
TOWNSHIP OF PINE

RESOLUTION NO. 1163

A RESOLUTION OF THE TOWNSHIP OF PINE, COUNTY OF

ALLEGHENY,   COMMONWEALTH OF PENNSYLVANIA,

FOR THE TAKING OF PARCEL 2186- P- 15 LOCATED

ALONG BABCOCK BOULEVARD FOR THE

CONSTRUCTION TRAFFIC IMPROVEMENTS.

WHEREAS, the Township of Pine (" the Township") has plans to undertake a public

improvement project that will impact private property owned by Radio Advertising, Co. of

Pgh  ( Radio Advertising),  in the form of a fee simple take area and a temporary

construction easement, over a portion of the land alongside Babcock Boulevard;

WHEREAS, the impacted property is owned by Radio Advertising, identified as

Parcel ID No. 2186- P- 15.  The land is currently undeveloped and has no set address;

WHEREAS, the specific area of the impacted property is in the front of the parcel,

which abuts Babcock Boulevard;

WHEREAS, the Pennsylvania Eminent Domain Code, Act of June 22, 1964, P. L.

84, as amended, 26 P. S. 1- 101, et seq., provides the complete and exclusive procedure to

govern all government authority takings of private property for public use; and

WHEREAS, the Second Class Township Code at 53 P. S. § 67316 provides that

the Township Board of Supervisors may by resolution seek to exercise eminent domain

power for the purpose of a taking of the property for the intended and stated public use.

NOW THEREFORE, the Board of Supervisors of the Township of Pine hereby

resolves as follows:

Section 1 .     The Township of Pine does hereby intend to take, for the purpose of

the construction of traffic improvements,  a portion of the property owned by Radio

Advertising, located along Babcock Boulevard in the Township of Pine, Parcel ID No.



2186- P- 15, which is depicted in the Appraisal Report of Nicholas King McConahy, as

provided to the Township, and otherwise described within the drawings/plans prepared

by Herbert, Rowland, & Grubic, Inc., dated March 2024.  A copy of the appraisal report,

with the plans/ drawings, is attached hereto as Exhibit A.

Section 2.     All prior resolutions are hereby repealed in whole or in part to the

extent inconsistent herewith.

Section 3.     Via Deed in Fee Simple and Agreement for Temporary Construction

Easement, the Township and Radio Advertising agreed to terms of an amicable resolution

and sufficient consideration exchange associated with the acquisition described herein.

A copy of the Agreement is attached as Exhibit B.

Section 4.     This Resolution shall become effective upon adoption.

RESOLVED, this _ day of   % e-     2024.

ATTEST:  TOWNSHIP OF PINE

By:
ason Kratsas, Township Manager AWcffeyfiackie, Chairman

Townrip of Pine - Board of Supervisors

203080990



David J. King, MAI SRANICKLAS KINGMCCONAHY DavidE. McConahy, MAI
JohnF. KingRealEstateAppraisers andConsultants
Connor M. King
Raymond J. Nicklas (1929-2014) 

August 5, 2024

Ms. StaceyL. Graf, P.E. 
Assistant Township Manager
Township ofPine
230Pearce MillRoad
Wexford, PA 15090

DearMs. Graf: 

Atyour request andforthepurpose ofestimatingfairmarket value, weperformed anappraisal duetothe
feesimple takeand temporaryeasementacquisitionof theRadio AdvertisingPropertylocated at: 

Babcock Boulevard
PineTownship, AlleghenyCounty, Pennsylvania 15044

Ourappraisal included apersonal inspection ofthesubject property, collection andanalysis ofcurrent
market dataandtheapplication ofallappropriate techniques andapproaches. ThisAppraisal Reportwas
prepared inaccordance with theCodeofEthics andStandards ofProfessional Practice oftheAppraisal
Institute andtheUniform Standards ofProfessional Appraisal Practice(USPAP). Theappraisal issubject
totheassumptions and limiting conditions attached. Thisappraisal willbeusedbyPineTownship for
negotiations andproceedings regarding apartial acquisition ofthesubject property. 

Itisouropinion thatthemarket valueof thetotaldamages duetothepartial acquisition atthesubject
property asofAugust 1, 2024was: 

ValuationSummary
FeeSimpleTakeArea$ 1,800558SFacquiredforstreetimprovement
Temporary Construction Easement(TCE)$     250534SFforTCE
TotalDamages$  2,050

Thedamages representthe lossinthevalue oftheburdened property. Personal property andsubsurface
rights arenotincluded inthestriptakevalue estimate above.  

Respectfully submitted, 
NICKLAS KING McCONAHY

DavidE. McConahy, MAI
PennsylvaniaCertified GeneralAppraiser
Certificate Number GA000104L

20280Route19 • CranberryTownship, PA16066 • Phone (724) 776-9191 • FAX (724) 776-9605 • E-Mail:nkm@nkmac.com
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SUMMARY OFIMPORTANT FACTS ANDCONCLUSIONS

Property Identification: Radio AdvertisingProperty
Babcock Boulevard
PineTownship, Allegheny County, Pennsylvania 15044

Owner ofRecord: Radio AdvertisingCo. ofPgh. 

TaxIdentification Number: 2186-P-15

Description: This20.814acre levelto gently rollingsitefronts along
Babcock Boulevard. Theirregular shapedsite hasgood
visibilityand frontage. Itisvacant landand atthe “T”  
intersection withWarrendale Road nearPine-Richland
HighSchool.Thetownship andstateareconsidering
acquisition ofa0.0128acre strip forafeesimple takeand
0.0123acresfor atemporary constructioneasement. 

Property Rights Appraised: FeeSimple Estate

Zoning: B-1,RuralBusinessDistrict

Highest andBestUse: Commercialor mixed use

DateofReport: August 5, 2024
DateofInspection: August 1, 2024
Effective DateofValue: August 1, 2024

Marketing/ExposureTime Estimate: NineMonths/NineMonths

Valuation Summary
FeeSimple TakeArea$ 1,800558 SFacquired forstreet improvement
Temporary Construction Easement(TCE)$     250534 SFforTCE
TotalDamages$  2,050

Thedamages representthe loss inthevalueoftheburdened property. Personal property and
subsurface rightsarenotincluded inthestrip takevalueestimate above. 
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Property Overview

PROPERTY IDENTIFICATION: Radio AdvertisingProperty
Babcock Boulevard
PineTownship, Allegheny County, Pennsylvania 15044

OWNER OFRECORD: Radio AdvertisingCo. ofPgh. 

INTENDED USEOFREPORT: This appraisal willbeusedbyPine Townshipfor negotiations and
proceedingsregarding apartial acquisition ofthesubject property. 

INTENDED USER/CLIENTOF REPORT:Stacey Grafof PineTownship. Itisnottoberelied
uponbyanythirdparties foranypurposewhatsoever.  

PURPOSE OFTHEAPPRAISAL:Toestimate themarket value oftherealproperty onAugust 1,  
2024.Nopersonal propertyvalueisprovided.  

APPRAISAL DEVELOPMENT, SCOPE OFWORKAND REPORTING PROCESS: 

DavidE. McConahy, MAI, safely inspected thesiteonAugust 1, 2024andflood, HRG
survey, zoningand taxmapswere reviewed.  

Additional information fromdevelopers, owners,brokers, andappraisersas wellasproperties
appraised orreviewed byNicklas KingMcConahy intherecent pastweresources of
additional data.CoStar, RealSTATs, Multi-List,ESRI data, andtraffic maps were reviewed. 

Datawasconfirmed andanalyzed andweapplied theSales Comparison Approach. Noneof
theelements requiring direct capitalizationwere observed. Acommercial ormixeduse
represents thehighest andbestuseandcommercialand apartmentlandsales wereincluded
forthestrip take landanalysis. 

This isaPartial Acquisition. Theappraiser willdetermine thehighest andbestuseforthe
subject property before andafter thetakeand thehighest andbestuseisthesameinboth
cases. Theappraiser isaskedtoconsider allapplicable approaches tovalue, buttodevelop
andreport onlytheapproach orapproaches necessaryto produce acredible appraisal. 
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SALES HISTORY:Toourknowledge, nosales, listings oragreements tosell theproperty existor
haveoccurred inthepastfiveyears. 

DEFINITION OFFAIRMARKET VALUE:Fairmarket value isdefined under Pennsylvania law
asthepricewhichwould beagreed tobyawilling andinformed sellerandbuyer, taking into
consideration, butnotlimited to, thefollowing factors: 

1.Thepresent useoftheproperty anditsvalue forsuchuse. 
2.TheHighest andBestUse. 
3.Themachinery, equipment andfixtures forming partoftherealestate taken. 
4.Other factors astowhich evidence maybeoffered asprovided byArticle VIIofthe

Pennsylvania Eminent Domain Code (Section 703ofthePennsylvania Eminent Domain Code). 

Thecomment tothissection clarifies thata "willing" sellerandbuyer means thatneither isunder
abnormal pressure orcompulsion, andbothhaveareasonable timewithin which toact, andthatan
informed" sellerandbuyer means thatbothareinpossession ofallthefactsnecessary tomakean

intelligent judgment. 

There aresimilar definitions offairmarket value invarious recognized sources intheappraisal
literature. Theterm "fairmarket value" issynonymous with "market value".Thisdefinition ofMarket
Value isinaccord with thegeneral definitions thatarepresent inanyappraisal terminology. Implicit
inthesedefinitions istheconsummation ofasaleasofaspecified dateandthepassing oftitlefrom
seller tobuyer underconditions whereby: 

Buyerandseller aretypically motivated. 
Bothparties arewell informed orwell advised andacting inwhat theyconsider theirown
best interest. 
Areasonable timeisallowed forexposure intheopenmarket. 
Payment ismade incashoritsequivalent. 
Financing, ifany, isonterms generally available inthecommunity atthespecified dateand
typical fortheproperty typeinitslocale. 
Theprice represents anormal consideration fortheproperty soldunaffected byspecial
financing amountsand/orterms, services, fees, costsorcredits incurred inthetransaction. 

DEFINITION OFFEESIMPLE ESTATE:Absolute ownership unencumbered byanyother
interest orestate, subject onlytothelimitations imposed bythegovernmental powers oftaxation,  

1eminent domain, police power adescheat. 

DEFINITION OFLEASED FEEESTATE: Theownership interest heldbythelessor, which
includes theright toreceive thecontract rentspecified intheleaseplusthereversionary rightwhen the

2lease expires. 

DESCRIPTIONOFREAL ESTATE APPRAISED

Neighborhood Description: Thesubject property islocated inPineTownship eastof Perry
Highway (Route19) inAllegheny County. Thepopulation growth ofPineTownship during the
1980swasonlymoderate compared toneighboring communities which were thefirst tobenefit
fromtheproximity ofthecitytotheinterstate highway corridor. Since 1990, PineTownship has
reflectedmoreexplosive growth. Theriseinpopulation hasbeenduetoincreased infrastructure
andresidential development, aswellascommercial development along Perry Highway. The
Central Business District intheCityofPittsburgh islessthanathirty-minute drive fromthesubject
property. Over thepastseveral decades therehasbeenextensive commercial development to

1TheDictionary ofRealEstateAppraisal, SixthEdition, page90
2TheDictionaryofRealEstateAppraisal, SixthEdition, page128
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provide services totheincreasing population. The2020 Census figures show thepopulation at
14,691. 

POPULATION STATISTICS
Municipality19902000Change20102020Change
PineTownship4,0487,683+ 89.8% 11,49714,961+ 30.1% 
McCandless28,62129,022+ 1.4% 28,45729,698+ 4.36% 
Franklin Park9,87411,364+ 15.1% 13,47015,479+ 14.9% 
MarshallTownship3,9495,996+ 51.8% 6,91510,080+ 45.8% 
Bradford Woods1,3191,149- 12.9% 1,1711,183+ 1.03% 
Source: U.S. Census

PineTownship provides allthemunicipal services such aspolice andvolunteer firecompanies.  
Alsoserving PineTownship andthenorthern suburbs isUPMC Passavant Hospital. North Park is
anearby 3,000acre county operated parkproviding numerous recreational activities including
swimming, boating, golfing andpicnicking. Ashort distance south oftheproperty isLaRoche
College, afour-yearaccredited college offering numerous fieldsofstudy.  

PineTownship ispartofthePine-Richland School Districtwhich was formed in1958.Inthe2020- 
2021school year therewere4,579students and333teachers. Pine-Richland wasrated top10in
western Pennsylvania. 

Numerous retail developments haveproven successful andadequately serve theneighborhood. One
ofthenewer shopping centers known asPineTreesShoppes islocated infrontofadeveloping
office planandalargeapartment complex. Directly across fromPineTrees Shoppes istheVillage
ofPinewhich isanexpansive commercial andresidential development onseveral hundred acres.  
TheVillage ofPine includes aGiant Eagle store, several stripretail buildings withahigh levelof
occupancy, andnumerous banks andrestaurants. Nearby istheOxford Athletic Clubwhich is
located totherearoftheVillage ofPine. Office occupancy inthearea ishigher thantheentire
Pittsburgh market. In2018a $700million construction project started forthe AHNWexford
Hospital alongPerry Highway intheheartofWexford andsituated infrontoftheWexford Health

Wellness Pavilion. Thestate-of-the-arthospital iscomplete with160beds, emergency room,  
labor/delivery roomandotherspecialty departments. 

Perry Highway isthemaincommercial route leading northandsouth through PineTownship and
extending tothesouth intoMcCandless Township andtothenorthwest intoMarshall Township
andCranberry Township. Thelong-awaited project toimprove 2.3milesofRoute 19known as
Wexford Flatswasfinished in2012and costmore than $18million. Theroadwidening, turning
lanes andsidewalks have improved safety forthisfour-laneroadthathasmore than28,000vehicles
perday.  

Thesubject property islocated alongBabcock Boulevardand thisareais tobeimproved by
PennDOT andPineTownship in2025. Thesubjectisvacant land. Itisinadesirable locationand
surrounding usesinclude residential housing plans, Shell gasstation withNatoli’sconvenience
store, offices, Pine-Richland HighSchool, farmland, pizza shop,andvacant land. PineTownship
isagrowingcommunity where median household income farexceeds themedian income forthe
countyorthestate.  
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Neighborhood Aerial View

Subject
Property

PropertyDescription ( Before theTaking): 

Location - Thevacant property islocated alongBabcock Boulevard inPineTownship, Allegheny
County, Pennsylvania 15044. 

SiteSize -Thesubject siteisonetax parcel thatcontains 20.814acres. TheHRG drawings showing
the558square footacquisition areawere reviewed. 

Zoning- Thesubject iszonedB-1Rural BusinessDistrict.  

Shape/Topography- Thesubjectis level togently rollingand theareatobetaken is5’ fromthe
streetat thenorthernmost areaoftheproperty along Babcock Boulevard. Thesubject isanirregular
shaped parcel.Babcock Boulevard hasabout8,000carsperday. 

Utilities- Allmunicipal utilities areatornear thesubjectproperty.   

Easements- Noknown easements existwhich adversely affect theproperty. 

Access/Visibility - Theproperty hasgoodaccess andvisibility fortravelersalong Babcock
Boulevard. 

Flood Zone- Thesubject islocated inalowfloodriskareaaccording toFloodSource Map
42003C0045Hfor PineTownship dated September26, 2014. 

Environmental/Subsurface Conditions- Weassume thatnoadverse environmental conditions
existonthesite.Nosubsurface rights areincluded inourvalue. 
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Aerial View

Subject

RealEstate Taxes:Thesubject property isidentified astaxparcel#2186-P-15and hasatotal
assessment of $13,700. Thetotal realestate taxes are $347and thetaxes aresubstantially low.The
common level ration is1.9sothecounty realestate market value isonly $26,030. 

PropertyDescription ( After theTaking): 

The20.814acreswill haveasmall 558square footfee simple takealongthe northernmost portion of
itsBabcock Boulevard frontage. Thedesirability andfunctional utilityofthesubject property is
reduced duetothefactthatthisareawillbeslightly smaller.Thetownship plans tousetheacquisition
forroadandvisibility improvement. 0.0123acresor 534square feetwillbeneeded foratemporary
easement. 

HIGHEST ANDBEST USE

Highest andBest Useisdefined asthereasonably probable andlegal useofvacant landoranimproved
property, which isphysically possible, appropriately supported, financially feasible, andthatresults in
thehighest value. 

Thehighest andbestuseofaspecific parcel oflanddoesnotdepend onsubjective analysis bythe
property owner, thedeveloper, ortheappraiser. Thevalueofrealproperty isinfluenced bythe
interaction ofthebasic forces thatmotivate human activity; thehighest andbestuseanalysis isan
interpretation ofthese forces, andaneconomic studyofthemarket inwhich theproperty islocated.  
Theconclusions reached provide thebasis formarket value analysis. 

Inorder tosatisfy therequirements ofhighest andbestuse, fourcriteria mustbeconsidered. Highest
andbestusemustbe: 

1. Legally permissible; 
2. Physically possible; 
3. Financially feasible; and
4. Maximally productive. 

Itisnecessary todistinguish between thehighest andbestuseofthesiteasthough vacant, and the
property asimproved; thehighest andbestusemaybedetermined tobedifferent thantheexisting use.  
Toreachacredible opinion ofhighest andbestuse, theappraiser must, inevery case, consider the
location andphysical characteristics ofthesite, thedesign, condition andprobable economic lifeof
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existing improvements, neighborhood trends, environmental conditions, andgovernmental controls
andregulations, allastheyrelate tothebasic principles ofrealproperty valuation. 

Before theTaking: Thesubject iszonedB-1Rural BusinessDistrictand thesiteisvacant.Permitted
usesaremostlycommercialand include group homes, mixed uses, offices, retail, church, restaurants,  
banks, daycare, vetclinics andnursing homes. The20.814acre vacant siteissuited foracommercial
useor ausethancanincorporate commercial withoffice, clinic, group care, orrestaurants. Thesubject
property islevel togently rollingand atanintersection. Babcock Boulevard hasabout8,000carsper
dayandis astatemaintained road (PennDOT). This isnotabusyroadsoprime commercial
development isnot intheimmediate future. Thesubject hasgoodvisibility andaccessibility. Public
sewers areacross theroad.TheHighest andBestUseis forcommercial ormixed use. 

AfterTheTaking:TheHighest andBest Useisthesameafter thetaking butthedesirability isslightly
lessdue tothereduced size(558square feet)duetothefeesimple taking. Thislong, narrow taking
areaisonly5’deepandhasminimal impact. Sufficient room remains onthesiteforasubstantial
development. 

SUMMARY OFANALYSIS AND VALUATIONBY STRIP TAKING

Thestrip takevalue wasestimated based upon recent commercial landsales innearby municipalities.  
Thefive salesbelow indicate aprice rangeof $109,123to $410,846per acreand occurred between
2019and 2022.Thelandsales, mapandadjustment gridareonthefollowing pages.  

COMPARABLE LAND SALES SUMMARY TABLE

No. LocationSalePriceSize in Price/ Comparison
DateAcresAcreto Subject

1. 1009North Boundary Road11/02/2022$ 1,500,0007.410$ 202,429Superior
2. Route 228@Weatherburn Drive11/08/2021$ 3,257,99029.856$ 109,123Inferior
3. 2000Brandt Drive09/10/2021$ 3,059,52613.525$ 226,213Superior
4. Unionville Road11/04/2020$ 3,271,03413.830$ 236,517Superior
5. Millers RunRoad11/01/2019$ 3,500,0008.519$ 410,846Superior

Summary ofAnalysis andValuation forStripTaking:Anegative impact duetothe558square
feetfeesimple takeexists since thisislevel frontage.Considering this, weutilized landsales to
estimate thevalueofthetaking.Theproperty willbelessdesirable but thesitewillstillbefunctional
fordevelopment. Thefairmarket value after thetakingwas $140,000per acreor $1,800asofAugust
1, 2024. 

Valuation Summary
FeeSimple TakeArea$ 1,800558SF acquired forstreet improvement

Discussion ofSales:These properties include commercial landsalesover thepast fiveyears. The
salessupport $140,000peracre ($3.21/SF) forthisvacanttract innorthern PineTownship.Land
values inthisareaareincreasing. Allofthesalesrequired atimeofsaleadjustment since they
occurred morethan oneyearprior totheeffective date.  

LandSale #1isa7.41acresite onNorth Boundary Roadnear thecorner withRoute 19. This isa
mixeduse commercial corridor likethesubject andthebuyer plans togetthezoning changed to
PRD. Ithasallmunicipalutilities andthebuyerplans tobuild68LIHTC apartment units intwo
buildings.Itsoldfor $1,500,000or $202,429peracreand isthemost recent ofthefivesales.The
location issmore desirableand ithasvisibility from Route 19withover20carsperday. 

LandSale #2isa29.856acreparcel frontingonRoute 228andthefrontportion (5.7acres) isin
theCommercial Overlay District. Thebalance of24.156acres iszoned residential andisplanned
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for49-townhouse lots. Anadjoining 20acreparcel waspurchased for $923,100, isimproved with
ahouse, buttheproperty willbedeveloped with69-townhouse lotsinconjunction with the20lots
onthisparcel. Bothproperties, totaling 49.856acres soldfor $4,181,090 ($83,863peracre) or
30,298perunit (138units). Thetotal property willhave5.70acresofcommercial landand138

townhome lots.Itsoldfor $3,257,990or $109,123peracreand ismoredesirable duetobetter
location, smaller sizeandutility access. 

LandSale #3isa13.525acreproperty located attheterminus offofRoute 19inCranberry
Township. Itwasimproved withtwometal garages that thebuyer reports willberazed.  
Construction inPhaseIwillhaveasixbuilding, 264multifamily unitcomplex. Phase IIwill include
aclubhouse, pool, threeparklets andamixture ofsurface andgarage parking. Improvements to
Brandt Drivewillbeneeded before development. Access toThomson ParkDrive mayrequire a
streamorwetland crossing. Itsoldfor $3,059,526or $226,213peracreand isinabetter location. 

LandSale #4ismultiple parcels thatarepartofthesameplanandcombine for9.59acres.These
phases ofthemixed-useMeeder Planwill include 9townhouses and50single-family lotsinphases
7, 10and11atthenorthwest corner. Phases 5and6willhave49townhouses on4.24acres inthe
southwest corner oftheplan. Itisaprepared andlevel13.83acretract intheheartofCranberry
Township. TheMeeder Planhas637unitsproposed plusover60,000square feetofcommercial
space.Itsoldfor $3,271,034or $236,517peracreand ithasabetter overall topography andutility
when compared tothesubject. 

LandSale #5isan8.519acretract thatwasonceacinema (StarCity) thatwasrazed several years
ago. Thesitehasdirect access toasignalized intersection atRoute 51next toanI-79exit. The
buyer plansafour-building development featuring 49,000square feet. Itsoldfor $3,500,000or
410,846peracre.ItislevelandattheI-79exitsothelocation isfarsuperior tothesubject. Itis

alsomuchsmaller thanthesubject andsurrounded bynational tenants.  

LandSales #1and #2arethemost recent andmostsimilar onaperacre basis. Theadjusted price per
acreforthefivesales is $130,839to $172,185in thefollowing grid. Thefairmarket value was
supported at $140,000per acreforthestripoflandbased ontheSales Comparison Approach.  

SalesMap



12

LANDSALESADJUSTMENTGRID - StripTaking

SUBJECT1 2 3 4 5

Address Babcock BoulevardN. Boundary RoadRt 228 @WeatherburnUnionville Road2000 Brandt DriveMillers Run Road

Pine Twp, PACranberry Twp, PAMiddlesex Twp, PACranberry Twp, PACranberry Twp, PAS Fayette Twp, PA

1,500,000$ 3,257,990$ 3,271,034$ 3,039,526$ 3,500,000
PropertyRightsFeeSimpleTypicalTypical TypicalTypicalTypical
ConditionsofSaleN/ATypicalTypical TypicalDemo$ 20,000Typical
FinancingTermsN/ATypicalTypical TypicalTypicalTypical

SalePriceN/A$ 1,500,000$ 3,257,990$ 3,271,034$ 3,059,526$ 3,500,000

Acres20.8147.4129.85613.8313.5258.519

Price/UnitN/A$ 202,429$ 109,123$ 236,517$ 226,213$ 410,846

MarketCondition08/202411/20226%11/20219%11/202012%09/20219%11/201915% 

Adjusted $/Acre$ 214,575$ 118,945$ 264,899$ 246,572$ 472,473

LocationGood - Superior- 15%Superior- 5%Superior- 20%Superior- 20%Superior- 45% 
Utility/Topography Avg + / GoodSuperior- 10%Inferior5%Superior- 10%Superior- 10%Superior- 15% 
ZoningAverageSimilar0%Inferior10%Superior- 5%Superior- 5%Superior- 10% 

NetAdjustment- 25%($53,644) 10%$ 11,894- 35%($92,715)- 35%($86,300)- 70%($330,731) 

Adjusted $/Acre$ 160,931$ 130,839$ 172,185$ 160,272$ 141,742
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Land SaleNo. 1

Property Identification
Record ID4882
Property TypeMultifamily, Affordable
Property NameBoundary Lofts
Address1009 North Boundary Road, Cranberry Twp, Butler County,  

Pennsylvania 16066
LocationNorth
TaxID130-4F106-17FA, 17FB

SaleData
GrantorNorth Boundary Partners LP
GranteeBoundary LoftsLP
SaleDateNovember 02, 2022
Deed Book/Page202211030022911
SaleHistoryJune 17, 2008 for $750,000
VerificationNKM Appraisal; Grantee; Courthouse Records
SalePrice$ 1,500,000

LandData
ZoningSU-1Special Use; Streetscape Overlay
TopographySlight Downward Slope
UtilitiesAll
ShapeIrregular

Land SizeInformation
Gross Land Size7.410Acresor322,780SF
Planned Units68

Indicators
SalePrice/Gross Acre$ 202,429
SalePrice/Gross SF$ 4.65
SalePrice/Planned Unit$ 22,059

Remarks
The7.41acres andisonthesouth sideofNorth Boundary Road near thecorner withRoute 19.  
This isamixed-usecorridorand thebuyer plans togetthezoning changed toPRD. Thedensity
willbe9.2unitsperacre. Ithasallmunicipal utilities andthebuyer plans tobuild 68LIHTC
apartment units intwobuildings. 
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Land SaleNo. 2

Property Identification
Record ID4864
Property TypeCommercial, Mixed Use
Property NameSienna Village 2
AddressRoute 228@Weatherburn Drive, Middlesex Twp, Butler

County, Pennsylvania 16059
TaxID230-3F57-14, 14E

SaleData
GrantorGigliotti Holdings LP
GranteeSienna Village 2LLC
SaleDateNovember 08, 2021
DeedBook/Page20211170032251
VerificationDeed; Sales Agreement
SalePrice$ 3,257,990

LandData
ZoningResidential/ Commercial Overlay
TopographySloping
UtilitiesAll

Land SizeInformation
Gross LandSize29.856Acres or1,300,527SF

Indicators
SalePrice/Gross Acre$ 109,123
SalePrice/Gross SF$ 2.51

Remarks
This29.856acreparcel fronts onRoute 228andisdivided byWeatherburn Drive. Thefront portion
5.7acres) isintheCommercial Overlay District. Thebalance of24.156acres iszoned residential

andisplanned for49-townhouse lots. Anadjoining 20acreparcel waspurchased for $923,100, is
improved withahouse,buttheproperty willbedeveloped with69-townhouse lotsinconjunction
with the20lotsonthisparcel. Bothproperties, totaling 49.856acres soldfor $4,181,090 ($83,863
peracre) or $30,298perunit (138units). Thetotalproperty willhave5.70acresofcommercial
landand138townhome lots. 
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LandSaleNo. 3

Property Identification
Record ID4811
Property TypeMultifamily
Property NameFelson Apartments
Address2000 Brandt Drive, Cranberry Twp, Butler County, Pennsylvania

16066
LocationNorth
TaxID130-4F108-26AG

SaleData
GrantorReal Estate Dev. Assoc. 
GranteeRPG Cranberry LLC
SaleDateSeptember 10, 2021
Deed Book/Page202109100025808
SaleHistoryDec. 2019 for $1,700,000
VerificationCourthouse Records; Township Records

SalePrice$ 3,039,526
Upward Adjustment$ 20,000Demolition
Adjusted Price$ 3,059,526

LandData
ZoningC-3andSU-1Districts
TopographyRolling
UtilitiesAll
ShapeIrregular

LandSizeInformation
GrossLand Size13.525Acresor589,149SF
Planned Units264

Indicators
SalePrice/Gross Acre$ 224,734Actual or $226,213Adjusted
SalePrice/Gross SF$ 5.16Actual or $5.19Adjusted
SalePrice/Planned Unit$ 11,513Actual or $11,589Adjusted

Remarks
This13.525acreproperty islocated attheterminus ofBrandt Drive, offRoute 19andhassome frontage on
Thomson ParkDrive. Itwasimproved with twometal garages thatthebuyer reports willberazed.  
Construction isbeginning onPhaseIwithasixbuilding, 264multifamily apartment complex. Phase IIis
scheduled tobevotedonbythesupervisors andwill include aclubhouse, pool, threeparklets andamixture
ofsurface andgarage parking. Thedensity is19.5unitsperacre. Improvements toBrandt Drivewillbe
needed before development. Access toThomson ParkDrivemayrequire astream orwetland crossing. The
priorsalewasfor $1,700,000inDec. 2019. 
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Land SaleNo. 4

Property Identification
Record ID4638
Property TypeMultifamily
Property NameMeeder Plan
AddressUnionville Road, Cranberry Twp, Butler County, Pennsylvania

16066
LocationNorth
TaxIDVarious

SaleData
GrantorCranberry Meeder Partners LLC
GranteeRochester Road Investment Co. 
SaleDateNovember 04, 2020
Deed Book/Page202011090025737
VerificationRealSTATs; Cranberry Township Officials; Deed
SalePrice$ 3,271,034

LandData
ZoningCCD-2
TopographyLevel
UtilitiesAll
ShapeIrregular

Land SizeInformation
GrossLand Size13.830Acresor602,435SF
Planned Units108

Indicators
SalePrice/Gross Acre$ 236,517
SalePrice/Gross SF$ 5.43
SalePrice/Planned Unit$ 30,287

Remarks
Themultiple parcels arepartofthesameplanandcombine for9.59acresoradensity of5.7units
peracre. These phases ofthemixed-useMeeder Planwill include 9townhouses and50single- 
family lots inphases 7, 10and11atthenorthwest corner. Phases5and6willhave49townhouses
on4.24acres inthesouthwest corner oftheplan. Itisprepared and level13.83acretract inthe
heartofCranberry Township. TheMeeder Planhas637unitsproposed plusover60,000square
feetofcommercial space. 
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Land SaleNo. 5

Property Identification
Record ID4497
Property TypeCommercial
Property NamePiazza Properties, LLC
AddressMillers RunRoad, South Fayette Twp, Allegheny County,  

Pennsylvania 15017
LocationSouth
TaxID256-R-3

SaleData
GrantorSouth Fayette Township
GranteePiazza Properties, LLC
SaleDateNovember 01, 2019
DeedBook/Page17824/189
VerificationRealSTATs; CoStar; Pittsburgh Business Times
SalePrice$ 3,500,000

LandData
ZoningC-2, Highway Commercial
TopographyLevel
UtilitiesAll
ShapeIrregular

Land SizeInformation
Gross Land Size8.519Acresor371,088SF
Actual/Planned Building SF49,000

Indicators
SalePrice/Gross Acre$ 410,846
SalePrice/Gross SF$ 9.43
SalePrice/Planned Bldg. SF$ 71.43

Remarks
The8.519acretractwasonceacinema (StarCity) thatwasrazed several years ago. Thesitehas
direct access toasignalized intersection atRoute 51next toanI-79exit. Thebuyer plans afour- 
building development featuring 49,000square feet. 
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Valuation ofTemporary Taking: TheTemporary Take isvalued based upon income analysis forthe
period oftwoyears. Thisamount iseffectively rentfortheperiod oftime theconstruction easement is
needed. Thecontributory valueofthesubject land is $3.21per square footor $140,000peracre. We
capitalized itat7% fortwoyears andtheconclusion is $250. 

Valuation Summary (534square feettemporary easement) 

534SF x   $3.21/SF     =    $1,714(Value) 
ValuexAnnual Return xYears  =( Loss) 

1,714x 0.07x2   =   $250(rounded) 

Total Damages fromTemporary Taking   =   $250

RECONCILIATION: Weused thesalescomparison approach toestimate thevalueoftheland.Five
commercial andsales fromnearby communitiesare included andsupport ourconclusions. 

Itisouropinion that themarket valueof thetotaldamages duetothepartial acquisition atthesubject
property asofAugust 1, 2024was: 

Valuation Summary
FeeSimple TakeArea$ 1,800558SF acquired forstreet improvement
Temporary Construction Easement(TCE)$ 250534SF forTCE
TotalDamages$ 2,050

Thedamages representthe loss inthevalueoftheburdened property. Personal property and
subsurface rights arenotincluded inthestrip takevalue estimate above.  

MARKETING/EXPOSURE TIME: Recent sales indicated that thetypical exposure time (i.e., the
length oftimethesubject property would havebeenexposed forsaleinthemarket haditsoldatthe
market value concluded inthisanalysis asofthedateofthisvaluation) would havebeen aboutnine
months. Theestimated marketing time (i.e., theamount oftimeitwouldprobably taketosell the
subject property ifexposed inthemarket beginning onthedateofthisvaluation) isalsoestimated by
market datatobeninemonths. 

STATEMENT OFCOMPETENCY: I, DavidE. McConahy, MAI, havedefined thepurpose and
scopeofthisappraisal andthisreport isincompliance with theUniform Standards ofProfessional
Appraisal Practice (USPAP). Myexperience inthefieldofappraisals hasafforded metheopportunity
tovalue scores ofmultifamily andcommercialproperties foreasement acquisitionnearthe subjectin
thepast60months. Myeducational credentials, perception oftheareamarket, previous appraisals of
similar properties andknowledge ofcurrent market trends havegiven metheexpertise toperform this
appraisal. 
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ADDENDUM
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SUBJECT PHOTOGRAPHS

Babcock Boulevardand subject property

Areaoftaking along Babcock Boulevard
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Newresidential planacross street fromsubject property

Babcock Boulevardfacing westtoward subject property
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Subject
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CERTIFICATION

Icertify that, tothebestofmyknowledge andbelief: 

Thestatements offactcontained inthisreport aretrueandcorrect. 

Thereported analyses, opinions, andconclusions arelimited onlybythereported assumptions
andlimiting conditions, and ismypersonal, impartial, andunbiased professional analyses,  
opinions, andconclusions. 

Ihavenopresent orprospective interest intheproperty that isthesubject ofthisreport, andno
personal interest withrespect totheparties involved. 

Ihavenobiaswithrespect totheproperty that isthesubject ofthis report ortotheparties
involved withthisassignment. 

Mycompensation forcompleting thisassignment isnotcontingent upon thedevelopment or
reporting ofapredetermined valueordirection invalue that favors thecauseoftheclient, the
amount ofthevalue opinion, theattainment ofastipulated result, ortheoccurrence ofa
subsequent event directly related totheintended useofthisappraisal. 

Thereported analysis, opinions, andconclusions weredeveloped, andthisreport hasbeen
prepared, inconformity with therequirements oftheCodeofProfessional Ethics andthe
Uniform Standards ofProfessional Appraisal Practice oftheAppraisal Institute. 

Thisappraisal isinfullcompliance withallantidiscrimination lawsandregulations asrequired
bytheUniform Standards ofProfessional Appraisal Practice. 

Theuseofthis report issubject totherequirements oftheAppraisal Institute relating toreview
byitsdulyauthorized representatives. 

Asofthedateofthisreport, I, DavidE. McConahy, havecompleted thecontinuing education
program fordesignated members oftheAppraisal Institute. 

I, DavidE. McConahy, madeapersonal inspection oftheproperty that isthesubject ofthis
report. 

Nooneprovided significant realproperty appraisal assistance totheperson signing this
certification. 

Theappraisal assignment wasnotbased onarequested minimum valuation, aspecific
valuation, ortheapproval ofaloan. 

I, DavidE. McConahy, haveperformed noservices, asappraiser orinanyothercapacity, regarding
theproperty that isthesubject ofthisappraisal report within theprior threeyears immediately
preceding acceptance ofthisappraisal assignment. 

August 5, 2024
DavidE. McConahy, MAIDate
Pennsylvania Certified General Appraiser
Certificate #GA000104L
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QUALIFICATIONS OFDAVID E. McCONAHY, MAI

EMPLOYMENT HISTORY: 
1997toPresent- NicklasKingMcConahy -Partner
1987to1996- NicklasKingandCompanyascommercial andindustrial realestateappraiser

DESIGNATIONS ANDPOSITIONS: 
1996- MAI -MemberofAppraisal Institute
1996to2004- BoardofDirectors -Pittsburgh Metropolitan ChapteroftheAppraisal Institute; 

ServingasChapterPresident in2003
2000toPresent- ZoningHearingBoardforJacksonTownship; President2014toPresent
2002to2004- Elder, Cranberry Community UnitedPresbyterian Church
1995to2000- BuildingCommittee, Chairman, Cranberry Community UnitedPresbyterian Church

LICENSES/CERTIFICATIONS: 
Pennsylvania CertifiedGeneralAppraiserNo. GA000104L
OhioCertifiedGeneralAppraiserNo. 422275
WestVirginiaCertifiedGeneralAppraiser No. 211
MichiganCertified GeneralAppraiserNo. 1205072508
KentuckyCertifiedGeneralAppraiserNo. 004319
SouthCarolinaCertifiedGeneralAppraiserNo. CG-6676
GeorgiaCertifiedGeneralAppraiserNo. 342821
Tennessee Certified GeneralAppraiserNo. 00004650
NorthCarolinaCertifiedGeneralAppraiserNo. A8310
VirginiaCertifiedGeneralAppraiser No. 4001016987
IllinoisCertifiedGeneralAppraiser No. 553.002804
Pennsylvania LicensedRealEstateBrokerNo. AB051796L

EDUCATION:  BethanyCollege, Bethany, WestVirginia, Graduated 1987
BachelorofArts -Economics

Appraisal Institute -Classes
Capitalization Theory, PartA- Pittsburgh, PA
Capitalization Theory, PartB- Gainesville, FL
RealEstateAppraisalPrinciples- Pittsburgh, PA
CaseStudies- Boulder, CO
StandardsofProfessional Practice, PartA- Pittsburgh, PA
BasicValuationTechniques- Pittsburgh, PA
StandardsofProfessional Practice, PartB- Pittsburgh, PA
AppraisalReportWriting- Indianapolis, IN
HighestandBestUseandMarketAnalysis- Pittsburgh, PA
BusinessPracticesandEthics - Philadelphia, PA

SelectedRecentSeminars
Affordable HousingValuationAnalyzing Operating Expenses
ValuationofDetrimental ConditionsAppraising theToughOnes
AppraisalofLocalRetailPropertiesAnalyzing Com. LeaseClauses
AppraisalofNon-Conforming PropertiesEvaluating Residential Construction
Strategies forAppealingTaxAssessmentAppraisal Review -General
MarcellusGas/MineralRightsIssuesNational USPAPUpdateCourse
Listing, Selling, ValuingLand/Subsurface InterestsAnalyzing Distressed RealEstate
Unconscious BiasfortheAppraisalProfessionAppraising Apartments
ExpertWitnessTestimony forAppraisersCOVID’sImpactonRealEstate

APPRAISAL ANDCONSULTING EXPERIENCE: 
General realpropertyconsultingandvaluationofcommercial, industrial, residential andspecialpurpose properties
includingmanufactured housingparks, lowincomehousing taxcredit (LIHTC) apartments, self-storagefacilities, car
washes, convenience stores, hotels, schools, manufacturing plants, singletenant (netlease), offices, andgolfcoursesover
thepastthirtyyears; alsoservedmanydevelopers, lendinginstitutionsandgovernment agencies asaconsultant and
expertwitness. Theseassignments wereperformed inPennsylvania, Ohio, WestVirginia, Maryland, NewYork,  
Delaware, Michigan, Kentucky, Florida, Arkansas, NewJersey, Illinois, Virginia, Georgia, NorthCarolina, South
Carolina, Indiana, Tennessee, Wisconsin andWashington DC. 
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ASSUMPTIONS ANDLIMITING CONDITIONS

Thisappraisal report isintended tocomply with thereporting requirements setforthunder Standard
Rule2-2(a) oftheUniform Standards ofProfessional Appraisal Practice. Supporting documentation
concerning thedata, reasoning, andanalyses isretained intheappraiser'sfiles. Theinformation
contained inthisreport isspecific totheneedsoftheclient andfortheintended usestated inthisreport.  
Theappraiser isnotresponsible forunauthorized useofthisreport. 

ASSUMPTIONS ANDLIMITATIONS OFAPPRAISAL

Noresponsibility isassumed forthelegaldescription provided orformatters pertaining tolegalortitle
considerations. Title totheproperty isassumed tobegood andmarketable, unless otherwise stated. 

Theproperty isappraised freeandclearofanyorallliensorencumbrances, unless otherwise stated. 

Responsible ownership andcompetent property management areassumed. 

APPRAISAL ISNOTASURVEY

Itisassumed thatthesubject'simprovements, ifany, arebuiltwithin theboundaries oftheproperty
described andapplicable building lines. Andfurther, itisassumed thatthere isnoencroachment or
trespass ontoadjacent orcontiguous properties unless noted. 

Nosurvey oftheproperty hasbeenmadebytheappraiser, andnoresponsibility isassumed in
connection withsuchmatters. Anymaps, plats, ordrawings reproduced andincluded inthisreport are
intended onlyforthepurpose ofshowing spatial relationships. Thereliability oftheinformation
contained onanysuchmapordrawing isassumed bytheappraiser andcannot beguaranteed tobe
correct. Asurveyor should beconsulted ifthere isanyconcern onboundaries, setbacks,  
encroachments, orothersurvey matters. 

APPRAISAL ISNOTALEGAL OPINION

Itisassumed that there isfullcompliance withallapplicable federal, state, andlocalenvironmental
regulations andlaws, unless noncompliance isstated, defined, andconsidered intheappraisal report.  
Acomprehensive examination oflawsandregulations affecting thesubject property wasnot
performed forthisappraisal. 

Itisassumed thattheproperty conforms toallapplicable zoning anduseregulations andrestrictions,  
unless anon-conformity hasbeen identified, described andconsidered intheappraisal report. 

Itisassumed thatallrequired licenses, certificates ofoccupancy, consents, andother legislative or
administrative authority fromanylocal, state, ornational government orprivate entityororganization
havebeenorcanbeobtained orrenewed foranyuse onwhich thevalue estimate contained inthis
report isbased.  
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APPRAISAL ISNOT ANENGINEERING ORPROPERTY INSPECTION REPORT

Thestructures werenotchecked forbuilding codeviolations, anditisassumed thatallbuildings meet
applicable building codesunless sostated inthereport. 

Itisassumed that therearenohidden orunapparent conditions oftheproperty, subsoil, orstructures
thatwould render itmoreorlessvaluable. Noresponsibility isassumed forsuchconditions, orforthe
engineering thatmayberequired todiscover such factors. Since noengineering orpercolation tests
weremade, noliability isassumed forsoilconditions. Subsurface rights andtheeffectsofmine
subsidence, ifany, werenotconsidered inmaking thisappraisal. 

Wells andseptic systems, ifany, areassumed tobeingood working condition andofsufficient size
andcapacity forthestated highest andbestuse. 

Wearenotenvironmental experts, andwedonothave theexpertise necessary todetermine the
existence ofenvironmental hazards suchasthepresence ofurea-formaldehyde foam insulation, toxic
waste, asbestos orhazardous building materials, oranyotherenvironmental hazards onthesubject or
surrounding properties. Ifweknowofanyproblems ofthisnature which webelieve would create a
significant problem, theyaredisclosed inthisreport. Nondisclosure should notbetakenasan
indication thatsuchaproblem doesnotexist, however. Anexpert inthefieldshould beconsulted if
there isaconcern regarding environmental factors. 

Theappraiser isnotahomeorenvironmental inspector. Theappraiser provides anopinion ofvalue.  
Theappraisal doesnotguarantee that theproperty isfreeofdefects orenvironmental problems. Mold
maybepresent inareas theappraiser cannot see. Theappraiser isnotqualified todetermine thecause
ofthemold, thetypeofmold, orwhether themoldmightpose anyrisktotheproperty oritsinhabitants.  
Ifthebuyer, client, orowner hasconcerns regarding thepresence ofmoldorenvironmental problems,  
aprofessional homeorbuilding inspection, orenvironmental inspection isrecommended. 

Nochemical orscientific tests wereperformed bytheappraiser onthesubject property, anditis
assumed thattheair, water, ground, andgeneral environment associated with theproperty present no
physical orhealth hazard ofanykindunless otherwise noted inthereport. Itisfurther assumed that
thelotdoesnotcontain anytypeofdump siteandthat therearenounderground tanks (orany
underground storage) leaking toxicorhazardous chemicals intothegroundwater ortheenvironment
unless otherwise noted inthereport. 

Theappraiser isnotaware, unless specifically stated within thereport, ofanywetlands onthesubject
site. Ifthesiteoraportion ofthesiteisdetermined tobeawetland orprotected bytheEPA, DER, or
anyother federal orstateagency, wereservethe right toalterourexpressed opinion. 

Because nodetailed inspection wasmade, andbecause suchknowledge goesbeyond thescopeofthis
appraisal, anyobserved condition orother comments given inthisappraisal report should notbetaken
asaguarantee thataproblem doesnotexist. Specifically, noguarantee ismade astotheadequacy or
condition ofthefoundation, roof, exterior walls, interior walls, floors, heating system, airconditioning
system, plumbing, electrical service, insulation, oranyother detailed construction matters. Ifthere isa
concern regarding theexistence, condition, oradequacy ofanyparticular item, wewould suggest that
anexpert inthefieldbeconsulted. 
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APPRAISALISMADEUNDERCONDITIONSOFUNCERTAINTYWITHLIMITEDDATA

Information (including projections ofincome andexpenses) provided bylocal sources, suchas
government agencies, financial institutions, accountants, attorneys, realestate professionals, and
others, isassumed tobetrue, correct, andreliable. Noresponsibility fortheaccuracy ofsuch
information isassumed bytheappraiser. 

IftheIncome Approach tovalue hasbeenused, ourDiscounted CashFlowAnalysis represents a
conscientious effort toanalyze theperformance oftheproperty overareasonable projection period;  
however, itisamodel based uponspecific forecasts which mayormaynotoccur. 

APPRAISAL REPORT LIMITATIONS

Thisappraisal wasprepared attherequest ofandfortheexclusive useoftheclient towhom the
appraisal isaddressed. Nothird partyshall have anyright touseorrelyupon thisappraisal forany
purpose. 

There arenorequirements, byreasonofthisappraisal, togivetestimony orappear incourtorany
pretrial conference orappearance required bysubpoena withreference totheproperty inquestion,  
unless sufficient notice isgiventoallow adequate preparation, andadditional feesarepaidbytheclient
atourregular rates forsuchappearances andthepreparation necessitated thereby. 

This report ismade fortheinformation oftheclient, andpossession ofthisreport, oracopy thereof,  
doesnotcarrywithitarightofpublication. Neither allnoranypartofthecontents ofthisreport shall
beconveyed tothepublic through advertising, public relations, news, sales, orothermedia without the
written consent andapproval oftheappraiser. Norshall theappraiser, firm, orprofessional
organization ofwhich theappraiser isamember beidentified without thewritten consent ofthe
appraiser. 

Values andconclusions forvarious components ofthesubject parcel ascontained within thisreport
arevalidonlywhen making asummation; theyarenottobeused independently foranypurpose and
mustbeconsidered invalid ifsoused. Theallocation ofthetotalvalue inthisreport between landand
improvements applies onlyunder thereported highest andbestuseoftheproperty. Theseparate
valuations forlandandbuildings mustnotbeused inconjunction withanyotherappraisal andare
invalid ifsoused. 

TheAmericans withDisabilities Act (ADA) became effective January 26, 1992. Wehavenotmade
aspecific compliance survey, andanalysis ofthisproperty todetermine whether ornotitisin
conformity with thevarious detailed requirements oftheADA. Itispossible thatacompliance
surveyoftheproperty, together withadetailed analysis oftherequirements oftheADA, could
reveal that theproperty isnotincompliance withoneormoreoftherequirements oftheact. Ifso,  
thisfactcould haveanegative effect upon thevalueoftheproperty. Since wehavenodirect
evidence relating tothis issue, wedidnotconsider possible noncompliance with therequirements
ofADAinestimating thevalueoftheproperty. 
























