoff  

 233 West Market St 

 Newark, NJ 07103 

 

Grant Recipient (if different than Responsible Entity):  

 

State/Local Identifier: NJ Housing and Mortgage Finance Agency 

 

Preparer:  Joseph P. Layton, Assistant Department Manager of Ecological Services 

 Maser Consulting P.A. 

 331 Newman Springs Road 

 Suite 203 

 Red Bank, NJ 07701 

 (732) 383-1950 

 

Certifying Officer Name and Title: 

 

Grant Recipient (if different than Responsible Entity): 

 

Consultant (if applicable): Maser Consulting P.A. 

 331 Newman Springs Road 

 Suite 203 

 Red Bank, NJ 07701 

 

Direct Comments to: New Community Corporation 

   Douglas M. Angoff  

   233 West Market St 

   Newark, NJ 07103 

     (973) 639-7823 

   dangoff@newcommunity.org 
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2.0 PROJECT DESCRIPTION 
 

2.1 PROJECT LOCATION 

The project site is formally known as Block 274, Lot 2 (formally known as Lots 2, 3, 4, 5, 40 and 

41) in the City of Newark, Essex County, New Jersey and is located at 93-101 Fourteenth 

Avenue. The subject property presently consists of a 16,694± square foot, vacant parcel of land. 

The site fronts Camden Street and a commercial/residential building to the east, 14
th

 avenue to 

the south, the Naim Islamic Center and corresponding parking lot to the east and the parking lot 

for the New Community Corporation Workforce Development Center to the north. The location 

of the project site is indicated on the municipal tax map, county road map, USGS quadrangle, 

and aerial photograph included as Appendix A, Figures 1-4, respectively. Site photographs 

illustrating the vicinity of the project site are included in Appendix B. 

 

 

2.2 DESCRIPTION OF PROPOSED PROJECT [24 CFR 50.12 & 58.32; 40 CFR 1508.25] 

A Better Life is a development of the New Community Urban Renewal Corporation, a successful 

community development corporation. The subject property is currently owned by the New 

Community, who will build a new apartment and office building on the site.  

 

The proposed building, is a 24,427± square foot two-story elevator building containing twenty-

four (24) one bedroom apartments, 4,027± square foot of medical office space and 12,072± 

square foot of space for commercial kitchen and recreational activities. The development will be 

a welcome addition to the neighborhood and fit in well with the surrounding residential 

properties. Each apartment unit will be 364± square feet and include a handicapped size 

bathroom, kitchenette, living room and a bedroom. Twenty (20) units will be for single 

occupants and be occupied by homeless individuals with special needs, who will receive rent 

subsidies from t h e  New Jersey Department of Community Affairs (DCA).  One (1) unit will 

be for a superintendent and the three (3) remaining units, along with the medical office space, 

will be leased to University of Medical and Dentistry of New Jersey (UMDNJ). All units will be 

equipped with smoke and carbon monoxide detectors and sprinklers. The 12,072± additional 

square feet of the commercial kitchen and recreational activity area will be for use of both 

groups. The common amenities within the proposed building include a library, community room, 

laundry room, dining room, quiet room, landscaped garden and patio area.  

 

The proposed development will be accessed by Camden Street and Fourteenth Avenue and there 

will be no on-site parking. The project site is located near churches, hospitals, medical facilities, 

recreational areas, and public transportation. The nearest public transportation is located within 

700 feet of the site along Route 510, also known as South Orange Avenue.  

 

 

2.3 STATEMENT OF PURPOSE AND NEED FOR THE PROPOSAL [40 CFR 1508.9(B)] 

The proposal for A Better Life calls for the development of housing for homeless individuals 

with special needs and medical office space. Due to the large number of individuals at or below 

the poverty level and special needs individuals throughout the Newark area, it is realistic to 

conclude that new, subsidized apartments with medical facilities at the subject property would 

attract significant numbers of homeless individuals from the surrounding Newark area. In 
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addition according to the Real Estate Appraisal (Appendix C) there is a “huge demand for 

subsidized housing in the City of Newark with minimal vacant units in the market (Appendix C – 

Real Estate Appraisal: Residential Market Overview, p.17) 

 

 

2.4 EXISTING CONDITIONS AND TRENDS [24 CFR 58.40(A)] 

The City of Newark, which contains 23.8 square miles, is located in the southeast portion of 

Essex County in the New Jersey Metropolitan Region. The City of Newark is the largest and 

most populated city in New Jersey. In 2010 the population density was 1,195.5 per square mile. 

The subject property is a 16,694± square foot, vacant parcel of land located in the central ward of 

Newark, which is near the New Jersey University of Medicine and Dentistry and the New 

Community’s Work Force Development Center, Rehabilitation Center and Gardens Nursing 

Home. South Orange Avenue, also known as Route 510, and Bergen Street provides access to 

convenience stores, public transportation and places of worship.  

 

Should this parcel remain undeveloped, it will not contribute to the revitalization of City of 

Newark. 
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3.0 FUNDING INFORMATION 
Financing for the project will be provided by the Community Development Block Grant Program 

CDBG funds from NJ Housing Mortgage and Finance Agency. 

 

Grant Number HUD Program  Funding Amount  

HMFA# 02660 CDBG funds from NJHMFA  $3,100,912.00 

 

 

Estimated Total HUD Funded Amount:  $3,100,912.00 

 

Estimated Total Project Cost (HUD and non-HUD funds) [24 CFR 58.32(d)]:  $8,119,066.00 
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4.0 COMPLIANCE WITH 24 CFR 50.4, 58.5, AND 58.6 LAWS AND 

AUTHORITIES 
Record below is the compliance or conformance determinations for each statute, executive order, 

or regulation.  Provide credible, traceable, and supportive source documentation for each 

authority. Where applicable, complete the necessary reviews or consultations and obtain or note 

applicable permits of approvals. Clearly note citations, dates/names/titles of contacts, and page 

references. Attach additional documentation as appropriate. 

 

*Citations of sources in parentheses, refer to full list of sources in Section 5.4 for details. 

 

Compliance Factors: 

Statutes, Executive Orders, 

and Regulations listed at 24 

CFR §58.5 and §58.6                               

Are formal 

compliance 

steps or 

mitigation 

required? 

 

Compliance determinations  

 

STATUTES, EXECUTIVE ORDERS, AND REGULATIONS LISTED AT 24 CFR 50.4 

and 58.6 

Airport Hazards  

24 CFR Part 51 Subpart D 

Yes     No 

     X 

There is one major airport within 15,000 feet 

of the subject property (Appendix A - Figure 

5: Airport Locations Map). The nearest 

airport is Newark International Airport 

(EWR), which is a civilian airport located 

approximately 13,300 feet from the subject 

property. In addition, the Atlantic City 

International Airport is approximately 90.5 

miles south of the subject property and the 

Lakehurst Naval Air Station is 

approximately 54.7 miles south of the 

subject property.  

The proposed project is not within 15,000 

feet of a military airfield nor is it within 

2,500 feet of a civilian airport runway; 

therefore the proposed project is not within 

any Airport Clear Zone or Accident Potential 

Zone. 

Coastal Barrier Resources  

Coastal Barrier Resources Act, as 

amended by the Coastal Barrier 

Improvement Act of 1990 [16 

USC 3501] 

Yes     No 

     X 

The subject property is not identified as a 

component of the Coastal Barrier Resource 

System. (Appendix A - Figure 6: Coastal 

Barrier Resources Map)  

Flood Insurance   Yes     No The subject site is not located in a flood 

hazard area as shown on the latest FEMA 
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Flood Disaster Protection Act of 

1973 and National Flood 

Insurance Reform Act of 1994 

[42 USC 4001-4128 and 42 USC 

5154a] 

     X Flood Insurance Rate Map for Essex County, 

Community Panel No. 34013C0156F, June 

4, 2007( Appendix A - Figure 7: Flood 

Map). 

 

STATUTES, EXECUTIVE ORDERS, AND REGULATIONS LISTED AT 24 CFR 50.4 

& 58.5 

Clean Air  

Clean Air Act, as amended, 

particularly section 176(c) & (d); 

40 CFR Parts 6, 51, 93 

Yes     No 

     X 

The proposed project is located within Essex 

County which  is in a nonattainment area of 

the Ozone 8-hr standard (Figure 8: 8-Hr 

Ozone Non-Attainment Areas) and in a 

Nonattainment or Maintenance for 5 

National Ambient Air Quality Standards 

(NAAQS) Pollutants area (Appendix A - 

Figure 9: “Nonattainment” or “Maintenance” 

Areas Map).  The U.S. EPA revoked the 1-

hour ozone standard (1979) on June 15, 2005 

and the 8-hour ozone standard (1997) on 

April 6, 2015. A State Implementation Plan 

is in place. The construction of a 24-unit 

apartment building will not violate the State 

Implementation Plan or contribute to 

nonattainment. The proposed project shall 

comply with the regulatory requirements of 

New Jersey’s Air Rules and meet the State’s 

Air Pollution Control requirements 

(Appendix D - NJDEP de minimis 

Thresholds Air Quality Letter).   

Coastal Zone Management  

Coastal Zone Management Act, 

sections 307(c) & (d) 

Yes     No 

     X 

The subject site is not located in New 

Jersey’s Coastal Zone; therefore the project 

is not applicable to Coastal Area Facility 

Review Act (CAFRA) regulations 

(Appendix A - Figure 10: Coastal Zone 

Map).  

Contamination and Toxic 

Substances   

24 CFR Part 50.3(i) & 58.5(i)(2) 

Yes     No 

    X 

A Phase I Environmental Assessment was 

performed and identified  the subject 

property on two databases (NJ State 

Hazardous Waste Sites and NJ Release 

databases) for an unregulated underground 

storage tank (UST) , case number 12-3-23-

0953-43 (Appendix E – Phase I: Section 

8.1.4, p.23). A UST Remediation Plan was 

completed for the subject property in 

February 2012 where an out of service 
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unregulated heating oil tank was located 

within the sidewalk. It was recommended 

the UST be closed by removal (Appendix F 

– UST Remediation Plan). The UST was 

removed along with any associated soil 

contamination(Appendix E – Phase I: 

Section 4.8 , p.10 – 11) The NJDEP 

determined that “no further action” was 

required for the UST remediation in 

February 2013 (Appendix G – No Further 

Action Letter and Covenant Not to Sue). The 

Phase I also identified three known or 

suspected leaking underground storage tanks 

within a half mile radius, four active State 

Hazardous Waste Sites within a one mile 

radius, thirteen Voluntary Cleanup Program 

sites within a half mile and five brownfield 

sites within a quarter mile of the subject 

property (Appendix E – Phase I: Section 

5.3.7 - 5.3.12, p.15-17).   

Additionally, the NJDEP HUD 

Environmental Review Tool 2.1 identified t 

ten (10) contamination or hazardous sites 

within 3,000 feet of the subject property 

(Appendix A – Figure 11: Contamination 

and Toxic Substances Map; Appendix H - 

NJDEP HUD Environmental Review Tool 

2.1 – Contamination and Toxic Substances 

Map). Due to ten (10) contamination and/or 

hazardous sites being identified within 3,000 

feet of the subject property, consultation 

with the NJDEP for “clearance” statuses was 

necessary. All sites were cleared by the 

NJDEP which means the contamination 

and/or hazardous sites were found “to be in 

substantial compliance with NJDEP 

regulations and [are] therefore considered 

under control” (Appendix H - NJDEP HUD 

Environmental Review Tool 2.1 – 

Contamination and Toxic Substances Map) 

The subject property is located within Tier 

3on the Radon Potential Map and is 

considered to have a low risk of having a 

presence of radon gas at a level of concern 

(Appendix A – Figure 12. Radon Potential 

Map). No potential hazards related to 
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asbestos or lead-based paint are associated 

with the subject property (Appendix E - 

Phase I: Section 6.3.6 - 6.3.7 p. 21). 

Endangered Species  

Endangered Species Act of 1973, 

particularly section 7; 50 CFR 

Part 402 

Yes     No 

    X 

According to the review of the NJDEP’s 

Landscape Project 3.1  and the Natural 

Heritage Program (NHP) database search 

results, the subject site does not contain any 

critical habitats (Appendix A - Figure 4: 

Aerial Photo; Appendix A - Figure 13: 

Critical Habitat Map; Appendix I - Natural 

Heritage Program Database Search Results). 

According to the FWS, Essex County is 

within the Northern Long-eared Bat range; 

however the U.S. Fish & Wildlife Service 

(FWS) IPaC system did not identify any 

Endangered Species within the subject 

property (Appendix J - IPaC Search 

Results). The proposed project does not 

involving the clearing of trees the demolition 

or renovation of an existing building 

(Appendix K – Bat Guidance 

Questionnaire). Consultation with the United 

States Fish and Wildlife Service (USFWS) 

Endangered and Nongame Species Program 

(ENSP) was therefore not required. 

Explosive and Flammable 

Hazards 

24 CFR Part 51 Subpart C 

Yes     No 

    X 

A Phase I Environmental Assessment was 

performed for the subject property which 

reported no hazardous sites within the 

subject property (Appendix E - Phase I: 

Sections 6.3.1, p.20).  The subject property 

is vacant and the adjacent properties are 

comprised of residential, commercial and 

vacant buildings. The area around the 

subject property is located within the 

PSE&G natural gas service area. Therefore 

aboveground storage tanks (ASTs) are not 

likely to be at any of the buildings within the 

vicinity of the subject property. A Google 

Earth search was conducted which focused 

on places that would have ASTs even with 

natural gas being provided to them 

(Appendix A – Figure 14: Explosive and 

Flammable Operations Map). The nearest 

possible AST would be located at the Exxon 

gas station, the University Hospital, and the 
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Newton Street Elementary School. No 

AST’s were identified from the Google 

Earth search and according to the NJ-

GeoWeb all three sites have Underground 

storage tanks.  There are no records of 

explosive and/or flammable hazards on or 

within one mile of the subject property. 

Farmlands Protection   

Farmland Protection Policy Act 

of 1981, particularly sections 

1504(b) and 1541; 7 CFR Part 

658 

Yes     No 

    X 

Aerial photography illustrates the current 

land use and urban setting (Appendix A - 

Figure 4: Aerial Photo).  A review of the 

land use history as provided in the Phase I 

Environmental Assessment identified no 

historic agricultural use of the property 

(Appendix E - Phase I: Section 5.6, p.17-19).  

According to the Wed Soil Survey the soil 

type Boonton - Urban land, Boonton 

substratum complex, red sandstone lowland, 

0 to 8 percent slopes (BowrB) is classified as 

“Not prime farmland” (Appendix A – Figure 

15. Soil Map; Appendix A – Figure 16. 

USDA NRCS Farmland Classification Map; 

Appendix L - NRCS Web Soil Survey - 

Farmland Classification).  The proposed 

project is a permitted use within the B-2 

Business District and is in compliance with 

the zoning ordinance.   

Floodplain Management   

Executive Order 11988, 

particularly section 2(a); 24 CFR 

Part 55 

Yes     No 

    X 

The subject site is not located in a flood 

hazard area as shown on the latest FEMA 

Preliminary Flood Insurance Rate Map for 

Essex County, Community Panel No. 

34013C0156F, June 4, 2007 (Appendix A - 

Figure 7: Flood Map).  

Historic Preservation   

National Historic Preservation 

Act of 1966, particularly sections 

106 and 110; 36 CFR Part 800 

Yes     No 

    X 

The proposed project will have no effect on 

the resources listed in or eligible for 

inclusion in the National Register of Historic 

Places or State & City Registers.  Based on a 

review of information provided by the 

NJDEP Historic Preservation Office (HPO), 

NJ-GeoWeb and NJDEP HUD 

Environmental Review Tool 2.1, the 

proposed project is not identified as a 

historic place or located in a designated 

historic area (Appendix A – Figure 17: 

Historical Areas Map; Appendix M - NJ & 

National Registers of Historic Places). 
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According to the Phase I from 1892 to the 

present the previous uses for the subject 

property included residences and vacant land 

(Appendix E - Phase I:  Section 5.6, p.18). 

No Archeological Study was completed for 

the subject property and consultation with 

Indian Tribes was deemed unnecessary due 

to the location of the proposed project and 

the previously disturbed soils. 

Noise Abatement and Control   

Noise Control Act of 1972, as 

amended by the Quiet 

Communities Act of 1978; 24 

CFR Part 51 Subpart B 

Yes     No 

    X 

 

The site is located in an area of mixed land 

use, including residential and commercial 

properties.  There are six airports within 15 

miles of the subject property (Appendix A - 

Figure 5: Airport Locations Map). The other 

airports are: 

 Newark International Airport (EWR) 

~ 2.5 miles away (Appendix A - 

Figure 18: Newark International 

Airport Distance Map)  

 Linden Airport (LDJ) ~ 8.3 miles 

away (Appendix A - Figure 19: 

Linden Airport Distance Map) 

 Morristown Municipal Airport 

(MMU)  ~ 12.2 miles away 

(Appendix A - Figure 20: 

Morristown Municipal Airport 

Distance Map) 

 Essex County Airport (CDW) ~10.3 

miles away (Appendix A - Figure 

21: Essex County Airport Distance 

Map) 

 Teterboro Airport (TEB) ~ 9.9 miles 

away (Appendix A - Figure 22: 

Teterboro Airport Distance Map) 

 Little Ferry/ Ridgefield Park 

Seaplane Base  ~ 11.6 miles away 

(Appendix A - Figure 23: Little 

Ferry/ Ridgefield Park Seaplane 

Base Distance Map) 

All six airports are civilian airports and do 

not have Noise Exposer Maps (NEM) or 65 

Day/Night Noise Level (DNL) contour 

maps. The Port Authority of New York & 

New Jersey’s WebTrak shows the noise 

levels at specific noise-monitoring locations. 
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Based on the information gathered from the 

WebTrak, it does not appear that airport 

noise will affect the subject property. Figure 

23 depicts a snapshot of October 26, 2015 at 

7:19:10 AM (Appendix A – Figure 24: 

Airport Noise Map)  In addition, the Atlantic 

City International Airport is approximately 

90.5 miles south of the subject property and 

the Lakehurst Naval Air Station is 

approximately 54.7 miles south of the 

subject property.  

The property is not located within 1,000 feet 

of a major highway or 3,000 feet of a 

railroad (Appendix A - Figure 25: Distance 

to Major Roads, Railroads and Airports). 

The closest major highway is the Interstate 

280 which is located over 5,350feet from the 

subject property. However, Route 510 is 

located about 360 feet from the subject 

property.  

A Day Night Noise Level (DNL) 

Assessment was performed in regards to 

Route 510, also known as South Orange 

Avenue.  Using information gathered from 

the State of New Jersey Department of 

Transportation (DOT) Roadway Information 

and Traffic Monitoring System Program the 

average daily trips (ADTs) near the project 

site on Route 510 is approximately 17,065, 

which includes all classes of vehicles. The 

speed limit along this section of Route 510 is 

30 miles per hour (mph). With an effective 

distance of approximately 360 feet and 

assuming 15% of the ADTs were medium 

and heavy trucks, the DNL was calculated to 

be 62decibels (Appendix N - DNL 

Calculator – Route 510). Since the DNL is 

calculated to be under the 65 decibels limit, 

no mitigation is necessary.  

The proposed project is not expected to 

result in a significant increase in broadband 

and octave noise during operations as 

compared to existing ambient noise levels of 

the surrounding areas. To mitigate potential 

noise impacts from site clearance and 
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construction of the proposed project Best 

Management Practices (BMPs) will be 

implemented. The BMPs include but are not 

limited to: 

 Restricting construction to work 

hours as required by the Township.   

 Implement a no-vehicular idling 

policy within the project area. 

 Abiding by local noise ordinance 

where applicable. 

Sole Source Aquifers   

Safe Drinking Water Act of 1974, 

as amended, particularly section 

1424(e); 40 CFR Part 149 

Yes     No 

   X 

 

The subject site is not located over the Sole 

Source Aquifer (Appendix A - Figure 26: 

Sole Source Aquifer Map). Water and sewer 

will be directly connected to existing public 

water and sewer mains in Fourteenth Avenue 

and supplied by the Newark portable water 

distribution system and the Newark sanitary 

sewer system. An EPA Sole Source Aquifer 

(SSA) review was deemed unnecessary due 

to the proposed project tying directly into 

existing public water and sewer mains, and 

not being located within a Sole Source 

Aquifer (Appendix O - EPA Sole Source 

Aquifer Review of HUD Projects). 

Wetlands Protection   

Executive Order 11990, 

particularly sections 2 and 5 

Yes     No 

   X 

 

There are no freshwater or coastal wetlands 

on or adjacent to the subject site (Appendix 

A - Figure 27: Wetlands Map).  

Wild and Scenic Rivers  

Wild and Scenic Rivers Act of 

1968, particularly section 7(b) 

and (c) 

 

Yes     No 

    X 
 

The site is not located on or near a Wild and 

Scenic River (Appendix A - Figure 28: Wild 

& Scenic Rivers Map). The closest Wild and 

Scenic River is the Musconetcong River 

which is located approximately 34 miles 

away. 

 

 

ENVIRONMENTAL JUSTICE 

Environmental Justice 

Executive Order 12898 

Yes     No 

     X 

The proposed project consists of a three-

story building comprised of 24 units, a 

medical office and additional site 

improvements.  According to the USEPA 

EJSCREEN – Environmental Justice 

Screening and Mapping Tool, the subject 
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property is within an environmental justice 

population. The subject property is located 

within a 46% percent below poverty tract 

and a 94% percent minority population block 

group (Appendix A – Figure 29: Poverty 

Demographics Map; Appendix A- Figure 30: 

Minority Population Map). The subject 

property is located within a block group that 

has approximately 20,860.4 people per 

square mile (Appendix A – Figure 31: 

Population Density Map). However 20 of the 

24 units are designed with the intent to house 

homeless individuals with special needs, 

which will help aid the local population. The 

proposed project does not pose an 

Environmental Justice concern (Appendix P 

- Environmental Justice Checklist). 
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5.0 ENVIRONMENTAL ASSESSMENT  
 

5.1 ENVIRONMENTAL ASSESSMENT FACTORS 

Environmental Assessment Factors [24 CFR 58.40; Ref. 40 CFR 1508.8 &1508.27] Recorded 

below is the qualitative and quantitative significance of the effects of the proposal on the 

character, features and resources of the project area. Each factor has been evaluated and 

documented, as appropriate and in proportion to its relevance to the proposed action. Verifiable 

source documentation has been provided and described in support of each determination, as 

appropriate. Credible, traceable and supportive source documentation for each authority has been 

provided. Where applicable, the necessary reviews or consultations have been completed and 

applicable permits of approvals have been obtained or noted. Citations, dates/names/titles of 

contacts, and page references are clear. Additional documentation is attached, as appropriate.  

All conditions, attenuation or mitigation measures have been clearly identified.    
 

Impact Codes: Use an impact code from the following list to make the determination of impact 

for each factor.  

(1) Minor beneficial impact 

(2) No impact anticipated  

(3)  Minor Adverse Impact – May require mitigation  

(4) Significant or potentially significant impact requiring avoidance or modification which may 

require an Environmental Impact Statement 

 

*Citations of sources in parentheses, refer to full list of sources in Section 5.4 for details. 

 

 

Environmental 

Assessment Factor 

Impact 

Code 

 

Impact Evaluation 

LAND DEVELOPMENT 
Conformance with 

Plans / Compatible 

Land Use and 

Zoning / Scale and 

Urban Design 

1 The site is classified as part of the Metropolitan Planning 

Area in the State Development and Redevelopment Plan 

(Appendix A - Figure 32: State Plan Map).  The 

construction of apartments for the homeless with special 

needs and a medical office complies with the mixed use 

nature of the area.  The site is bound by residential and 

commercial buildings, a church and vacant land (Appendix 

A - Figure 4: Aerial Photo). In addition the proposed project 

is a permitted use within the B-2 Business District and is in 

compliance with the zoning ordinance (Appendix C - Real 

Estate Appraisal: Zoning Data, p.5). 

Soil Suitability/ 

Slope/ Erosion/ 

Drainage/ Storm 

Water Runoff 

3 

 

According to the Wed Soil Survey the soil type Boonton - 

Urban land, Boonton substratum complex, red sandstone 

lowland, 0 to 8 percent slopes (BowrB) has a rating of 

“Somewhat Limited” for Dwellings Without Basements and 

“Very Limited” for Dwellings With Basements (Appendix 

A - Figure 15: Soil Map; Appendix Q - NRCS Web Soil 

Survey - Soil Description; Appendix R - NRCS Web Soil 
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Survey - Dwellings Without Basements; Appendix S - 

NRCS Web Soil Survey - Dwellings With Basements). The 

proposed project will not have a basement but will be 

constructed with a slab on grade. Therefore, the soils will be 

somewhat limited for construction of the two-story structure. 

Since the site has a history of development and disturbance, 

there will be no adverse impacts to soils, drainage, runoff, 

etc.  No steep slopes or erosion conditions were observed on 

the property.  Engineering design will ensure stormwater is 

managed properly (Appendix E - Phase I: Section 5.6, p.17-

19). 

Hazards and 

Nuisances  

including Site 

Safety and Noise 

 

3 The construction of an apartment building for homeless 

individuals with special needs and a medical office will be 

an improvement to the existing vacant land  and  meet the 

needs of the surrounding area (Appendix C - Real Estate 

Appraisal: Residential Market Overview, p.17).  The 

proposed project is not expected to result in a significant 

increase in broadband and octave noise during operations as 

compared to existing ambient noise levels of the 

surrounding areas. To mitigate potential noise impacts from 

site clearance and construction of the proposed project Best 

Management Practices (BMPs) will be implemented. The 

BMPs include but are not limited to: 

 Restricting construction to work hours as required by 

the Township.   

 Implement a no-vehicular idling policy within the 

project area. 

 Abiding by local noise ordinance where applicable.  

 

Energy 

Consumption 

 

2 

 

The proposed building will follow the energy star 

equivalency requirements (Appendix T – Pre-Construction 

Authorization Letter & New Jersey Energy Star Equivalent 

Letter of Understanding).  

 

Environmental 

Assessment Factor 

Impact 

Code 

 

Impact Evaluation 

SOCIOECONOMIC 
Employment and 

Income Patterns 

 

2 The site is currently vacant and the construction of an 

apartment building for homeless with special needs will not 

impact employment or income patterns in a positive or 

negative way. The housing will meet some of the large 

demand for subsidized housing in the area (Appendix C - 

Real Estate Appraisal: Residential Market Overview, p.17). 
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Demographic 

Character Changes, 

Displacement 

2 As the site is currently vacant, there will be no displacement 

of residents or businesses.  The addition of 24 units should 

not significantly impact the demographics of the area and 

the subsidized housing is designed to meet the large demand 

by homeless individuals currently living in the area. 

(Appendix C - Real Estate Appraisal: Residential Market 

Overview, p.17). 

 

Environmental 

Assessment Factor 

Impact 

Code 

 

Impact Evaluation 

COMMUNITY FACILITIES AND SERVICES 
Educational and 

Cultural Facilities 

 

2 Newark’s central ward has undergone a “major 

revitalization in recent years” which has led to the 

construction of new educational facilities in the area 

(Appendix C - Real Estate Appraisal: City and 

Neighborhood Data, p.14-15). The apartments are for 

homeless individuals, and will not provide housing for 

school-age children or large families. Many of these 

individuals are presumably already living in the area.  

Commercial 

Facilities 

 

2 The subject property is located within the vicinity of two 

majorly commercialized roads, South Orange Avenue and 

Bergen Street, however  the construction of the apartment 

building will not have an impact on local commercial 

facilities due to providing subsidize apartments to homeless 

individuals in the area (Appendix C - Real Estate Appraisal: 

City and Neighborhood Data,  p.16)  

Health Care and 

Social Services 

 

1 The construction of a 24-unit apartment building and 

medical office space will have a beneficial impact on local 

health care and social services, as it will assist local 

individuals by providing housing and medical assistance to 

those in need. The proposed project involves the 

construction of 24 units, the majority of which will already 

be from the area (Appendix C - Real Estate Appraisal:  

Overview Of Project, p.65-66). 

Solid Waste 

Disposal / Recycling 

 

2 A Better Life is located within the Zone B of the Newark 

refuse pickup zones. The following is the schedule for Zone 

B: 

Tuesday Collection 

 Household Trash 

 Recyclables: Newspapers, magazines, cardboard, 

cereal boxes and junk mail. 

Friday Collection 

 Household trash 

 Recyclable metal: Soda cans and food cans. 
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 Recyclable glass:  Glass jars, food jars and liquor 

bottles. 

 Recyclable plastic:  Milk jugs, soda bottles, water 

bottles, juice bottles and laundry detergent 

containers. 

Bulk Collection 

 2nd Wednesday of each Month (Only) 

 Bulk is oversized items such as: Furniture, too large 

for regular trash pick-up. (No renovation, 

construction debris or electronics will be collected) 

Yard Waste Collection 

 4th Wednesday of each month (Only) 

 Includes leaves, small twigs tied in a bundle. 

Appliances and White Goods 

 Refrigerator, air conditioners and other large 

appliances. 

 An appointment is required by calling 973-733-6685 

(Newark 2015a) 

The creation of a 24units and a medical office will increase 

the generation of solid waste and recycling; however, the 

City of Newark should be able to meet this minor increase 

in demand. During the clearing and construction phases, all 

debris generated will be disposed of at an approved disposal 

site. 

Waste Water / 

Sanitary Sewers 

 

2 The addition of 24 units and a medical office on vacant land 

will generate an increase in sanitary sewer use at the subject 

property. The subject property is currently serviced the 

Newark sanitary sewer system and the Newark storm water 

sewer system. The increase in demand should not require 

mitigation (Appendix E - Phase I: Section 3.4, p.9). 

Water Supply 

 

2 The addition of 24 units and a medical office on vacant land 

will generate an increase in water use at the subject 

property. The subject property is currently serviced the 

Newark portable water system and the increase in demand 

should not require mitigation (Appendix E - Phase I: Section 

3.4, p.9). 

Public Safety  - 

Police, Fire and 

Emergency Medical 

2 The addition of the proposed 24 unit apartment building and 

medical office on currently vacant land may generate a 

slight increase in demand on public safety services in the 

city.  In 2010, there were 277,140 residents in the City of 

Newark.  The addition of 24 apartment units and medical 

office space will not result in a notable increase in the local 

population assuming the majority of the residents would be 

coming from within the existing Newark population.  In 
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addition, safety features have been included in the project 

design, including smoke and carbon monoxide detectors and 

sprinklers.  Therefore, the existing public safety services 

should be able to serve the increased population without 

requiring mitigation (Appendix C - Real Estate Appraisal: 

Description of Improvements, p.19). 

Parks, Open Space 

and Recreation 

 

2 There are no parks, public open space, or recreational 

facilities on the site. However proposed project will benefit 

from the multitude of parks within the vicinity of the 

subject property. The closest of which are the Danielle Park 

located 0.27 miles away, the New Community Rec Center 

located 0.34 miles away and the South 11
th

 Street Park 

located 0.41 miles away (Appendix A - Figure 4: Aerial 

Photo; Appendix A - Figure 25:  Distance to Major Roads, 

Railroads and Airports). 

Transportation and 

Accessibility 

2 The proposed units will not impact existing transportation 

facilities or routes, or their accessibility.  In fact, the 

proposed project benefits from easy to access to public 

transportation and main routes (Appendix C - Real Estate 

Appraisal: City and Neighborhood Data, p.15 - 16). The 

nearest public transportation is located within 700 feet of the 

site along Route 510, also known as South Orange Avenue 

and Bergen Street. 

 

Environmental 

Assessment Factor 

Impact 

Code 

 

Impact Evaluation 

NATURAL FEATURES 

Unique Natural 

Features and 

Agricultural Lands 

3 According to the review of the NJDEP’s Landscape Project 

3.1 and the Natural Heritage Program (NHP) database 

search results, the subject site does not contain any critical 

habitats (Appendix A - Figure 4: Aerial Photo; Appendix A 

- Figure 13: Critical Habitat Map; Appendix I - Natural 

Heritage Program Database Search Results).  

The subject site is not located over the Sole Source Aquifer 

(Appendix A - Figure 26: Sole Source Aquifer Map). Water 

and sewer will be directly connected to existing public water 

and sewer mains in Fourteenth Avenue and supplied by the 

Newark portable water distribution system and the Newark 

sanitary sewer system. An EPA Sole Source Aquifer (SSA) 

review was deemed unnecessary due to the proposed project 

tying directly into existing public water and sewer mains, 

and not being located within a Sole Source Aquifer 

(Appendix O - EPA Sole Source Aquifer Review of HUD 

Projects). The subject property is identified as “Not prime 

farmlands”; and the proposed project is a permitted use 

within the B-2 Business District and is in compliance with 
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the zoning ordinance.   

Vegetation, Wildlife 

 

2 The site is vacant and provides a minor source of habitat for 

wildlife (Appendix A - Figure 4: Aerial Photo; Appendix B 

- Color Photographs).  The vacant land is most likely 

utilized by wildlife that is adapted to living in urban 

environments (e.g raccoons, opossum, some bird species), 

such species are likely to be common and will abandon the 

site upon development.   

According to the review of the NJDEP’s Landscape Project 

3.1 and the Natural Heritage Program (NHP) database 

search results, the subject site does not contain any critical 

habitats (Appendix A - Figure 4: Aerial Photo; Appendix A 

- Figure 13: Critical Habitat Map; Appendix I - Natural 

Heritage Program Database Search Results). According to 

the FWS, Essex County is within the Northern Long-eared 

Bat range however the U.S. Fish & Wildlife Service (FWS) 

IPaC system did not identify any Endangered Species within 

the subject property (Appendix J - IPaC Search Results). 

The proposed project does not involving the clearing of 

trees the demolition or renovation of an existing building 

(Appendix K – Bat Guidance Questionnaire). Consultation 

with the United States Fish and Wildlife Service (USFWS) 

Endangered and Nongame Species Program (ENSP) was 

therefore not required.  

Air Quality 2 The proposed project is located within Essex County which 

is in a nonattainment area of the Ozone 8-hr standard 

(Figure 8: 8-Hr Ozone Non-Attainment Areas) and in a 

Nonattainment or Maintenance for 5 National Ambient Air 

Quality Standards (NAAQS) Pollutants area (Appendix A - 

Figure 9: “Nonattainment” or “Maintenance” Areas Map).  

The U.S. EPA revoked the 1-hour ozone standard (1979) on 

June 15, 2005 and the 8-hour ozone standard (1997) on 

April 6, 2015. A State Implementation Plan is in place. The 

construction of a 24-unit apartment building will not violate 

the State Implementation Plan or contribute to 

nonattainment. The proposed project shall comply with the 

regulatory requirements of New Jersey’s Air Rules and meet 

the State’s Air Pollution Control requirements (Appendix D 

- NJDEP de minimis Thresholds Air Quality Letter).   

Groundwater 

Quality 

2 The subject property is not located over the Sole Source 

Aquifer (Appendix A - Figure 26: Sole Source Aquifer 

Map). Water and sewer will be directly connected to 

existing public water and sewer mains in Fourteenth Avenue 

and supplied by the Newark portable water distribution 

system and the Newark sanitary sewer system. An EPA Sole 
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Source Aquifer (SSA) review was deemed unnecessary due 

to the proposed project tying directly into existing public 

water and sewer mains, and not being located within a Sole 

Source Aquifer (Appendix O - EPA Sole Source Aquifer 

Review of HUD Projects). The subject property is identified 

as “Not prime farmlands”; and the proposed project is a 

permitted use within the B-2 Business District and is in 

compliance with the zoning ordinance.  Therefore the 

proposed project is not anticipated to significantly impact 

groundwater quality.  

Surface Waters 2 The subject property is not located within a floodplain nor 

are there open waters and/or freshwater or coastal wetlands 

on or adjacent to the subject site (Appendix A - Figure 27: 

Wetlands Map). Additionally, the site is not located on or 

near a Wild and Scenic River, the closest of which is the 

Musconetcong River located approximately 34 miles away 

(Appendix A - Figure 28: Wild & Scenic Rivers Map). 

Therefore the proposed project is not anticipated to 

significantly impact groundwater quality. 

 

 

5.2 ADDITIONAL STUDIES PERFORMED 

 

Better Life Toxic Site Clearance (Appendix H) 

 October 2015 

 Prepared by Kim McEvoy, NJDEP 

 

UST Remediation Plan (Appendix F) 

 February 2012 

 Prepared by Industrial Waste Management, Inc. 

 

Phase I Environmental Assessment (Appendix E) 

 June 2015 

 Prepared by TTI Environmental Inc. 

 

Real Estate Appraisal of A Better Life (Appendix C) 

 August 2015 

 Prepared by Appraisal Associates Inc. 

 

Web Soil Survey: Soil Description (Appendix Q), Farmland Classification (Appendix L), 

Dwellings Without Basements (Appendix R), Dwellings With Basements (Appendix S) 

 October 2015 

 Prepared by Soil Survey Staff, Natural Resources Conservation Service, USDA 
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5.3 FIELD INSPECTION (APPENDIX U) 

Date:  October 19, 2015 

Completed By: Ethan J. Perro, Maser Consulting P.A. 

 

 

5.4 LIST OF SOURCES, AGENCIES AND PERSONS CONSULTED [40 CFR 1508.9(B)] 

 

Appraisal Associates Inc. 2015. Real Estate Appraisal of A Better Life 

 

Coastal Management Program, NJDEP [CMP]. 2007. Map of NJ Coastal Zone. 

http://www.state.nj.us/dep/cmp/czm_map.html. Accessed 21 October 2015. 

 

Federal Emergency Management Agency [FEMA]. 2007. Flood Insurance Rate Map (FIRM), 

Essex County, New Jersey (All Jurisdictions), Map Number 34013C0152F. 

 

Google Earth. 2015. Google Earth: 93-101 Fourteenth Avenue, Newark, NJ. Accessed 15 

October 2015. 

 

Historic Preservation Office, NJDEP [HPO]. 2015. New Jersey and National Registers of 

Historic Places, Essex County.  

http://www.nj.gov/dep/hpo/1identify/nrsr_lists/ocean.pdf. Accessed 21 October 2015. 

 

Newark City. 2015. Interactive Newark Zoning Map. http://planning.ci.newark.nj.us/zoning-

map/. Accessed 21 October 2015 

 

Newark City. 2015. Refuse Collection and Recycling. http://www.ci.newark.nj.us/home/city-

services/garbage-and-recycling/ Accessed 26 October 2015 

 

New Jersey Department of Environmental Protection [NJDEP]. 1988. New Jersey Coastal Plain 

Aquifer – Support Document. 

http://www.epa.gov/region02/water/aquifer/coast/coastpln.htm. Accessed 21 October 

2015 

 

New Jersey Department of Environmental Protection [NJDEP]. 2009. Freshwater Wetlands 

Protection Act Rules, N.J.A.C. 7:7A. 

 

New Jersey Department of Environmental Protection [NJDEP]. 2013. 2013 Air Quality Report. 

Available from: http://www.njaqinow.net/. Accessed 21 October 2015 

 

New Jersey Department of Environmental Protection [NJDEP]. 2013a. Coastal Permit Program 

Rules, N.J.A.C. 7:7. 

 

New Jersey Department of Environmental Protection [NJDEP]. 2013b. Coastal Zone 

Management Rules, N.J.A.C. 7:7E. 

 

http://www.state.nj.us/dep/cmp/czm_map.html
http://planning.ci.newark.nj.us/zoning-map/
http://planning.ci.newark.nj.us/zoning-map/
http://www.epa.gov/region02/water/aquifer/coast/coastpln.htm
http://www.njaqinow.net/
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New Jersey Department of Transportation [DOT]. 2015. Roadway Information and Traffic 

Monitoring System Program, Interactive Traffic Counts Reports. 

http://www.state.nj.us/transportation/refdata/roadway/traffic_counts/. Accessed October 

22, 2015. 

 

New Jersey Division of Aeronautics [NJ Division of Aeronautics]. 2014. New Jersey Division of 

Aeronautics Facilities. http://www.state.nj.us/transportation/gis/maps/airports.pdf 

Accessed October 19, 2015.  

 

New Jersey Department of Environmental Protection [NJDEP]. 2015. NJ-GeoWeb 

(environmental mapping tool). http://www.nj.gov/dep/gis/geowebsplash.htm Accessed 15 

October 2015. 

 

New Jersey Department of Environmental Protection [NJDEP]. 2015. 2015 New Jersey Radon 

Potential Map. http://www.state.nj.us/dep/rpp/radon/radonin.htm. Assessed 22 October 

2015. 

 

New Jersey Department of Environmental Protection [NJDEP]. 2015a. Permit: CAFRA 

Individual Permit (1533-14-0005.1 CAF140001). 

 

Soil Survey Staff, Natural Resources Conservation Service, USDA [SSS, NRCS]. 2015. Web 

Soil Survey, Essex County, New Jersey. http:///websoilsurvey.nrcs.usda.gov/. Accessed 

15 October 2015. 

 

Industrial Waste Management, Inc. 2015. Phase I Environmental Assessment. 

 

U.S. Environmental Protection Agency [USEPA]. 2015. New Jersey 8-hour Ozone 

Nonattainment Areas (2008 Standard) 

http://www.epa.gov/airquality/greenbk/map/nj8_2008.pdf (Assessed 21 October 2015.) 

 

U.S. Fish & Wildlife Service [USFWS]. Coastal Barrier Resources System Mapper. 

http://www.fws.gov/CBRA/Maps/Mapper.html Accessed 21 October 2015. 

 

U.S. Fish & Wildlife Service [USFWS]. 2009. Continental United States. National Wild and 

Scenic Rivers System. http://www.rivers.gov/new-jersey.php. Accessed 15 October 2015. 

 

U.S. Fish & Wildlife Service [USFWS]. Endangered Species: Northern Long-Eared Bat (Myotis 

septentrionalis),  Counties in Northern Long-eared Bat Range. 

http://www.fws.gov/midwest/endangered/mammals/nleb/. Accessed 26 October 2015. 

 

 

5.5 LIST OF PERMITS OBTAINED 

 

Final Compliance Review: 93-101 14
th

 Avenue, Block 274, Lot 2 

Scope: This review granted by the Newark Zoning Board of Adjustment confirms that 

the proposed project’s revised site plan is in compliance.  

http://www.state.nj.us/dep/rpp/radon/radonin.htm
http://websoilsurvey.nrcs.usda.gov/
http://www.epa.gov/airquality/greenbk/map/nj8_2008.pdf
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Issue Date: 10/21/2015 

 

Board of Adjustment of the City of Newark, NJ, Appeal No.: 18-12-C 

Scope: This resolution grants the variance required for the proposed project to allow 

shelters within the B-2 Second Business District. 

Issue Date: 10/25/2012 

 

Area of Concern: One 550-gallon #2 Heating Oil Underground Storage Tank System 

Unrestricted Use- No Further Action Letter and Covenant Not to Sue 

Scope: This determination states that no further action is required in regards to the 

underground storage tank.  

Issue Date: 02/05/2013 
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6.0 PUBLIC OUTREACH [24 CFR 50.23 & 58.43] 
 

A public notice will be published in the local newspaper in both English and Spanish as part of 

the “Finding of No Significant Impact” (FONSI), in accordance with HUD regulations. The local 

papers to be used are the Star-Ledger for English and Reporte Hispano for Spanish. 
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7.0 CUMULATIVE IMPACT ANALYSIS [24 CFR 58.32] 
 

The subject property is located in the central ward of the City of Newark and is comprised of a 

vacant parcel of land (Appendix A - Figure 4: Aerial Map). The site fronts Camden Street and a 

commercial/residential building to the east, 14
th

 avenue to the south, the Naim Islamic Center 

and corresponding parking lot to the east and the parking lot for the New Community 

Corporation Workforce Development Center to the north. Due to the development around the 

site the only foreseeable development with in the vicinity of the subject property would be on the 

vacant lot on the western side of Camden Street. Therefore the only cumulative impacts caused 

by the proposed project and possible future action on the vacant property would be minor and 

temporary and occur during construction phases.  
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8.0 ALTERNATIVES ANALYSIS 
 

8.1 ALTERNATIVES [24 CFR 58.40(E); 40 CFR 1508.9]  

Alternatives analyses typically consider other onsite alternatives, as well as off-site alternatives 

for the project in question. The proposed project includes a landscaped garden which helps 

mitigate the impervious coverage of the subject property. If the subject property were to not be 

developed with the proposed subsidized housing, it would still be eligible for development with a 

permitted use in the Second Business (Dwelling) District, such as a Single family dwelling, Two, 

three and four family dwellings, Townhouses and row houses, Low and mid-rise Multi-family 

dwellings, Apartment dwelling above first story commercial units,  Artist live/work spaces, 

Public parks, playgrounds, gardens and open space, Places of worship, Philanthropic institutions 

and fraternal organizations, Colleges and universities, Finance, insurance and real estate, 

Government and municipal uses, Retail, supermarket and department stores, Banks, Restaurants, 

Health clubs, gyms, indoor recreation, Bars, taverns, lounges, Funeral homes, Automobile sales, 

service, repairs, Self-storage facilities, Day care facilities and/or Senior centers. The 

environmental impacts associated with the proposed project are minimal, but the benefit of the 

provision of 24lsubsidizedhousing units and medical office space in this neighborhood is vast.  

Environmental impacts associated with the other potential uses for the site would be similar, 

given the little ecological value the site currently has. The proposed subsidized housing would be 

a preferred alternative for the site. 

 

If the subsidized housing project was to be proposed on another site in the City of Newark, or 

within this section of Essex County, there could be greater ecological impacts, depending upon 

the types of land available, the previous development on the parcels and suitability for such 

development. Adverse ecological impacts associated with the development of this property are 

minimal, if any, given its previous development in a mixed use environment. Furthermore, the 

subject property has convenient access to public transportation, religious centers, food stores, 

retail areas, and public parks. Access to such amenities is ideal for a subsidized housing 

development. Other locations in the region may not provide convenient access to all of these 

resources. 

 

 

8.2 NO ACTION ALTERNATIVE [24 CFR 58.40(E)] 

Inaction will result in a vacant parcel of land in the City of Newark being left as vacant.  As 

vacant land, this parcel does not contribute to the economic growth of the community. 

Furthermore, a new apartment facility for homeless individuals with special needs will not be 

constructed, continuing the deficiency of subsidized housing for such individuals. 
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9.0 SUMMARY OF FINDINGS AND CONCLUSIONS 
 

The proposed subsidized housing project will provide 20 apartment units to homeless individuals 

with special needs from the City of Newark and surrounding communities. Along with one (1) 

unit for a superintendent and the three (3) remaining units and medical office space leased to 

University of Medical and Dentistry of New Jersey (UMDNJ), a commercial kitchen and 

recreational activity area.  This construction will help meet the demand for subsidized housing in 

Essex County.  Additionally, the project is proposed on a vacant piece of land in the City of 

Newark. The site is ideal for such redevelopment, as it is within the vicinity of residential and 

busy commercial neighborhoods, is in a section of Newark that is zoned to permit low and mid-

rise multi-family dwellings, and has convenient access to a number of community amenities and 

resources including the New Community Corporation Workforce Development Center. In its 

current state, the subject property is vacant and is not contributing to the economic growth of the 

area.  The project clearly complies with all above-listed Federal Statutes, and ecological impacts 

associated with the redevelopment of this property are minimal, if any. Minor impacts relating to 

site clearance and construction include Noise Abatement and Control (Noise Control Act of 

1972, as amended by the Quiet Communities Act of 1978; 24 CFR Part 51 Subpart B), Utilities 

and Public Safety, Health Care and Social Services.   

 

No noise mitigation in necessary, in regards to the Day Night Noise Level (DNL) Assessment for 

Route 510, due to the DNL being calculated below the 65 decibels limit (Appendix N - DNL 

Calculator – Route 510). In addition the proposed project is not expected to result in a significant 

increase in broadband and octave noise during daily operations. During the construction phase of 

the project, Best Management Practices (BMPs) will be implemented to mitigate potential noise 

impacts. These may include but are not limited to restricting construction to work hours as 

required by the City of Newark, implementing a no-vehicular idling policy within the project 

area and abiding by the local noise ordinance where applicable. 

 

The proposed project will create a minor increase in solid waste disposal, sanitary sewer use and 

water supply, however the subject property is currently serviced the Newark sanitary sewer 

system, storm water sewer system and the portable water system (Appendix E - Phase I: Section 

3.4, p.9). Additionally, there may be a slight increase in demand regarding health care, social 

services and public safety due to the addition of 24 units to the area. There will not be a notable 

increase in the local population and the medical office space within the first floor of the proposed 

building will help mitigate the increase in health care and social services. The increase in 

demands will not be large enough to require mitigation (Appendix C - Real Estate Appraisal: 

City and Neighborhood Data, p.14-16, Description of Improvements, p.19 & Overview of 

Project, p.65-66). 
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10.0 MITIGATION MEASURES AND CONDITIONS [40 CFR 1505.2(C)]  
 

Summarize below all mitigation measures adopted by the Responsible Entity to reduce, avoid, or 

eliminate adverse environmental impacts and to avoid non-compliance or non-conformance with 

the above-listed authorities and factors. These measures/conditions must be incorporated into 

project contracts, development agreements, and other relevant documents. The staff responsible 

for implementing and monitoring mitigation measures should be clearly identified in the 

mitigation plan. 
 

 

Law, Authority, or Factor  

 

Mitigation Measure 

N/A N/A 
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Determination:  

 

   Finding of No Significant Impact [24 CFR 58.40(g)(1); 40 CFR 1508.27]      

The project will not result in a significant impact on the quality of the human environment. 

  

 Finding of Significant Impact [24 CFR 58.40(g)(2); 40 CFR 1508.27]  

The project may significantly affect the quality of the human environment. 

 

 

 

                                                                          

 Preparer Signature: __________________________________________Date:       11/03/15  

 

Name/Title/Organization:  Joseph P. Layton, Assistant Department Manager, Maser Consulting  

 

P.A., 331 Newman Springs Rd., Suite 203, Red Bank, NJ 07701  

 

 

Certifying Officer Signature: ___________________________________Date:  

 

Name/Title: ______________________________________________________________ 

 

This original, signed document and related supporting material must be retained on file by the 

Responsible Entity in an Environmental Review Record (ERR) for the activity/project (ref: 24 

CFR Part 58.38) and in accordance with recordkeeping requirements for the HUD program(s).  
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Figure 7.  Flood Map 
Block 274, Lot 2 

Newark City, Essex County, New Jersey 

 

Source: FEMA Flood Insurance Rate Map  

Map Number 34013C0152F, 06/04/2007 

Scale:  Not to Scale 

Date: October 20, 2015  
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Notes:  
 The subject property does NOT lie within a floodplain 

 This is the most recent floodplain map as of October 
19, 2015. There is no new preliminary flood map. 
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Figure 8.  8-Hr Ozone 

Nonattainment Areas 
Block 274, Lot 2 

Newark City, Essex County, New Jersey 
 

Source: USEPA, 2015 

Scale:  Not to Scale 

Date: August 28, 2015  
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Figure 9.  “Nonattainment” or 

“Maintenance” Areas Map 
Block 274, Lot 2 

Newark City, Essex County, New Jersey 
 

Source: USEPA, 1/30/2015 

Scale:  Not to Scale 

Date: September 28, 2015  
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Figure 10.  Coastal Zone Map 
Block 274, Lot 2 

Newark City, Essex County, New Jersey 

 

Source: Source: NJ-GeoWeb -  CAFRA 

Scale:  Not to Scale 

Date: October 29, 2015  
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Figure 11.  Contamination and Toxic 

Substances Map 
Block 274, Lot 2 

Newark City, Essex County, New Jersey 

 

Source: NJDEP HUD Environmental Review Tool 2.1 

Scale:  Not to Scale 

Date: September 25, 2015 
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Figure 12.  Radon Potential Map 
Block 274, Lot 2 

Newark City, Essex County, New Jersey 

 

Source: NJDEP 2015 New Jersey Radon Potential Map  

Scale:  Not to Scale 

Date: October 22, 2015 
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Figure 13.  Critical Habitat Map 
Block 274, Lot 2 

Newark City, Essex County, New Jersey 

 

Source: NJ-GeoWeb - Landscape Project -  Piedmont 

Plains 

Scale:  Not to Scale 

Date: October 15, 2015  
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Figure 14.  Explosive and Flammable 

Operations Map 
Block 274, Lot 2 

Newark City, Essex County, New Jersey 

 

Source: Google Maps 

Scale:  Not to Scale 

Date: October 2015 
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Figure 15.  Soil Map 
Block 274, Lot 2 

Newark City, Essex County, New Jersey 

 

Source: NRCS, Web Soil Survey 

Scale:  Not to Scale 

Date: October 15, 2015  
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BowrB: Boonton - Urban land, Boonton substratum complex, red sandstone lowland, 0 to 8 percent slopes  

URBOOB: Urban land, Boonton substratum, 0 to 8 percent slopes, red sandstone lowland  
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Figure 16.  USDA NRCS Farmland 

Classification 
Block 274, Lot 2 

Newark City, Essex County, New Jersey 

 

Source: NRCS, Web Soil Survey 

Scale:  Not to Scale 

Date: October 15, 2015  
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Aggregation Method: No Aggregation 
   Necessary 

Not prime farmland 
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Figure 17.  Historical Areas Map 
Block 274, Lot 2 

Newark City, Essex County, New Jersey 

 

Source: NJDEP HUD Environmental Review Tool 2.1 

Scale:  Not to Scale 

Date: November 2, 2015  
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Figure 18.  Newark International 

Airport Distance Map 
Block 274, Lot 2 

Newark City, Essex County, New Jersey 

 

Source: Google Earth, 2015 

Scale:  Not to Scale 

Date: October 19, 2015  
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Figure 19.  Linden Airport  

Distance Map 
Block 274, Lot 2 

Newark City, Essex County, New Jersey 

 

Source: Google Earth, 2015 

Scale:  Not to Scale 

Date: October 22, 2015  
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Figure 20.  Morristown  

Municipal Airport Distance Map 
Block 274, Lot 2 

Newark City, Essex County, New Jersey 

 

Source: Google Earth, 2015 

Scale:  Not to Scale 

Date: October 22, 2015  
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Figure 21.  Essex County Airport 

Distance Map 
Block 274, Lot 2 

Newark City, Essex County, New Jersey 

 

Source: Google Earth, 2015 

Scale:  Not to Scale 

Date: October 22, 2015  
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Figure 22. Teterboro Airport 

Distance Map 
Block 274, Lot 2 

Newark City, Essex County, New Jersey 

 

Source: Google Earth, 2015 

Scale:  Not to Scale 

Date: October 22, 2015  
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Figure 23. Little Ferry/ Ridgefield 

Park Seaplane Base Distance Map 
Block 274, Lot 2 

Newark City, Essex County, New Jersey 

 

Source: Google Earth, 2015 

Scale:  Not to Scale 

Date: October 22, 2015  
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Figure 24.  Airport Noise Map 
Block 274, Lot 2 

Newark City, Essex County, New Jersey 

 

Source: The Port Authority of New York & New Jersey Web 

Trak—Snapshot on October 26, 2015 at 7:19:10 AM 

Scale:  Not to Scale 

Date: October 26, 2015  
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Figure 25.  Distance to Major 

Roads, Railroads and Airports 
Block 274, Lot 2 

Newark City, Essex County, New Jersey 

 

Source: Google Earth 2015 

Scale:  Not to Scale 

Date: October 21, 2015  
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Figure 26.  Sole Source Aquifer 

Map 
Block 274, Lot 2 

Newark City, Essex County, New Jersey 

 

Source: NJ-GeoWeb - Sole-Source Aquifers 

Scale:  Not to Scale 

Date: October 15, 2015  
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Figure 27.  Wetlands Map 
Block 274, Lot 2 

Newark City, Essex County, New Jersey 

 

Source: NJ-GeoWeb - Wetlands 

Scale:  Not to Scale 

Date: October 15, 2015  
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Figure 28.  Wild & Scenic Rivers Map 
Block 274, Lot 2 

Newark City, Essex County, New Jersey 

 

Source: USFWS, National Wild & Scenic  Rivers 

System,  2009 

Scale:  Not to Scale 

Date: October 15, 2015  
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Figure 29. Poverty Demographics Map 
Block 274, Lot 2 

Newark City, Essex County, New Jersey 
 

Source: EJSCREEN - 2008 - 2012 American  

Community Survey (ACS)  

Pct. Population Below Poverty Level  by Tract  

Scale:  Not to Scale 

Date: October 21, 2015 
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Figure 30. Minority Population Map 
Block 274, Lot 2 

Newark City, Essex County, New Jersey 
 

Source: EJSCREEN - 2008 - 2012 American  

Community Survey (ACS) Pct. Minority Population  

by Block Group - 2008-2012  

Scale:  Not to Scale 

Date: October 21, 2015 
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Figure 31. Population Density Map 
Block 274, Lot 2 

Newark City, Essex County, New Jersey 
 

Source: EJSCREEN - 2008 - 2012 American  

Community Survey (ACS)  

Population Density (per sq. mile) by Block Group  

Scale:  Not to Scale 

Date: October 21, 2015 
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Figure 32.  State Plan Map 
Block 274, Lot 2 

Newark City, Essex County, New Jersey 

 

Source: NJ-GeoWeb—State Planning Areas 

Scale:  Not to Scale 

Date: October 15, 2015  
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                                                                                        Block 274, Lot 2 

  City of Newark, NJ  

  MC Project No. 15000769A 

 

  

 

Characterizing the commercial/residential structure located adjacent to the southwestern portion of 

the site. Photo taken from the western side of Camden Street looking toward the southeast of the 

subject property. 

 

 

Characterizing the northern portion of the site. Photo taken from the western side of Camden Street 

looking toward the east. 



                                                                                        Block 274, Lot 2 

  City of Newark, NJ  

  MC Project No. 15000769A 

 

  

 

Characterizing the parking lot for the New Community Corporation Workforce Development Center to 

the north of the site. Photo taken from the western side of Camden Street looking toward the 

northeast. 

 

 

Characterizing the vacant lot to the west of Camden Street and the subject property. Photo taken 

from the western portion of the site looking toward the southwest. 



                                                                                        Block 274, Lot 2 

  City of Newark, NJ  

  MC Project No. 15000769A 

 

  

 

Characterizing the vacant lot to the west of Camden Street and the subject property. Photo taken 

from the western portion of the site looking toward the northwest. 

 

 

Characterizing the northern portion of the site. Photo taken from the western portion of the site 

looking toward the east. 



                                                                                        Block 274, Lot 2 

  City of Newark, NJ  

  MC Project No. 15000769A 

 

  

 

Characterizing the parking lot and the New Community Corporation Workforce Development Center 

to the north of the site. Photo taken from the northern portion of the site looking toward the north. 

 

 

Characterizing the western portion of the site and the commercial/residential structure located 

adjacent to the southwestern corner of the site. Photo taken from the northern portion of the site 

looking toward the south. 



                                                                                        Block 274, Lot 2 

  City of Newark, NJ  

  MC Project No. 15000769A 

 

  

 

Characterizing the central and southeast portion of the site. Photo taken from the northern portion of 

the site looking toward the southeast. 

 

 

Characterizing the northeast portion of the site. Photo taken from the northern portion of the site 

looking toward the east. 

 

 

 

 



                                                                                        Block 274, Lot 2 

  City of Newark, NJ  

  MC Project No. 15000769A 

 

  

 

Characterizing the northern portion of the site. Photo taken from the central portion of the site 

looking toward the north. 

 

 

Characterizing the eastern portion of the site and the Naim Islamic Center located adjacent to the 

western border of the site. Photo taken from the central portion of the site looking toward east. 

 



                                                                                        Block 274, Lot 2 

  City of Newark, NJ  

  MC Project No. 15000769A 

 

  

 

Characterizing the southern portion of the site. Photo taken from the central portion of the site 

looking toward south. 

 

 

Characterizing the northeastern portion of the site adjacent to the Naim Islamic Center parking lot. 

Photo taken from the central portion of the site looking toward the northeast. 

 



                                                                                        Block 274, Lot 2 

  City of Newark, NJ  

  MC Project No. 15000769A 

 

  

 

Characterizing the central and northwestern portion of the site. Photo taken from the southeastern 

portion of the site looking toward the northwest. 

 

 

Characterizing southern portion of the site and the commercial/residential structure located adjacent 

to the southwestern corner of the site. Photo taken from the eastern portion of the site looking 

toward west. 
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A BETTER LIFE 
93-101 Fourteenth Avenue 

City of Newark 
Essex County, New Jersey 

HMFA #: 02660 
 

	



524 SOUTH AVENUE EAST, CRANFORD, NJ 07016 - PHONE (908) 276-0992 - FAX (908) 276-5941 

 
 
JOSEPH E. BALDONI, MAI JOSEPH C. BALDONI, MAI 
          PRESIDENT VICE PRESIDENT 
Member: APPRAISAL INSTITUTE Member: APPRAISAL INSTITUTE 

 
       August 10, 2015 
 
Ms. Donna Spencer, Credit Officer 
New Jersey Housing and Mortgage Finance Agency 
637 South Clinton Avenue 
PO Box 18550 
Trenton, New Jersey 08650 
      Re: Real Estate Appraisal  
       A Better Life  
       93-101 Fourteenth Avenue 

City of Newark, Essex County, New Jersey 
NJHMFA #02660 

 
Dear Ms. Spencer: 
 
In accordance with your request, we are pleased to submit the following “Appraisal Report” on 

the above-identified property.  Appraisal Associates, Inc. has previously appraised the subject 

property for the New Jersey Housing and Mortgage Finance Agency (NJHMFA) on August 5, 

2011, July 3, 2013 and June 10, 2014.  The subject property consists of a 16,694± square foot, 

vacant parcel of land on which the property owner, New Community Corporation, intends to 

construct a 24,427± square foot, two-story building.  The proposed use will contain twenty four 

(24) one-bedroom apartments on the second floor, 4,027± square feet of office space for doctors 

and administrative use, and an additional 12,072± square feet of space for commercial kitchen 

and recreational activities.  Twenty (20) one-bedroom apartments are to be occupied by homeless 

individuals with special needs and the remaining four (4) one-bedroom respite units along with 

medical office space will be leased to UMDNJ (University of Medical and Dentistry of New Jersey).  

The purpose of the appraisal is to estimate the property’s “As Is”, “As Complete” and “Stabilized” 

Market Values as of the date of our most recent inspection of the realty on August 5, 2015.  

 

An additional consideration affecting the value of the property is the value of the tax benefits to 

which the property owner is eligible to either retain or sell via the Low Income Housing Tax Credit 

Program created by the Federal Tax Reform Act of 1986. 



Ms. Donna Spencer 
August 10, 2015 
 
Page 2 

524 SOUTH AVENUE EAST, CRANFORD, NJ 07016 - PHONE (908) 276-0992 - FAX (908) 276-5941 

 

In order to prepare the appraisal, a complete inspection of the property was performed, as well 

as a thorough investigation and analysis of all pertinent data affecting the value of the subject 

property.  This appraisal employs generally accepted appraisal practices as set forth in the 

Uniform Standards of Professional Appraisal Practice (USPAP) as developed, published, 

interpreted and amended by The Appraisal Standards Board of The Appraisal Foundation.  More 

specifically this Appraisal Report complies with the reporting requirements of Standard 2-2(a) of 

USPAP.  No Extraordinary Assumptions were use in the valuation of the subject property.  

Hypothetical Conditions were utilized to conclude “As Complete” and “Stabilized” Market Values 

of the subject property.  

 

Contained in the following report, of which this letter is a part, is a complete description of the 

property, the methods of approach utilized to estimate its value, an analysis of the data gathered 

and the reasoning and conclusions utilized to support our concluded property values.   After 

careful consideration, we have concluded that as of August 5, 2015, the date of our inspection, 

the requested values of the subject property are:   

 
 
“AS IS” MARKET VALUE  

TWO HUNDRED THOUSAND DOLLARS 
($200,000) 

 
“AS COMPLETE” MARKET VALUE  

TWO MILLION SIX HUNDRED SIXTY FIVE THOUSAND DOLLARS 
($2,665,000) 

 
“STABILIZED” MARKET VALUE  

ONE MILLION TWO HUNDRED NINETY THOUSAND DOLLARS 
($1,290,000) 

 

“AS STABILIZED” MARKET VALUE INLCUDING TAX CREDITS 
TWO MILLION TWO HUNDRED TWENTY SEVEN THOUSAND SEVEN HUNDRED DOLLARS 

($2,227,700) 
 
 

Respectfully submitted, 
 
APPRAISAL ASSOCIATES, INC.  
 

 
 

Joseph C. Baldoni, MAI, SCGREA 1977  Joseph E. Baldoni, MAI, SCGREA 339  
Vice President      President 
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ii
SUMMARY 

 
 
Location:   93-101 Fourteenth Avenue 
    City of Newark 
    Essex County, New Jersey 07102 
 
Legal Identification:  Block 274, Lot 2 – (93 - 101 Fourteenth Avenue) 
     
Ownership:   New Community Urban Renewal Corporation  
 
Description:   The subject property presently consists of a 16,694± square foot, 

vacant parcel of land on which the property owner intends to 
construct a 24,427± square foot, two-story elevator building 
containing twenty four (24) one bedroom apartments out of which 
only twenty (20) units will be available for rent.  The building will also 
include 4,027± square foot of office space for doctors and 
administrative use, and an additional 12,072± square foot of space 
for commercial kitchen and recreational activities.  Twenty (20) one 
bedroom apartments on the second floor are to be occupied by 
homeless individuals with special needs whereas the four (4) one 
bedroom respite units along with medical office space will be leased 
to UMDNJ for a long term. 

 
Land Area:   16,692± square foot (.3832± acres) 
     
Zoning:   B-2 Second Business District 
 
Highest and Best Use:  Multi-Family Rental Apartments 
 
Effective Date of Valuation: August 5, 2015 
 
Date of Report:  August 11, 2015 
 
Date of Inspection:       August 5, 2015 
                      “As                     
Value Indications:              “As Is”           Complete”     “Stabilized” 
    Cost Approach      $200,000        $2,665,000             N/A 
    Income Approach          N/A              N/A             $1,290,000  

 Market Data Approach         N/A              N/A                   N/A 
 Tax Credits                      N/A              N/A             $2,227,700 
 

Concluded Value:                                         “As                                        “Stabilized” Value        
         “As Is”           Complete”       “Stabilized”         Plus Tax Credits 

 $200,000         $2,665,000      $1,290,000            $2,227,700 
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iii
SUBJECT PHOTOGRAPHS 

 

 View of Subject Property  

 

 

View of Subject Property 
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SUBJECT PHOTOGRAPHS  

 

Street Scene – Looking North Along Camden Street 

 

 

Street Scene – Looking South Along Camden Street 



 

DP_ 8/15_A Better Life_Newark_sb _________Appraisal Associates, Inc. 

v
SUBJECT PHOTOGRAPHS 

 

Street Scene – Looking West Along Fourteenth Avenue 

 

 

Street Scene – Looking East Along Fourteenth Avenue 
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SUBJECT PHOTOGRAPHS 

 

View of Subject Property 

 

 

View of Subject Property
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GENERAL LOCATION MAP 
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viii
SCOPE OF THE ASSIGNMENT 

 

Appraisal Associates, Inc. (AAI), has been engaged by the New Jersey Housing and Mortgage 

Finance Agency (NJHMFA) to estimate the “As Is”, “As Complete” and “Stabilized” Market Values 

of the subject property, as of the date of our most recent inspection of the property on August 5, 

2015.  Additionally, AAI, appraised the subject property for NJHMFA on August 5, 2011, July 3, 

2013 and June 10, 2014.   In addition, an analysis of the intangible value associated with federal 

low income housing tax credits as identified in the project description was performed.  The subject 

property consists of 16,694± square feet of vacant land on which a 24,427± square foot, two-story 

building is to be constructed containing twenty (20) one-bed room apartments on the second floor 

to be occupied by homeless individuals with special needs.  The remaining four (4) one-bedroom 

respite units on the second floor will be leased to UMDNJ for an anticipated amount of $80,000 

annually.  The building will also include commercial kitchen, dining and common areas for 

residents and non-residents and offices for supportive staff. 

 

A personal inspection has been made of the subject property, and an analysis has been made of 

the market and economic conditions as they affect the subject.  Data was researched and 

analyzed to provide the basis used in formulating our estimates of value.  Data sources included 

exhibits and information provided by New Community Corporation, the owner of the property and 

local and county governmental agencies.  In conclusion, the indicated values from the approaches 

utilized were reconciled to determine which approach was best supported by the market and 

which most accurately reflected the subject’s current value. 

 

Consideration was given to the application of the Cost Approach, Income Approach and Market 

Data Approach in order to estimate the values requested.  With the exception of the Market Data 

Approach, two approaches were utilized.  The Market Data Approach was not utilized because of 

the absence of sales of affordable multi-family housing projects in the subject area and 

neighboring communities. 

 

Approximately 50% of the subject building’s 24,427± square feet will be occupied by twenty (20) 

one bedroom apartments, which will receive rent subsidies from New Jersey Department of 

Community Affairs (DCA) and four (4) respite non-rentable units UMDNJ will also compensate.  

In the following Income Approach, the property’s sources of income are DCA’s rental subsidy and 

UMDNJ’s compensation, whereas the only building expenses are those which are necessary to 

maintain the building improvements. 
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SCOPE OF THE ASSIGNMENT (Continued) 
 

The financial analysis in the Income Approach was performed on the Argus Financial Software .   

In order to complete the appraisal, the general demographics of the City of Newark and Essex 

County were researched and analyzed for the purpose of formulating our estimate of value.  Data 

sources included employees of the property owner, municipal personnel and reference sources 

applicable to sales activity in the subject area.  The subject property was physically inspected by 

the appraisers in order to complete this appraisal and all comparable properties were inspected 

to the extent permitted.                   

 

MARKETING TIME 

 

It is the opinion of the appraisers that if the property were exposed to the market for the purpose 

of obtaining a purchaser and professionally marketed following its construction as proposed, it 

would require an indefinite period of time to consummate a sale.  This indefinite time frame is 

based upon the special services for which the building is designed to provide, which will occupy 

approximately 50% of the building’s 24,427± square feet, leaving 12,355± square feet of the 

building’s space for living quarters for residents.  It is unclear how adaptable the building would 

be for an alternate marketable use. 

 

 

EXPOSURE TIME 

 

It is the opinion of the appraisers that if the subject property was exposed to the marketplace prior 

to the effective date of this appraisal as a vacant 0.3832± acre site, even if professionally 

marketed, it would require an indefinite period of time to consummate a sale.  The indefinite time 

frame is based on the availability of 3,000 or more abandoned properties in the City which far 

exceeds the demand for buildable sites for either personal use or investment purposes. 



 

DP_ 8/15_A Better Life_Newark_sb _________Appraisal Associates, Inc. 

x
CONTINGENT AND LIMITING CONDITIONS 

 

The appraiser(s) assumes no responsibility for those matters legal in character, nor render any 

opinion as to the title, which is assumed to be good.  The legal description, if any furnished, is 

assumed to be correct.  All existing liens and encumbrances have been disregarded and the 

property is appraised as though free and clear under responsible ownership and competent 

management. 

 

A personal inspection of the property has been made.  Areas and dimensions of the property were 

not physically measured but were furnished by the principal.  Maps or sketches, if any included in 

this report, are to assist the reader in visualizing the property.  We have made no survey of the 

property and assume no responsibility for the accuracy of any survey supplied to us and 

subsequently used.  The appraisers have not been supplied with a survey. 

 

No assessment of the soil or subsoil conditions has been made or is hereby implied.  The 

appraisers have not reviewed any soils report, if any exists.  Further it is assumed that the sites 

are in conformance with all requirements of all governmental agencies having such jurisdiction.  

Specifically, this appraisal is made with the understanding that the subjects can obtain a negative 

declaration from the New Jersey Department of Environmental Protection pursuant to the 

regulation and requirements of the Environmental Cleanup Responsibility Act of 1983 (ECRA) as 

amended and the Industrial Site recovery Act of 1993 (ISRA).  The appraiser(s) are not qualified 

to determine the existence of any such hazardous material and, therefore, have expressed value 

of the subject property as if free and clear of any such substances. 

 

In conjunction with the preceding paragraph, the appraiser(s) have not been apprised of or are 

qualified to ascertain the existence of Radon, a radioactive gas which occurs naturally in the soil 

of certain identified areas.  This gas, in concentrated form, has been shown to be detrimental and 

its existence would create a negative impact on value.  As in the above instance, the value 

estimate assumes the subject is free and clear of Radon Gas. 

 

The Americans with Disabilities Act ("ADA”) became effective January 26, 1992.  The appraisers 

have not made a specific compliance survey and analysis of this property to determine whether 

or not it is in conformity with the various detailed requirements of the ADA.  It is possible that a 

compliance survey of the property, together with a detailed analysis of the 
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CONTINGENT AND LIMITING CONDITIONS (Continued) 

 

requirements of the ADA, could reveal that the property is not in compliance with one or more of 

the requirements of the ACT.  If so this fact could have a negative effect upon the value of the 

property.  Since the appraisers have no direct evidence relating to this issued, possible 

noncompliance with the requirements of the ADA in estimating the value of the property has not 

been considered. 

 

An analysis of local conditions and all relevant data has been made to the extent deemed 

practical.  The appraiser(s) certifies that to the best of his knowledge and belief, such factual 

matters are true and correct and that no important factors affecting the value of this property were 

knowingly overlooked or withheld.  Market data has been taken from sources deemed to be 

reliable but which could not be verified in all cases.   The resultant estimate of market value is 

predicated on the financial structure prevailing as of the date of value. 

 

This appraisal report sets forth all of the limiting conditions (imposed by the terms of the 

assignment or by the undersigned) affecting the analysis, opinions and conclusions contained in 

this report. 

 

Possession of this report, or a copy thereof, does not carry with it the right of publication, nor may 

all or any part of the contents of this report be conveyed to the public through advertising, public 

relations, news, sales or other media, without written consent and approval of the authors, 

particularly as to value conclusions and the identity of the appraisers or firm with which they are 

connected. 

 

The distribution of the total valuation in this report between land and improvements applies only 

under the existing program of utilization.  The separate valuations for land and buildings must not 

be used in conjunction with any other appraisal and are invalid if so used. 

 

The appraiser(s) shall not be required to give testimony or appear in court by reason of this 

appraisal, unless specific arrangements for these services are otherwise arranged. 

 

All of the facts, conclusions and observations contained herein are consistent with information 

available as of the date of valuation.  The value of real estate is affected by many related and 

unrelated economic conditions, local and national.  We, therefore, assume no liability for any 

unforeseen precipitous change in the economy. 
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CONTINGENT AND LIMITING CONDITIONS (Continued) 

 

In order to complete this report, Appraisal Associates, Inc. has partially relied upon information 

provided to the appraisers by personnel involved in the development of the subject.  Among the 

information provided is that the project’s sponsor has yet to negotiate a payment in lieu of taxes 

(PILOT) agreement but is confident one will be approved by municipal officials, as it has on many 

of the project’s sponsor’s affordable housing projects in the city.  The terms of the agreement in 

this appraisal are based on similar agreements with city officials for non-profit properties, including 

properties owned and managed by the sponsor of the subject property.  We assume all of the 

information provided the appraisers to be correct and that it accurately reflects the status of the 

subject as of the effective date of this report and upon completion of the building.  In the event 

information is subsequently provided the appraisers which are inconsistent with the data provided, 

the appraisers reserve the right to review and revise the conclusions stated in this report. 
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APPRAISAL PROCESS 

 

An appraisal is an estimate of value.  In order to arrive at this estimate, the appraisers follow an 

orderly procedure by which the appraisal problem is defined; the work necessary to solve the 

problem is planned; and the data involved is acquired, classified, analyzed, interpreted and 

translated into an estimate of value.  The entire process is referred to as the appraisal process. 

 

In determining the value estimate of a parcel of real estate, the appraisers consider three separate 

but interrelated approaches to value.  These are the Cost, Income and Market Data Approaches.  

In the Cost Approach, the appraisers estimate either the reproduction cost-new or the 

replacement cost-new of the improvements and then the accrued depreciation (physical 

deteriorations, functional and economic obsolescence) is deducted to arrive at a depreciated cost 

to which is added the value of the land. 

 

In the Income Approach, the appraisers first determine the gross potential income for the property 

from which are deducted allowances for vacancy and credit losses, as well as operating 

expenses, in order to arrive at a net income.  This net income is then converted into value through 

a process known as capitalization. 

 

The Market Data Approach is primarily a comparative method, whereby the appraisers extract 

from the market similar properties that have sold.  These properties or comparables are then 

adjusted to the subject and a final interpretation is then made in order to arrive at a value for the 

subject.  Since the Market Data Approach is based upon the reaction of informed buyers and 

sellers, it is this methodology that is used to ascertain components in both the Cost and Income 

Approaches. 

 

Only under optimum conditions when all factors affecting value are in balance will the value 

estimates arrived at by the three approaches be equal.  In this instance the Cost Approach will 

not be used as it has less relevance the Income and Comparison Approaches.  More than likely 

each approach will produce different values all falling within an acceptable range of each other. 
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MARKET VALUE DEFINITION 

 

“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 is the 

consummation of a sale as of a specified date and the passing of title from seller to buyer under 

conditions whereby: 

 

 buyer and seller are typically motivated; 

 both parties are well informed or well advised, and acting in what they 

consider their best interests; 

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

 payment is made in terms of cash in United States dollars or in terms of 

financial arrangements comparable thereto; 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.”1 

 
1The Appraisal Institute, The Appraisal of Real Estate, c. 2013, Fourteenth Edition, p. 59 
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PURPOSE OF THE APPRAISAL 
 

The appraisal was made for the purpose of estimating the “As Is”, “As Complete” and “Stabilized” 

Market Values of the subject property, as well as the Stabilized Market Value Including Tax 

Credits, as of the date of our inspection of the subject on August 5, 2015 

 

INTENDED USE/USERS 

 

The intended use of this appraisal by the New Jersey Housing and Mortgage Finance Agency 

(NJHMFA) is to evaluate the subject’s value for obtaining both construction and permanent 

mortgage financing. 

 

PROPERTY RIGHTS APPRAISED 

 

The property rights are all rights existing in the fee simple estate as of the appraisal date.  These 

rights are the legal and economic properties of the owner that may rightfully be exchanged for 

money or equivalent goods.  Property rights inherent in the ownership of tangible personal 

property with the exception of any on-site fixtures and equipment essential to the operation of the 

property as a multi-family residential rental project plus any intangible benefits of the property 

itself are not the subject of this report. 

 

OWNERSHIP  

 
New Community Corporation 

201 Bergen Street 
Newark, NJ 07102 

    
HISTORY OF THE PROPERTY 

 

The subject property was conveyed to New Community Urban Renewal Corporation by the City 

of Newark on March 26, 1998 via Deed Book 5528 Pages 366.   
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ASSESSMENTS AND TAXES 

 

According to the tax rolls of the City of Newark, the subject property is legally identified as Block 

274, Lot 2.  This parcel incurs the following assessments and taxes: 

 

Land Assessment:   $138,000   

Improvements  Assessment:  $    - 0 -      

Total Assessment:   $138,000  

 

2015 Tax Rate:   $3.309 per $100 Assessed Value 

2015 Equalization Ratio:  92.04% 

2015 Taxes: $4,566.42 (Preliminary) – See Income 

Approach Section for more details on the 

Real Estate Tax PILOT 

 

 

TAX MAP 
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ZONING DATA 

 

The subject property is located in the City’s B-2 Second Business (Dwelling) District.  Permitted 

uses and bulk area requirements within this district are as follows: 

 

Permitted Uses: 

 Single family dwelling 

 Two, three and four family dwellings 

 Townhouses and row houses 

 Low and mid-rise Multi-family dwellings 

 Apartment dwelling above first story commercial units 

 Artist live/ work spaces 

 Public parks, playgrounds, gardens and open space 

 Places of worship 

 Philanthropic institutions and fraternal organizations 

 Colleges and universities 

 Finance, insurance and real estate 

 Government and municipal uses 

 Retail, supermarket and department stores 

 Banks 

 Restaurants 

 Health clubs, gyms, indoor recreation 

 Bars, taverns, lounges 

 Funeral homes 

 Automobile sales, service, repairs 

 Self-storage facilities 

 Day care facilities 

 Senior centers 
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ZONING DATA (Continued) 

 

The bulk area requirements of this zone are as follows: 

 Minimum Lot Size (Existing)  - 2,500 square feet 
 Minimum Lot Size (Subdivision) - 3,500 square feet 
 Minimum Lot Width (Existing)  - 25 feet 
 Minimum Lot Width (Subdivision) - 35 feet 
 Minimum Lot Width (Townhouse) - 20 feet  
 Maximum Number of Stories  - 3 
 Maximum Height   - 35 feet 
 Minimum Front Yard   - Prevailing or 20% of street width 
 Minimum Side Yard (Existing) - 2 feet (one side) 
       3 feet (other side) 
 Minimum Side Yard (Subdivision) - 3.5 feet 
 Minimum Side Yard (Townhouse) - N/A  
 Minimum Rear Yard   - 17 feet 
 Maximum Lot Coverage  - N/A 
 
 

ZONING MAP 
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AREA DATA 

 

The subject property is located in the City of Newark, Essex County, New Jersey. 

 

State of New Jersey 

New Jersey, the Garden State, is one of the smallest states in the nation.   The State of New 

Jersey is located in the center of the great metropolitan complex that forms the eastern seaboard, 

extending from Boston Massachusetts, to Norfolk Virginia, making New Jersey one of the most 

important commercial centers nationwide. 

 

New Jersey contains an area of 7,414 square miles of land area and approximately 8,997,700 

persons according to the 2015 ESRI forecasts.  This is an increase of 2.29 percent or 205,802 

people over the 2010 Federal Census figure of 8,791,898.  There is a density of 1,214 persons 

per square mile, which is one of the highest of any of the other 50 states.  The state’s population 

resides in the 3,562,553 housing units located throughout New Jersey’s 21 counties. 

 

In 2010, New Jersey’s median income was $72,519, compared to the national average of 

$52,029.  New Jersey is ranked second in the nation, behind New Hampshire at $65,028.  ESRI 

estimated that by 2015, New Jersey’s median household income will be $83,186.  The data 

showed that New Jersey’s median home value rose by 84%, from $171,988 in 2000 to $316,812 

in 2010.   

 

New Jersey has some of the nation’s busiest seaports and airports.  The Port Authority of New 

York and New Jersey is the world’s most complete port and handles more cargo than any other 

port in the United States.  The Delaware River Port stretches 135 miles along the New Jersey, 

Pennsylvania and Delaware coasts.  Newark Liberty International Airport is one of the fastest 

growing airports in the world, servicing over 32 million passengers in the year 2010. 

 

In addition to its commercial assets, New Jersey also boasts superb recreational attractions.  

Excellent beaches stretch for 127 miles, from Sandy Hook to Cape May, making New Jersey a 

popular summertime resort.  Other recreational facilities include Sussex County’s ski resorts, 

Atlantic City’s casinos, professional sports arena at the Meadowlands, and the Great Adventure 

theme and water park.  The Garden State’s theaters, and museums, plus its proximity to New 

York and Philadelphia, provide easy access to a full range of cultural activities. 
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AREA DATA (Continued) 

Essex County 

Essex County is the thirteenth largest of the 21 counties in the 

State of New Jersey and occupies a land area of approximately 

127± square miles including 3.3± square miles of waterways.  It is 

bounded by Passaic County to the north, Union County to the 

south, Hudson and Bergen Counties to the east and Morris 

County to the west.  Essex County is the home of the first County 

Park System created in United States, which was  

organized in 1895 and includes 20 parks, five reservations and 

various facilities 5,985± acres of parkland. 

 

 

 

 

 

 

Population: According to 2010 data, the 

county has an estimated population of 

783,969± residents making it the third 

most populated county, behind Bergen 

and Middlesex Counties, in New Jersey 

with a density of 11,400 persons per square mile. Essex County is the second most densely 

populated county in New Jersey behind Hudson County.  This figure represents a population 

increase of 1.83% since 2000 when 792,302 people resided in the county. 

 

 

Population Growth Year over Year 2000 to 2010 
Year  2000  2001  2002  2003 2004 2005 2006 2007  2008 2009 2010

Population  792,302  793,099  792,992  790,601 785,389 778,819 772,090 769,139  767,075 769,644 783,969

% Increase     0.10%  ‐0.01%  ‐0.30% ‐0.66% ‐0.84% ‐0.86% ‐0.38%  ‐0.27% 0.33% 1.86%

 

 

 

 

 

 

Essex County

Population Growth by Decade
(1900 to 2000)
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AREA DATA (Continued) 

Essex County (Continued) 

 

Essex County Quick Facts

Land Area (Square Miles): 127 3rd Largest in NJ 

No. of Municipalities: 22 13th Largest in NJ 

Population (2010 Census): 783,969 3rd Largest in NJ 

Total Housing Units: 312,960 2nd Most in NJ 

Average Household Size: 2.68 10th Largest in NJ 

Median Age: 36.4 3rd Youngest in NJ 

Median Housing Value: $374,000 7th Most expensive in NJ 

Unemployment Rate:  7.80% (as of 12/2013) 5th Highest in NJ 

* Information compiled by AAI from The New Jersey Municipal Data Book – 2003 Edition, U.S. Census 
Bureau, American Community Survey and the Bureau of Labor Force Statistics of New Jersey.  

 

 

Housing:  According to the most recent data available, the median age of a county resident is 

36.4 years (11.5% or 90,287± of the county’s residents are age 65 or over) and is a member of a 

family with a median 

household income of 

$52,394 per annum.  

There are 312,954 

housing units in the county 

of which 45.2% are owner 

occupied and 54.8% are 

renter occupied with 9.3% 

vacant.   The median 

value of an owner 

occupied unit in the county 

is $374,000. 

 

Employment: Between 2004 and 2009, total private sector employment in Essex County fell by 

5.3 percent. By comparison, the state realized an employment decline of 3.5 percent over the 

same time period.  Jobholding in Essex County showed moderate growth from 2004 through 

2007.  However, employment declined by 6.1 percent since 2007 as the county was impacted by 

the most recent recession which began in December of 2007. 
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AREA DATA (Continued) 

Essex County (Continued) 

 

Essex County’s recessionary employment loss since 2007 was slightly higher than the statewide 

decline over the same period (-6.1% vs. -5.7%, respectively).  The supersectors which 

experienced the greatest employment declines during the five-year period were manufacturing (-

5,394 jobs), information (-3,719), trade, transportation and utilities (-2,606) and professional and 

business services (-2,558). 

 

Essex County payrolls in trade, transportation and utilities advanced at a more rapid rate than 

their statewide counterpart from 2004 through 2007 (+6.6% vs. +0.8%, respectively). However, 

employment in the county declined by 9.5 percent since 2007 while statewide jobholding dropped 

by 6.8 percent. 

 

Due to the continuous changes in technology over the past several years, the information sector 

has experienced downward pressure on payrolls. Between 2004 and 2009, employment in this 

sector in Essex County lost 39.9 percent of its workforce (-3,719 jobs). A majority of the losses 

were in the 

telecommunications 

carriers and printing and 

publishing segments. 

 

 In 2009, like the nation 

and state, Essex County 

was impacted by the 

economic recession, 

which began in 

December 2007. In 

2009, the county’s 

annual average unemployment rate increased by 3.9 percentage points to 10.5 percent whereas 

the state’s rate increased by 3.7 percentage points to 9.2 percent during the same period. Essex 

County residents employed in the manufacturing and trade, transportation, and utilities industries 

were particularly affected. 
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AREA DATA (Continued) 

Essex County (Continued) 

 

Major Employers Located in Essex County, New Jersey 

 Company 

1. Newark Liberty International Airport 

2. Verizon Communications 

3. Prudential Financial, Inc. 

4. Continental Airlines 

5. University of Medicine/Dentistry 

6. Public Service Enterprise Group 

7. Prudential Insurance 

8. City of Newark 

9. Horizon Blue Cross & Blue Shield of NJ 

 

Transportation: There are also many buses that operate around the county, with New Jersey 

Transit headquarters located just behind Newark Penn Station, a transit hub in the eastern part 

of the county. NJ Transits Northeast Corridor, New Jersey Coastline, Raritan Valley, Montclair 

Boonton and Morris and Essex Lines all pass through Newark Penn Station and Newark Broad 

Street Station as well as other stations throughout the county, with most terminating or offering 

connections to New York Penn Station and Philadelphia's 30th Street Station. The PATH and 

Newark Light rail also operate out of Newark Penn Station as well as many bus lines that form a 

web network around the county. 

 

Newark Liberty International Airport is located in the Southeast section of the county and is one 

of the three New York Metropolitan airports operated by Port Authority of New York and New 

Jersey Port Newark-Elizabeth Marine Terminal is a major component of the Port of New York and 

New Jersey. Located on the Newark Bay it serves as the principal container ship facility for goods 

entering and leaving New York-Newark metropolitan area, and the northeastern quadrant of North 

America. It consists of two components – Port Newark and the Elizabeth Marine Terminal 

(sometimes called "Port Elizabeth") – which exist side-by-side and are run conjointly by the Port 

Authority of New York and New Jersey. The facility is located within the boundaries of the two 

cities of Newark and Elizabeth, New Jersey, just east of the New Jersey Turnpike and Newark 

Liberty International Airport. 
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AREA DATA (Continued) 

Essex County (Continued) 

 

Conclusion: Although the current recession has created a situation of greater competition for the 

available jobs, the long-run situation remains as noted in the North Jersey Partners research. 

Essex County’s plans for the use of stimulus funds recognize many of the underlying issues and 

attempts to increase skill levels and basic work readiness for adults, dislocated workers and youth 

served through the One Stop Career Center and youth employment systems. 
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AREA MAP 
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CITY AND NEIGHBORHOOD DATA      

 

The City of Newark is located in the southeastern portion of Essex 

County, New Jersey.  The city comprises a land area of 23.8± miles 

and is both the largest city in New Jersey and as well as the most 

populated city.  According to the 2010 U.S. Census Bureau, the city 

has a current population of 277,140 residents, an increase of 3,594 

residents (1.31%), since the 2000 census, which had a population 

of 273,546.  The median age of a resident is 32.3 years, is a 

member of a household with two plus persons living with a median 

family income of $35,659.  Twenty five percent of residents have an 

income at or 

below the poverty 

level.  The city has 

109,500± housing 

units of which 

20,909± (19%) are single family owner-occupied 

homes.  The average value of a typical single 

family home is $226,970. 

 

Residential properties account for approximately 

62% of the real property in Newark, while commercial properties account for approximately 11% 

and industrial properties account for approximately 1.9%.  In 2011, the City of Newark issued 1 

building permit for the construction of 1 single family dwelling, as compared with year end 2010, 

when it issued 2 building permits for 2 single family dwellings. 

 

Despite Newark’s loss of permanent 

residents and reduced economic base 

as a result of the downsizing and/or 

relocation of the city’s major 

employers, the city has been 

experiencing a major revitalization in 

recent years.  Some of the more 

recent and prominent projects in the 

city’s revitalization include (i) the $200 

million New Jersey Performing Arts Center which opened in October 1997, (ii) the University of 

Medicine and Dentistry of New Jersey for a 52 acre “Science Park” that will transfer academic 

research into the private sector, (iii) an $11.2 million bond agreement with the Essex County 

Improvement Authority which will be the financial  
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CITY AND NEIGHBORHOOD DATA (Continued) 
 

vehicle to obtain sites to construct 549 new homes, a community shopping center and recreation 

and education facilities in the city’s central ward and (iv) a $300 million sports arena opened in 

October 2007 which is within walking distance of the city’s central business district and NJ 

Transit’s rail and bus terminal. 

 

Newark Quick Facts 

Land Area (Square Miles): 23.8± square miles 

Population (2010 Census): 277,140 

Total Housing Units: 109,520 

           Total Occupied Housing Units: 94,542 

Average Household Size: 2.76 

Median Age: 32.3 

Median Household Income: $35,659 

Unemployment Rate: 8.4 

 

 

The City of Newark is the transportation hub for New Jersey and is headquarters for New Jersey 

Transit, which is the State’s rail and bus transportation operating agency.  New Jersey Transit is 

one of the nation’s largest metropolitan transit systems, with Newark’s Penn Station handling on 

a daily basis, 251 trains and more than 34,000 passengers and Newark’s Broad Street Station 

handling 189 trains and 1,800 passengers daily.  Additional rail servicing Newark includes Amtrak 

and Port Authority Trans-Hudson (PATH) Trains providing access to Hudson County and New 

York City.  The city’s subway system, opening in 1935 in the bed of the Morris Canal, carries two 

million passengers per year.  New Jersey Transit also operates the bus transportation system, 

with 39 bus lines making 4,500 trips carrying 135,000 passengers on a daily basis. Newark is also 

the home to Newark Liberty International Airport, which is the first municipal commercial airport 

of the United States, and one of the busiest today. The airport is owned by the city of Newark and 

operated by the Port Authority of New York and New Jersey. In 2010, Newark Airport handled 

33.1 million passengers, compared with JFK International’s 46.5 million and LaGuardia’s just 

under 24.0 million. 
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CITY AND NEIGHBORHOOD DATA (Continued) 
 

The subject property is located in the central ward of Newark on Fourteenth Avenue, one block 

south of South Orange Avenue and one block west of Bergen Street, two of the major 

commercially improved roads in this part of the City.  Prominent residential improvements in the 

immediate area include several low and high-rise city-owned housing projects.  Major 

improvements include the New Jersey University of Medicine and Dentistry, fronting for several 

blocks on South Orange Avenue, and New Community’s Work Force Development Center, 

Rehabilitation Center and Gardens Nursing Home.  The subject property’s proximity to the 

aforementioned health and employment related facilities is an obvious advantage in providing 

services and guidance to future residents of the proposed project.  Both, neighborhood 

convenience stores and public transportation are available on Bergen Street and South Orange 

Avenue. 
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RESIDENTIAL MARKET OVERVIEW 

 

The subject property is located in the City of Newark, Essex County, New Jersey.  Newark is 

considered to be the most populous city in the state.  According to a study on housing market 

conducted by Bloomberg, a financial media company, Newark and the surrounding neighborhood 

towns such as Irvington and Elizabeth, have the highest percentage of foreclosures in the state.  

The above presented U.S. Census Bureau’s survey of housing market with the City of Newark 

indicates that out of 109,016 housing units approximately 15% are vacant of which 9.7% consists 

of rental units.  Median rent in the City of Newark is $927.00 per month which all types of 

apartment units.  

 

The City of Newark is highly affected 

by the most recent recession.  The 

home sales in Newark have 

reduced drastically from previous 

three years including the median 

selling price of homes which has 

been reducing over prior years. 

 

The subject property is located 

between the busy commercial 

neighborhood and highly affected residential neighborhood.  Our market review indicated that all 

the vacant properties in the subject’s neighborhood market area are either owner occupied or 

foreclosed properties.  This suggests that the housing market is significantly affected in the 

subject’s neighborhood due to high unemployment rate and sudden loss in jobs.  The appraisers 

also did a search of vacancy rate in the residential developments which receives government 

subsidies or low income housings.  It was revealed that there is a huge demand for subsidized 

housing in the City of Newark with minimal vacant units in the market. (A detailed analysis of the 

affordable housing is found in “Absorption of renovated rental units” in this report) 

 

From the above presented analysis, it can be concluded that the overall housing market is not 

strong in the subject market area; however, low income housing are expected to rise in the future 

based on its current high demand.     
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NEIGHBORHOOD MAP 
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SITE DATA 

 

The subject property is known as Block 274 Lot 2 within the City of Newark, Essex County, New 

Jersey.  According to the City of Newark’s tax map, the subject property consists of six (6) abutting 

parcels of vacant land of which Lots 2, 3, 4 and 5 are fronting Fourteenth Avenue and Lots 40 

and 41 front Camden Street.  The subject property was formerly a six (6) lots parcel, which is now 

combined to one lot.  In all, the site contains a total of 16,694± square foot or .3832± acres of land 

area. 

 

The site is a level, irregular shaped parcel of land with 116± feet frontage on Fourteenth Avenue 

and 50± feet frontage on Camden Street.  There are no know easements, encroachments or 

adverse conditions existing, which negatively impact the use or marketability of the site. 

 

FLOOD ZONE DATA  

 

According to the Flood Insurance Rate Map published by the Federal Emergency Management 

Agency for the City of Newark, Community Panel No. 34013C0156F, dated June 4, 2007, the 

subject site is situated in a Zone “X”, defined as an area determined to be outside the 500 year 

flood plain. 

 

DESCRIPTION OF IMPROVEMENTS 

 

The appraisers were not supplied with most recent specifics and plans of the subject property and 

the description is based upon the older plans and current Form 10.  The subject improvements 

will consist of a two-story elevator building, 24,427± square feet in size, containing twenty four 

(24)  one bedroom apartment units and common amenities including library, community room, 

laundry room, dining room and quiet room.  The apartments, including common residential areas, 

will occupy approximately 12,355± square feet of the building’s area.  The remaining 12,072± 

square feet on the first floor will consist mainly of office areas for administrative and supportive 

staff plus storage of food and a commercial kitchen area.  The basement will contain all the 

mechanicals of the building.  A landscaped garden and patio area plus sensory garden and 

allotment garden will be located at the rear of the building.  No on-site parking is provided. 

 

The apartment units will be 364± square feet in size and will contain a handicapped size bathroom; 

kitchenette including a refrigerator, sink with overhead wood cabinets, two burner oven and 

microwave and dining area, living room and a bedroom.  All units will be for single occupants and 

will be equipped with smoke and carbon monoxide detectors and sprinklers. 
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HIGHEST AND BEST USE 

 

Highest and best use, as it relates to the land and improvements, is defined as follows: 

 

“The most probable use of a property which is physically possible, appropriate 

justified, legally permissible, financially feasible, and which results in the highest 

value of the property being valued.”2 

 

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

most fundamental and significant stage in the valuation process, as it is the basis of all subsequent 

procedures.  The study of highest and best use takes into consideration the analysis of the land 

or site as though vacant and the analysis of the property as improved. 

 

The analytical process entails four criteria which are considered sequentially.  The criteria are as 

follows: 

 

Physically Possible – those uses which are possible from a purely physical 

standpoint.  Property uses that are within the realm of possibility, but are 

not speculative in nature or otherwise improbable, are considered. 

 

Legally Permissible – those legally permitted uses not limited by such 

factors as zoning, environmental or deed restrictions. 

 

Financially Feasible – a determination of which among those physically 

possible and legally permitted utilization is expected to produce a positive 

return. 

 

Maximally Productive – a determination of which among those financially 

feasible uses will produce the highest rate of return of value is the highest 

and best use. 

 
2 The Appraisal Institute, The Dictionary of Real Estate, 5th ed. (Chicago: Appraisal Institute, 2010). 
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HIGHEST AND BEST USE (Continued) 

 

Highest and Best Use “As Vacant” 

 

Physically Possible 

Factors affecting the development potential of a particular site may include such items as size, 

shape, area and topography.  For example, irregular shaped parcels may have less utility than 

regularly shaped parcels containing the same area.  Parcels that have rough topography or poor 

soil conditions may make development cost prohibitive.  As discussed in the site description 

section of this appraisal, the subject consists of a 16,694± square foot which is suitable for 

development with improvements consistent with their respective zoning designations. 

 

Legally Permitted 

The subject sites are located in the B-2 Second Business District which permits variety of 

residential and commercial developments.  Please refer to the section of this appraisal entitled 

“Zoning Data” for details regarding the permissible uses and bulk area requirements of the 

subject’s zoning district. 

 

Financially Feasible 

Development of the subject site for a multi-family residential use at this time is considered to be 

both economically feasible and compatible with existing residential improvements in the subject 

area.  Multifamily Residential development, particularly to satisfy a strong demand for affordable 

housing rental units in the community, appears, in the opinion of the appraisers, to be both 

financially feasible and a productive use of the land. 

 

Maximally Productive 

The maximally productive use of the sites, as if vacant, would be to develop them with a 

multifamily residential use permitted within the zone to the maximum density permitted by zoning 

and produces the highest net return. 

 

As vacant, the highest and best use of the subject property would be for development with a use 

permitted by the zone, with a leaning toward multi-family rental apartments. 
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COST APPROACH 

 

One of the major approaches to value is the Cost Approach, which is based upon the premise 

that the cost to reproduce or replace is an indication of value.  Inherent to this approach is the 

principle of substitution which holds that no person will pay more for a property than the amount 

for which they can obtain, by purchase of a site and construction of a building, without undue 

delay, a property of equal desirability and utility. 

 

In the application of the Cost Approach, the appraisers first estimate either the reproduction cost-

new or the replacement cost-new of all improvements.  They then estimate in dollars the varying 

amounts of physical deterioration, functional obsolescence and economic obsolescence.  These 

items represent total depreciation, which is subtracted from the reproduction cost-new or the 

replacement cost-new estimate in order to arrive at a depreciated cost estimate.  The depreciated 

cost estimate is then added to the land value to arrive at a total indicated value. 

 

An additional factor which should be considered in the Cost Approach is entrepreneurial overhead 

and profit.  This factor is not included, nor accounted for, in any construction cost figures 

developed by the major cost manuals.  Entrepreneurial overhead and profit is an amount that the 

entrepreneur should expect to receive above his costs.  Market information indicates that it is the 

variance between the total of direct costs, indirect costs and the current market value of the land 

in relationship to the sales price.  This entrepreneurial profit can be expressed as a percentage 

of the total direct and indirect costs.   

 

Following an analysis of the land value is a cost analysis of the subject improvements.  In 

determining the cost of the improvements, the appraisers have utilized the nationally accepted 

pricing manual, Marshall and Swift’s Marshall Valuation Service. 

 

Subsequent to the cost analysis is a discussion of the factors contributing to physical deterioration 

and functional/economic obsolescence.  This discussion outlines the reasoning employed in 

arriving at respective deductions. 
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COST APPROACH (Continued) 

 

Land Valuation 

 

Primary to the appraisal of a property is an analysis of the land valuation.  Although land and 

buildings are physically joined, and most market sales and rental data of properties are for land 

and buildings combined, it is, nevertheless, required that a separate land value be allocated for 

the subject.  This is necessary in the Cost Approach and in certain capitalization techniques in 

the Income Approach where land and building values are separated. 

 

Although the land value is an allocation of the total property value and the overriding concern is, 

therefore, the value of the land and buildings combined, the comprehension of the appraisal 

problem generally becomes easier when the contributions of land and buildings to the total value 

are realized.   

 

The method most often used in determining the value of a parcel of land is a direct comparison 

of the subject site with sales of vacant land used for the same or similar purpose. 

 

An investigation was made in the vicinity of the subject in search of comparable land sales 

subsequently improved with residential housing projects containing low income rental units.  Our 

inquiries revealed there were no sales fitting these parameters that have occurred in the subject 

area within a reasonable amount of time.  In the absence of those sales, the appraisers utilized 

other land sales in the immediate area that were developed with, or permit residential 

development. The sales utilized in the analysis appear on the following pages of this appraisal. 
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COST APPROACH (Continued) 

Land Valuation (Continued) 

Comparable Land Sale No. 1 

 

 

 
Location:  194 Parker Street 

Newark, Essex County, New Jersey   
 

Block/Lot:  538/28 
Sale Date:  October 16, 2013   Book/Page:  12465/6268 
Grantor:  Oak Style Developers 
Grantee:  Housing and Urban Development 
Lot Size:  2,500± square feet  
Zoning:  R4 – Fourth Residence District  
Sale Price:  $22,500 
Unit Price:  $9.00 per square foot 
 
Comments: A level, rectangular shaped site located in a residential zone.  Located 

within a mile of the subject property, improvements in the immediate 
neighborhood consists of two to five-family dwellings of various ages, walk-
up apartment buildings and some retail uses on Bloomfield Avenue.  The 
lot is located in R4 zone and lot meets the minimum lot area requirement 
and can be developed with a maximum of two-family development. 
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COST APPROACH (Continued) 

Land Valuation (Continued) 

Comparable Land Sale No. 2 

 

 

Location:  561 North Sixth Street 
Newark, Essex County, New Jersey 
 

Block/Lot:  697/45 
Sale Date:  September 12, 2013  Book/Page: 12462/9347  
Grantor:  Esther Adesina 
Grantee:  AY CEE Associates LLC. 
Lot Size:  2,500± square feet  
Zoning:  R-2 Second Residence District 
Sale Price:  $22,500 
Unit Price:  $9.00 per square foot 
 
Comments: The sale is a level, rectangular shaped site currently vacant.  Improvements 

nearby are older single family and two family dwellings.  The zoning permits 
two-family residential dwelling on a 2,500± square feet lot. 
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COST APPROACH (Continued) 

Land Valuation (Continued) 

Comparable Land Sale No. 3 

 

 
Location:  18 Halleck Street 

Newark, Essex County, New Jersey   
 

Block/Lot:  774/18 
Sale Date:  August 26, 2013  Book/Page:  12457/346 
Grantor:  Crown Real Estate HO. 
Grantee:  Home Star LLC. 
Lot Size:  2,500± square feet  
Zoning:  R-2 Second Residence District 
Sale Price:  $28,000 
Unit Price:  $11.20 per square foot 
 
Comments: A level, rectangular shaped single developable lot that is to be developed 

with a two-family home.  Located just south of the Belleville border, 
improvements in the immediate neighborhood consists of two to five-family 
dwellings of various ages, walk-up apartment buildings and some 
commercial buildings.  
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COST APPROACH (Continued) 

Land Valuation (Continued) 

Comparable Land Sale No. 4 

 

 

Location:  120 Wright Street 
Newark, Essex County, New Jersey 
 

Block/Lot:  2806/29 
Sale Date:  March 27, 2013  Book/Page:  12426 / 3858 
Grantor:  Hernandez Jesus 
Grantee:  Rocha Mariane 
Lot Size:  3,300± square feet  
Zoning:  R4 – Fourth Residence District 
Sale Price:  $25,000 plus demolition ($15,000) 
Unit Price:  $12.12 per square foot 
 
Comments: The sale is a level, rectangular shaped site previously improved with a 

1,500± square foot old commercial building which is to be demolished by 
the buyer.    It is located one short block from Route 21.  Improvements 
nearby are older multi-family dwellings, recently built three family dwellings 
and some light industrial.  The site had approvals to be developed with a 
multi-family residential building and meets the minimum lot area 
requirement of the zone.  The demolition cost is estimated to be $15,000 
or $10.00 per square foot of the building. 
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SUBJECT PROPERTY AND COMPARABLE LAND SALES LOCATION MAP 
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COST APPROACH (Continued) 

 

Comparable Land Sales Adjustment Grid 

Sale No.

Date of Sale

SF Area

Sale Price

Unadj. Price/SF

Property Rights Sim. 0% Sim. 0% Sim. 0% Sim. 0%

Adjusted Price/SF

Financing Sim. 0% Sim. 0% Sim. 0% Sim. 0%

Adjusted Price/SF

Conditions of Sale Sim. 0% Sim. 0% Sim. 0% Sim. 0%

Adjusted Price/SF

Time/Demand Sim. 0% Sim. 0% Sim. 0% Sim. 0%
Adjusted Price/SF

Location Sim. 0% Sim. 0% Sim. 0% Sim. 0%

Size (SF) Sup -5% Sup -5% Sup -5% Sup -5%

Zoning Inf 20% Inf. 20% Inf. 20% Inf. 20%

Physical Characteristics Inf. 5% Inf. 5% Inf. 5% Inf. 5%
Net Adjustment

Adjusted Price/SF

$11.20$9.00

1 2

10/16/2013

2,500

3

8/26/2013

2,500

$28,000

$11.20

4

$9.00

$40,000

3,300

3/27/2013

$12.12

$12.12

$9.00

$22,500

$12.12

$12.12

20%

$9.00

$11.20

$11.20

$10.80$10.80

$12.12$11.20

20%

$14.55

20%

$13.44

20%

2,500

9/12/2013

$9.00 $9.00

$9.00

$9.00

$22,500

$9.00

$9.00

 

 

Land Valuation Analysis 

 

The land sales cited and adjusted in the grid above are considered a good reflection of the land 

sales in the subject’s market area, and provides the basis of our valuation of the subject site.  In 

order to use the comparable land sales for estimating the subject’s “As Is” and “As Complete” 

Market Values, the appraisers considered the following adjustments to account for dissimilarities 

between the subject parcel and the comparable sales.   

 

As best as we can determine, there were no special financing terms that affected the purchase 

price of the comparable sales.  All parcels were conveyed in fee simple and there were no known 

conditions motivating either the buyers or sellers in these transactions which impacted on the sale 

prices of the transactions. 
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COST APPROACH (Continued) 

Land Valuation Analysis (Continued) 

 

Time/Demand 

No adjustment for time or demand is considered justified at the present time, since all the 

comparable land sales occurred within a similar market conditions and are considered recent as 

of the date of appraisal. 

 

Location 

This adjustment reflects either favorable or unfavorable influences impacting on the location of 

the subject property versus the comparable land sales based on the appraisers’ inspection of the 

sites.  Major considerations in this adjustment were a comparison of the quality and type of 

improvements in the subject’s location and that of the comparable sales and their proximity to 

neighborhood services and amenities.  In the opinion of the appraisers, the location of the subject 

property and Comparable Sales are similarly located in primarily residential neighborhood and no 

adjustments were made. 

 

Size 

The site consists of 16,694± square feet of land area.  On the basis that larger parcels sell at 

lower unit prices and smaller parcels sell at higher unit prices, adjustments are applied accordingly 

to the comparable sales, all of which are smaller than the subject, to reflect the difference in size 

when compared to the subject site.   

 

Zoning 

This subject and all comparable sales are located in zoning districts that permit residential 

development; however, the zoning permitted different types of development for larger lots.  The 

subject lot consists of 16,694± square feet of land area and can be developed with an additional 

variety of residential and commercial buildings.  All the sales had restrictions of zoning due to 

their smaller sizes and required adjustments.   

 

Physical Characteristics 

The physical characteristics of a residential site include such items as topography, shape, access, 

and road frontage. The subject site can be accessed from two roadways whereas all comparable 

sales have access thorough a single roadway, hence positive adjustments were made. 
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COST APPROACH (Continued) 

Land Valuation Analysis (Continued) 

 

Conclusion 

Based on the adjustments to the comparable land sales, a square foot value of $10.80 to $14.55 

is indicated with most support being at the middle range of value.  In the opinion of the appraisers, 

a reasonable and supportable value for the subject site is $12.00 per square foot or as follows: 

 
 
   16,694 SF x $12.00/ SF = $200,328 
 
 
 
Indicated Land Value (Rounded) $200,000 
 
 
INDICATED “AS IS” MARKET VALUE $200,000 
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COST APPROACH (Continued) 

“As Completed” Valuation 

 

Residential Improvements 
 

Marshall Valuation Service 
Multiple Residences 
Class D Construction, Average Quality 
Section 12, Page 16 - Dated August 2014 
 

Base cost/ SF – Handicapped   $72.54     
 Add: Sprinklers     $  2.89 
       $75.43 
 
Adjustments 
  Current Cost Multiplier           1.040 
  Local Multiplier                        1.320 
  Height Multiplier   1.000 
  Area Multiplier   1.132 
  Composite Multiplier     1.554 x $75.43  $117.22 
 

Building Reproduction 
   Building Area                12,355± SF   @   $117.22/ SF $1,448,253 
 
Plus Refinements 
Appliances/ Cabinets               $1,750   x   24 units   =   $42,000  
Elevator             $69,190 
Landscaping                                                                    $15,450 
Total $   119,640 
Total Cost $1,567,893 
Entrepreneurial Profit (10%) $   156,789 
Cost New of Apartments $1,724,682 
 

Less: Depreciation 
          Physical Depreciation              @     0%     ($-0-) 
          Functional Obsolescence        @     0%     ($-0-) 
          Economic Obsolescence         @     30%   ($517,405) ($ 517,405) 
          
 Depreciated Value of Apartment Improvements  $1,207,277 
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COST APPROACH (Continued) 

“As Completed” Valuation (Continued) 

 

Office Improvements 

 

Marshall Valuation Service 
Office Buildings 
Class D Construction, Average Quality 
Section 15, Page 17 - Dated November 2013 
 

Base cost/ SF (includes $3.47/ SF for Sprinklers) $     103.48 

 

Adjustments 
  Current Cost Multiplier   1.040 
  Local Multiplier    1.320 
  Height Multiplier   1.000 
  Area Multiplier   0.952 
  Composite Multiplier     1.307 x $103.48 $     135.25 
 

Building Reproduction 
   Building Area              12,072± SF   @   $135.25/ SF $1,632,738 
 

Plus Refinements 
Entrepreneurial Profit (10%) $   163,274 
Total Cost New $1,796,012 
 

Less: Depreciation 
          Physical Depreciation              @     0%     ($-0-) 
          Functional Obsolescence        @     0%     ($-0-) 
          Economic Obsolescence         @     30%   ($538,804) ($  538,804) 
 
Depreciated Value of Office Building Improvements  $1,257,208 
 

Summation 
 

Depreciated Value of Building Improvements 
 
Residential Improvements                  $1,207,277 
Office Improvements              $1,257,208 
 
Plus Land Value                  $   200,000 
 
Total Value               $2,664,485 
 
 
INDICATED “AS COMPLETE” MARKET VALUE VIA COST APPROACH (rnd.)      $2,665,000 
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COST APPROACH (Continued) 

 

Justification of Depreciation 
 

Physical deterioration is most often a matter of observation by the appraisers.  Many factors are 

observed, weighed and considered to arrive at a final judgment of the percentage of depreciation 

from new conditions: physical condition of floors, walls, ceilings, roofs, operating equipment, 

settlement rate, action of the elements on the structures, etc.  As new construction, no physical 

depreciation is considered applicable to the proposed improvements.  

 

 

Functional and Economic Obsolescence 
 

Functional Obsolescence reflects such flaws as poor design and layout, inadequate room sizes, 

inadequate HVAC systems, etc.  Based upon the quality of the proposed building improvements 

and floor plans of the subject units, it is the opinion of the appraisers, that no functional 

obsolescence is applicable to the improvements and that the subject units, common areas and 

supportive facilities, are well designed for their future occupants.  

 

The deduction of Economic Obsolescence was considered applicable to the subject property 

because of external influences both physical and social, which negatively impact on property 

values in the subject area and throughout the City of Newark. 
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INCOME APPROACH 

 

In utilizing the Income Approach to value, the appraiser is concerned with the present worth of 

the future potential benefits of a property.  This is generally measured by net income which a fully 

informed person is warranted in assuming the property will produce during a foreseeable period.  

The typical buyer of income property invests in the anticipation of future benefits which includes 

cash flows, income tax advantages and capital gains at time of sale.  The quantity, quality and 

durability of the net income is analyzed and then processed into an estimate of value.  Therefore, 

the Income Approach requires the assembling and processing of various income and expense 

data, to wit: 

 

1. Estimating a rent schedule and percentage of occupancy for the 
subject property.  This generally provides gross rental data and 
trends in rental and occupancy. 

 

2. Obtaining rent schedules, occupancy and expense analyses of 
comparable properties. 

 

3. Estimating expense data and operating costs for the subject 
property, if possible. 

 

 4. Selecting the appropriate capitalization rate and/or the applicable technique for  

  processing the net income. 

 

The subject property presently consists of a vacant parcel of land on which a two-story, 24,427± 

square foot building is to be constructed containing twenty (20) one bedroom apartments for 

homeless individuals plus common amenities (library, community room, dining room, etc.) and 

office space for supportive staff.  The subject property will receive a rent subsidy of $211,920, 

($883 per unit), which will be funded New Jersey Department of Community Affairs (DCA).  Since 

the subject’s one-bedroom units will be assigned to very low income homeless individuals, they 

will be required to pay the difference in rents after the subsidy.  Based on U.S. Department of 

Housing and Urban Development (HUD) fair market rental summary, the subject units can collect 

overall rent of $1,022 per month, including subsidies and all utilities.  The remaining four (4) one 

bedroom respite units along with office space will be leased to UMDNJ with an anticipated amount 

of $80,000.  The project is the first of Newark’s Safe Haven projects intended to, over a ten year 

time frame, eliminate homelessness in the city.  Each project is limited to overnight occupancy by 

twenty (20) individuals for an unspecified duration in private or semi-private accommodations and 

supportive services (social and medical) for both “eligible” residents and non-residents. 
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INCOME APPROACH (Continued) 
 

In order to be eligible as a tenant, prospective tenant(s) must have an income that does “not” 

exceed income guidelines established by the U.S. Department of Housing and Urban 

Development (HUD) or the New Jersey Council on Affordable Housing (COAH).  The guidelines 

of these two agencies are almost identical.  Within a state, income guidelines vary from county to 

county and are based upon median income levels within the county in which the rental units are 

located.  The general rule states that “very low” income tenants in qualifying housing cannot pay 

more rent than the equivalent of 30% or less of the median income in the county in which the 

rental unit is located for its size household.  The “very low” income is now identified as “extremely 

low income” in the City of Newark and follows the same rules 30% or less of the median income.  

The above percentages reflect maximum rents which these tenants can pay including utilities for 

heat, cooking, hot and cold water and electric.  Where any of these utilities are not provided by 

the landlord in the rent, an appropriate adjustment for the utility (is) paid by the tenant must be 

deducted from the permissible rental amount.  The amounts of the deductions for utilities paid by 

tenants are based on allowances for utilities provided by the New Jersey Department of 

Community Affairs Division of Housing. 

 

All twenty (20) apartment units of the subject property are allocated to very low income homeless 

individuals.  Using the council’s Guidelines for very low income units, a monthly rent for a unit was 

established and then reduced by the cost of any utilities being paid by the tenants, if applicable. 

These guidelines are for informational purposes only, as the subject property’s rents are 

established by the Department of Housing and Urban Development (HUD) Supportive Housing 

Program (SHP).                       

          

2014 Newark City Income Limits 
1 

Person 
2 

People 
3 

People 
4 

People 

Maximum Income For Eligibility $18,450 $21,050 $23,700  $26,300 

Maximum Annual Rent $5,535 $6,315 $7,111  $7,890  

     

Maximum Monthly Rent Including 
Utilities per Bedroom 

1 BR 2BR 3 BR 4 BR 
$461 $526 $593 $658 

Deduction for Utilities (Water/Sewer) ($76) ($84) ($93) ($98) 

Allowable Rent $385  $442  $500  $560  
                               
 
On the following pages is rental information from several multi-family projects within a reasonable 

proximity of the subject property.   
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INCOME APPROACH (Continued) 

 

 
Rent Comparable No. 1 

 

 
 

Location:                    Packard Lofts 
   
                                  1002-1004 Broad Street 
                                  Newark, Essex County, New Jersey 
 
Description:  This comparable is a three-story, masonry constructed elevator building.  

The building, a residential conversion of a former automobile showroom, 
contains 20,000± square feet of ground level retail/commercial space and 
one and two-bedroom rental units on the upper floors.  Originally built as 
condominium units, they have been converted into rental units due to the 
current real estate market. 

 
Rental Data:                                                                    Gross Rent          Average Rent 
                                Type of Unit      SF Area/Rooms       Per Month          Per Room/Per SF 
           One Bedroom/   1,078 / 3.5               $1,350  $386 / $1.25 
                                      One Bath 
 

Units have dishwashers, refrigerators and microwaves.  Building has laundry 
room and rooftop terrace.  Tenants pay electric, gas, heat and hot water.  
Shared parking is available on adjacent lot.  This is a market property that 
does not accept rent subsidies. 
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INCOME APPROACH (Continued) 
 

Rent Comparable No. 2 
 

 
 

Location:                    Renaissance Towers 
   
                                  111 Mulberry Street 
                                  Newark, Essex County, New Jersey 
 
Description:  This comparable is a multi-story, masonry constructed elevator building 

containing both one and two-bedroom apartment units.  The property is a 
residential conversion from an office/light industrial use and is a market rate 
property.  

 
Rental Data:                                                                    Gross Rent          Average Rent 
                                Type of Unit      SF Area/Rooms       Per Month          Per Room/Per SF 
           One Bedroom/   990 / 3.5                  $1,200  $343 / $1.21 
                                      One Bath 
 

Units have hook-ups for washer and dryers, dishwashers, and refrigerators.  
The building has a fitness center and on-site parking is available.  Tenants 
pay electric, gas and heat.  This is a market property that does not accept 
rent subsidies. 
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INCOME APPROACH (Continued) 
 

Rent Comparable No. 3 
 

 
 

Location:                    Cottage Place Apartments 
   
                                  643 Martin Luther King Boulevard 
                                  Newark, Essex County, New Jersey 
 
Description:  This comparable is a 10± year old rental project in good condition.  It 

contains one hundred and one (101) units, of which sixty-three (63) are two-
story townhouse units and thirty-eight (38) are one-story units in a three-
story building with street level office/retail units and apartments on the upper 
two floors. 

 
Rental Data:                                                                    Gross Rent          Average Rent 
                                Type of Unit      SF Area/Rooms       Per Month          Per Room/Per SF 
           One Bedroom/   778 / 3.5                $847-868 $245 / $1.10 
                                      One Bath 
                                  
 

Units have hook-ups for washer and dryers, dishwashers, hardwood floors 
and free parking.  Tenants pay for all utilities.  This is a market property and 
does not accept rent subsidies.  Project is fully leased with no vacancies. 
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INCOME APPROACH (Continued) 
 

Rent Comparable No. 4 
 

 
 

Location:                    Montgomery Heights Apartments 
   
                                  671 Martin Luther King Boulevard 
                                  Newark, Essex County, New Jersey 
 
Description:  This comparable is a 5± year old five-story masonry elevator building 

containing a total of eighty (80) rental units in very good condition.  The 
building contains approximately 10,000± square feet of street level retail 
space. 

 
Rental Data:                                                                    Gross Rent          Average Rent 
                                Type of Unit      SF Area/Rooms       Per Month          Per Room/Per SF 
           One Bedroom/     805 / 3.5                $909             $259 / $1.13 

 
 
Units have hook-ups for washer and dryers, dishwashers, hardwood floors 
and free parking.  The building has a fitness center and children’s 
playground.  Tenants pay utilities less cold water.  Subject to minimum 
income requirements, Section 8 tenants are welcome.  Building is fully 
leased with a waiting list for new tenants. 
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SUBJECT PROPERTY AND COMPARABLE RENTALS LOCATION MAP 

 

 



 

DP_ 8/15_A Better Life_Newark_sb _________Appraisal Associates, Inc. 

44

INCOME APPROACH (Continued) 
 

COMPARABLE RENTAL ANALYSIS 
 

All of the comparable rentals described on the preceding pages are located in the subject’s 

general vicinity and market and consist of one and two-bedroom units. The comparable rentals 

included recently constructed, renovated or converted units that will be similar in effective age to 

the subject property, upon rehabilitation. A comparison of the subject’s rent schedule and the rent 

comparables reveal the following rents: 

 

One-Bedroom Units 

 

Comparable 
No. Monthly Rent Unit SF

No. of 
Rooms Rent/SF Rent/Room

1 $1,350  1,078 3.5 $1.25 $386 
2 $1,200  990 3.5 $1.21 $343
3 $847-868 778 3.5 $1.10 $245 
4 $909  805 3.5 $1.13 $260 
      

Subject $1,022 364 3 $2.80 $340
 
 
 
Considering the differences such as location, surrounding neighborhood, parking, expenses and 

overall appeal/condition, the appraiser concluded the subject’s subsidized rents are within the 

range of competing properties and do not represent market rent as the subject rents are within 

the parameters set by the comparable rents. 

 

There is a strong apartment rental market in the area of the subject property. Inquiries with several 

superintendents in the immediate neighborhood revealed that there are minimal vacancies 

currently and they were not inclined to advise what the rents are in their respective buildings. 

However, success was had in gathering apartment rental data as presented on the previous 

pages, which also had several similarities with the subject, such as unit type and neighborhood. 

 
 
 
 
 
 
 
 
 
 
 
INCOME APPROACH (Continued) 
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Gross Income 
 

The potential annual gross income of the subject’s rent along with subsidies is shown below.  All 

utilities are paid by the property owner. 

 

Apartment Rental Income 

 

Type of Unit       No. of Units       Rents Collected      Annualized Rental Income 

 1 Bedroom                  20            $1,022.00/month                      $245,280  
 
                       Other Income                4                                                              $  80,000 

                       Total Gross Potential Income                                                        $325,280 
 

 
Absorption of Rental Units 

 

It is the opinion of the appraisers, that upon completion of the building it will quickly become fully 

occupied due to pre-qualifying eligible occupants and the increasing demand for housing units for 

the homeless.  This is a reasonable assumption and is based upon the modest number of units 

available and the demand for housing among the estimated 938 homeless individuals in the City, 

including children, who on a daily basis are trying to obtain food and shelter.  Accordingly, it is 

concluded that full occupancy of the units will occur shortly following completion of the final units. 

 

The apartment rental market of the City of Newark may be categorized as a rental market subject 

to a rent control ordinance that has a large inventory of older, multi-family dwellings of varying 

sizes and in various stages of physical condition, which also includes government subsidized 

housing and very low-to-moderate income housing complexes.  It also includes a number of well-

maintained high-rise apartment buildings and privately owned condominium units. 

 

As a result of our enquiries with both municipal officials including the Housing Authority of the City 

of Newark, we have concluded that the demand for affordable rental units in the City is very strong.  

Major reasons for this situation are (i) the reduced inventory of affordable rental housing units due 

to the conversion of many former rental projects into condominiums in recent years, (ii) the almost 

total lack of construction of new rental projects, (iii) the deteriorating physical condition of many 

older rental projects in particularly economically distressed urban areas, (iv) conditions in the 

economy which have increased the disparity between the affluence of many suburban  

INCOME APPROACH (Continued) 

Absorption of Rental Units (Continued) 
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communities versus their more heavily populated urban neighbors and the increasing number of 

elderly citizens on fixed or modest income who require not only affordable housing but housing 

that provides some form of financial assistance. 

 

These statements are clearly illustrated by the most recent U.S. Census data which reported that 

6,479 people in the City of Newark, or 24.7%, had incomes below the poverty level and 41.5% of 

families with children less than five years old had incomes below the poverty level. 

  

Based on current U.S. Census data, there are 104,829 housing units in the City of Newark of 

which 3.4% (3,600±) are vacant, abandoned buildings.  Among the occupied buildings are 13,570 

low income affordable housing units consisting of 6,230 public units managed by the Newark 

Housing Authority and an additional 7,340 privately owned non-profit assisted care facilities.  The 

majority of the units are occupied by families followed by senior citizens.  A total of 369 units are 

via the Hope VI program in rehabilitated buildings.  There are six homeless shelters in the City 

which provide “temporary” shelter and food, unlike the above identified affordable housing units 

which provide “permanent” housing.  There are no public housing projects which the appraisers 

are aware of which have been approved or are, with the exception of a privately owned twelve 

(12) unit project at 577-583 Martin Luther King Boulevard and the subject, in the process of being 

built in the city at this time specifically for homeless individuals or families.  

 

According to Point in Time Count (PITC), the estimated number of homeless persons in Essex 

County in 2012 was 1497.  Approximately 90% are in Newark.  Based on a biannual head count 

required by HUD conducted 2012, an estimated 151 homeless individuals on a typical day are on 

the City’s streets trying to find food and shelter.  Social workers and experts involved with the 

homeless, question the accuracy of the headcount which is conducted in one day and estimate 

the actual number of homeless could be as much as four times the headcount.  The most top 

ranking reason for contribution to homelessness in Essex County was loss of job and inability to 

find work.  Following is the ranking of the contribution factors of homelessness: 
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INCOME APPROACH (Continued) 

Absorption of Rental Units (Continued) 

 

 
Source: Point in Time Count (PITC) for Essex County, 2012. 

Considering the present economy and total lack of existing or proposed permanent housing units 

specifically for homeless individuals and families, the demand for the subject’s 20 units is self-

evident and the reason why DCA is already committed to the subject property.  Below are 

calculations for a capture rate. 

 

Number of Existing Affordable Housing Units                           13,570    
Additional Multi-family Units Approved                                          133 
Total Units                                                                                 13,703 
Less Senior Citizen Units                                                          (3,763) 
Less Units for Disabled, Low-income families                           (9,443) (1) 
Potential Applicants for Subject Units                                            695  (2) 
Number of Applicants Less Available Units                                   216  (3) 
Subject Units                                                                                    20 
Recapture Rate (20÷ 216)                                                         0.0926  
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INCOME APPROACH (Continued) 

Absorption of Rental Units (Continued) 

 
 
Remarks 
(1) Number of affordable units less seniors is 9,940.  The adjusted number of 9,443 reflects 

a 5% vacancy allowance for 479 vacated units. 
(2) Used average homeless per day.  Actual number could be higher. 
(3) 695 homeless less 479 available units: 216 

 

Sources:  NJ Department of Community Affairs, Newark Commission on Homeless, Newark Housing Authority, 

Newark’s Department of Housing and Economic Development and U.S. Census. 

  

Vacancy and Collection Less 
 

A vacancy and rent loss factor of 5% was deducted from the subject’s potential gross income.  

The five percent (5%) vacancy rate assumes competent management and maintenance of the 

subject building and should be adequate to reflect bad debts and rental loss from tenant turnover, 

which should be minimal. 

 
 

Expense Analysis 
 

In order to estimate the subject property’s operating expenses, the appraisers referred to actual 

operating expense data from several mid-rise apartment projects with which the appraisers are 

familiar and also utilized operating cost guidelines for low-rise buildings by the Institute of Real 

Estate Management (IREM) and HUD.  In estimating the subject’s expenses, the appraisers have 

not credited the expenses with savings attributable to the developer owning several affordable 

housing apartment projects whose personnel may be available to provide services at the subject 

property.  In estimating the property’s expenses, no allowance was made for the salaries or 

expenses of supportive staff, most of whom are employees of University Behavioral Health Care.  

Our expenses solely reflect the cost of properly maintaining and managing the property’s physical 

improvements.  Our estimated expenses for the subject as of the effective date of this appraisal 

are as follows: 

 

Labor/Security 

The project is to be staffed by two full-time porters who will reside elsewhere.  The porters will 

perform mainly manual chores keeping the building’s common areas in good condition and 

making minor repairs.  The total annual cost of the porters’ services is $55,000.  The building will 

have security which will cost $81,000 annually. 
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INCOME APPROACH (Continued) 

Expense Analysis (Continued) 

 

Administrative Expenses 

Included in this category are miscellaneous fees, supplies, telephone and equipment charges and 

professional fees including, but not limited to, accounting and legal expenses.  An allowance of 

$7,500 for these expenses is considered adequate. 

 

Utilities 

Included in this expense category are heat, electricity for both the interior and exterior of the 

building, hot and cold water and sewer charges, including the landlord owned laundry equipment.  

Projected initial energy costs for the above utilities is $48,000 or $200±/unit/year.  Our estimate 

of these expenses for these utilities is based on HUD utility allowance guideline for low rise 

residential buildings. (See Addenda) 

 

Management Fee 

A management fee of 4% of effective gross rental income ($12,360) should be adequate to attract 

competent and professional management to this project.  Management responsibilities include 

qualifying prospective tenants, collection of monthly revenues, supervision of on-site maintenance 

personnel and contractors providing services to the project and providing periodic reports and 

recommendations regarding the project to its ownership. 

 
Real Estate Taxes 

The owner of the subject property owns and manages 1,700± affordable housing units in the City 

of Newark, most of which are in projects which receive tax abatements commonly referred to as 

payments in lieu of taxes (PILOT).  According to New Community Corporation personnel, no 

agreement with the City of Newark has been requested at this time but will be as development of 

the project progresses.  The owner fully expects a PILOT agreement to be approved consistent 

with prior approvals.  The projected terms of a PILOT agreement for the subject property include 

a 30 year term, to run concurrently with the project’s 30 year mortgage term, and 6.28% of the 

project’s effective net income less the cost of landlord paid utilities.  The subject’s first year 

payment in lieu of taxes is estimated as follows: 

 
Gross Income  $325,280 
Vacancy/ Loss Revenue Allowance (5%) $  16,264 
Effective Gross Income $309,016 
 
Landlord Paid Utilities $  48,000 
Adjusted Effective Gross Income $261,016 
PILOT @ 6.28% (rounded) $  16,392 



 

DP_ 8/15_A Better Life_Newark_sb _________Appraisal Associates, Inc. 

50

INCOME APPROACH (Continued) 

Expense Analysis (Continued) 

 
General Maintenance and Repairs 

This category of expense includes normal maintenance (snow removal, exterminating, etc.) and 

repairs of all building improvements including rental units and equipment.  Also included is the 

cost of supplies necessary to maintain the project.  As new construction, the project’s initial 

maintenance expenses will be minimal and most equipment that requires adjustment or even 

replacement will be covered by manufacturer’s warranties.  An estimate of $10,000/ year or 

approximately $500/unit/year is projected. 

 
Insurance 

This item represents the annual expenses to provide insurance for fire, liability and extended 

coverage.  The expense is stabilized at $400/ unit/ year or $8,000. 

 
Miscellaneous Expenses 

These expenses include miscellaneous fees for permits, licenses and professional organizations.  

An estimate of $1,500 for these expenses should be adequate. 

 
Reserve for Replacements 

Included in this expense category is an annual reserve for the replacement of appliances within 

each unit over their estimated economic lifetime. 

 
20 Exhaust Fans/ Hoods @ $250 Each ÷ 15 Years                                = $   330 
20 Refrigerators @ $800 Each ÷20 Years                                              =  $   800 
20 Ovens/ Ranges @ $400 Each ÷ 20 Years                                         = $   400 
2 Commercial Washers and Dryers @ $750 Each ÷ 15 Years               = $   100 
Total Annual Reserve for Replacements (Rounded) $1,630 
 
A summation of the subject’s expense categories is as follows: 
 

Labor/Security $136,000 
Administrative $    7,500 
Insurance $    8,000 
Utilities $  48,000 
Management Fee (4% EGI) $  12,360 
Real Estate Taxes (PILOT) $  16,392 
General Maintenance and Repairs $  10,000 
Miscellaneous $    1,500 
Reserve for Replacements $    1,630 
Total Estimated Expenses $241,382 

 
Expenses as Percentage of Gross Income: 74% 
Expenses as Percentage of Effective Gross Income: 78% 
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INCOME APPROACH (Continued) 

Expense Analysis (Continued) 

 
Discount Rates 

 
Real estate requires rate adjustments for the additional risk of realty as an investment vehicle 

because of the generally single purpose nature of most forms of realty, its non-liquidity, the 

uncertainty of the impact of future economic cycles upon the investments, and the importance of 

competent management to preserve and maximize the return on the investment.  The impact of 

rent restraints resulting from 100% of the units being reserved for low income residents must also 

be considered in the case of the subject.  

 

  Prime      3.25% 
  1-10 Year Treasuries    2.81% 
  10+ Year Treasuries    4.86% 
  Corporate  Aaa    2.59% 
  Corporate Baa     3.98% 
  High Yield Corporates               6.32% 
  __________________ 
  Source: The Wall Street Journal, August 6, 2015 

 

An additional guide to determining the discount rate applicable to the subject is an examination 

of anticipated IRR’s for typical apartment projects.   The Valuation Insights and Perspectives 

published by the Appraisal Institute, which utilizes the PWC Company as a source, conducts a 

survey of financial institutions and investors to determine their anticipated demands on prime real 

estate purchases.   As of the first quarter of 2015, yield rates for profit oriented apartment projects 

ranged from 5.50% to 10.00% and averaged 7.33%. 
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INCOME APPROACH (Continued) 

 
 
Based upon our previous discussion of market interest rates, anticipated internal rates of return 

by current investors, a discount rate of 8.0% is considered adequate to attract equity capital to 

the subject property and appropriate to reflect the risks associated with the ownership of the 

project.   In selecting the 8.0% discount rate, one of the appraiser’s considerations was that the 

subject property shall have an on-going waiting list of prospective tenants wait to occupy any 

vacant apartments. 

 

PwC Real Estate Investor Survey 
First Quarter 2015 
 

 

 

Reversion 

 

In addition to discounting the future income stream, the reversionary value of the subject property 

is estimated after the 15 year holding period expires.   This reversionary value is then discounted 

at the appropriate yield rate and added to the present worth of the income stream in order to arrive 

at the value by the Income Approach. 

1st Qtr 2015 4th Qtr 2014 1st Qtr 2015 4th Qtr 2014 1st Qtr 2015 4th Qtr 2014 1st Qtr 2015 4th Qtr 2014

Discount Rate (IRR)
     Range (%) 5.50%-12.00%5.50%-11.00% 5.50%-11.00% 5.50-11.00% 5.75%-9.00% 5.75%-9.00% 5.50%-10.00%5.50%-10.00%
     Average (%) 8.19% 8.15% 7.46% 7.45% 7.17% 7.17% 7.33% 7.34%
     Change (b.p) 4 1 0 -1

Overall Cap Rate (OAR)
     Range (5) 4.00%-9.00% 4.00%-10.00% 3.50%-8.00% 3.75%-8.00% 4.50%-7.00% 4.50%-7.00% 3.50%-8.00% 3.50%-8.00%
     Average (%) 6.38% 6.21% 6.11% 6.16% 5.77% 5.82% 5.36% 5.36%
     Change(b.p) 17 -5 -5 0

Residual Cap Rate
     Range (%) 4.75%-10.00%4.75%-10.00% 5.00%-9.00% 5.00%-9.00% 5.50%-7.25% 5.50%-8.00% 4.25%-8.50% 4.25%-9.00%
     Average (%) 6.96% 6.79% 6.59% 6.59% 6.38% 6.49% 5.96% 6.03%
     Change(b.p) 17 0 -11 -7

Regional Mall CBD Off ice Warehouse Apartment
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INCOME APPROACH (Continued) 

 

The reversionary value was obtained by capitalizing the property’s net income by an overall 

capitalization rate.   Recent residual capitalization rates in Valuation Insights and Perspectives 

published by the Appraisal Institute utilizing PWC Real Estate Investor Survey as a reference 

source for apartment projects as of the end of the first quarter of 2015 indicated that apartment 

projects are selling at overall capitalization rates of between 3.50% and 8.00% and averaging 

5.36% .   Because of the age of the subject project and the end of the projected holding period 

and that 100% of the units will  experience little if any vacant, a rate of 8.00% seems appropriate 

for the subject. 

 

 

A selling expense that included brokerage, legal engineering and inspection fees has been 

deducted from the reversionary value in order to estimate the “net” reversionary benefit.  A 5% 

transaction cost is deemed reasonable for these expense items.  
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INCOME APPROACH (Continued) 
 
 

Conclusion 
 

After careful analysis of all of the factors having an effect on the projected income and expenses 

of the subject units over the holding period, the appraisers estimated the subject’s net operation 

income for each year which was then discounted at the selected rate of 8.00%.   In addition, the 

net reversionary value was estimated by capitalizing the subject’s fifteenth year net operating 

income of 8.00% and deducting five percent of the gross sale price for selling expenses.  A 

Schedule of Prospective Cash Flow for the subject property over the fifteen year income and 

expense cycle appears on the following page of the appraisal.   

 

Cash Flow Parameters 

 

Item    Explanation 

Rent    Per Gross Income Summation 

Vacancy Allowance  Five Percent (5%) 

Management Fee   Four Percent (4%) 

Rate of Inflation  Four Percent (4%) 

Typical Lease Term  One Year 

Rent Concessions  None 

Discount Rate   Eight Percent (8%) 

Reversionary Rate  Eight Percent (8%) 

Income/Expense Projection 15 Years 
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INCOME APPROACH (Continued) 

 
Cash Flow Analysis 

 
The Income Approach in based upon a 15-year, pre-tax cash flow analysis whereby the subject’s 

income and expense fluctuations are detailed and analyzed throughout the investment term.   The 

software utilized is the “Argus” Financial Software.   Income is based upon the actual rents for the 

subject units.  Expense amounts are based upon the estimated expense data submitted by the 

owner, as well as from data obtained from the existing low-rise multi-family projects in the Newark, 

New Jersey area. 

 

 

Discounting Process 

The process of discounting income is based on the concept of time preference which holds that 

future income benefits are worth less than the same income or benefits now and that they 

decrease in value systematically as their time for receipt is further deferred into the future.   In this 

analysis, annual income and expenses are estimated to determine net operation over the 

projection period.   Next, a discount rate is selected which represents the rate of return necessary 

to attract the typical investor.  Finally, the anticipated income stream is discounted in order to 

develop a present value estimate. 

 

Gross Income 

 

Unit Type  No. of Units  Monthly Rent   Annual Rent 

1 Bedroom   20   $1,022   $245,280 

Other Income   4      $ 80,000 

Total Gross Income Potential Income               $325,280 

 
 

Vacancy and Collection Loss 
 

A vacancy and rent loss factor of 5% was taken against the total gross income of the subject 

property.   While in most probability there will be a continual waiting list of qualified, future 

residents and the vacancy factor exceeds the current vacancy rate of the comparable rental 

properties, the 5% vacancy factor is considered adequate to reflect fluctuations in demand for 

rental units in local market place over the fifteen year cash flow projection. 
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INCOME APPROACH (Continued) 

 
In order to estimate the subject’s present value via the Income Approach, its income stream was 

discounted at a 8.00% rate using the end of year for receipt of cash and its reversionary value 

capitalized at a 6.50% overall rate using the end of year for receipt of cash.  The cumulative 

discounted value, of these two sources of revenue, is as follows: 

 

Year  Cash Flow X PW Factor  = Net Present Value 
1  $67,633  0.9259     $62,621 
2  $70,338  0.8573     $60,301 
3  $73,152  0.7938     $58,068 
4  $76,078  0.7350     $55,917 
5  $79,121  0.6806     $53,850 
6  $82,286  0.6302     $51,857 
7  $85,579  0.5835     $49,935 
8  $89,002  0.5403     $48,088 
9  $92,562  0.5002     $46,299 
10  $96,264  0.4632     $44,589 
11  $100,114  0.4289     $42,939 
12  $104,116  0.3971     $41,344 
13  $108,283  0.3677     $39,816 
14  $112,613  0.3405     $38,345 
15  $117,118  0.3152     $36,916 
16(NOI ) $121,803 
 
Discounted Value of Cash Flows      $730,885 
 
Reversion *    $1,873,890 
Less Selling Costs (5%)  $     93,695 
Net Reversion Value   $ 1,780,195  x  0.3152  $   561,117 
 
Total Net Present Value       $1,292,002 
 
Indicated Value via the Income Approach (rounded)    $1,290,000 
 
*NOI Year 16    $121,803 
Capitalization Rate         6.50% 
Reversionary Value (rounded) $1,873,890 
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TAX CREDIT 
 
 

Estimated Tax Credit 
 

One of the basic, inherent features of a low income property investment is the Low-Income 

Housing Tax Credit Program created by the Federal Tax Reform Act of 1986.   The program 

replaced existing tax shelters such as accelerated depreciation.   At the option of the developer, 

the tax credits may be retained by the developer over a 15 year holding period upon completion 

of the housing units or sold to an investor.  If sold, the term of the tax credits to an investor is at a 

discount that will use them to shelter income from federal taxes. 

 

The program is administered by the New Jersey Housing and Mortgage Finance Agency    

(NJHMFA).   AS a direct write-off, tax credits are an attractive alternative to the previously allowed 

passive losses for housing.   Each state is allocated tax credits by the federal government on an 

annual per capita basis of $2.30 per person.   The credits are disbursed by that agency when the 

housing/apartment units are place in service.   In the case of the subject project, a 4.0% tax credit 

percentage is applicable to the value of the property, less non-depreciable assets, such as land 

value.   In accordance with this valuation, the annual tax credit applicable to the subject property 

on a preliminary basis are estimated at $98,600 per year.  Based on recent similar marketable 

tax credits which the appraisers are familiar with, it is assumed that the subject’s tax credits could 

be sold at 90% of their face value.  At 90% of their face value, the value of the tax benefits to the 

developer total $937,700 (rounded). 

 

As explained above, a developer of an affordable housing project has a choice of retaining the 

tax credits upon completion of the housing units or selling them to an investor.   If retained, the 

value of the tax credits is determined by discounting them at a rate considered adequate for the 

risks associated with the realty.  In the case of the subject, a rate of 8.00% is considered 

appropriate.   At a 8.00% discount rate, over the projected holding period of fifteen years, the 

discounted value of the tax credits is $843,960 (see following page for calculations). 
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TAX CREDITS (Continued) 
 

 
Present Value to Developer of Tax Credit 

 
Discounted at 8.00% 

 
 
Year  Cash Flow X PW Factor  = Net Present Value 
1  $98,600  0.9259    $91,294 
2  $98,600  0.8573    $84,530 
3  $98,600  0.7938    $78,269 
4  $98,600  0.7350    $72,471 
5  $98,600  0.6806    $67,107 
6  $98,600  0.6302    $62,138 
7  $98,600  0.5835    $57,533 
8  $98,600  0.5403    $53,274 
9  $98,600  0.5002    $49,320 
10  $98,600  0.4632    $45,671 
11  $98,600  0.4289    $42,289 
12  $98,600  0.3971    $39,154 
13  $98,600  0.3677    $36,255 
14  $98,600  0.3405    $33,573 
15  $98,600  0.3152    $31,079 
 

 
 
 

Summary of Values of Tax Credits 
 

To Developer (if retained)   $843,960 (rounded) 

To Developer (if sold at 90% of Par)  $937,700 (rounded) 

 

The property’s current value over the projected 15 year holding period including both realty 

($1,290,000) and tax benefits sold at 90% of their face value totals $2,227,700. 
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RECONCILIATION AND VALUE CONCLUSION 
 

The result of application of the three conventional approaches to value is: 

       “As Is”              “As Complete”    “Stabilized”   

Cost Approach   $200,000               $2,665,000      N/A 
Income Approach      N/A                  N/A        $1,290,000 
Market Data Approach      N/A                  N/A              N/A 
Value of Tax Credits      N/A         N/A         $2,227,700 
 

The arrival at a value conclusion has been forged by the following principle: 
 

“Reconciliation is the process of reducing a range of value indications into an 
appropriate conclusion for that analysis.”3 

 

In arriving at the value indication via the Cost Approach, the estimated land value of the realty 

was added to the estimated cost new of the building and site improvements. This approach is 

often a reliable indicator of a property’s value, particularly in the case of a recently or to be 

constructed project. Typically however, a potential investor in a property such as the subject is 

mainly concerned with a property’s location and demographics, the quality and physical condition 

of improvements and both the quality of the potential income the project is capable of producing. 

The Cost Approach, while addressing some of the concerns of a typical investor, does not focus 

on all the risks of this type of investment. 

 

The indication of value from the application of the Income Approach is considered most reflective 

of the subject’s value and was heavily relied upon for the concluded value. Unlike the Cost 

Approach, the Income Approach focuses on an investor’s primary concerns about a property’s 

potential for generating income over a sustained period of time and for value appreciation. This 

approach is considered to closely parallel the expectations of well-informed investors of income 

producing properties when evaluating this type of investment. Among its advantages versus other 

forms of analysis is its ability to more accurately reflect the impact of the subject’s potential rent 

terms on the value of a property. It is the opinion of the appraisers that the Income Approach, in 

conjunction with its marketable tax benefits, is the primary and most meaningful indication of the 

rental project’s current value under prevailing market conditions. 

 

 

 
3 Appraisal Institute, The Dictionary of Real Estate Appraisal, 5th ed. (Chicago: Appraisal Institute, 2010) 
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RECONCILIATION AND VALUE CONCLUSION (Continued) 

 

Therefore, based on the Cost and Income Approaches, it is the opinion of the appraisers that the 

“As Is” Market Value of the appraised property and its “As Complete” and “Stabilized” Values, as 

of August 5, 2015 are as follows:  

 
 
“AS IS” MARKET VALUE  

 
TWO HUNDRED THOUSAND DOLLARS 

($200,000) 
 

“AS COMPLETE” MARKET VALUE  
 

TWO MILLION SIX HUNDRED SIXTY FIVE THOUSAND DOLLARS 
($2,665,000) 

 
“STABILIZED” MARKET VALUE  

 
ONE MILLION TWO HUNDRED NINETY THOUSAND DOLLARS 

($1,290,000) 
 
 

“STABILIZED” MARKET VALUE INCLUDING TAX CREDITS 
 
TWO MILLION TWO HUNDRED TWENTY SEVEN THOUSAND SEVEN HUNDRED DOLLARS 
                                                                  ($2,227,700) 
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CERTIFICATION 

 

Joseph E. Baldoni, MAI, and Joseph C. Baldoni, MAI, the undersigned, have personally inspected 

and have appraised the subject property known as A Better Life located in the City of Newark, 

Essex County, New Jersey identified on the tax rolls as Block 274, Lot 2.  We have analyzed and 

taken into consideration all of the factors affecting its value. 

 

We 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 is our personal, unbiased professional analyses, 
opinions, and conclusions. 

 
 the reported analyses, opinions, and conclusions were developed, and this report has 

been prepared, in conformity with the requirements of the Appraisal Institute’s Code of 
Professional Ethics and Standards of Professional Appraisal Practice, which include the 
Uniform Standards of Professional Appraisal Practice. 

 
 we have no present or prospective interest in the property that is the subject of this report 

and we have no personal interest or bias with respect to the parties involved. 
 

 Appraisal Associates Inc. has previously provided appraisal services, as an appraiser, on 
the property that is the subject of this report on August 5, 2011, July 3, 2013 AND June 
10, 2014. 

 
 we have no bias with respect to the property that is the subject of this report or to the 

parties involved. 
 
 our engagement in this assignment was not contingent upon developing or reporting 

predetermined results. 
 

 our compensation is not contingent upon the reporting of a predetermined value or 
direction in value that favors the cause of the client, the amount of the value estimate, the 
attainment of a stipulated result, or the occurrence of a subsequent event. 

 
 we have made a personal exterior inspection of the property that is the subject of this 

report. 
 

 Doug Patten, Associate Analyst, has provided significant professional assistance to the 
person signing this report. 

 
 the use of this report is subject to the requirements of the Appraisal Institute relating to 

review by its duly authorized representatives. 
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CERTIFICATION (Continued) 
 

This appraisal assignment was not based on a requested minimum valuation, a specific valuation, 

or the approval of a loan. 

 

As of date of this report, Joseph E. Baldoni, MAI and Joseph C. Baldoni, MAI have completed the 

requirements of the continuing education program of the Appraisal Institute and/or the State of 

New Jersey. 

 

It is the opinion of the undersigned that the “As Is” Market Value of the appraised property and its 

“As Complete” and “Stabilized” Values as of August 5, 2015 are:  

 
 
“AS IS” MARKET VALUE  

 
TWO HUNDRED THOUSAND DOLLARS 

($200,000) 
 

“AS COMPLETE” MARKET VALUE  
 

TWO MILLION SIX HUNDRED SIXTY FIVE THOUSAND DOLLARS 
($2,665,000) 

 
“AS STABILIZED” MARKET VALUE  
 

ONE MILLION TWO HUNDRED NINETY THOUSAND DOLLARS 
                                                                 ($1,290,000) 
 
 
“AS STABILIZED” MARKET VALUE INCLUDING TAX CREDITS  

 
TWO MILLION TWO HUNDRED TWENTY SEVEN THOUSAND SEVEN HUNDRED DOLLARS 

($2,227,700) 
 

 
  
 

             
        ___________________ 
        Joseph E. Baldoni, MAI  
        SCGREA 339 

 
 

         
         
        ____________________ 
       Joseph C. Baldoni, MAI 
       SCGREA 1977 



 
 

 _________Appraisal Associates, Inc. 
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Qualifications - Joseph E. Baldoni, MAI 
 
Business: 

APPRAISAL ASSOCIATES, INC. 
524 South Avenue East 
Cranford, New Jersey 07016 

 
Designations and Professional Affiliations: 
 
  • Designated Member, MAI, Appraisal Institute of Real Estate Appraisers (#5671) - Currently 

Re-Certified 
  • State Certified General Real Estate Appraiser - New Jersey License No. RG 00339 - Currently 

Re-Certified 
  • State Certified General Real Estate Appraiser - Pennsylvania License No. GA-001202-R - 

Currently Re-Certified 
  • Licensed Real Estate Broker - State of New Jersey 
 
 Currently 2014 President of Metro New Jersey Chapter of the Appraisal Institute 

   
 
Education: 
  • Attended Seton Hall University 
 
  • American Institute of Real Estate Appraisers: 

Course I - Appraisal Theory and Practice (University of Connecticut) 
Course II - Urban Properties (University of Connecticut) 
Course VI - Investment Analysis 
Course VII - Residential Appraising 
Course - Real Estate Valuation in Litigation 
Course - Business Valuation and Partial/Minority Interest 

 
  • Graduate School of Michigan State University 

Certificate in Advanced Income Property Valuation. Courses included Income 
Property Finance and Advanced Income Property Finance. 

 
  • Society of Real Estate Appraisers Report Writing Seminar (Hofstra University) 
 
  • Attended numerous lectures and seminars on real estate appraising, financing, construction 

techniques, construction cost, management and business valuations methods. 
 
Lecturer and Expert Witness: 
  • Somerset County College - "Appraisal Techniques" - Guest Lecturer 
  • Glen Rock Community School - "Real Estate as an Investment" - Lecturer 
  • Accepted and testified as expert witness - Tax Courts of New Jersey, California and Missouri; 

Iowa; New York; Superior Court of New Jersey and Federal Bankruptcy Courts, Manhattan 
District, Philadelphia District and New Jersey, (Trenton District). 

 
Experience: 

Present: President - Appraisal Associates, Inc., which is actively engaged in the 
appraising of all types of real estate for all purposes.  Studies performed to 
determine projects' feasibility and viability, as well as highest and best use 
analyses and consultation on total real estate portfolios. 
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Qualifications -- Joseph E. Baldoni, MAI (Continued) 
 
Experience: 

Past:  Vice President - Appraisal Department Manager and Chief Appraiser of 
International Appraisal Co., a nationwide appraisal company with emphasis 
on corporate appraisal needs. 

 
Income Loan Originator - Jersey Mortgage Company.  Main duties to 
originate, underwrite, appraise and negotiate loans on income-producing 
properties. 

 
Associate Appraiser - Van Syckle Agency.  Appraised all types of properties 
in New Jersey.  Performed zoning studies and land utilization analyses. 

 
Assistant Vice President - Porter Company, Ltd.  Supervised appraisal staff 
in performance of appraisals for all purposes. 

 
Appraisals of Special Note: 

 
 32-story luxury high-rise apartment complex  
 4,750,000 S/F Office Tower – Chicago, IL 
 Integrated Steel Mill – Cleveland, OH  
 11,000,000 S/F industrial manufacturing – Rochester, NY 
 470 unit proposed condominium project 
 Alumina Refining Facility - St. Croix 
 2,400,000 S/F automobile assembly plant  
 Hollywood film studio, Sound Stages and Back Lot Production Area 
 Lumber and Pulp Mill facilities 
 Proposed 690-room center city luxury hotel and 27-story office building 
 Proposed multiple-building office park 
 2,600,000 S/F airline overhaul base 
 800 unit garden apartment complex 
 Enclosed regional shopping malls 
 Aluminum Smelting Facility 
 3,800,000 S/F Aluminum Rolling Mill 
 Hydroelectric Power Dam 
 Portfolios 85, 40, 15, Industrial, Office Facilities  

 
 

Prepared for: 
 

 Acquisition and disposal 
 Mortgage financing 
 Tax appeals 
 Condemnation proceedings 
 Allocation of purchase price for Internal Revenue reporting 
 Estate matters 
 Partnership dissolution 
 Investment tax credit analysis 
 Component depreciation studies 
 Land utilization and marketability studies 
 Zoning analysis 
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Qualifications – Joseph C. Baldoni, MAI 
 
Business: 
  APPRAISAL ASSOCIATES, INC. 
  524 South Avenue East 
  Cranford, NJ 07016 
 
 
Designation and Licenses: 

 Designated Member, MAI, The Appraisal Institute  
 State Certified General Real Estate Appraiser  

o New Jersey License No. 42RG 00197700 – Expires December 31, 2013 
o New York License No. 46000049207 – Expires July 27, 2014 

 
 
Professional Affiliations, Activities and Developments: 

 Leadership Development & Advisory Council Participant (LDAC) – 2010 and 2012 
 Board of Directors Metro New Jersey Chapter of Appraisal Institute 2007-2008, 2012-

Present 
 Program Co-Chair and Associate Member Committee Chairperson – Metro New 

Jersey Chapter of the Appraisal Institute 2012  
 Communication and Technology Chairperson - Metro New Jersey Chapter of 

Appraisal Institute 2008-2011 
 Yellow Book Certified 
 Green Acres Certified 
 Complete Professional Development Programs offered by the Appraisal Institute: 

 Valuation of the Components of a Business Enterprise 
 SBA Going Concern 

 
 
Education: 

 Masters of Science in Real Estate 
New York University, New York, NY 
Graduated August 2003 
 

 Bachelor of Science in Finance 
University of Scranton, Scranton, PA. 
Graduated May 1999 
 

 Appraisal Institute and State of New Jersey 
Numerous courses, lectures and seminars 
 

 
Experience: 
 Present: Vice President – Appraisal Associates, Inc., which is actively engaged in the 

appraisal of all types of real estate for all purposes. 
 
 Past: American International Group, New York, New York (6/99 – 9/00) 

 Claims Analyst I – Fidelity Bonds Department 
 
Expert Witness: 

 Qualified expert witness before New Jersey Tax Court 
 Qualified expert witness before various County Tax Boards  
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Qualifications – Joseph C. Baldoni, MAI (Continued) 
 
 
Appraisals of Special Note: 
  • A 91,450± S/F, 848-unit self-storage facility 
  • A 108 room extended stay style hotel 
  • A 54 room motel/hotel 
  • An 83 room suites style hotel 
  • A 430 bed, 134,723± square foot, seven (7) story nursing home facility   
  • A 121,428± square foot senior living facility 
  • A 180 bed/98,250± square foot nursing home facility 
  • A 276,498± square foot multi-building ink and coating manufacturing building 
  • A 200,144± square foot industrial building proposed for residential conversion 
  • A 44 lot residential subdivision 
  • Class “A” Marquee Office Buildings 
  • A 423,438± square foot Class “A” corporate headquarters and data facility 
  • A 138 door distribution facility 
  • A 1,139,342± square foot warehouse and refrigerated warehouse facility 
  • Multiple nationally recognized fast food, pharmacy and restaurant chains  
 
 
Prepared for: 
  • Acquisition and disposal    
  • Mortgage financing 
  • Tax appeals        
  • Condemnation proceedings 
  • Allocation of purchase price for Internal Revenue Service Reporting 
  • Estate matters        
  • Partnership dissolution 
  • Investment tax credit analysis   
  • Component depreciation studies 
  • Land utilization and marketability studies  
  • Zoning analysis 
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PARTIAL LIST OF CLIENTS SERVED 
(Served By The Firm Or Its Associates) 

 
Corporate 

Acco Corporation    FMC Corporation    Pfizer, Inc. 
Alcan Aluminum    Ford Motor Company   Prentice Hall 
Alcoa Aluminum    Gannett, Inc.    Qume Corporation 
Allied Stores    General Foods Corporation   Rapid Industrial Plastics 
Amicor, Inc.    H. J. Heinz Corporation   Red Roof Inn 
American Cancer Society   Honeywell Corporation   Reynolds Metal Company. 
American Chromalloy   Howard Johnson's Company   Rockwell International 
Amex Specialty Metals   IBM Corporation    Singer Company 
A T & T     Industrial Industries    Sun Chemical 
Bethlehem Steel    Ingersoll Rand Corporation   Toresco Enterprises 
Borden's, Inc.    ITT Corporation    Transnet Corporation 
Borg Warner    Jones & Laughlin Steel   T W A 
Boyle Midway Corp. Kentucky Fried Chicken   Uddeholm 
Brick Church Appliances   Keuffel & Esser Company   United Technologies 
Bucyrus –B Erie    Kinney Shoe Corporation   Valcor Engineering  
CBS, Inc.     Kitty Kelly Company    Vorelco, Inc 
Cyclops Steel Kraft, Inc. W. W. Grainger, Inc. 
Daido Corporation    Lemar Apparel Group, Inc.   Warner Lambert 
Digital Equipment Corporation Martin Marietta Aluminum   Westinghouse 
Entenmann's Bakery Maxwell House Coffee   White Chemical 
Eastman Kodak    Oscar Mayer Corporation   William Steinen Mfg.  
Fluid Packaging Corporation   Otis Elevator     
 

Banks and Financial Institutions 
Amboy National  Bank   E. B. Mortgage Corp.   National Westminster Bank 
American Savings Bank   Equitable of Iowa    NewBank    
Amerifederal Savings   First Nat'l Bank of Central Jersey  New Brunswick Savings Bank  
Bank Asiana    Frank Holland Mortgage Co.   New England Mutual Life Ins. 
Bank of India    Gibraltar Savings Bank   New York Life Insurance Co. 
Bankers Life    GMAC Mortgage Corp.   New York Urban 
Bell Savings    Harmonia Savings Bank                  Paine Webber Mtg. Financial. 
Buchbinder-Silverstein & Solove  Home Life Insurance Corp.   Phoenix Mutual Life Ins,. 
C & C Income Property Services  Howard Savings Bank   PNC Bank 
Carteret Savings Bank   Hudson United Bank   Provident Mutual Life Ins. 
Cenlar Capital Corporation   Investors Bank    Provident Savings Bank 
Chemical Bank    Irving Trust Company   Punia Mortgage Company 
Coldwell Banker    Larson Financial Resources, Inc.  Rahway Savings Institution  
Colonial National Mortgage Lehigh The Bank of Tokyo  
Columbia Savings & Loan   Maplewood Bank and Trust Co.  The Canada Life Assurance 
ComFed Realty Credit Co., Inc.  Meridian Asset Services   The Greater New York Saving 
ComFed Savings Bank   Meritor Credit Corp.    Bank 
Commonwealth Eastern Mtg. Corp.  Metropolitan Life Insurance   Shinhan Bank 
Crestmont Federal Savings & Loan  Metuchen Savings Bank   Spencer Savings Bank  
DRG Financial Corp.   Morris County Savings Bank   Sterling National Bank 
East Bank    Morsemere Federal Savings and Loan  Streetlinks  
Financial Corp.    Mortgage Personnel Services   The Summit Trust Co.  
East River Savings Bank   Mutual Benefit Life Insurance Bank of  Union Carbide Pension 
Eastern Savings Bank   America     Union County Savings Bank 
          Valley National Bank 
           Wilshire State Bank 
             

Builders / Developers / Investors 
Adian Corporation Hartz Mountain Industries, Inc. Metropolitan Properties 
American Management HOWCO Company Murray Construction Co. 
Bellemead Development Corp. Jos. L. Muscarelle, Inc.   Oldnick & Fischer Develop 
Briar Hill Construction Kenbee Management Company Oxford Properties, Inc. 
Dowell Associates, Inc.   Kent Associates    Palm Development Group 
 East Meadow Corporation   Klein Industries, Inc.   Pond View Associates 
Equity Restorations Krantz & Son Realty Rotwein & Blake 
Evans Partnership    Krupp Bros.    Summit Associates, Inc. 
Fairchild Equity Corporation   Lan Associates    William Krupp 
Fox Financial    LCL Equities     
Garibaldi Realty    M. Alfieri Company     
 

Others 
Borough of Montvale   Government Service Administration  Township of Cranford 
Cranbury Township The Trust for Public Lands   Washington Township 

   
Borough of Kenilworth Borough of Garwood   Borough Carteret 
Redevelopment Agency Clifton Redevelopment Agency Paterson  NJHMFA Agency 
Homes Now, Inc. County of Union    Home First 



 

 

 

 

 

 

 

 

APPENDIX D 

NJDEP DE MINIMIS THRESHOLDS AIR 

QUALITY LETTER 

 

 

 

 

 

 

 

 







 

 

 

 

 

 

 

 

APPENDIX E 

PHASE I ENVIRONMENTAL ASSESSMENT   



























































































































































































































































































 

 

 

 

 

 

 

 

APPENDIX F 

UST REMEDIATION PLAN   







 

 

 

 

 

 

 

 

APPENDIX G 

NO FURTHER ACTION LETTER AND COVENANT 

NOT TO SUE   







 

 

 

 

 

 

 

 

APPENDIX H 

NJDEP HUD ENVIRONMENTAL REVIEW TOOL 

2.1 –CONTAMINATION AND TOXIC 

SUBSTANCES MAP   



From: McEvoy, Kim <Kim.McEvoy@dep.nj.gov> 

Sent: Friday, October 23, 2015 3:45 PM 

To: Chloe Swansen; Joseph P. Layton 

Cc: Greene, Robert (Robert.Greene@icfi.com); McEvoy, Kim 

Subject: RE: Better Life Toxic Site Clearance 

Attachments: Better Life Toxics Map.JPG; A Better Life Toxic Spreadsheet_10232015.pdf 

 

Chloe, 

Please include the attachments and this email into the environmental record. 

 

The NJDEP has made determinations on the following HUD applications.  Please see the attached 

spreadsheet.  The spreadsheet will indicate if the HUD projects that you forwarded to me for a Toxics 

consultation were able to be cleared of the potentially threatening toxic site that you identified using 

the GIS layer we provided to you.   

  

You will see in the” Outcome” Column of the spreadsheet the determination we have made.  There are 

only 4 potential answers in this column:   

  

Cleared – NJDEP has found this site to be in substantial compliance with NJDEP regulations and is 

therefore considered under control 

  

Not cleared – Site is not in compliance with NJDEP regulations and is still considered a potential threat 

to the HUD applicant site. 

  

Conditional Clearance - Site could be cleared if the construction of the project would mitigate the 

potential environmental hazard.   For example. if the environmental issue was vapor intrusion and the 

home will be built on unenclosed pilings, the vapor intrusion concern is no longer relevant.   Specific 

comments will be provided when appropriate. 

  

Working On- DEP staff are working to gather information to make a determination. 

  

Please print this email and the spreadsheet and place them in the file for each application noted on 

the spreadsheet.  If the “Outcome” column reads “Working on”  wait until you receive one of the 

other 3 answers prior to putting the email/ spreadsheet into that file.    

 

 

 

Sincerely, 

Kim McEvoy 

NJDEP 

Sandy Recovery EHP 

609-789-2526 (cell) 

609-292-0307 (direct) 





Start Date Application # Contractor Contaminated Site Name

Contaminate

d Site ID # PAMS PIN SRP PI Tracking Outcome Finish Date

Days to 

Completion

Emailed 

Response
10/22/2015 A Better Life Maser 47 61 12th Avenue 65670 0714_275_1 G000031343 Cleared by Geologist Cleared 10/23/2015 1 10/23/2015

10/22/2015 A Better Life Maser NJ University of Medicine and Dentistry Newark Campus 14922 0714_275_1 005390 Cleared by NJEMS Cleared 10/23/2015 1 10/23/2015

10/22/2015 A Better Life Maser The Schillat Farrell Press 67465 0714_275_1 G000008891/G000014419 Cleared by NJEMS Cleared 10/23/2015 1 10/23/2015

10/22/2015 A Better Life Maser Newark Towne Shopping Center 64095 0714_275_1 G000008891 Cleared by NJEMS Cleared 10/23/2015 1 10/23/2015

10/22/2015 A Better Life Maser Auto Body and Service Company Inc. 8569 0714_275_1 G000008891/97694 NJEMS Compliant Cleared 10/23/2015 1 10/23/2015

10/22/2015 A Better Life Maser Clinton Milk Company 8529 0714_275_1 011860 Cleared by NJEMS Cleared 10/23/2015 1 10/23/2015

10/22/2015 A Better Life Maser Tonys Service Center 13037 0714_275_1 017428 Limited Sites Impacted DC Cleared 10/23/2015 1 10/23/2015

10/22/2015 A Better Life Maser 33 Holland Street 75016 0714_275_1 G000041985 Limited Sites Impacted DC Cleared 10/23/2015 1 10/23/2015

10/22/2015 A Better Life Maser 37 Holland Street 75015 0714_275_1 G000041984 Limited Sites Impacted DC Cleared 10/23/2015 1 10/23/2015

10/22/2015 A Better Life Maser 484 15th Avenue 149791 0714_275_1 197760 Cleared by Geologist Cleared 10/23/2015 1 10/23/2015



 

 

 

 

 

 

 

 

APPENDIX I 

NATURAL HERITAGE PROGRAM DATABASE 

SEARCH RESULTS 

  



NHP File No. 15-4007462-8650 

 

 

 

 

 
 

 

 

 

 
          CHRIS CHRISTIE 

       Governor 

 

       KIM GUADAGNO 

       Lt. Governor

 

 

DEPARTMENT OF ENVIRONMENTAL PROTECTION 

State Forestry Services 
Mail Code 501-04 

ONLM - Natural Heritage Program 
P.O. Box 420 

Trenton, NJ 08625-0420 
Tel. #609-984-1339 
Fax. #609-984-1427 

 

 

 

 
 

 

 

 

 
                             BOB MARTIN 

                      Commissioner

 

 

       October 30,  2015 

 

Chloe S. Swansen 

Maser Consulting P.A. 

555 Hudson Valley Road, Suite 101 

Newburgh, NY 12553 

 

Re: Block 274, Lots 2, 3, 4, 5, 40 and 41 

City of Newark, NJ 

MC Project No. 15000769A 

 

Dear Ms. Swansen: 
 

Thank you for your data request regarding rare species information for the above referenced project site in Newark City, 

Essex County. 

 

Searches of the Natural Heritage Database and the Landscape Project (Version 3.1) are based on a representation of the 

boundaries of your project site in our Geographic Information System (GIS).  We make every effort to accurately transfer 

your project bounds from the topographic map(s) submitted with the Request for Data into our Geographic Information 

System. We do not typically verify that your project bounds are accurate, or check them against other sources. 

 

We have checked the Landscape Project habitat mapping and the Biotics Database for occurrences of any rare wildlife 

species or wildlife habitat on the referenced site.  The Natural Heritage Database was searched for occurrences of rare plant 

species or ecological communities that may be on the project site.  Please refer to Table 1 (attached) to determine if any rare 

plant species, ecological communities, or rare wildlife species or wildlife habitat are documented on site.  A detailed report  

is provided for each category coded as ‘Yes’ in Table 1. 

 

We have also checked the Landscape Project habitat mapping and Biotics Database for all occurrences of rare wildlife 

species or wildlife habitat within one mile of the referenced site.  Please refer to Table 2 (attached) to determine if any rare 

wildlife species or wildlife habitat is documented within one mile of the project site.  Detailed reports are provided for each 

category coded as ‘Yes’ in Table 2.  These reports may include species that have also been documented on the project site.   

 

For requests submitted as part of a Flood Hazard Area Control Act (FHACA) rule application, we report records for all rare 

plant species and ecological communities tracked by the Natural Heritage Program that may be on your project site.  (In 

some borderline cases these records may be described as on or in the immediate vicinity of your project site.)  A subset of 

these plant species are also covered by the FHACA rules when the records are located within one mile of the project site.  

One mile searches for plant species will only report occurrences for those plant species identified under the FHACA 

regulations as being critically dependent on the watercourse.  Please refer to Table 2 (attached) to determine if any rare  

plant species covered by the FHACA rules have been documented.  Detailed reports are provided for each category coded 

as ‘Yes’ in Table 2.  These reports may include species that have also been documented on the project site.   

 

The Natural Heritage Program reviews its data periodically to identify priority sites for natural diversity in the State.  

Included as priority sites are some of the State’s best habitats for rare and endangered species and ecological communities.  

Please refer to Tables 1 and 2 (attached) to determine if any priority sites are located on or within one mile of the project 

site. 



NHP File No. 15-4007462-8650 

 

 

A list of rare plant species and ecological communities that have been documented from the project site, referenced above, 

can be downloaded from http://www.state.nj.us/dep/parksandforests/natural/heritage/countylist.html. If suitable habitat is 

present at the project site, the species in that list have potential to be present.   

 

Status and rank codes used in the tables and lists are defined in EXPLANATION OF CODES USED IN NATURAL HERITAGE 

REPORTS, which can be downloaded from http://www.state.nj.us/dep/parksandforests/natural/heritage/nhpcodes_2010.pdf.  

 

If you have questions concerning the wildlife records or wildlife species mentioned in this response, we recommend that 

you visit the interactive NJ-GeoWeb website at the following URL, http://www.state.nj.us/dep/gis/geowebsplash.htm or 

contact the Division of Fish and Wildlife, Endangered and Nongame Species Program at (609) 292-9400. 

 

PLEASE SEE ‘CAUTIONS AND RESTRICTIONS ON NHP DATA’, which can be downloaded from 

http://www.state.nj.us/dep/parksandforests/natural/heritage/newcaution2008.pdf. 

 

Thank you for consulting the Natural Heritage Program.  The attached invoice details the payment due for processing this 

data request.  Feel free to contact us again regarding any future data requests. 
 

 

Sincerely, 
 

                    
 

Robert J. Cartica  

Administrator  

 

c: NHP File No. 15-4007462-8650 

  



NHP File No. 15-4007462-8650 

 

Mail Code 501-04 
Department of Environmental Protection 

State Forestry Services 
Office of Natural Lands Management 

P.O. Box 420 Trenton, New Jersey 08625-0420 
(609) 984-1339        Fax: (609) 984-1427 

     

  

Invoice   

  

  

 

     Date Invoice # 

     10/30/2015 8650 

Bill to: Make check payable to: 
Maser Consulting P.A. 
555 Hudson Valley Road, Suite 101 
Newburgh, NY 12553 

Office of Natural Lands Management 
And forward with a copy of this statement to: 
Mail Code 501-04 

Office of Natural Lands Management 

P.O. Box 420 Trenton, New Jersey 08625-0420 
 

Quantity (hrs.) Description Rate (per hr.) Amount 

1 Charge for Natural Heritage Database search for 
rare species and ecological communities locational 
information. 
Project: 15-4007462-8650 
 
 

$ 70.00 $ 70.00 

  
 
 
 

    

      

      

      

      

      

      

      

      

Chloe S. Swansen 
Project Name: Block 274, Lots 2, 3, 4, 5, 40 and 41 
City of Newark, NJ 
MC Project No. 15000769A 

Total $ 70.00 

 



Table 1: On Site Data Request Search Results (7 Possible Reports)

1. Possibly on Project Site Based on Search of Natural Heritage Database: 
Rare Plant Species and Ecological Communities Currently Recorded in the 
New Jersey Natural Heritage Database

No

2. On or In the Immediate Vicinity of the Project Site Based on Search of the 
Natural Heritage Database: Rare Plant Species and Ecological Communities 
Currently Recorded in the New Jersey Natural Heritage Database

No

3. Natural Heritage Priority Sites On Site No

4. Rare Wildlife Species or Wildlife Habitat on the Project Site Based on 
Search of Landscape Project 3.1 Species Based Patches

No

5. Vernal Pool Habitat on the Project Site Based on Search of Landscape 
Project 3.1

No

6. Rare Wildlife Species or Wildlife Habitat on the Project Site Based on 
Search of Landscape Project 3.1 Stream Habitat File

No

7. Other Animal Species On the Project Site Based on Additional Species 
Tracked by Endangered and Nongame Species Program

No

0 pages included

0 pages included

0 pages included

0 pages included

Report Name Included Number of Pages

0 pages included

0 pages included

0 pages included

Friday, October 30, 2015

Page 1 of 1

NHP File No.: 15-4007462-8650



Table 2: Within 1 Mile for FHACA Searches (6 possible reports)

1. Rare Plant Species Covered by the Flood Hazard Area 
Control Act Rule Within One Mile of the Project Site Based 
on Search of Natural Heritage Database

No

2. Natural Heritage Priority Sites within 1 mile No

3. Rare Wildlife Species or Wildlife Habitat Within One 
Mile of the Project Site Based on Search of Landscape 
Project 3.1 Species Based Patches

No

4. Vernal Pool Habitat Within One Mile of the Project Site
Based on Search of Landscape Project 3.1

No

5. Rare Wildlife Species or Wildlife Habitat Within One 
Mile of the Project Site Based on Search of Landscape 
Project 3.1 Stream Habitat File

No

6. Other Animal Species Within One Mile of the Project 
Site Based on Additional Species Tracked by Endangered 
and Nongame Species Program

No

Report Name Included Number of Pages

0 pages included

0 pages included

0 pages included

0 pages included

0 pages included

0 pages included

Friday, October 30, 2015

Page 1 of 1

NHP File No.: 15-4007462-8650
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IPAC SEARCH RESULTS 
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IPaC Trust Resource Report
Generated November 02, 2015 12:28 PM MST

This report is for informational purposes only and should not be used for planning or
analyzing project-level impacts. For projects that require FWS review, please return to
this project on the IPaC website and request an official species list from the Regulatory
Documents page.
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US Fish & Wildlife Service

IPaC Trust Resource Report

Project Description
NAME

A Better Life

PROJECT CODE

GN3XX-32G2J-DFBHL-NTRJ2-AAH7FY

LOCATION

Essex County, New Jersey

DESCRIPTION

No description provided 

U.S. Fish & Wildlife Contact Information
Species in this report are managed by:

New Jersey Ecological Services Field Office
927 North Main Street, Building D
Pleasantville, NJ 08232-1454 
(609) 646-9310

http://ecos.fws.gov/ipac/project/GN3XX32G2JDFBHLNTRJ2AAH7FY
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Endangered Species
Proposed, candidate, threatened, and endangered species that are managed by the 

 and should be considered as part of an effect analysisEndangered Species Program
for this project.

This unofficial species list is for informational purposes only and does not fulfill the
requirements under  of the Endangered Species Act, which states that FederalSection 7
agencies are required to "request of the Secretary of Interior information whether any
species which is listed or proposed to be listed may be present in the area of a
proposed action." This requirement applies to projects which are conducted, permitted
or licensed by any Federal agency.

A letter from the local office and a species list which fulfills this requirement can be
obtained by returning to this project on the IPaC website and requesting an official
species list on the Regulatory Documents page.

There are no endangered species identified for this project area

Critical Habitats
Potential effects to critical habitat(s) within the project area must be analyzed along with
the endangered species themselves.

There is no critical habitat within this project area

http://www.fws.gov/endangered/
http://www.fws.gov/endangered/laws-policies/section-7.html
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Bird of conservation concern

Bird of conservation concern

Bird of conservation concern

Bird of conservation concern

Bird of conservation concern

Bird of conservation concern

Bird of conservation concern

Bird of conservation concern

Bird of conservation concern

Bird of conservation concern

Bird of conservation concern

Bird of conservation concern

Migratory Birds
Birds are protected by the  and the Migratory Bird Treaty Act Bald and Golden Eagle

.Protection Act

Any activity which results in the  of migratory birds or eagles is prohibited unlesstake
authorized by the U.S. Fish and Wildlife Service ( ). There are no provisions for1
allowing the take of migratory birds that are unintentionally killed or injured.

You are responsible for complying with the appropriate regulations for the protection of
birds as part of this project. This involves analyzing potential impacts and implementing
appropriate conservation measures for all project activities.

 American Oystercatcher Haematopus palliatus

Year-round
https://ecos.fws.gov/speciesProfile/profile/speciesProfile.action?spcode=B0G8

 American Bittern Botaurus lentiginosus

Season: Breeding
https://ecos.fws.gov/speciesProfile/profile/speciesProfile.action?spcode=B0F3

 Bald Eagle Haliaeetus leucocephalus

Year-round
https://ecos.fws.gov/speciesProfile/profile/speciesProfile.action?spcode=B008

 Black Skimmer Rynchops niger

Season: Breeding
https://ecos.fws.gov/speciesProfile/profile/speciesProfile.action?spcode=B0EO

 Black-billed Cuckoo Coccyzus erythropthalmus

Season: Breeding
https://ecos.fws.gov/speciesProfile/profile/speciesProfile.action?spcode=B0HI

 Blue-winged Warbler Vermivora pinus

Season: Breeding

 Canada Warbler Wilsonia canadensis

Season: Breeding

 Cerulean Warbler Dendroica cerulea

Season: Breeding
https://ecos.fws.gov/speciesProfile/profile/speciesProfile.action?spcode=B09I

 Fox Sparrow Passerella iliaca

Season: Wintering

 Golden-winged Warbler Vermivora chrysoptera

Season: Breeding
https://ecos.fws.gov/speciesProfile/profile/speciesProfile.action?spcode=B0G4

 Hudsonian Godwit Limosa haemastica

Season: Migrating

 Kentucky Warbler Oporornis formosus

Season: Breeding

http://www.fws.gov/migratorybirds/RegulationsPolicies/mbta/mbtintro.html
http://www.fws.gov/midwest/MidwestBird/EaglePermits/bagepa.html
http://www.fws.gov/midwest/MidwestBird/EaglePermits/bagepa.html
https://ecos.fws.gov/speciesProfile/profile/speciesProfile.action?spcode=B0G8
https://ecos.fws.gov/speciesProfile/profile/speciesProfile.action?spcode=B0F3
https://ecos.fws.gov/speciesProfile/profile/speciesProfile.action?spcode=B008
https://ecos.fws.gov/speciesProfile/profile/speciesProfile.action?spcode=B0EO
https://ecos.fws.gov/speciesProfile/profile/speciesProfile.action?spcode=B0HI
https://ecos.fws.gov/speciesProfile/profile/speciesProfile.action?spcode=B09I
https://ecos.fws.gov/speciesProfile/profile/speciesProfile.action?spcode=B0G4
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Bird of conservation concern

Bird of conservation concern

Bird of conservation concern

Bird of conservation concern

Bird of conservation concern

Bird of conservation concern

Bird of conservation concern

Bird of conservation concern

Bird of conservation concern

Bird of conservation concern

Bird of conservation concern

Bird of conservation concern

Bird of conservation concern

Bird of conservation concern Least Bittern Ixobrychus exilis

Season: Breeding

 Peregrine Falcon Falco peregrinus

Season: Wintering
https://ecos.fws.gov/speciesProfile/profile/speciesProfile.action?spcode=B0FU

 Pied-billed Grebe Podilymbus podiceps

Year-round

 Prairie Warbler Dendroica discolor

Season: Breeding

 Purple Sandpiper Calidris maritima

Season: Wintering

 Red Knot Calidris canutus rufa

Season: Wintering
https://ecos.fws.gov/speciesProfile/profile/speciesProfile.action?spcode=B0DM

 Rusty Blackbird Euphagus carolinus

Season: Wintering

 Saltmarsh Sparrow Ammodramus caudacutus

Season: Breeding

 Seaside Sparrow Ammodramus maritimus

Year-round

 Short-eared Owl Asio flammeus

Season: Wintering
https://ecos.fws.gov/speciesProfile/profile/speciesProfile.action?spcode=B0HD

 Snowy Egret Egretta thula

Season: Breeding

 Upland Sandpiper Bartramia longicauda

Season: Breeding
https://ecos.fws.gov/speciesProfile/profile/speciesProfile.action?spcode=B0HC

 Wood Thrush Hylocichla mustelina

Season: Breeding

 Worm Eating Warbler Helmitheros vermivorum

Season: Breeding

https://ecos.fws.gov/speciesProfile/profile/speciesProfile.action?spcode=B0FU
https://ecos.fws.gov/speciesProfile/profile/speciesProfile.action?spcode=B0DM
https://ecos.fws.gov/speciesProfile/profile/speciesProfile.action?spcode=B0HD
https://ecos.fws.gov/speciesProfile/profile/speciesProfile.action?spcode=B0HC
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Refuges
Any activity proposed on  lands must undergo a 'CompatibilityNational Wildlife Refuge
Determination' conducted by the Refuge. If your project overlaps or otherwise impacts a
Refuge, please contact that Refuge to discuss the authorization process.

There are no refuges within this project area

http://www.fws.gov/refuges/
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Wetlands
Impacts to  and other aquatic habitats from your project may be subject toNWI wetlands
regulation under Section 404 of the Clean Water Act, or other State/Federal Statutes.

Project proponents should discuss the relationship of these requirements to their project
with the Regulatory Program of the appropriate .U.S. Army Corps of Engineers District

DATA LIMITATIONS

The Service's objective of mapping wetlands and deepwater habitats is to produce reconnaissance level information
on the location, type and size of these resources. The maps are prepared from the analysis of high altitude imagery.
Wetlands are identified based on vegetation, visible hydrology and geography. A margin of error is inherent in the use
of imagery; thus, detailed on-the-ground inspection of any particular site may result in revision of the wetland
boundaries or classification established through image analysis.

The accuracy of image interpretation depends on the quality of the imagery, the experience of the image analysts,
the amount and quality of the collateral data and the amount of ground truth verification work conducted. Metadata
should be consulted to determine the date of the source imagery used and any mapping problems.

Wetlands or other mapped features may have changed since the date of the imagery or field work. There may be
occasional differences in polygon boundaries or classifications between the information depicted on the map and the
actual conditions on site.

DATA EXCLUSIONS

Certain wetland habitats are excluded from the National mapping program because of the limitations of aerial
imagery as the primary data source used to detect wetlands. These habitats include seagrasses or submerged
aquatic vegetation that are found in the intertidal and subtidal zones of estuaries and nearshore coastal waters.
Some deepwater reef communities (coral or tuberficid worm reefs) have also been excluded from the inventory.
These habitats, because of their depth, go undetected by aerial imagery.

DATA PRECAUTIONS

Federal, state, and local regulatory agencies with jurisdiction over wetlands may define and describe wetlands in a
different manner than that used in this inventory. There is no attempt, in either the design or products of this
inventory, to define the limits of proprietary jurisdiction of any Federal, state, or local government or to establish the
geographical scope of the regulatory programs of government agencies. Persons intending to engage in activities
involving modifications within or adjacent to wetland areas should seek the advice of appropriate federal, state, or
local agencies concerning specified agency regulatory programs and proprietary jurisdictions that may affect such
activities.

Wetland data is unavailable at this time.

http://www.fws.gov/wetlands/
http://www.usace.army.mil/Missions/CivilWorks/RegulatoryProgramandPermits.aspx


 

 

 

 

 

 

 

 

APPENDIX K 

BAT GUIDANCE QUESTIONNAIRE 

 

  



The NJDEP HUD Environmental Review Tool 2.1 (map screening tool) no longer includes occurrence 
areas for threatened or endangered bats.  For all projects statewide, the following guidance and action 
steps should be followed to determine whether a project may adversely impact federally listed Indiana 
bats (1), northern long-eared bats (2), or their habitats:  
 
Question 1:  Does the project involve removal of trees (3)?  No. 
(Note that the project application/ERR must include information regarding whether tree removal is 
required and the amount of tree removal required.)  

 Yes (tree removal required) = Proceed to Question 2 
 No (no tree removal) = Proceed to Question 3 

 
Question 2:  How much tree removal is required, and when would tree removal occur?  

 Less than 1 acre of trees will be removed, and tree removal will occur during the INACTIVE 
season for bats (4) = No effect on listed bats from tree clearing; proceed to Question 3.  

 Less than 1 acre of trees will be removed, but tree removal will occur during the ACTIVE 
season for bats (4) = May affect listed bats.  Consultation with ENSP is required. 

 Greater than 1 acre of tree removal required = May affect listed bats.  Consultation with 
ENSP is required. 

 
Question 3:  Does the project involve demolition or renovation of a building?  No. 
(Note that northern long-eared bats are known to roost and form colonies in buildings.) 

 No = No effect on listed bats from demolition or renovation. 
 Yes (minor interior renovation only) = No effect on listed bats from demolition or 

renovation. 
 Yes (demolition or renovation to the building’s exterior or attic) = May affect listed bats.  

Consultation with ENSP is required. 

References: 
(1) For additional USFWS guidance on Indiana bats go to: 

http://www.fws.gov/northeast/njfieldoffice/endangered/Ibat.html  
(2) For additional USFWS guidance on northern long-eared bats go to 

http://www.fws.gov/midwest/endangered/mammals/nlba/  
(3) Trees = woody vegetation with a diameter at breast height (dbh) of greater than three inches.   
(4) The ACTIVE season is:  

a. April 1 to September 30 in municipalities that contain maternity occurrences or potential 
occurrences of Indiana bats and/or northern long-eared bats; hence the INACTIVE season is 
October 1 to March 31; or 

b. April 1 to October 31 in municipalities that contain hibernation occurrences of northern 
long-eared bats; hence the INACTIVE season is November 1 to March 31; or  

c. April 1 to November 15 in municipalities that contain hibernation occurrences of Indiana 
bats; hence the INACTIVE season is November 16 to March 31. 

A list of municipalities with Indiana bat and/or northern long-eared bat maternity and 
hibernation occurrences is at http://www.fws.gov/northeast/njfieldoffice/pdf/battowns.pdf.  
The potential range of the northern long-eared bat is statewide unless IPaC does not return a 
result of northern long-eared bat for the location. 

 

http://www.fws.gov/northeast/njfieldoffice/endangered/Ibat.html
http://www.fws.gov/midwest/endangered/mammals/nlba/
http://www.fws.gov/northeast/njfieldoffice/pdf/battowns.pdf
http://ecos.fws.gov/ipac/


 

 

 

 

 

 

 

 

APPENDIX L 

NRCS WEB SOIL SURVEY - FARMLAND 

CLASSIFICATION   
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MAP LEGEND
Area of Interest (AOI)

Area of Interest (AOI)

Soils
Soil Rating Polygons

Not prime farmland

All areas are prime
farmland
Prime farmland if drained

Prime farmland if
protected from flooding or
not frequently flooded
during the growing season
Prime farmland if irrigated

Prime farmland if drained
and either protected from
flooding or not frequently
flooded during the growing
season
Prime farmland if irrigated
and drained
Prime farmland if irrigated
and either protected from
flooding or not frequently
flooded during the growing
season

Prime farmland if
subsoiled, completely
removing the root
inhibiting soil layer
Prime farmland if irrigated
and the product of I (soil
erodibility) x C (climate
factor) does not exceed 60
Prime farmland if irrigated
and reclaimed of excess
salts and sodium
Farmland of statewide
importance
Farmland of local
importance
Farmland of unique
importance
Not rated or not available

Soil Rating Lines
Not prime farmland

All areas are prime
farmland
Prime farmland if drained

Prime farmland if
protected from flooding or
not frequently flooded
during the growing season
Prime farmland if irrigated

Prime farmland if drained
and either protected from
flooding or not frequently
flooded during the growing
season
Prime farmland if irrigated
and drained
Prime farmland if irrigated
and either protected from
flooding or not frequently
flooded during the growing
season
Prime farmland if
subsoiled, completely
removing the root
inhibiting soil layer
Prime farmland if irrigated
and the product of I (soil
erodibility) x C (climate
factor) does not exceed 60

Prime farmland if irrigated
and reclaimed of excess
salts and sodium
Farmland of statewide
importance
Farmland of local
importance
Farmland of unique
importance
Not rated or not available

Soil Rating Points
Not prime farmland

All areas are prime
farmland
Prime farmland if drained

Prime farmland if
protected from flooding or
not frequently flooded
during the growing season
Prime farmland if irrigated

Prime farmland if drained
and either protected from
flooding or not frequently
flooded during the growing
season

Prime farmland if
irrigated and drained
Prime farmland if
irrigated and either
protected from flooding
or not frequently flooded
during the growing
season
Prime farmland if
subsoiled, completely
removing the root
inhibiting soil layer
Prime farmland if
irrigated and the product
of I (soil erodibility) x C
(climate factor) does not
exceed 60
Prime farmland if
irrigated and reclaimed of
excess salts and sodium
Farmland of statewide
importance
Farmland of local
importance
Farmland of unique
importance
Not rated or not available

Water Features
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MAP INFORMATION

Streams and Canals

Transportation
Rails

Interstate Highways

US Routes

Major Roads

Local Roads

Background
Aerial Photography

The soil surveys that comprise your AOI were mapped at 1:12,000.

Warning: Soil Map may not be valid at this scale.

Enlargement of maps beyond the scale of mapping can cause
misunderstanding of the detail of mapping and accuracy of soil line
placement. The maps do not show the small areas of contrasting
soils that could have been shown at a more detailed scale.

Please rely on the bar scale on each map sheet for map
measurements.

Source of Map:  Natural Resources Conservation Service
Web Soil Survey URL:  http://websoilsurvey.nrcs.usda.gov
Coordinate System:  Web Mercator (EPSG:3857)

Maps from the Web Soil Survey are based on the Web Mercator
projection, which preserves direction and shape but distorts
distance and area. A projection that preserves area, such as the
Albers equal-area conic projection, should be used if more accurate
calculations of distance or area are required.

This product is generated from the USDA-NRCS certified data as of
the version date(s) listed below.

Soil Survey Area:  Essex County, New Jersey
Survey Area Data:  Version 10, Sep 24, 2014

Soil map units are labeled (as space allows) for map scales 1:50,000
or larger.

Date(s) aerial images were photographed:  Aug 25, 2014—Sep
27, 2014

The orthophoto or other base map on which the soil lines were
compiled and digitized probably differs from the background
imagery displayed on these maps. As a result, some minor shifting
of map unit boundaries may be evident.

Farmland Classification—Essex County, New Jersey

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey
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Farmland Classification

Farmland Classification— Summary by Map Unit — Essex County, New Jersey (NJ013)

Map unit symbol Map unit name Rating Acres in AOI Percent of AOI

BowrB Boonton - Urban land,
Boonton substratum
complex, red
sandstone lowland, 0
to 8 percent slopes

Not prime farmland 20.7 97.7%

URBOOB Urban land, Boonton
substratum, 0 to 8
percent slopes, red
sandstone lowland

Not prime farmland 0.5 2.3%

Totals for Area of Interest 21.2 100.0%

Description

Farmland classification identifies map units as prime farmland, farmland of
statewide importance, farmland of local importance, or unique farmland. It identifies
the location and extent of the soils that are best suited to food, feed, fiber, forage,
and oilseed crops. NRCS policy and procedures on prime and unique farmlands
are published in the "Federal Register," Vol. 43, No. 21, January 31, 1978.

Rating Options

Aggregation Method:  No Aggregation Necessary

Aggregation is the process by which a set of component attribute values is reduced
to a single value that represents the map unit as a whole.

A map unit is typically composed of one or more "components". A component is
either some type of soil or some nonsoil entity, e.g., rock outcrop. For the attribute
being aggregated, the first step of the aggregation process is to derive one attribute
value for each of a map unit's components. From this set of component attributes,
the next step of the aggregation process derives a single value that represents the
map unit as a whole. Once a single value for each map unit is derived, a thematic
map for soil map units can be rendered. Aggregation must be done because, on
any soil map, map units are delineated but components are not.

For each of a map unit's components, a corresponding percent composition is
recorded. A percent composition of 60 indicates that the corresponding component
typically makes up approximately 60% of the map unit. Percent composition is a
critical factor in some, but not all, aggregation methods.

Farmland Classification—Essex County, New Jersey
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The majority of soil attributes are associated with a component of a map unit, and
such an attribute has to be aggregated to the map unit level before a thematic map
can be rendered. Map units, however, also have their own attributes. An attribute
of a map unit does not have to be aggregated in order to render a corresponding
thematic map. Therefore, the "aggregation method" for any attribute of a map unit
is referred to as "No Aggregation Necessary".

Tie-break Rule:  Lower

The tie-break rule indicates which value should be selected from a set of multiple
candidate values, or which value should be selected in the event of a percent
composition tie.

Farmland Classification—Essex County, New Jersey
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Web Soil Survey
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APPENDIX M 

NJ & NATIONAL REGISTERS OF HISTORIC 
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APPENDIX N 

DNL CALCULATOR – ROUTE 510  









 

 

 

 

 

 

 

 

APPENDIX O 

EPA SOLE SOURCE AQUIFER REVIEW OF HUD 

PROJECTS 

 

 

 

 

 

 

 

 







 

 

 

 

 

 

 

 

APPENDIX P 

ENVIRONMENTAL JUSTICE CHECKLIST 

  



 

HUD Region X Environmental Office – June 2012 

 

 

Environmental Justice 
Checklist for HUD or Responsible Entity 

General requirements Legislation Regulation 

Address disproportionately high and adverse 

human health or environmental effects on 

minority and low-income populations. 

Executive Order 12898, 

February 11, 2004 

24 CFR 50.4(l) and 24 

CFR 58.5(j). 

 
 

 

1.   Is there an adverse environmental impact caused by the proposed action, or is the proposed action 

subject to an adverse environmental impact? 

This question is designed to determine how the Environmental Justice analysis is reflected in the environmental 

review as a whole.  Your consideration of the other environmental laws and authorities is your supporting 

documentation for this question.  If any other environmental law or authority required mitigation (i.e., 8-step 

process for locating in a flood plain, waiver of noise requirements), then there is an adverse environmental impact.   

 

No:   STOP here.   The project does not pose an Environmental Justice concern.  

Yes:  PROCEED to #2 

 

2.    Will the project have a disproportionate impact on low-income or minority populations? 

The following steps will help you make this determination: 

1) Describe the project.  

2) Consider historic uses of the site, past land uses and patterns (such as lending discrimination and 

exclusionary zoning). 

3) Determine the demographic profile of the people using the project and/or living and working in the 

vicinity of the project.  EPA’s environmental justice geographic assessment tool provides helpful 

demographic information: http://epamap14.epa.gov/ejmap/entry.html 

4) Describe the adverse environmental impact you identified in your environmental review.  Identify adjacent 

land uses, paying particular attention to toxic sites, dumps, incinerators, hazardous materials (e.g. 

asbestos), and other issues with the potential to have adverse human health effects. (This may already have 

been considered in your review of toxic and hazardous substances.) 

5) Consider how the adverse environmental impact and any potentially harmful adjacent land uses would 

impact the people using and/or surrounding the project. 

6) Consider whether market-rate development exists in the area.  If not, would this project succeed as a 

market-rate project at the proposed site? 

 

No:   STOP here. Maintain documentation concerning your determination of no disproportionate impact. 

Yes:  Consult with HUD environmental staff to develop a mitigation plan.  An Environmental Justice 

mitigation plan must include public outreach, participation and community involvement. The project can not 

move forward until the EJ issue is mitigated to the satisfaction of HUD or the Responsible Entity and the 

impacted community. 

 
DISCLAIMER: This document is intended as a tool to help Region X HUD 

grantees and HUD staff  complete environmental requirements.  This 

document is subject to change.  This is not a policy statement.  Legislation 

and Regulations take precedence over any information found in this 

document.  

http://a257.g.akamaitech.net/7/257/2422/14mar20010800/edocket.access.gpo.gov/cfr_2003/aprqtr/24cfr50.4.htm
http://a257.g.akamaitech.net/7/257/2422/14mar20010800/edocket.access.gpo.gov/cfr_2003/aprqtr/24cfr58.5.htm
http://a257.g.akamaitech.net/7/257/2422/14mar20010800/edocket.access.gpo.gov/cfr_2003/aprqtr/24cfr58.5.htm
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Preface
Soil surveys contain information that affects land use planning in survey areas. They
highlight soil limitations that affect various land uses and provide information about
the properties of the soils in the survey areas. Soil surveys are designed for many
different users, including farmers, ranchers, foresters, agronomists, urban planners,
community officials, engineers, developers, builders, and home buyers. Also,
conservationists, teachers, students, and specialists in recreation, waste disposal,
and pollution control can use the surveys to help them understand, protect, or enhance
the environment.

Various land use regulations of Federal, State, and local governments may impose
special restrictions on land use or land treatment. Soil surveys identify soil properties
that are used in making various land use or land treatment decisions. The information
is intended to help the land users identify and reduce the effects of soil limitations on
various land uses. The landowner or user is responsible for identifying and complying
with existing laws and regulations.

Although soil survey information can be used for general farm, local, and wider area
planning, onsite investigation is needed to supplement this information in some cases.
Examples include soil quality assessments (http://www.nrcs.usda.gov/wps/portal/
nrcs/main/soils/health/) and certain conservation and engineering applications. For
more detailed information, contact your local USDA Service Center (http://
offices.sc.egov.usda.gov/locator/app?agency=nrcs) or your NRCS State Soil
Scientist (http://www.nrcs.usda.gov/wps/portal/nrcs/detail/soils/contactus/?
cid=nrcs142p2_053951).

Great differences in soil properties can occur within short distances. Some soils are
seasonally wet or subject to flooding. Some are too unstable to be used as a
foundation for buildings or roads. Clayey or wet soils are poorly suited to use as septic
tank absorption fields. A high water table makes a soil poorly suited to basements or
underground installations.

The National Cooperative Soil Survey is a joint effort of the United States Department
of Agriculture and other Federal agencies, State agencies including the Agricultural
Experiment Stations, and local agencies. The Natural Resources Conservation
Service (NRCS) has leadership for the Federal part of the National Cooperative Soil
Survey.

Information about soils is updated periodically. Updated information is available
through the NRCS Web Soil Survey, the site for official soil survey information.

The U.S. Department of Agriculture (USDA) prohibits discrimination in all its programs
and activities on the basis of race, color, national origin, age, disability, and where
applicable, sex, marital status, familial status, parental status, religion, sexual
orientation, genetic information, political beliefs, reprisal, or because all or a part of an
individual's income is derived from any public assistance program. (Not all prohibited
bases apply to all programs.) Persons with disabilities who require alternative means
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for communication of program information (Braille, large print, audiotape, etc.) should
contact USDA's TARGET Center at (202) 720-2600 (voice and TDD). To file a
complaint of discrimination, write to USDA, Director, Office of Civil Rights, 1400
Independence Avenue, S.W., Washington, D.C. 20250-9410 or call (800) 795-3272
(voice) or (202) 720-6382 (TDD). USDA is an equal opportunity provider and
employer.
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Soil Map
The soil map section includes the soil map for the defined area of interest, a list of soil
map units on the map and extent of each map unit, and cartographic symbols
displayed on the map. Also presented are various metadata about data used to
produce the map, and a description of each soil map unit.
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MAP LEGEND MAP INFORMATION

Area of Interest (AOI)
Area of Interest (AOI)

Soils
Soil Map Unit Polygons

Soil Map Unit Lines

Soil Map Unit Points

Special Point Features
Blowout

Borrow Pit

Clay Spot

Closed Depression

Gravel Pit

Gravelly Spot

Landfill

Lava Flow

Marsh or swamp

Mine or Quarry

Miscellaneous Water

Perennial Water

Rock Outcrop

Saline Spot

Sandy Spot

Severely Eroded Spot

Sinkhole

Slide or Slip

Sodic Spot

Spoil Area

Stony Spot

Very Stony Spot

Wet Spot

Other

Special Line Features

Water Features
Streams and Canals

Transportation
Rails

Interstate Highways

US Routes

Major Roads

Local Roads

Background
Aerial Photography

The soil surveys that comprise your AOI were mapped at 1:12,000.

Warning: Soil Map may not be valid at this scale.

Enlargement of maps beyond the scale of mapping can cause
misunderstanding of the detail of mapping and accuracy of soil line
placement. The maps do not show the small areas of contrasting
soils that could have been shown at a more detailed scale.

Please rely on the bar scale on each map sheet for map
measurements.

Source of Map:  Natural Resources Conservation Service
Web Soil Survey URL:  http://websoilsurvey.nrcs.usda.gov
Coordinate System:  Web Mercator (EPSG:3857)

Maps from the Web Soil Survey are based on the Web Mercator
projection, which preserves direction and shape but distorts
distance and area. A projection that preserves area, such as the
Albers equal-area conic projection, should be used if more accurate
calculations of distance or area are required.

This product is generated from the USDA-NRCS certified data as of
the version date(s) listed below.

Soil Survey Area:  Essex County, New Jersey
Survey Area Data:  Version 10, Sep 24, 2014

Soil map units are labeled (as space allows) for map scales 1:50,000
or larger.

Date(s) aerial images were photographed:  Aug 25, 2014—Sep
27, 2014

The orthophoto or other base map on which the soil lines were
compiled and digitized probably differs from the background
imagery displayed on these maps. As a result, some minor shifting
of map unit boundaries may be evident.

Custom Soil Resource Report
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Map Unit Legend

Essex County, New Jersey (NJ013)

Map Unit Symbol Map Unit Name Acres in AOI Percent of AOI

BowrB Boonton - Urban land, Boonton
substratum complex, red
sandstone lowland, 0 to 8
percent slopes

20.7 97.7%

URBOOB Urban land, Boonton
substratum, 0 to 8 percent
slopes, red sandstone lowland

0.5 2.3%

Totals for Area of Interest 21.2 100.0%

Map Unit Descriptions
The map units delineated on the detailed soil maps in a soil survey represent the soils
or miscellaneous areas in the survey area. The map unit descriptions, along with the
maps, can be used to determine the composition and properties of a unit.

A map unit delineation on a soil map represents an area dominated by one or more
major kinds of soil or miscellaneous areas. A map unit is identified and named
according to the taxonomic classification of the dominant soils. Within a taxonomic
class there are precisely defined limits for the properties of the soils. On the landscape,
however, the soils are natural phenomena, and they have the characteristic variability
of all natural phenomena. Thus, the range of some observed properties may extend
beyond the limits defined for a taxonomic class. Areas of soils of a single taxonomic
class rarely, if ever, can be mapped without including areas of other taxonomic
classes. Consequently, every map unit is made up of the soils or miscellaneous areas
for which it is named and some minor components that belong to taxonomic classes
other than those of the major soils.

Most minor soils have properties similar to those of the dominant soil or soils in the
map unit, and thus they do not affect use and management. These are called
noncontrasting, or similar, components. They may or may not be mentioned in a
particular map unit description. Other minor components, however, have properties
and behavioral characteristics divergent enough to affect use or to require different
management. These are called contrasting, or dissimilar, components. They generally
are in small areas and could not be mapped separately because of the scale used.
Some small areas of strongly contrasting soils or miscellaneous areas are identified
by a special symbol on the maps. If included in the database for a given area, the
contrasting minor components are identified in the map unit descriptions along with
some characteristics of each. A few areas of minor components may not have been
observed, and consequently they are not mentioned in the descriptions, especially
where the pattern was so complex that it was impractical to make enough observations
to identify all the soils and miscellaneous areas on the landscape.

The presence of minor components in a map unit in no way diminishes the usefulness
or accuracy of the data. The objective of mapping is not to delineate pure taxonomic
classes but rather to separate the landscape into landforms or landform segments that
have similar use and management requirements. The delineation of such segments

Custom Soil Resource Report
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on the map provides sufficient information for the development of resource plans. If
intensive use of small areas is planned, however, onsite investigation is needed to
define and locate the soils and miscellaneous areas.

An identifying symbol precedes the map unit name in the map unit descriptions. Each
description includes general facts about the unit and gives important soil properties
and qualities.

Soils that have profiles that are almost alike make up a soil series. Except for
differences in texture of the surface layer, all the soils of a series have major horizons
that are similar in composition, thickness, and arrangement.

Soils of one series can differ in texture of the surface layer, slope, stoniness, salinity,
degree of erosion, and other characteristics that affect their use. On the basis of such
differences, a soil series is divided into soil phases. Most of the areas shown on the
detailed soil maps are phases of soil series. The name of a soil phase commonly
indicates a feature that affects use or management. For example, Alpha silt loam, 0
to 2 percent slopes, is a phase of the Alpha series.

Some map units are made up of two or more major soils or miscellaneous areas.
These map units are complexes, associations, or undifferentiated groups.

A complex consists of two or more soils or miscellaneous areas in such an intricate
pattern or in such small areas that they cannot be shown separately on the maps. The
pattern and proportion of the soils or miscellaneous areas are somewhat similar in all
areas. Alpha-Beta complex, 0 to 6 percent slopes, is an example.

An association is made up of two or more geographically associated soils or
miscellaneous areas that are shown as one unit on the maps. Because of present or
anticipated uses of the map units in the survey area, it was not considered practical
or necessary to map the soils or miscellaneous areas separately. The pattern and
relative proportion of the soils or miscellaneous areas are somewhat similar. Alpha-
Beta association, 0 to 2 percent slopes, is an example.

An undifferentiated group is made up of two or more soils or miscellaneous areas that
could be mapped individually but are mapped as one unit because similar
interpretations can be made for use and management. The pattern and proportion of
the soils or miscellaneous areas in a mapped area are not uniform. An area can be
made up of only one of the major soils or miscellaneous areas, or it can be made up
of all of them. Alpha and Beta soils, 0 to 2 percent slopes, is an example.

Some surveys include miscellaneous areas. Such areas have little or no soil material
and support little or no vegetation. Rock outcrop is an example.

Custom Soil Resource Report
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Essex County, New Jersey

BowrB—Boonton - Urban land, Boonton substratum complex, red
sandstone lowland, 0 to 8 percent slopes

Map Unit Setting
National map unit symbol: w8p8
Mean annual precipitation: 30 to 64 inches
Mean annual air temperature: 46 to 79 degrees F
Frost-free period: 131 to 178 days
Farmland classification: Not prime farmland

Map Unit Composition
Boonton, red sandstone lowland, and similar soils: 50 percent
Urban land, boonton red sandstone lowland substratum: 40 percent
Minor components: 10 percent
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Boonton, Red Sandstone Lowland

Setting
Landform: Ground moraines
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Coarse-loamy till derived from sandstone and shale

Typical profile
Oi - 0 to 1 inches: slightly decomposed plant material
A - 1 to 3 inches: silt loam
BE - 3 to 10 inches: loam
Bw - 10 to 27 inches: gravelly loam
Bx1 - 27 to 40 inches: gravelly fine sandy loam
Bx2 - 40 to 67 inches: gravelly fine sandy loam
BCx - 67 to 83 inches: gravelly sandy loam

Properties and qualities
Slope: 3 to 8 percent
Depth to restrictive feature: 20 to 36 inches to fragipan
Natural drainage class: Well drained
Runoff class: Medium
Capacity of the most limiting layer to transmit water (Ksat): Moderately low to

moderately high (0.06 to 0.20 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Available water storage in profile: Low (about 4.8 inches)

Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 2e
Hydrologic Soil Group: C

Description of Urban Land, Boonton Red Sandstone Lowland Substratum

Setting
Landform: Ground moraines

Custom Soil Resource Report
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Landform position (three-dimensional): Lower third of mountainflank
Down-slope shape: Convex, linear
Across-slope shape: Convex, linear
Parent material: Surface covered by pavement, concrete, buildings, and other

structures underlain by disturbed and natural soil material

Typical profile
H1 - 0 to 12 inches: material
H2 - 12 to 67 inches: gravelly loam
2CB - 67 to 83 inches: gravelly sandy loam

Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 8s

Minor Components

Udorthents, boonton red sandstone lowland substratum
Percent of map unit: 10 percent
Landform: Ground moraines
Landform position (three-dimensional): Lower third of mountainflank
Down-slope shape: Linear
Across-slope shape: Linear

URBOOB—Urban land, Boonton substratum, 0 to 8 percent slopes, red
sandstone lowland

Map Unit Setting
National map unit symbol: w9d3
Mean annual precipitation: 30 to 64 inches
Mean annual air temperature: 46 to 79 degrees F
Frost-free period: 131 to 178 days
Farmland classification: Not prime farmland

Map Unit Composition
Urban land, boonton red sandstone lowland substratum: 90 percent
Minor components: 10 percent
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Urban Land, Boonton Red Sandstone Lowland Substratum

Setting
Landform: Ground moraines
Landform position (three-dimensional): Lower third of mountainflank
Down-slope shape: Convex, linear
Across-slope shape: Linear
Parent material: Surface covered by pavement, concrete, buildings, and other

structures underlain by disturbed and natural soil material

Custom Soil Resource Report
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Typical profile
H1 - 0 to 12 inches: material
H2 - 12 to 67 inches: gravelly loam
2CB - 67 to 83 inches: gravelly sandy loam

Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 8s

Minor Components

Udorthents, boonton red sandstone lowland substratum
Percent of map unit: 5 percent
Landform: Ground moraines
Landform position (three-dimensional): Lower third of mountainflank
Down-slope shape: Convex
Across-slope shape: Linear

Boonton, red sandstone lowland
Percent of map unit: 5 percent
Landform: Ground moraines
Down-slope shape: Convex
Across-slope shape: Linear

Custom Soil Resource Report
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NRCS WEB SOIL SURVEY - DWELLINGS 

WITHOUT BASEMENTS   



Dwellings Without Basements—Essex County, New Jersey
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MAP LEGEND MAP INFORMATION

Area of Interest (AOI)
Area of Interest (AOI)

Soils
Soil Rating Polygons

Very limited

Somewhat limited

Not limited

Not rated or not available

Soil Rating Lines
Very limited

Somewhat limited

Not limited

Not rated or not available

Soil Rating Points
Very limited

Somewhat limited

Not limited

Not rated or not available

Water Features
Streams and Canals

Transportation
Rails

Interstate Highways

US Routes

Major Roads

Local Roads

Background
Aerial Photography

The soil surveys that comprise your AOI were mapped at 1:12,000.

Warning: Soil Map may not be valid at this scale.

Enlargement of maps beyond the scale of mapping can cause
misunderstanding of the detail of mapping and accuracy of soil line
placement. The maps do not show the small areas of contrasting
soils that could have been shown at a more detailed scale.

Please rely on the bar scale on each map sheet for map
measurements.

Source of Map:  Natural Resources Conservation Service
Web Soil Survey URL:  http://websoilsurvey.nrcs.usda.gov
Coordinate System:  Web Mercator (EPSG:3857)

Maps from the Web Soil Survey are based on the Web Mercator
projection, which preserves direction and shape but distorts
distance and area. A projection that preserves area, such as the
Albers equal-area conic projection, should be used if more accurate
calculations of distance or area are required.

This product is generated from the USDA-NRCS certified data as of
the version date(s) listed below.

Soil Survey Area:  Essex County, New Jersey
Survey Area Data:  Version 10, Sep 24, 2014

Soil map units are labeled (as space allows) for map scales 1:50,000
or larger.

Date(s) aerial images were photographed:  Aug 25, 2014—Sep
27, 2014

The orthophoto or other base map on which the soil lines were
compiled and digitized probably differs from the background
imagery displayed on these maps. As a result, some minor shifting
of map unit boundaries may be evident.
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Dwellings Without Basements

Dwellings Without Basements— Summary by Map Unit — Essex County, New Jersey (NJ013)

Map unit
symbol

Map unit name Rating Component
name (percent)

Rating reasons
(numeric
values)

Acres in AOI Percent of AOI

BowrB Boonton - Urban
land, Boonton
substratum
complex, red
sandstone
lowland, 0 to 8
percent slopes

Somewhat
limited

Boonton, red
sandstone
lowland (50%)

Depth to thin
cemented pan
(0.50)

20.7 97.7%

Depth to thick
cemented pan
(0.20)

URBOOB Urban land,
Boonton
substratum, 0
to 8 percent
slopes, red
sandstone
lowland

Not limited Urban land,
Boonton red
sandstone
lowland
substratum
(90%)

0.5 2.3%

Udorthents,
Boonton red
sandstone
lowland
substratum
(5%)

Totals for Area of Interest 21.2 100.0%

Dwellings Without Basements— Summary by Rating Value

Rating Acres in AOI Percent of AOI

Somewhat limited 20.7 97.7%

Not limited 0.5 2.3%

Totals for Area of Interest 21.2 100.0%
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Description

Dwellings are single-family houses of three stories or less. For dwellings without
basements, the foundation is assumed to consist of spread footings of reinforced
concrete built on undisturbed soil at a depth of 2 feet or at the depth of maximum
frost penetration, whichever is deeper.

The ratings for dwellings are based on the soil properties that affect the capacity of
the soil to support a load without movement and on the properties that affect
excavation and construction costs. The properties that affect the load-supporting
capacity include depth to a water table, ponding, flooding, subsidence, linear
extensibility (shrink-swell potential), and compressibility. Compressibility is inferred
from the Unified classification of the soil. The properties that affect the ease and
amount of excavation include depth to a water table, ponding, flooding, slope, depth
to bedrock or a cemented pan, hardness of bedrock or a cemented pan, and the
amount and size of rock fragments.

The ratings are both verbal and numerical. Rating class terms indicate the extent
to which the soils are limited by all of the soil features that affect the specified use.
"Not limited" indicates that the soil has features that are very favorable for the
specified use. Good performance and very low maintenance can be expected.
"Somewhat limited" indicates that the soil has features that are moderately
favorable for the specified use. The limitations can be overcome or minimized by
special planning, design, or installation. Fair performance and moderate
maintenance can be expected. "Very limited" indicates that the soil has one or more
features that are unfavorable for the specified use. The limitations generally cannot
be overcome without major soil reclamation, special design, or expensive
installation procedures. Poor performance and high maintenance can be expected.

Numerical ratings indicate the severity of individual limitations. The ratings are
shown as decimal fractions ranging from 0.01 to 1.00. They indicate gradations
between the point at which a soil feature has the greatest negative impact on the
use (1.00) and the point at which the soil feature is not a limitation (0.00).

The map unit components listed for each map unit in the accompanying Summary
by Map Unit table in Web Soil Survey or the Aggregation Report in Soil Data Viewer
are determined by the aggregation method chosen. An aggregated rating class is
shown for each map unit. The components listed for each map unit are only those
that have the same rating class as listed for the map unit. The percent composition
of each component in a particular map unit is presented to help the user better
understand the percentage of each map unit that has the rating presented.

Other components with different ratings may be present in each map unit. The
ratings for all components, regardless of the map unit aggregated rating, can be
viewed by generating the equivalent report from the Soil Reports tab in Web Soil
Survey or from the Soil Data Mart site. Onsite investigation may be needed to
validate these interpretations and to confirm the identity of the soil on a given site.

Rating Options

Aggregation Method:  Dominant Condition
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Aggregation is the process by which a set of component attribute values is reduced
to a single value that represents the map unit as a whole.

A map unit is typically composed of one or more "components". A component is
either some type of soil or some nonsoil entity, e.g., rock outcrop. For the attribute
being aggregated, the first step of the aggregation process is to derive one attribute
value for each of a map unit's components. From this set of component attributes,
the next step of the aggregation process derives a single value that represents the
map unit as a whole. Once a single value for each map unit is derived, a thematic
map for soil map units can be rendered. Aggregation must be done because, on
any soil map, map units are delineated but components are not.

For each of a map unit's components, a corresponding percent composition is
recorded. A percent composition of 60 indicates that the corresponding component
typically makes up approximately 60% of the map unit. Percent composition is a
critical factor in some, but not all, aggregation methods.

The aggregation method "Dominant Condition" first groups like attribute values for
the components in a map unit. For each group, percent composition is set to the
sum of the percent composition of all components participating in that group. These
groups now represent "conditions" rather than components. The attribute value
associated with the group with the highest cumulative percent composition is
returned. If more than one group shares the highest cumulative percent
composition, the corresponding "tie-break" rule determines which value should be
returned. The "tie-break" rule indicates whether the lower or higher group value
should be returned in the case of a percent composition tie. The result returned by
this aggregation method represents the dominant condition throughout the map unit
only when no tie has occurred.

Component Percent Cutoff:   None Specified

Components whose percent composition is below the cutoff value will not be
considered. If no cutoff value is specified, all components in the database will be
considered. The data for some contrasting soils of minor extent may not be in the
database, and therefore are not considered.

Tie-break Rule:  Higher

The tie-break rule indicates which value should be selected from a set of multiple
candidate values, or which value should be selected in the event of a percent
composition tie.
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MAP LEGEND MAP INFORMATION

Area of Interest (AOI)
Area of Interest (AOI)

Soils
Soil Rating Polygons

Very limited

Somewhat limited

Not limited

Not rated or not available

Soil Rating Lines
Very limited

Somewhat limited

Not limited

Not rated or not available

Soil Rating Points
Very limited

Somewhat limited

Not limited

Not rated or not available

Water Features
Streams and Canals

Transportation
Rails

Interstate Highways

US Routes

Major Roads

Local Roads

Background
Aerial Photography

The soil surveys that comprise your AOI were mapped at 1:12,000.

Warning: Soil Map may not be valid at this scale.

Enlargement of maps beyond the scale of mapping can cause
misunderstanding of the detail of mapping and accuracy of soil line
placement. The maps do not show the small areas of contrasting
soils that could have been shown at a more detailed scale.

Please rely on the bar scale on each map sheet for map
measurements.

Source of Map:  Natural Resources Conservation Service
Web Soil Survey URL:  http://websoilsurvey.nrcs.usda.gov
Coordinate System:  Web Mercator (EPSG:3857)

Maps from the Web Soil Survey are based on the Web Mercator
projection, which preserves direction and shape but distorts
distance and area. A projection that preserves area, such as the
Albers equal-area conic projection, should be used if more accurate
calculations of distance or area are required.

This product is generated from the USDA-NRCS certified data as of
the version date(s) listed below.

Soil Survey Area:  Essex County, New Jersey
Survey Area Data:  Version 10, Sep 24, 2014

Soil map units are labeled (as space allows) for map scales 1:50,000
or larger.

Date(s) aerial images were photographed:  Aug 25, 2014—Sep
27, 2014

The orthophoto or other base map on which the soil lines were
compiled and digitized probably differs from the background
imagery displayed on these maps. As a result, some minor shifting
of map unit boundaries may be evident.
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Dwellings With Basements

Dwellings With Basements— Summary by Map Unit — Essex County, New Jersey (NJ013)

Map unit
symbol

Map unit name Rating Component
name (percent)

Rating reasons
(numeric
values)

Acres in AOI Percent of AOI

BowrB Boonton - Urban
land, Boonton
substratum
complex, red
sandstone
lowland, 0 to 8
percent slopes

Very limited Boonton, red
sandstone
lowland (50%)

Depth to thin
cemented pan
(1.00)

20.7 97.7%

URBOOB Urban land,
Boonton
substratum, 0
to 8 percent
slopes, red
sandstone
lowland

Not limited Urban land,
Boonton red
sandstone
lowland
substratum
(90%)

0.5 2.3%

Udorthents,
Boonton red
sandstone
lowland
substratum
(5%)

Totals for Area of Interest 21.2 100.0%

Dwellings With Basements— Summary by Rating Value

Rating Acres in AOI Percent of AOI

Very limited 20.7 97.7%

Not limited 0.5 2.3%

Totals for Area of Interest 21.2 100.0%
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Description

Dwellings are single-family houses of three stories or less. For dwellings with
basements, the foundation is assumed to consist of spread footings of reinforced
concrete built on undisturbed soil at a depth of about 7 feet.

The ratings for dwellings are based on the soil properties that affect the capacity of
the soil to support a load without movement and on the properties that affect
excavation and construction costs. The properties that affect the load-supporting
capacity include depth to a water table, ponding, flooding, subsidence, linear
extensibility (shrink-swell potential), and compressibility. Compressibility is inferred
from the Unified classification of the soil. The properties that affect the ease and
amount of excavation include depth to a water table, ponding, flooding, slope, depth
to bedrock or a cemented pan, hardness of bedrock or a cemented pan, and the
amount and size of rock fragments.

The ratings are both verbal and numerical. Rating class terms indicate the extent
to which the soils are limited by all of the soil features that affect the specified use.
"Not limited" indicates that the soil has features that are very favorable for the
specified use. Good performance and very low maintenance can be expected.
"Somewhat limited" indicates that the soil has features that are moderately
favorable for the specified use. The limitations can be overcome or minimized by
special planning, design, or installation. Fair performance and moderate
maintenance can be expected. "Very limited" indicates that the soil has one or more
features that are unfavorable for the specified use. The limitations generally cannot
be overcome without major soil reclamation, special design, or expensive
installation procedures. Poor performance and high maintenance can be expected.

Numerical ratings indicate the severity of individual limitations. The ratings are
shown as decimal fractions ranging from 0.01 to 1.00. They indicate gradations
between the point at which a soil feature has the greatest negative impact on the
use (1.00) and the point at which the soil feature is not a limitation (0.00).

The map unit components listed for each map unit in the accompanying Summary
by Map Unit table in Web Soil Survey or the Aggregation Report in Soil Data Viewer
are determined by the aggregation method chosen. An aggregated rating class is
shown for each map unit. The components listed for each map unit are only those
that have the same rating class as listed for the map unit. The percent composition
of each component in a particular map unit is presented to help the user better
understand the percentage of each map unit that has the rating presented.

Other components with different ratings may be present in each map unit. The
ratings for all components, regardless of the map unit aggregated rating, can be
viewed by generating the equivalent report from the Soil Reports tab in Web Soil
Survey or from the Soil Data Mart site. Onsite investigation may be needed to
validate these interpretations and to confirm the identity of the soil on a given site.

Rating Options

Aggregation Method:  Dominant Condition
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Aggregation is the process by which a set of component attribute values is reduced
to a single value that represents the map unit as a whole.

A map unit is typically composed of one or more "components". A component is
either some type of soil or some nonsoil entity, e.g., rock outcrop. For the attribute
being aggregated, the first step of the aggregation process is to derive one attribute
value for each of a map unit's components. From this set of component attributes,
the next step of the aggregation process derives a single value that represents the
map unit as a whole. Once a single value for each map unit is derived, a thematic
map for soil map units can be rendered. Aggregation must be done because, on
any soil map, map units are delineated but components are not.

For each of a map unit's components, a corresponding percent composition is
recorded. A percent composition of 60 indicates that the corresponding component
typically makes up approximately 60% of the map unit. Percent composition is a
critical factor in some, but not all, aggregation methods.

The aggregation method "Dominant Condition" first groups like attribute values for
the components in a map unit. For each group, percent composition is set to the
sum of the percent composition of all components participating in that group. These
groups now represent "conditions" rather than components. The attribute value
associated with the group with the highest cumulative percent composition is
returned. If more than one group shares the highest cumulative percent
composition, the corresponding "tie-break" rule determines which value should be
returned. The "tie-break" rule indicates whether the lower or higher group value
should be returned in the case of a percent composition tie. The result returned by
this aggregation method represents the dominant condition throughout the map unit
only when no tie has occurred.

Component Percent Cutoff:   None Specified

Components whose percent composition is below the cutoff value will not be
considered. If no cutoff value is specified, all components in the database will be
considered. The data for some contrasting soils of minor extent may not be in the
database, and therefore are not considered.

Tie-break Rule:  Higher

The tie-break rule indicates which value should be selected from a set of multiple
candidate values, or which value should be selected in the event of a percent
composition tie.
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EDUCATION 
 
 B.S., Environmental Planning and 

Natural Resource Management 
Rutgers University, Cook College 
NJ 

 
PROFESSIONAL AFFILIATIONS 
 
 Certified Subsurface Evaluator, 

License #229606 
 Ecological Society of America 
 Environmental Assessment 

Association - Certified 
Environmental Specialist  

 Society of Wetland Scientists 
 Radon Measurement Specialist 

#MES11066 
 40-Hour NJ/EPA Model Lead 

Inspector/Risk Assessor 
 40-Hour OSHA Hazwoper 

Training 
 
PROFESSIONAL CERTIFICATIONS 
 
 40-Hour NJ/EPA Model Lead 

Inspector/Risk Assessor 
 40-Hour OSHA Hazwoper 

Training 
 8-Hour OSHA Hazwoper 

Refresher Training 
 Certified Environmental Specialist  
 Certified Remediation Specialist 
 Professional Ski Instructor of 

America – Level II Certification 
Eastern Division  
 

PROFESSIONAL REGISTRATIONS 
 
 NJDEP Certified Subsurface 

Evaluator, License #229606 
 NJDEP Certified Underground 

Storage Tank Closure 
 Radon Measurement Specialist 

#MES11066 
 

JOSEPH P. LAYTON 
Assistant Department Manager, Ecological Services 
 
EXPERIENCE 
 
Mr. Layton is an Environmental Scientist with over 19 years of 
experience including an extensive background and expertise in 
environmental sciences.  His expertise includes an emphasis on 
wetland delineation, regulatory permitting and compliance, 
environmental assessment, environmental impact analysis, soil 
evaluation. His diversified experience also includes natural 
resource evaluations, ecological research, watershed 
management, subsurface explorations, underground storage tank 
exploration and removal, soil classification systems, 
environmental sampling design and protocol in accordance with 
State and Federal regulations. Geographic Information Systems 
(GIS) and Global Positioning Systems (GPS) is utilized in 
environmental sampling and studies which includes site 
remediation design and sampling, groundwater and surface water 
quality monitoring and management, as well as lake 
rehabilitation/restoration. 
 
As Senior Project Manager, Mr. Layton has utilized the 
aforementioned experience and technical skills to successfully 
assist clients with litigation support, regulatory compliance and 
has been deemed an expert in the field by various Planning and 
Zoning Boards while providing testimony regarding the same.  
 
Mr. Layton’s proven dedication to client satisfaction has resulted 
in long standing professional relationships.  His client base 
includes private development and redevelopment companies, 
municipalities, county governments, infrastructure authorities, 
daycare facilities, higher education institutions, financial 
institutions, utility companies and law firms. 
 

CONTINUING EDUCATION  
 
 Methodology for Delineating Wetlands, Cook College. 
 Vegetation Identification for Wetland Delineation, Cook 

College 
 Hydrology of Wetlands, Cook College  
 Endangered & Threatened Species of New Jersey , Cook 

College 
 Lake Management, Cook College  
 Soils and Site Evaluation for Septic Disposal Systems & 

Stormwater BMP's , Cook College 
 Site Remediation Basics, Cook College  
 Remedial Decision Making, Cook College  
 Ecological Risk Management, Cook College 

The subsequent page consists of a sampling of highlighted projects 
Mr. Layton has worked on. A more detailed list of projects can be 
provided if necessary.  

http://www.cpe.rutgers.edu/brochures/intros/vegid.html
http://www.cpe.rutgers.edu/courses/current/eh0302ca.html
http://www.cpe.rutgers.edu/courses/current/eh0101ca.html
http://www.cpe.rutgers.edu/courses/current/ew0301ca.html
http://www.cpe.rutgers.edu/courses/current/es0301ca.html
http://www.cpe.rutgers.edu/courses/current/es0301ca.html
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HIGHLIGHTED PROJECTS 
 
Wetland Delineation 
 
 Runyon Interceptor Trunk Sanitary Sewer Line Alignment 

Township of Old Bridge, NJ 
Determined alignment of 2 miles of sanitary sewer on a 400-acre+ site using aerial photography and site 
reconnaissance minimizing impacts to numerous wetland communities. 
 

Permit Allocation 
 
 National Lead Redevelopment 

Borough of Sayreville, NJ 
Prepared and obtained numerous Coastal and Land Use permits from the NJDEP-DLUR and USACE to effectuate      
remediation of the largest redevelopment project currently in the State of New Jersey. 
  

 Transcontinental Gas Pipeline Armoring 
Township of Hopewell, NJ 
Prepared and obtained an Individual Permit from the NJDEP-DLUR to permanently disturb a stream and its 
associated wetland to construct armoring to protect a Transcontinental Gas Pipeline. 
 

Environmental Assessments/Regulatory Compliance 
 
 Heavenly Farms 

East Brunswick, Township, NJ 
Prepared and performed Preliminary Remedial Investigation/Action to obtain a “Letter of No Further Action” for a 230-
acre farm with contaminated soils for development of recreational fields. 

 
 Marlboro Psychiatric State Hospital 

Marlboro, NJ 
Consultant to the Township of Marlboro regarding the municipality purchasing a 411-acre State owned psychiatric 
hospital.   Responsible for identifying areas of environmental concern, review of environmental investigation and 
remediation reporting generated by State contractors and making recommendations to the municipality regarding 
environmental concerns and purchase of the property. 

 
 Columbian Chemicals Mapico Iron Oxide Plant 

South Brunswick Township, NJ 
Prepared and performed preliminary assessment/site investigation, remedial Investigation/Action and Baseline 
Ecological Evaluation to obtain a “Letter of No Further Action” from the NJDEP to develop an 86-acre former chemical 
plant in a residential land use.  Extensive soil and groundwater contamination was remediated.  
 

 The Villas at Shoregate 
South Amboy, NJ 
Prepared and performed Preliminary Assessment/Site investigation to obtain a “Letter of No Further Action” for a 16-
acre, former dredge disposal area adjacent to the Raritan Bay. 
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EDUCATION 
 
 B.S. Conservation and Ecology 

in Environmental Science, 
Drexel University, 2013 

 
CERTIFICATIONS & TRAINING 
 
 OSHA 40 Hr HAZWOPER 

Certification 
 OSHA 10 Hr Construction 

Certification 
 Radio Frequency & Rooftop 

Training Course 
 
COMPUTER SKILLS 
 
 ArcGIS 10 
 Microsoft Office 
 HCS+ 
 Fortran 
 Cascade 
 Citrix 
 

 

CHLOE SWANSEN 
Environmental Specialist 
 
EXPERIENCE 
 
Ms. Swansen is an Environmental Specialist with extensive experience 
performing existing conditions assessments and site research. She is 
highly familiar with a number of critical databases compiled by 
numerous government agencies, including the New York and New 
Jersey State Historic Preservation Offices, NYC Landmarks 
Preservation Commission, and the National Park Service. She has 
researched, compiled, and updated master spreadsheets containing 
historical resources summary data and landowner information for 
various projects and is also familiar with reviewing Environmental 
Impact Statements (EIS). Ms. Swansen has also served as an 
Archaelogical Field Technician and has performed site visits to collect 
physical inventories, take photos, and compile photo logs for various 
cultural resources, environmental, traffic, and land development 
projects. She has collected and prepared tree and salt marsh peat core 
samples and conducted spatial analysis on core samples using GIS 
and has also assisted with hazardous and non-hazardous waste 
compliance inspections and audits. 
 
PROJECTS 
 
Environmental Intern, Vanasse Hangen Brustlin Inc. (VHB) 
New York City, NY 
Conducted cultural resources existing conditions assessments and 
historic properties site file research for a Port Authority of New York 
& New Jersey (PANYNJ) planning project. Copied and organized 
hard and electronic files of historical resources from the New York 
and New Jersey State Historic Preservation Offices, NYC Landmarks 
Preservation Commission, and the National Park Service District and 
Individual Property databases. Researched, compiled, and updated 
master spreadsheets containing historical resources summary data 
and landowner information for a PANYNJ planning project. Also 
served as an Archaeological Field Technician for a Phase IB survey 
with shovel testing for a private development in Ossining, New York 
and performed PATH surveys for PANYNJ to gather ridership data. 
Researched and prepared documents on Jamaica Bay reference 
material and reviewed an earlier EIS for Nassau Expressway for 
internal use. Performed site visits to collect physical inventories, take 
photos, and compile photo logs for various cultural resources, 
environmental, traffic, and land development projects. Conducted 
volume balance, calculated and mapped speed run data, and ran 
and computed trials for existing highways analysis. 
 
Research Assistant, Drexel University 
City of Philadelphia, PA 
Drowned Forests and Buried Salt Marshes: Reconstructing Local-
Relative Sea Level Change Along the Delaware Estuary 
Collected and prepared tree and salt marsh peat core samples 
and conducted spatial analysis on core samples using GIS. 
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CHLOE SWANSEN 
 
 
Restoring Climate Resilience into the Hudson Raritan Estuary (HRE) 
Interviewed a local expert on climate resilience solutions for the Hudson Raritan Estuary and developed a final 
report and presentation. Also performed field work in Rosol ina Mare, Italy and attended an international conference 
- Climate-Changed Cities - in Venice, Italy 
 
Environmental Services Co-op, PECO Energy 
City of Philadelphia, PA 
Assisted in multiple self-audits at corporate and service buildings and prepared a stewardship application for Wildlife 
Habitat (approved in Fall 2011), in addition to drafting an Emergency Response Checklist for an on-site 
underground service tunnel. Updated and maintained electronic and hard copies of Spill Prevention, Control, and 
Countermeasure (SPCC) files and waste management-tracking databases. 
 
Environmental Engineer Co-op (Hazardous and Non-Hazardous Waste), Conoco Phillips Trainer Refinery 
Borough of Trainer, Delaware County, PA 
Performed weekly hazardous and non-hazardous waste compliance inspections of the refinery and led labor crews 
and operator to correct issues. Prepared shipping manifests and samples, and coordinated and managed 
hazardous and non-hazardous waste shipments. Participated in a refinery-wide Environmental and Safety Audit, 
with zero compliance issues in the Waste section. 
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EDUCATION 
 

 B.A. Government and Law; 
Minor, Geology; Lafayette 
College, 2012 
 

PROFESSIONAL CERTIFICATIONS 
 

 OSHA 40 Hr HAZWOPER 
Training 

 CETCO Liquid Boot Inspector 
Certified 

 OSHA 10 Hr Construction 
Safety and Health 
 

PROFESSIONAL TRAINING 
 

 Transporting Hazardous 
Materials 

 Hazardous Waste: The Basics 
 NJDEP UST Training 

 

ETHAN J. PERRO 
Environmental Specialist 
 
EXPERIENCE 
 
Mr. Perro provides expertise in the field of environmental services, 
including underground storage tank closure monitoring and reporting, 
methane gas surveying, vapor intrusion mitigation, soil investigation 
and remediation, hazardous and non-hazardous waste shipments, 
and well installation and abandonments. Mr. Perro has utilized his 
experience and technical background to perform Phase I and Phase 
II Environmental Site Assessments for residential, commercial, and 
industrial property transfers in accordance with ASTM standards. 
Additionally, he has performed Preliminary Assessments, Site 
Investigations and Remedial Investigations for impacted sites in 
accordance with NJDEP Technical Requirements for Site 
Remediation. 
 
As an Environmental Specialist, his proficiencies also include 
biological monitoring, groundwater sampling, and lake sampling. 
Furthermore, he has assisted in subsurface investigations through 
the use of ground penetrating radar (GPR), electromagnetic induction 
(EM), and magnetic-locating techniques. 
 
PROJECTS 
 
Drexel University Student Housing Project – Clean Fill Sampling 
City of Philadelphia, Philadelphia County, PA 
Oversaw the excavation of test pits and performance of soil borings 
to characterize site soils in preparation for offsite disposal/reuse. 
Collected over 100 soil samples. Completed manifests and 
dispatched to drivers during transporting activities.  
 
Paul Robeson School  
City of New Brunswick, Middlesex County, NJ 
Performed site investigation, remedial investigation, and remedial 
action activities in support of a school addition, which included 
delineation soil borings, geophysical surveying, and excavation and 
disposal of impacted soils.  
 
308 Robbinsville Rd & 904 Haddonfield Rd 
Robbinsville and Cherry Hill Townships, Mercer and Camden 
Counties, NJ 
Completed Preliminary Assessment and Phase I Environmental Site 
Assessments for these two properties in support of potential property 
transactions. Oversaw limited Phase II investigations including 
monitoring well installation and soil sample collection.  
 
Passaic Industrial Center 
City of Passaic, Passaic County, NJ 
Completed a vapor intrusion investigation which consisted of 
collecting approximately 20 indoor air samples and 20 sub-slab 
samples.  
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Vintage Park Remedial Investigation 
East Brunswick Township, Middlesex County, NJ 
Responsible for Preliminary Assessment, Site Investigation, Remedial Investigation, and Remedial Action 
activities for a proposed residential community. Activities included a geophysical survey, extensive soil sampling, 
test pit observation, soil excavation, UST closure, and project reporting.  
 
Route 27 Linear Construction Project 
Borough of Metuchen, Middlesex County, NJ 
Responsible for the oversight of soil excavation, transportation, and project reporting.  
 
Lancaster Square: Drexel University Proposed Student Housing 
City of Philadelphia, Philadelphia County, PA 
Performed extensive soil sampling services in support of a clean fill investigation. Provided oversight for the 
shipments of residual waste to the receiving facility.  
 
Belmar Marina Redevelopment 
Borough of Belmar, Monmouth County, NJ 
Performed soil and groundwater sampling in support of proposed redevelopment activities for the marina. 
 
Hanwha Solar Feasibility Study 
Statewide, NJ 
Performed Brownfield and landfill screening techniques to find feasible sites for future solar farms. 
  
Elberon School Vapor Intrusion Mitigation Barrier 
City of Long Branch, Monmouth County, NJ 
Provided observation and inspection services for the installation of a vapor intrusion mitigation barrier beneath the 
future school. 
 
Connell Runnels Landfill 
Berkeley Heights Township, Union County, NJ 
Conducted a methane gas survey of the former landfill in support of the monitoring program required by the 
NJDEP. 
 
Route 166 Former Gas Station 
Borough of South Toms River, Ocean County, NJ 
Performed soil sampling in support of a site investigation of the former gas station. Monitored the installation of 
monitoring wells for the groundwater investigation. 
 
Department of Public Works & Municipal Facility UST Closure 
Borough of South Toms River, Ocean County, NJ 
Monitored the closure and investigation of four underground storage tanks located at the Department of Public 
Works and Municipal facilities. Prepared reporting for the closure of the four underground storage tanks.     
 
South Toms River Landfill Methane Gas Survey 
Borough of South Toms River, Ocean County, NJ 
Conducted a methane gas survey in support of landfill closure activities. 
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