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CHAIR LADY HIGGINS: Good

mnorning.
| This is July the 8th, and

ve are opening our second public hearing on the question
of Thunder Mountain. The hearing is being conducted by
the Commission created under Assembly.Reéolution 1, of
this Qear.

The members present today
are - and we have full attendance, I m{ght add -~ Mr.
Mandelbaum, Mr. Tanzman, Mr. Bateman,‘Mr. Keith; and I am

Marion Higgins, ,Chair Ladf of the Commission. Mr.,

FPerrara is the Commission's counsel.

163

I first want to apologize to;

the members of the Committee. I understand you didn't

receive your transcripts of the hearing that was held on
June 25th until yesterday morning. We had engaged the
services of an outside Reporter so we could expedite the

receipt of this transcript, with the intention of holding

the next hearing on July 1lst. It's quite interesting tc

note that we did not receive the trénscript until July T7th,

for the purposes of this hearing.

We also, of course, postpone

the hearing‘on July lst, to try to help out Commissioner

d



|
J
164 |

Roe. We know he has been busy with the water problem, and |

|
ve Telt it would not have time to review the transcript \
before this hearing. I don't think any of us had much |

time to review the transcript, however we will proceed withf
the hearing today.

|
1
[}
|
I want to go on record and i
|
R . |
indicate that we do need more funds so that we can hire |

|

more Stenographers to take these hearings, so that we can |
see to it that the Commissioners do receive the transcriptsi
on time. We need our staff of Stenographers augmented in |
some way, so that this canfbe handled promptly. We are
aware that we are only one Commission that has been meeting;
and that there are many others, but we are hopeful that we ;
will be able to get this transcript as soon as possible. ‘
%oday we have scheduled firsg
a member of the Department of Conservation and Economic |
Development, and who is an appraiser. :

Mr. Daly, are you present,

and would you come forward?




s
BERNARD J. DALY, ;
veing first duly sworn, testified as follows: é
CHAIR LADY HIGGINS: Mr. !
FFerrara is our counsel, and we would like to turn the i
cguestioning over to him so that we can proceed. |
MR. FERRARA: Thank you,

madam chairman.

DIRECT EXAMINATION
BY MR. FERRARA:
Q I think the first thing we ought to do, Mr. Daly, in view

of the fact that this is the first public meeting which you

have been involved in - you have testified of course in !
executive session - but maybe generally you ought to just
put your qualifications on theé record in some fashion.

A I am a licensed real estate broker. I have been licensed
since 1947 in the State of New Jersey. I conducted a |
real estate building firm, development firm, from 1947 untii
1952, at which time I was employed by the Howard Savings

1 Company, the Blou Mortgage Company, as a mortgage
correspondent and appraiser. During that time, I had §

completed over 2,500 appraisals for them. I subsequently

had additional -- my own office, in which I conducted

‘; appraisals for many of the banks in the area, for the State

D TR § NI SOVNISON
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o New Jersey. I am an approved appraiser for the State
of New Jersey, County of Mercer, City of Trenton; all
tovwnships. And, T am also an approved appraiser for the
Jersey Central Power and Light Company.

I have appeared as a witness in all of the Courts of
the State of New Jersey, in many of the municipalities,
and on the zoning boards of adjustment.

In addition to that, I have conducted a real estate
appraisal course at Rider College in the evenings for
three years.

Mr. Daly, are you the membér of any one of the appraisal
societies, M.A.I., S.R.A., or whatever the others are?
No, I am not.

You are not?

No.

All right.

Now, Mr. Daly, I know you sat through the last public
hearing, the last meeting of this Committee, in which we
had the independent appraisers on; and as I understand the
procedure, you are the sﬁaff appraiser for the Department
of Conservation, is that correct?

I em one of the staff.

One of ‘the staff.
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How many arec therc?
e have four.
Tour. w
That's in the entire Department, or just connected
with the Green Acres program.
Just connected with the Green Acres pfogram.

You are one of four staff members connected with the Green

- Acres program?

That's right.
And in yoﬁr capacity as staff appralser, you were called
upon to make an appraisallbf the property which we
reférred tg aé either Thunder Mountain, or Shepard Pond,
is that correct?
That is correct.
Now, can you tell me when you éade that appraisal?
In the latter part of July, 1963.
All right.

Was that before an outside appraisal was made, or
after?
No, that was after we had received Mr. Slotus' appraisal.
At the time, I was requested to make it.
I see.

Now, when we had Mr.Slotus here, he indicated that
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his appraisel was ordered on July 1ll, and was submitted,
I believe, on July 23rd, if my recollection serves me
correctly. |
I think that's what he testified to, yes.
And, I am looking at a submission that you had made, which
the Department has given to us, whicﬂ indicates your
appraisal - at least the sheet of your appraisal - dated
July 22nd, 1963.
Yes.
Would that be correct?
Yes.
So that apparently they were submitted approximately the
same time, if not within a day or so?
No. My appraisal was not submitted -~ this appraisal was
not submitted until, I would s;y, August the 15th; in
around August.
What is the significance of the July 22nd date on this
appraisal which I have?
Only that that was one day that in which we visited the
lake.

May I show you pictures that I had taken at the time

of my visit, which was July of 19637 The pictues are

dated, | ' -
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July 22nd date on this appraisal is not the date that the
appraisal vas made?

A That was the first date that I visited the property, but
my complete appraisal was not really completed until

around August the 15th. For this reason --

ASSEMBLYMAN TANZMAN: Are
you saying that the appraisal is as of July?
THE WITNESS: It is as of

July. This is the  date. As of that date, because that's

| the date I visited the property.

BY MR. FERRARA:

!

1
!
|
l
|
i
}

|
i Q Well let me ask you this, Mr. Daly - it is misleading, but
i I don't think it's completely material; wouldn't the date

]
i

‘3 of the apprailsal be the time you completed the apprailsal?

A That would be the date of the evaluation.

f - . THE WITNESS: Excuse me,

1
{

er. Tanzman, but that is the date thét I visited the proper{
The date of the evaiuation would be as of August 15th.

CHAIR LADY HIGGINS: May I
ask a question? |

| | THE WITNESS: Yes.

) ' CHAIR LADY HIGGINS: Why

Tell, let me ask you this, Mr. Daly: You tell me that this




situation -- that paper that you have, is the bulk of the

170

didn't this show in the appraisal form as submitted?
THE WITNESS: I don't know.
This is a matter of typing.
CHAIR LADY HIGGINS: This
is what you gave us as the appraisal --
THE WITNESS:  Yes.
CHAIR LADY HIGGINS: This
is the appraisal that was submitted.
‘THE'WITNESS: ~ Yes.

Madam chairman, that

values as I ascribed them to the properties.

CHAIR LADY HIGGINS: This
is what we received --

‘&HE WITNESS: Right.

CHAIR LADY HIGGINS: (Con-
tinuing.) When we asked for your appraisal --

. THE ﬁITNESS: Right.

CHATR LADY HIGGINS: This
is the sheet of paper that was given tg us as your appraisal
for that project.

THE WITNESS: Well, at the

time they asked for what we considered -- I wrote out in
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longhand, fyxom my own notes, the description of the
property --

CHAIR LADY HiGGINS: But
there wasn't any printed appraisal sheet?

| THE WITNESS: No.

I had that for my file; that's all.

CHAIR LADY HIGGINS: That's
all, thank you. That's what I wanted to make clear.
This is the appraisal that was given us; this one sheet.

ASSEMBLYMAN TANZMAN: Just
as a matter of information, may I just make the statement
that it .is not unusual for an appraiser to receive a
request to make an appraisal even five years prior, or two
years prior; and sometimes in an estate, where a value has
to be determined as of the datg'of death, or some other
circumstance -- so 1t is not unusual for an appraisal to
be dated as of a prior date, or as of the date of the
original inspection. I don't think there is anything
sinister in this.

' CHAIR LADY HIGGINS:  Oh,
I am not implying that. I was only asking questions,

because I do know that it is customary in giving an

appraisal to say that the value on such and such a date --
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on such and such a date, you'é;riQEd at that value, and
you visited it on such and such a déte. And, as of
August, which is when you turned in the appraisal --

It's normal procedure to do
that, 1s it not, Mr. Tanzman? To date an appraisal?

ASSEMBLYMAN TANZMAN: Yes.

CHATR LADY HIGGINS: And
this is the date that we received your official appraisal,
and the-date that was given was the date you visited, and
the appraised value as of such and such a date?

N THE WITNESS: Right.

‘As far as the appraisal is

concerned, Madam Chairman, as a staff we make certain |

notes that we retain ourselves for our own information;

for instance, the description o} the property, the neighbor
hood.data, and all that information that is relative to
the appraisal we have.

We make our comparable salesr
which of course were not included in that appraisal,
because at the time they asked, they asked only for what
the valuation was, and that's what I put on it, and this

was submitted for that purpose.

CHAIR LADY HIGGINS: In
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other words, when you turnedrigqgwformal appraisal report
to the Commission, you did not include the normal appraisal
report, you just had the Vaiuation sheet?

THE WITNESS: As it is, we
have so many to do, that we could not take the time to
write them up, to type them up, and to:present them as
we would in the normal appraisal fashion; which is, we
make a note to file, with all the important data that we.
have, and what we use for comparables, and the basis for
our values.

e CHAIR LADY HIGGINS: Well
then, when we asked for the appraisal, it was not the --

THE WITNESS: You should
have received a copy of that -- my fiie situation, which
was not availlable then. v

CHAIR IADY HIGGINS: All

rigcht, that's all.

BY MR. FERRARA:

Q

All right, Mr. Daly. Unfortunately, that does leave us
pretty much shorthanded. We thought we had the complete
appraisal.

But, let's take your appraisal: As I read the total

value of your appraisal, it's $1,319,413.00, is that
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correct?
That's right.
F'or land and improvements?
That's right.
And you have what you indicate as land and water of
$1,160,400.00, is that correct?
That is correct.
And improvements of $159,013.00, is that correct?
That is correct.
Now, in breaking down your land figure, you have used a
front foot basis of 6,000'front feet, at $125.00 a front
foot, with a 200 foot depth, 5r a figure of $750,000.00.
Can you tell us how you arrived at that front foot value?
Well, I have taken the area around the lake, on the road
frontage, and my estimation wa; that there were approxi-
mately}6,000 feet of that area around the lake which would
beuseable for development purposes, or for values ascribed
to lake front properties.

CHATIR LADY HIGGINS: You

are talking about 6,000 feet of lake frontage?

THE WITNESS: Road frontagel

CHAIR LADY HIGGINS: Road

frontage?
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THE WITNESS: As you go
around 1it, yes.
CHAIR LADY HIGGINS: Yes.
THE WITNESS: (Continuing.)
All .the properties, and all the comparables that I have
used, and that have been discussed, we'eValuate the lake
front property on the frontage that exists on the street
that fronts on the lake.
§§ CHAIR LADY HIGGINS: And
?i this is what you did in this instance?
;i " THE WITNESS: Right.
| 'ASSEMBLYMAN BATEMAN: Mr.
| Daly, how did you establish this 6,000 front feet?
? THE WITNESS: I scaled the
J lake area. ‘
ASSEMBLYMAN BATEMEN: Did
you walk it, or ride it?
THE WITNESS: I rode it,
and walked most of this property.
| ASSEMBLYMAN BATEMAN: All
right.
BY MR. FERRARA:

Q@ Mr. Daly, in this 6,000 feet, how is that road frontage
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compare with lake frontage?
Well, I think you will find that there is about 5,800 feet
of lake frontage.
All right.

So that there is not a great variation?
No, there is not.
Is this 6,000 feet, or the 5,800 -- let's use the 6,000,
because the difference is very slight -- is that intended
to be the entire circumférence of the lake?

Yes, it is.

‘Now -=-

THE WITNESS: No, excuse
me.

There is approximately
8,000 feet around the entire la&e area, of which I think
there is 1,820 feet that belong to the Convent.
In other words, there is 1,800 feet of lake frontage on
the north part of this lake, which the State does not own;
the boundary liﬁe that goes along the lake?
They own the laké, but they do not own the area around it.
The frontage?
Right.

£

So that the area of approximately 2,000 feet it is -- it's

|
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along the northefn boundary line of the property --

. THE WITNESS: That is right.
(Continuing.) In New York State, and the lake line 1is
owned by someone else?

Right.

Now, therefore, you have taken the 6,0QO feet as all useable
lake frontage, is that correct?

Yes, I have. And, I'd like to explain that.

One would find that\in certain areas there may not be
as much value as $125.00, yet in other areas, the values
would probably run as high as $200.00 a front foot; so that
my calculation was on an average of $125.00 for the lake
%ront proper%ies.

CHAIR_LADY HIGGINS: Excuse
me. '

May I ask you what method of
appralsal you. did use?

THE WITNESS: I used the
market data approach.

CHAIR LADY HIGGINS: In
other wor&s, you used comparables --

THE WITNESS: Comparable

sales.




178

‘CHAié‘LADY HIGGINS: What
did you attribute the highest and best use to?

THE WITNESS: I used a
residential development of a pretty high caliber type,
or executive type home.

CHAIR LADY HIGGINS: All

right.

BY MR. FERRARA:

Q

All right.

Résidential development --

Let me just come back..a momeht, and get this footage
cleared away first. ’

You say that you averaged it out at $125.00 --

THE WITNESS: That's right.

(Continuing.) So that there wéuld be areas that were less
than $125.00, and areas you say would be worth more?

That is right.
And what was the reason for that differentiation?
Well, in certain areas there is a drop that would make a

difference, as far as value 1s concerned, on the market.
{

In other ar8as, for instance in the club house area, where

this is an ideal location, beach front and all, you would

attribute more value to that. And,'the other areas where

!
T




O

179

there are relatively good lands for development, -they
would bring probably more money.
Now, Mr., Daly, you say that the prime area is the - at
lcast you say the difference in the area - would be in
front of the club house area?
o, not entirely. This is one of the'facets of it. The
rest b; it --
In developing this for this residential development, high
class, executive type home, wouldn't one of the important
ingredients be that you had a lake that could be used by
all of the residents of this development community?
Certainly the lake would be important.
And wouldn't, therefore, the frontage, that beach frontage
that is in front of the club house; wouldn't that be an
area really reserved for the geﬂeral community that would
be developed in that area, rather than the individual housef
Yes, but Mr. Ferrara, that would have -- the value for that
particular portion, would be attributed, or reflected, in
the value of the rear lots, so that it has just as much
value, possibly more than the other lake frontage.

The use of that, only by virtue -- rather, the use of
the club house, and the use of that lake, would indicate

a higher value for the rear lots, in that there would be a
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club house developrent,

So that you wouldn't develop that as a private home area,
would you?

Definitely not.

How much area do you think you would leave undeveloped,
or leave in this general sense? |

I think around 900 feet.

About 900 feet would have’to be reserved for overall use

of the community that was developed?

Yes.
All right. B

Now, in taking into this consideration, this residen-
tial, high executive type development, did you -- well,

before we get into improvements, let me ask you a question.
I see that in addition to‘that front foot value, you

have placed a value of $2,000.00 per acre on the water

itself, the 75 acres of water -~ 75.3 acres of water - and

you assigned a value of $2,000.00 an acre to the water

itself?

That's correct.

Why have you done that?

This value -- this lake has additional value that would

also be reflected in the value of the rear lots. Without

|
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tlie lake, the réar lots would be just a normal run of the
mill development. However, with this lake, and with the
75 acres, this value is reflected again in the rear lot
values.
But why is it reflected separately, an appraisal for water,
if it's already reflected in the value of ﬁhe rear lots?
This would be in the develppment purposes of it, that it
would be reflected in the value of the lots.

If you will note the rear acreage, I only put a $600.0
per acre figure. -This does not reflect the value of

that lake in that sense. '

~

o]

How did you arrive at $500.00 an acre for the rear
acreage?
I took some sales that were in %he area, some current
sales at the time, and bracketed them, and arrived at what
I felt would be a falr figure for the area.
Can you tell.us -- |

Unfortunately, I would have liked to have had them
before, so I could analyzZe them, but could you tell us what
the com;arables were that you used?

Yes, I can.

In approaching the value to the lake front property,

O
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I have taken -- I have considered sales. They are not,
in my estimation, comparable in the respect of being
xactly comparable. They are used as a guide to determine

what the comparable values, the front foot values would

bring.
Just a moment. Let me ask you this, Mr. Dély:
Can you tell me -- I have asked you for comparables,

but you tell me they are not comparables --
THE WITNESS: Well, of

course, there are no true comparables.

That is correct. We understand that in appraising practice

there is no exactly the same piece of land, all pieces of
land are uniqué, that we are merely using what we call
cormparables as é'guide fo indicate a value as a guide to
whatever we are appraising. '
That is correct.
All right. “

And you have used some individual lots, or some other
parcels of land, as comparables in this sense?
I have.
Could you tell me, before we go into the individual

details, what was the -- were they large acreage parcelsA

of land, or were they individual --
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| ASSEMBLYMAN TANZMAN:  Let
him give us his comparables.
MR. FERRARA: Well, I'11
come to the details in a minute.
In establishing the lake Tront values, no where could I
find a comparable that would have a large émount of lake
frontage for sale, or that had been sold. The closest
thing that I know of, that had been sold, would be the
Urhan Farms. And, I tried to check thié sale, and it
was from the Diocese of Newark; and it was complicated in
that it had several concessions, and there was no basis
on which I could say that this lake, with so many acres,
would bring X number of dollars. There is no true
comparable to this lake, in my opinion.
All right. '
Now, the point is -- that's my question. In the
comparables which we will get from you here in a moment -
and we will see how much detail we will have to go into -
were they largé acreages, or pieces of land, or were they
individual parcgls?
They are --
Generélly.

Generally, they are individual parcels.
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Gohérally they are individﬁéiuparce}s?
To establilh the lake front values.
0f house lots --

When I say iﬁdividuals, vie areltalking about 100 6r
200 foot parceis?
That 1is correct.
That is, individual building plots?
That is correct.
And what would you say - again, before wé get into details
what d;d they average out on a front foot basis, the
individual lots that you have in your appraisal?
I would prefer to give them to you, if you don't mind.
I want the total. I am going to get to the individuals,
but -unfortunately I can't check them out this minute.
They vary from $95.00, to $135foo,'to -- I think $135.00.
Would these comparables be any of those we had previously
received from either Mr. Slotusy, or Mf. Stanley?
I think the ones on Greenwood Lake would be, the others are
not.
All right.

Would you please, in giving us some of these com-

parables - I don't want to get into too much detail on

them, if they are individual lots. You have given me the
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ceneral answer that I think is applicable.

IT we had it before'either with Mr. Slotus. or Mr.
Stenley, please identify it in some fashion, of course if
you can.

I will do that.

On the Greenwood Lake area, in our reéearch, we found
that there was a sale from Ackerman to Feliciano, which
was used by Mr. Stanley, at $100.00 per front foot.

All right. Just one minute. |

You say that.Mr. Stanley used one of these -- this

is Ackerman to Feliciano?
Rig¢ht.
This we have had previously, and this was a hundred dollars

a front foot, and this was a residential lot on a lake

That's correct.

And on an improved road?

No, the Board Road was not included at that time.
All right, all right.

Now, what was the next one?

The second one was Ackerman to Hug, which we also used on -

That was also used by --

THE WITNESS: Mr. Stanley. |~
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(Continuing.) By Mr. Stanley?
Yes.
And that was also an individual lot --
THE WITNESS: At 81 x 120 --
That has about $105.00 a front foot?
That is correcﬁ.
And that's also on a lake front portion of it, and also
on the .same road?
That 1is correct..
All right.
The third one is Virett to Standish, that was on Board Road
And that was used‘by Mr. Stanley, and that is an individual
piece of property, indicating $95.00 a front foot, which
is lake front propefty; right?
Now, the next one I used was a cgmparable, or a lake front
property on Cupsaw Lake, located on Cupsaw Drive. It
was dated 12/26/61. The Grantor was Knowlton --
What is it?
Knowlton, K-N-O-W-L-T-0O-N.
Yes?
(Continuing.) To Nelson.

Right?

And it was %)5o'x11u7 foot lot, and it sold for $6,750.00,
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or $135.00 per front foot.

How much is that a front foot again?
$135.00.

All right.

Let me ask you this: Do you have any comparables,
other than these individual lots, small building lots?
No, sir. ‘ You wouldn't find any comparables.

All right.

(Continuing.) I mentioned this.

All right.

(Continuing.) This is the ‘only way that you can guide or
adjust your -~ ,
All right. J

In those individual lots, you have indicated to me thaf
you have received between $95.06 and $135.00 for a value
of the front footage.

Yes.
I haven't finished.
All right. I realize that.
I think we ére going to be faced with --

How many comparables do you have?

I have about twenty.

Well, that's Jjust the point I am making. I think to
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enumerate tyenty cases of iﬁéi&iéual lots - if théy all
71t into this general pattern - I think it's repetitious.
I think it's necessary, but I think it's repetitious.

From your point of view, it is necessary for'making the
appraisal.

Yes, sir.

Did you have any large acfeage, in your comparables, with
lake frontage of any sort?

That I used --

Yes.

(Continuing.) As a guidd to lake front properties, or
lake front values?

Right.

No, sir. I couldn't find any. And, of -- I know of
none in Jersey. )

Well, except that Mr. Stanley, and I guess Mr. Slotus,.
both had used this other property, referred to as the
Florida Lake property.

I did not use the Florida Lake property, in that I thought
it was a purchase by the State of New Jersey. Even though
it was an arm's length deal, I did not consider it. I

knew of that sale.

In other words, you -- okay.
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rYou Telt it would berbé££e£w5;5ément not to use the
Florida Lake property as a comparable?
As mentioned before, I felt that it was a sale, it was
an arm's-length.deal, but in my opinion I didn't want to
use it. I didn't feel it was useable.
All right.

Now, I want to direct .our attention --

Is this the extent of your comparables, these
individual lots?
(No response.)
(Continuing.) I don't medh the enumeration of them.
Well --
The enumeration of individual lots, some of which are lake
frontage, some of which have road frontage, are$95.00 to
$135.00 a front foot, is that correct?
Well, in addition to that, Mr. Ferrara, there are sales

that I would like to enter into that were on an acreage

basis in developments such as Urban Farms, which do not have

lake frontage, and which bear, in my opinion, a basis for
value.
All right.

Now, let me --

Fine. Urban Farms im a development over in Bergen
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County, as I understand it?¢

Yes, it is.

It's a hishly residential area; no lake frontage available?
Thet's right.

There are no lakes available, in fact, isnft that so?
That's right.

Urban Farms is a housing development, a residential housing
development?

It is a very high class house.

It's a housing developmeht in the class of $50,000.00, or

‘e

up?
Yes, $50,000.00 to $100,000.00.
All right.

Now, you say that you have some sales in there that
you feel are comparable for thig purpose?
Definitely. They establish what a lot would bring in an
area that would properly be developed as Urban Farms; or
how this subject -- present subject property could be
developed. And, what it would prove, is it would indicate
what value these lots would bring.
Mr. Daly, are you indicating --

Unfortunately, many people in this room are not as

familiar with Urban Farms, maybe, and that area, as I may
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e, because I live in that afea.
Are you indicating that this Shepard Pond development
could be developed to the same extent, and the same
classification, as Urban Farms?
I certainly do. I think it could be an exceptionally
good development, and it would be very coﬁparable to this.
It would have to be developed properly; and it has the
laike Tacilities. It has the type of'a lake which would

be a - if properly developed - would be a controlled lake,
i .

~

which is sfmilar to Urban Farms.
Urban Farms doesn't have any lake, does 1it?
Certainly it does. .
That's what I am saying.
(Continuing.) It has a 90 acre lake.
Oh, in the Franklin Lake Club tﬁat they have?
Yes, the Indian Trail Club.
Oh.
Now, you say that the land is comparable.too, the
useability of this land?
The adjoining land, and the lots; and I certainly do think
s0.
Let me ask you what your --

You walked this land, or did 'you just walk the frontagd
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that you have indicated?
No, I walked the land, too.
Wwhatc would you describe as the general tépography of this
Shepard Pond property?
I would say that there are some level areas, there are some
hilly areas. It 'is generally hilly, but it is not as
hilly so that it would not be able to be built upon. It
is similar to Smoke Rise, and it is similar to Urban Farms,
as far as topography is concerned.
Is the rock'condition -- the development of that land, as
far as the actual makeup of‘'‘the land, is that comparable
with Urban Farms?,\

o
Yes, I believe so.
All right.

Now, you feel that in Urbaanarms, and in the Shepard
Pond, you would be able to develop an all-year-around
housing development, the same as Urban Farms, 1s that
correct? |
That is correct.

Did you, in coming to this consideration, did you take into
consider;tion the improvements of the land in order to

come to that point?

Yes, I did.
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Wnat was your estimation of the cost of improving this land?
Well, I have a plan that I'd like to submit. It is not
available right now, but which would indicate what my
oninion of the development would be, and I also indicate
the cost for development at that time.

Wait a minute. You are talking ébo&t Urban Farms, you
are talking about a residential development; and in order
to develop this for residential purposes, it would be
necessary to subdivide it, and put the improvements in,
and bring water iﬁ, or dig wells, or whatever the case may
be, or individual septicléanks for each property, is that
right?

That 1s correct.

And you would also have to make whatever accessibility

i *

was necessary to the lake?
With a road area, that is right.
Right.
Now, have you arrived at an estimation of the cost
of improving this land to reach that polnt?
Yes, I have.
And what 1s that figure?
$760,000.00.

$760,000- 007
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That's right.
(Continuing.) To improve this land --
And this would -- this would include water, and roads.
Thié would consider water --
ASSEMBLYMAN TANZMAN: This
is Tor the entire tract?
THE WITNESS: This is the \
entire tract.
Waters
Water and roadsf
Is thaf water oﬁ‘an individual lot basis?
No, this is water that would be supplied by a water company
or the developer.
A vater system plus roads? w
That's right.
Can you tell us how you =--
How many loﬁs would you figure this would divide up
into, on that basis?
Approximately 260 lots.
About 260 lots.
CHAIR LADY HIGGINS: May I

aslt, how much of the land do you think could be developed,




THE WITNESS: I think,
ap) roximately, including the lake - about 314 acres,

including the lale.

T mean -- let me dc it this

o
T

Jay . I have to suvtract.

<

CHAIR LADY HIGGINS: I

rather contuses mc, when you say including the lake i oo

devalopment.

THE WITNESS: Approxima .oly

B9 acres.

BY MR. FERRARA: o

Q 239 acres of imprcvadbie land; 1s that correct, Mr. D=li

A I believe that's what it is.

Q And you said that. of that 239, you would get 2560 lobs:

A That 1s correct. ' |

) That would make your allowances for the roads, and cver:
thing else you were talking about with respect to this
improvable land?

A Yes, it does.

Q In the 239 acres,‘did you exclude the roads, or did ycu
.include theoroads?w

A They are included.

Q They are included?
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Yes, sir.
Then you would have to take away from the 239 acres whatever

would be necessary for the roads?

.That was done, yes.

Q

Is there any estimation on your part, in your calculations;
of how much roads would be eaten up py the 239 acres?
I have a total road frontage of 26,250 lineal feet, at 50
feet per -- at 50 feet wide. -
And you multiply that by 50 feet wide, and you come up with
how many acreg?
Well -- ‘o
Oh, I thought maybe you had done 1it.

I'11 try and multiply it myself.

How many acres did that come to?
(No response.) v
I seen to come close to 50 acres.
No, I don't think it's that --
Pardon?
(No response.)
Between 48 and 50 acres? | ;
Somewheré around 20 acres.

Well, 50 times -- 26,250 times 50 --

Yes?
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Oh, walt a minute. Excuse me, I ﬁéve a zero offl

Somewhere‘in the neighborhood of 30 acres.
All right._

I think the mathematics should come out to 1,800,000
square Teet.

THE WITNESS: One million

three,«

ASSENBLYMAN TANZMAN:

One million three. That's 30 acres, roughly. It's got to

be around 30 acres. Without all of that multiplication,
it's 43,000 into one million three, would be about 30
acres.

MR. FERRARA: I had a
million three.
All right.

You say 30 acres?

Thirty acres, approximately.

ASSEMBLYMAN TANZMAN: I
don't see the point of all of this.
Let me say this: This would reduce the land to somewhere
around 200 acres of improvable house lots -- 200, 210
acres of improvable lots, is that right?

That's right.
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.And according to my division - which again I hope it's not
©

too bad, is approximately $3,000.00 per lot to improve it,.
under your estimation.
$2,925.35 it comesvto.
All right.

So that in your raw lot figure, héw much did you
calculate fo; a raw lot?l
Well, they are broken up into individual lots. As I
mentioned, I have the development plan which I used. The
rav lots would vary to a developer, from $7,000.00 down to
$1,500.00 per lot; but I have them broken down for you.
Well, how do you calculate that on one of these lake front
lots? .
(No response.)
Will you make Jjust one of thosefcaiéulations?
(No response.)
We had testimony of $15,000.00 to $20,000.00 to -

| THE WITNESS: This would be

much easier if I had my map here. It will be here.
Well, just give me -~
I used 28 lake front lots, at $7,000.00.
How did you --

CHAIR LADY HIGGINS: How
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did you get a figure of $7,000.009

THE WITNESS: This would
be what a developer would pay for it.

CHAIR LADY HIGGINS: Well,
you had $125.00 --

THE WITNéSS: This is my
realignment of thaﬁ appraiéal to indicate the fair
approach that a developer would take in estimating this
value.

ASSEMBLYMAN TANZMAN: In

i

other words, you have used two different approaches?

THE WITNESS: I have refined

the original approach that was given, so that I could
present to you people my opinion ?s to what a developer
would do.

ASSEMBLYMAN TANZMAN: In
other words you took one approach, in which you took the
lake front --

THE WITNESS: Right.

ASSEMBLYMAN TANZMAN: And
you ascribed a value to the lake front lots?®

THE WITNESS: That's right.

ASSEMBLYMAN TANZMAN: (Con-
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tinuing.) And then, a value to the acreage in the rear?
| THE WITNESS: Right.

ASSEMBLYMAN TANZMAN: That
was one approach? .

THE WITNESS: Yes.

ASSEMBLYMAN TANZMAN:  Now
then, in addition to that; you have actually drawn a develo
ment map?

THE WITNESS: Yes, I have.

ASSEMBLYMAN TANZMAN:  And
to which you have made a layout, and ascribed a value to
each of the lots?

THE WITNESS: Yes, I did.

CHAIR LADY HIGGINS: Did I
understand you to say that you dgd this for the purpose of
this hegring?

THE WITNESS: Yes, I wanted
to present to you what a --

CHAIR LADY HIGGINS: Well,
your original appfaisal is what we are attending ourselves
to now.

THE WITNESS: Yes.

CHAIR LADY HIGGINS: (Con-
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tinuing.) In your original appraigél, you used this other
mnap?
THE WITNESS: That is correct|.
) ' CHATR LADY HIGGINS: That's
whalt I wanted to get clear.
In the 6riginal appraisal
that ybu“made for the State, to determine the purchase
price by the State, you used $125;OO per front foot?

THE WITNESS: A front foot,

that's correct.

‘e

CHAIR LAYD HIGGINS: Now,

on the basis of that appraisal, what would you attribute
-- what value would you attribute to a lot?
% THE WITNESS: Approximately
ﬁ $15,000.00 a lot. '
| CHAIR LADY HIGGINS: Thank
1 you. That's what we wanted to determine.

That would be comparable,
then, to what Mr. Stanley said in his appraisal.

THE WITNESS: That is correcq.
I believe he did.

CHAIR LAYD HIGGINS: We

also ascertained that you looked into the cost of improve-
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ment, the imbrovement that it would be necessary to make
in order to have a developer purchase that lot?

THE WITNESS: Right.

‘ CHAIR LADY HIGGINS: And
roughly speaking -- I can't do the math that you have come
up with, as far as the overall improvements for the whole
area is concerned. But, roughly speaking, how much would
it cost to improve the individual lake front lot, so that
we could determine what the cost of that lot would be
improved?

«  THE WITNESS: Approximately
I'd say $2,925.00. But, I feel that that is high.

As I said, I presented this
so I could give you a very fair picture. |

CﬁAIR LADY HIGGINS: This
was done after the appraisal?

THE WITNESS: Right.

CHAIR LADY HIGGINS: 'We
were interested, for the purposes of this hearing, to find‘
out what your method was at the 'time thatpou made the
appraisal.

THE WITNESS: I feel that

you probably --
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CHAIﬁ LADY HIGGINS: I
think you've -- I think it would be very beneficial to
see this other map of what you arrived at since you made
the appraisal, but I think for the purpose of this hearing,
what we were anxious to know, was what you based your
justification of the highest and best possible use of this
land for a residential development of an executive type;

am I correct?

THE WITNESS: (No response.

Is this what you felt was the highest and best use?
Yes.

CHAIR LADY HIGGINS: And you
had ascertained that the value of the lake front property
was $125.00. Now, what we would like to know, is how
you Jjustified arriving at that‘figure of $125.007

THE WITNESS: I -~

CHAIR LADY HIGGINS: (Con-
tinuing.) You have said that there is no comparable lake
in the area.

THE WITNESS: Right.

CHAIR LADY HIGGINS: You

will admit that there are many lakes in the area, and that

there have been many lake sales?

%
I
i
!
|
|
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THE WITNESS: Yes.
CHAIR LADY HIGGINS: And

you have given them the --

. THE WITNESS: I haven't

given the values.

CHAIR LADY HIGGINS? You-
have given us some.

THE WITNESS: Yes.

CHA;R,LADY HIGGINS: And,
you have said, in answer to the questions 6f Mr. Ferrara,
that most of these comparables fall within the category
of certain améunts per frontfront foot.

THE WITNESS: And they also,
madam chairman - in the development of Frankiin Lakes, the
Urban Farms area, where there is“no lake frontage, I had
indicated the values that these lots were selling for with-
out lake fronts, as I did also in the Smoke Rise area;
so I could get‘a good idea as to what these lots wouid
bring on the market.

CHAIR LADY HIGGINS: All
right.

| You have used Urban Farms

as a comparable in the sale of the land?
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THE WITNESS: Yes, I did.

CHAIR LADY HIGGINS: May I
ask you this: In considering the value of the lots at
Thunder Mountain, did you take into consideration the
restrictions on the entire piece of land?

THE WITNESS: (No response.)

CHAIR LADY HIGGINS: By
that, I am referring to the leases that were in existence?

THE WITNESS: Yes, I did.

CHATR LADY HIGGINS: And
you didn't feel in any way that the leases would be
detrimental to the highest and best possible use you
assigned to the land, that is, for executive residential
homes?

‘fHE WITNESS: No. I felt
that these leases that exist were an income that would be
produced to the ultimate owner, or developer; and this
would be an income flow that could be capitalized to
indicate a value; and that this area --

CHAIR LADY HIGGINS: The
existence of a skeet shoot, which requires the preserving

of 55 acres for this, and the astcessibility of the public

to this area, you didn't feel in any way would reduce the
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residential value?

THE WITNESS: No, I don't
feel it would. I think it would serve a purpose, and
would be used by the ultimate residents of the area, as
well,

CHAIR LADY HIGGINS: Did
you also take into consideration the fact that the area
is zoned for resort purposes, which would include the
building of a motel, barber shop, beauty parlor, bars -
oh, I can't remember all the other things, but some of
those are included - did you take that into consideration?

THE WITNESS: Well, I --

' CHAIR LADY HIGGINS: (Con-
tinuing.) Now, you compare that with Urban Farms, and
there is nothing comparable in %he zoning of Urban Farms,
is there?

THE WITNESS: No, I believe
you are residential-A. "A"is your zoning at Urban Farms.

CHAIR LADY HIGGINS:  Yes.

THE WITNESS: (Continuing.)
Which is 200 x 200.

~ However, I don't feel - and

I would like to state this now - that a motel would be in
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any way a defriment to a development of ;£;£-£ype; or any
typne, as far as the development of the property is concerne

ASSEMBLYMAN TANZMAN: Mr.
Daly, in developing any of these large tracts, is it
customary for the developér to set up his own rules and
rezulations, as regarding the tract, so regardless of the
zoning, he can set up his own conditions?

THE WITNESS: In any
development, normally the developer will set up his own
set of restrictions that will run with that land, and the
purchasers are guided by tHhat.

ASSEMBLYMAN TANZMAN: So
that even if the zoning permits certain uses, the developer
could preclude them?

&HE WITNESS: He could
preclude them, and he could restrict certain areas as the
lake area.

CﬁAIR LADY HIGGINS: But it
is true, is it not, Mr. Daly, that a developer could not |
ipnore the leases that were on the property?

THE WITNESS: Definitely

not.

CHAIR LADY HIGGINS: And
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the leases, wg discovered through teséimégy, run for a matter
of twenty years?

THE WITNESS: 'My impression
was ten years, with an option.

CHAIR LADY HIGGINS: With
an option to release for another ten years?

THE WITNESS: That's right.

CHAIR LADY HIGGINS: So
that there would be on that property.something that the
developer could not control, and that would be a skeet
shoot? "

THE WITNESS: That is
correct.

ASSEMBLYMAN TANZMAN: Mr.
Daly let me ask you one further auestion.

Is it your feeling that the
presence of a ski slope on this property, with its avail-
ability and proximity to the résidéﬁts, would be an asset
or a liability?

THE WITNESS: I think it
would be an asset. This would be an ideal arrangement

for the residents, and I would be certain that they use it

more so than outsiders.
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; ASSEMBLYMAN TANZMAN: So

~

[§]

that rather than a liability, these facilities could be an
asset and could be an attraction?

THE WITNESS: Yes, they
could.

CHAIR LADY HIGGINS: But in
no way woulé it be comparable to the privacy of a develop-
ment similar to Urban Farms, would it?

THE WITNESS: Urban Farms
has a ;keet shoot on it.

CHAIR LADY HIGGINS: But
they don't have it open to the public.

THE WITNESS: Well, I
couldn't answer that. I don't know.

‘bHAiR LADY HIGGINS: Well,
I could.

THE WITNESS: Well, I don't
know thét.

ASSEMBLYMAN TANZMAN: Mr.
Daly, did you read the leases with the skeet shoot?

THE WITNESS: Yes, I did.

ASSEMBLYMAN TANZMAN: Are

there hours restricting the use of this skeet shoot?




BY MR. FERRARA:

Q

210

THE WITNESS: Yég: there are

ASSEMBLYMAN TANZMAN: Would
you mind telling us what the hours are?

THE WITNESS: I can't tell
you offhand.

ASSEMBLYMAN TANZMAN: Well,
I read it, and théy are restricted from 10:00 ofclock. --

THE_WITNESS: 10:00, to
something, but I can't tell you exactly;

CHAIR LADY HIGGINS: In
other words, what Mr. Tanzian is pointing out --

ASSEMBLYMAN TANZMAN: I am
pointing out that you couldn't go shooting at 12:00 o'clock
at night.

EHAIR LADY HIGGINS: Or,
before 10:00 in the morning.

THE WITNESS: It wouldn't
disturb them.

MR. FERRARA: All right,
let's stay with the lease as long as two members of the

Committee have come to it.

Can you say =--
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ASSEMBIYMAN KEITH:  Excuse
me. Can I interrupt here a moment?

MR. FERRARA: Let me Jjust
finish one thing, please.

ASSEMBLYMAN KEITH: All

richt.

BY MR. FERRARA:

Q

You answered Mr. Tanzman's question by saying that the
ski slope would be an asset, do you feel that the skeet
shoot, with its restriction of 55 acres in total, would be
an asset? a
‘THE WITNESS: Certainly.
I believe that that would be used by the residents just as
well.
All right.
THE WITNESS: Excuse me.
And it also has an income
flow that would be an asset to the development.
You didn't capitalize the income in your appraisal, did
you?
Yes, I did. /

In your appraisal?

Not in the appraisal, no.
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Tell, let's stay with the appraisal{

e are talking about here, a residential development.
You didn't attempt to capitalize on an income?
No, I did not.
Because conversely if you ﬁere to, then we would have to
take into consideration those restrictive ASpects of the
lease, which are many fold, and that is the -- whatever
improvements the landlord would be responsible for, or
maintenance rather --

THE WITNESS: The road is
the only thing. -
(Continuing.) Yes, road mainténance; the question of
this additional total of 55 or 60 acres of land that could
not be used for development purposes --
fﬁE WITNESS: That's correct.

(Confinuing.) You would have to take that out of your
acreage figure.
Yes, I did.
So for the purpose heré of what we are talking about, in
this acreage development that you have here, and the
appraisal you gave us, you still feel that you could have

a high residential, executive type development?

I certainly do.
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Tith a skeet shoot?
Yes.
(Continuing.) And still get 260 lots out of it, even
taling out. the 60 acres of land?
ver, T did, |
ASSEMBLYMAN KEITH: May I

ask a question néb? |

| CHAIR LADY HIGGINS: Mr. |

Keith had a question.

Yes?

ASSEMBLYMAN KEITH: I just |
want to make*one point clear in my own mind as to the valueE
of the lake front property. ‘ é

Am I correct that according §
to your-appraisal the value of %he lake front iots are %
fifteen thousand, plus the three thousand approximate cost i
to improve; for a total cost in your appraisal of $18,000.0J
per lot? \

THE WITNESS: That is f
correct. ‘ ‘ . i

ASSEMBLYMAN MANDELBAUM: Maﬁ

|
I ask a question? §

CHAIR LADY HIGGINS: Mr. |
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Mandelbaum?

ASSEMBLYMAN MANDELBAUM: Can
you tell me the lot sizes in Urban Farms?

THE WITNESS: In Urban
Farms, 200 x 200.

ASSEMBL&MAN MANDELBAUM: And
what lot sizes have you projected for this development?

THE WITNESS: 125 x 200.

ASSEMBLYMAN MANDELBAUM: A1l
right.

Now, have you taken into
consideration the fact that the access to the property is
through New York State?

,THE WITNESS: Yes, I have.
It's an excellent road, and in no way detrimental to the
comparable.

ASSEMBLYMAN MANDELBAUM:

All right.

Do you have any comparables
at $200.00 a front foot for the best type of lake front
lots in the State of New'Jersey?

THE WITNESS: (No response.)

ASSEMBLYMAN MANDELBAUM: 1In
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othar words, do you have -any comparables forAthé ﬁgég end
of' your values?

THE WITNESS: The highest
one that. I have indicated - there are two that.I have
considered - one at $135.00, which was Cupsaw and in my
opinion, the Cupsaw Lake does not in aﬁy wayvcompare With
Shepard Pond.

The second one is a --

In our research, we indicated

a Green Pond, a recent lease, that indicated $180.00 per
front foot, which was on a lease base only, and this lease

is to run. to two thousand twenty-five =--

BY MR. FERRARA:

But this was subsequent to your appraisal.

No, 1t was not. ‘

This is a recent one.

These comparables are brought up to date by virtue of the
fact that we have had another acquisition of lake front
property, which was the Darlington Fgrms; and in doing so,
we had reviewed, and brought up our comparables on lake
front properties to the present time.

And this particular one, I think - this $180.00 - is also

one that Mr. Stanley, or Mr. Slotus testified to at the
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last hearinp. They did not have‘it originally eifher, as
I anderstand it.
No, they didn't.
< ‘ CHAIR LADY HIGGINS: At ﬁhe

time of your appraisal, that's the question.

THE WITNESS: This was not
in existence at the time of my appraisal.

ASSEMBLYMAN MANDELBAUM:

Was this improved, or unimproved? . -

THE WITNESS: It's unimproved.

It's located on Green Pond.
What we have done --
Excuse me, Mr. Ferrara --
in doing this, we have gone to as many lengths as we could,
B

and gotten what we feel would be an over-all picture, to

indicate that this type of development, for this lake

frontage, is now really coming into its own. The desirabi}ity

and demand is great. And, the improvements, and the
increase in value, by virtue of this, makes the future
lake developments excellent, and a terrific possibility for

a development.

BY MR. FERRARA:

Q Let me direct our attention now, if I may, Mr. Daly, to
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another phase of your appraisal.
You applied $000.00 per acre for the rear acreage.

Yes..

" And how did you arrive at that $600.00°

I have taken sales -- and I think one or two were given by
the other gentlemen - that were in theoarea‘at that time,
and used what we would call a bracket. You would take
whatever the sale would reflect in value, the highest and
lovest, and‘phen in your own opinion, analyze it and see
Just how they would justify it, or how they compare with
them. B
Were these comparables that we had received before?
With the exception, I think -- there was Terhune to Milford;
That wasn't one of then. That was in Mr. Stanley's
appraisal. ‘
That's right, it was in Mr. Stanley's appraisal.
That was $1,100.00 per acre?
Yes.
And then there was an acreage piece of land at --
Approximately 50 acres, 49.10.
Right.

Let me see --

This had a dwelling on it, and the dwelling has since been
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demolished.
Q That also included a house.
A Yes, and that was demolished.
Q I see.
Now, I --

ASSEMBLYMAN TANZMAN: I'd
like to have Mr. Daly give us a list of the sales of this
acreage. Run through them quickly, so we can see what

i they are.
MR. FERRARA: Mr. Tanzman,

the only thing is, I don't want to get bogged down in a

lot of details.

ASSEMBLYMAN TANZMAN: I
don't want a lot of details, I just would like to get the
"number of acres, 3nd the date, ;nd the sales price.

MR. FERRARA: Well, that's
what I am asking for.

MR. TANZMAN: Well, let's
have it, then.

’BY MR. FERRARA:.,

Q You have given us the Terhune to Milford sale --

A  Right.

. CHAIR LADY HIGGINS: Well,
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I think we ought to distinguish whether these are the ones
you used at the time you made the appraisal, or since.

THE WITNESS: No, I have
not used any since. These were basically used at the time,
They were all dated prior to the appraisal.

MR. FERRARA: But we have
Terhune. He has mentioned Terhune, and that we have in

the Stanley report. That's the fifth or sixth one.

What's the other acreage?

The next one is 4/29/63. That's Ringwood Company to
Aaron Levine.

A1l right. This is the Levine piece.  That's okay.
This is 815.48 acre piece.

That's right.

(Continuing.) That was sold for $600,000.00.

That's correct.

And it reflects approximately $735.00 an acre.

That's right.

ASSEMBLYMAN BATEMAN: May

I ask a question®

CHAIR LADY HIGGINS: Yes.

ASSEMBLYMAN BATEMAN: That
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particular piece of property, that has a lake?

THE WITNESS: That has a
lake; approximately 30 acre lake, which I had looked at.
It is very shallow, and it‘would be I would say in no  way
comparable to the subject, or any of the other lakes in the

area,. It's a man made lake.

Is there any other acreage sale that you have?

The Redner to‘Lée, on Stonetown Road.
You gave us thaﬁ one before, diq you not?
No. a , i
A1l right.
We have that also in Mr, --

That comes out to $555.00 per acre. '
That's correct. ‘ E
(Continuing.) And, mind you, this is not nearly comparabl%
in my opinion. It is similar in some respects to the !
rear lands, on which I placed a $600.00 figure per acre. ‘
All right.

| But you'haq;no other acreage sales here - that Mr.

o -

Tanzman is concerned about - other than those that you 3

have Just given us?

These were the only ones that were available.
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tl¢ have those in Mr. Stanley's report.

Let me then direct our attention to the improvement
aspect of your appraisal. \By improvements, I mean the
buildings, and so Torth and so on.

You have indicated a value of $159,013.00.

Yes. If I had known I was coming here, I would have
rounded the figure out.

To a hundred and sixty thousand dollars?

i
~

o
Any question in your mind of the values that you have

established on that? a

None, at all.

And the total value would be $160,000.00 in your appraisal?
That's right, $160.000.00.

Would you tell us what work has been done -- or, what the

status -- what I really want to know, is what was the

status of these improvements at the time you appraised them?

C

There is not too much detail in your report here.

The lodge was in very good shape, but I think it's

approximately six or seven years old; in excellent shape.
The porch area, the patlio and tent were in good shape;

the entire area.

The boat dock and building was in excellent shape.

i

i
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Let me be specific.

Subsequent to the purchase by the State, the Department

or the State of New Jersey, as I understand it, did make
sone fifty-seven thousand plus dollars worth of'improve—
ments to the building; and then, there were some other

roads and some other information, totaling approximately

' {
$82,000.00 worth of improvements that were made by the Staté

of New Jersey to this subject property.
I could not say. I am not familiar with it.
Well, let me juSt show you.

We have two reports here. We have one that we
received today, which is only a portion of the break-
down, which indicates a certain fifty five plus thousand
dollars.

We .have a breakdown that was originally supplied to
us a few months ago by your Department - let me just show
it to you. You might be familiar with it.

MR. FERRARA: Dave, if

you please?
(Continuing.) Now, this eighty-one or eighty-two thousand
plus dollars worth of improvements were made by the State
after it was purchased. They would appear to include many

of the items that are included in your appraisal.

ra

D
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Yes.

Is therc any duplication?

fell, venetian blinds, and dining room furniture --

Ho, I think there is extensive rbad work on the end of that
Road and parking at $397.007

No. The last tﬁo items on that sheeé.

Highway participation, labor and -- $16,000.00%

$16,000.00 for labor and material for a road, plus another 1

v

What's the other figure there?
Roads and approaches, $&,000.00.
(Continuing.) $8,000.00(£or roads and approaches. So,
there was some $25,00C.00 for roads and approaches that was
put in by the State, after the purchase.
Tell, that could be possible. .

Well, this is what it indicates.

That's what it indicates; that's possible, then.

What was in this property at the time you appraised it at

Q
$160,000.00 for the buildings and improvements?

As indicated there, the lodge. I evaluated the porches,
the patios, the boat dock, the skeet shoot, chapel, and
the allied buildings; and the pictures are there to show

you.

Mr. Daly, these figures of improvements, are approximately
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the same as Mr. Stanley's, and Mr. Slotus'.
No, I don't think they are.
Well, let me just call it to your attention.
Mr; Stanley's improvements of the building were
a nundred and forty-five thousand plus dollars.
Tell, I -~ .
(Continuing.) This is excluding the ski 1ift, because
that was a leased itemn.
Yes.
(Continuing.) And in the case of Mr. Slotus, we had

.. thousand
a hundred and fifty-three/plus dollars for the cost of

improvements.

You are indicating that the total figure was the same.
Yes, sir. .

Well, I think we differ in several facets of the appraisal.f
Couid you tell me briefly what the differences are between
you?

Well, I think I put a higher value on the skeet, the paving;
and lighting ten either one of the two gentlemen did.
Higher values on the skeet ---

Yes.

Wasn't that a leased item?

” - ‘.’
ol
wE N

The buildings -- they are there. They are part ol the
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property.

But it is still something that should be included in the
purchase, even though it waélnotdncluded in the sale?
That's correct.

It was not included in the sale.

No, -- well, at the end of the lease it will return to the
{ .

~

landlord, or tenant, so it's a part of the real estate

property at the time.
But you place a value of $35,000.00 gn the skeet?
Yes, that's right.
(Continuing.) At this poiﬁt?
That's right.’
Though it is owned by a tenant?
Right. .
And the 6nly value the state will get, will be at the end
of the term of the lease?
That 1is correct.
Whatever the depreciated value is --
ASSEMBLYMAN TANZMAN: Excuse
me.
THE WITNESS: Whatever the

value would be at that time.

ASSEMBLYMAN TANZMAN: Wait a
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minute. That's not a true statement.

The State does get a value,
they get a flow O6f income.

THE WITNESS: They get an
income from the property.

MR. FEI{RARA: Mr. Tanzman,:
please, let me go ahead.

MR. TANZMAN: I will, if

4]
i

MR. FERRARA: Wait a minufe.
Mr. Tanzman, Mr. Daly, .
don't let me ever imply that I want to mislead you. I am
not talking about income approach. We exhausted thaﬁ, I
believe, before. '

v

ASSEMBLYMAN TANZMAN: Yes,
but if you don't give credit to the income, then you must
give credit to the building.

C MR. FERRARA: Okay.
I am staying now with the

improvements. I am staying with the improvements. I am

think that's a long discourse that we went through on what

the capitalization of that income would be.

"JOHM F. TRAINOR
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ASSEMBLYMAN TANZMAN: Mr.
Daly, did you see a letter that was addressed to -- by
Carl Kemm Loven to Commissioner Roe, dated August 20, 1964,
which ;as turned over to the members of this Committee?

THE WITNESS: (No response.)

ASSEMBLY&AN TANZMAN: Do
you have a copy of this letter? Have you seen it?

THE WITNESS: (No response.)

ASSEMBiYMAN TANZMAN: Would
you please read us.what the value is, that's put on there
by Mr. Kemm Loven, a respected architect, as to the value
of the improvements --

MR. FERRARA: Mr. Tanzman,

I am asking this witness for his value, his appraisal.
{

~

I know what Mr. Kemm Loven indicated. Mr. Roe testified
to that, and I will come to that later on.

ASSEMELYMAN TANZMAN: | Well,!
you are giving the value of other things, so you might as
well give these values too.

) ' MR. FERRARA: No, I am

trying to arrive at his figures in breaking this thing down)

that's all.

<

He placed a value of a

" TJOHN F. TRAINOR
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huridred and sixty thousand dollars on the impro#ements, and
I vould like to know how he arrived at it, and what's the

effect of the $80,000.00 that was put in by the State after

Canryou answer that question?
(No response.)
Now, if you can't answer it --
I imagine that the improvements that they made afterwards
have improvéq the property that much more. Had that
appraisal been made today, it would probably reflect these
additional values. -
So that the roads and improvements - particularly this
large item of $25,000.00 --
They would have no bearing on my appraisal. Now, if the
appralsal were made today, and ££ese improvements existed,
they would probably bve feflected in value.
And in your hundred and sixty thousand dollars, you did not |
give any credit -- you probably didn't eveﬁ given any
appraisal for roads or improvements. |
No, I did not;

CHATR LADY HIGGINS: May I

ask you, when you made the appralisal, what were the

condition of the roads that you found?

JOHN F. TRAINOR
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o THE WITNESS: I found them
in very good condition.
CHAIR LADY HIGGINS: And
would you describe them for me? Were they paved roads?
THE WITNESS: The road
going into Shepard Pond was a paved réad.‘ The area going
You say the area, or the road going into Shepard Pond;
what road are you referring to, is that the Berg Road?
That's the Shepard Pond Road -- the Shepard Lake Road.
| CHAIR LADY HIGGINS: Through
Shelton --
THE WITNESS: No. It
comes down the north end, and into the property itself.

VCHAIR LADY HIGGINS: That's

the road that comes into the property itself?
THE WITNESS: Yes.

' And the other property, in
front of the lodge, was paved. It was paved with stone
and gravel.

The area that went around
to the west of the heading, was a stone road; had been cut

and graded. It wasn't, I would say, an A-1 road, but --

CHAIR LADY HIGGINS: It was

JOHN F. TRAINOR
OFFICIAL REPORTER
TRENTON. N. J




you'are talking qpout the road that comes into it that is

230

a stone road?

THE WITNESS: It was a stong
road,

CHAIR LADY HIGGiNS: Yeé.

The reason I asked the
questiqp, one of‘the appraisers, Mr. Siotus, testified
that there was five miles of paved foad on the property.

THﬁ WITNESS: Not .paved
road, no. There are -- there is at least five miles of
road on it, but they are not all paved.

) CHAIR LADY HIGGINS:  Are

they all‘péssable roads?

THE WITNESS: Yes; they are
I rode over all of then. :

CHAIR LADY HIGGINS: Now,

when you talk about the road that comes into the property,

called Shp;;d Pond Road? »
| THE WITNESS: (No resﬁonse.)
CHAIR'LADY HIGGINS: (Con-
tinuing.) This is the approach that you come in on when
you come from New York State. You come on Sloatsburg

Road from Neﬁ York State'—-

JOHN F. TRAINOR
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-"fﬁé>ﬁiiﬁESS: “égat's right.

CHAIR LADY HIGGINS: (Con-
tinuing.)  From Sloatsburg, in New York State.

THE WITNESS:  Yes.

CHAIR LADY HIGGINS:  How
much do you estimate -- how many miles.of roads do you have
to travei in New York State in order to get into Shepard
Lake?

THE WITNESS: I think,
about a mile. ' |

CHAIR LADY HIGGINS:  About |
a mile, you estimate? |

THE WITNESS: I would say
so. .

CHAIR IADY HIGGINS: Is
there any other approach to Shepards Pond?

THE WITNESS: There 1is
another approach through Shelton College.

CHAIR LADY HIGGINS: Is
that being used, the approach from Shelton College?

| THE WITNESS: On two times
that I went to Shepards Pond, the gate was opened, and I

went through that way.
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CHAIR LADY HIGGINS: You
do go through that way?

_THE WITNESS: That's right.

CHAIR LADY HIGGINS: And
that was used then, and today --

THE WITNESS: That's right,
that was used.

CHAIR LADY HIGGINS:  They
are using Shelton College approach?

| THE WITNESS: They use them

both. )

CHAIR LADY HIGGINS: They
use them both? |

?HE WITNESS: That's right.

EHAIR LADY HIGGINS: You
had testified that you didn't think the fact that you had
to have access through New York State would make any
difference in thé~evaluation that you give to it, that a
developer would have, in making a value of the property.
You don't feel that there might be some question in the
community of Ringwood of, for instance, snow removal of a

New York State road, in order to get into the property, or

anything like that; did you consider that?

JOHN F. TRAINOR
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THE WITNESS: No, I
vould presume that New York would clear their roads as
fast as New Jersey, and that wouldn't be a hazard or a
detriment.

CHAIR LADY HIGGINS: So that
you, in making your appraisal, didn't-take into con-
sideration the access, or accessibility, through New York

State?

THE WITNESS: I certainly
did.
i CHAIR LADY HIGGINS: Oh,
you did?

THE WITNESS: Certainly.

(CHAIR LADY HIGGINS: And
you deducted for that?

THE WITNESS: No, T did
not. I don't that that's a detriment at all. That's a
very good road coming in from Sloatsburg. I think it's
one of the finest that comes out of Ringwood, and up over
the New York State boundary. It's an excellent road.

CHAIR LADY HIGGINS: And

' a
so, you didn't feel that that was/detriment in any way?

THE WITNESS: I don't think

JOHN F. TRAINOR
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1t's a detriment in any way.

CHAIR LADY HIGGINS: For
the purpose of this hearing, I think what we are trying to
determine is, as I say again, to get it back away from the
improvements - 6nce again I'd like to ask you, do you feel
that you have juétified your $125.00 ﬁer front foot value
for road frontage around the lake, on the basis that this
is an unusual lake, and you cOulan't find comparables to
compare any other lake property frontage, is that correct?

THE WITNESS: I agree that‘
that is correct.:

ASSEMBLYMAN MANDELBAUM: I'd
like to go on to one question that bothers me a little bit;
it's the question of valuating‘the lake. If we valuate
the lots, and give the lots a higher value, because they

are on the lake, is it then fair to give a value to the

0

THE WITNESS: (No reSponse.$
ASSEMBLYMAN MANDELBAUM: In
other words, does that, in your opiﬂion, involve double
counting? '

THE WITNESS: No, it does

not. The iake itself has a value. This value is as I

JOHN F. TRAINOR
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indicated, $7°,000.00 ner acre. | It Q;ii";efiéé; a higher
value in the rear lots that will be developed.

~ Now, this is true in all
developments. The area where you have rear lots, and have
a lake front and have access and use of the lake, those
lake lots will sell for a much higher.figure. So, it is
not a duplication.

ASSEMBLYMAN MANDELBAUM: My
question is this, if a lake front lot on a‘smaller lake
might sell for a hUndred4and twenty-five dollars a front
foot, and you can cone up(hith some values of $200.00 a
front foot because of the lake, doesn't that give you a
lake value?

THE WITNESS: That's only
for the lake front value. ‘

ASSEMBLYMAN MANDELBAUM: In
other words you took the value of the lake into considera-
tion in evaluating the lake front, and then you put a value
of $2,000.00 an acre on the lake to reflect the value for
the rear lots?

THE WITNESS: Yes. My
opinion is, that the laké, plus that area that: would be

reserved for the beach, or for the clubhouse, or as the
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developer may sce Tit, would be the values that_would be
reflected in the rear lots. |

ASSEMBLYMAN MANDELBAUM: Yes

I have one.more question:
Now, everybody that has come before us'has indicated that
this property was unique and very diff;cult to value. The
income approach doesn't apply. The reproduction less
depreciation approach doesn't apply. It's}very‘difficult
to come up with comparatives, as you have indicated. Now,
did you use the saie of this property as anindication of
value? ’

THE WITNESS: ©No, I did not

ASSEMBLYMAN MANDELBAUM: Can
you tell me why you didn't? .
- THE WITNESS: Well, there

are an awful lot of appraisers that will accept it as a

guide. It is a guide. And, an awful lot of times it

is very hard to determine the circumstances that surround

the sale. And, if you are not sure of the circumstances

surrounding the sale, you cannot actually or justly say

that this is an arm's length deal, or this is a good sale -
Y

ASSEMBLYMAN MANDELBAUM: But

Excuse me, go ahead.
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THE WITNESS: (Continuing.)
So that in doing this, I have found - and I do quite a
bit of rgsidental appraisal work - I would rather not know
the sales price of a house, in that it may have an
influencing factor on my approach. And in evaluating the
property, I want to give it my opinioﬂ, not what someone
else's ;pinion is.

The second thought that I
have: In these particular sales that you say - recent

are
sales - you/aware of what improvements have been made,

unless you have a very tho;ough investigation to know
exactly what was spent, in order ﬁovthen arrive at what
would be the actual sales price.

yay I say this: That, for
instance; if the property were purchased for X number of
dollars, and another hundred or $200,000.00 worth of

improvements were on it, it would increase it in that much

value, so that sale would not reflect that increased value.

ASSEMBLYMAN MANDELBAUM: Well

it is my understanding that the ultimate aim in appraising
is to find a price that a willing buyer and willing seller

would agree upon in an arm's length transaction.

THE WITNESS: That is correct.
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That would be the market value.

ASSEMBLYMAN MANDELBAUM: Is
it not incumbeht upon an appraiser to inquire as to whether
there was a willing buyer and seller, and whether they did
have this type of transaction?

THE WIT&ESS: Well, I did
inquire about this. I d4id not considef the sale -- I
went ihto the détails,‘as far as the actual purchase of it
was concerned, and whatever I could,determine from the
sources.

ASSEMBLYMAN MANDELBAUM: Did
you know the price that was paid for this property?

THE WITNESS: I was informed
by the seller. ;

CHAIR LADY HIGGINS: What
were you informed?

THE WITNESS: I was informed

that it was in excess of $700,000.00, and that the new owner

had made substantial improvements on it. Now, that was the

ASSEMBLYMAN MANDELBAUM: Who
informed you? By seller, who do you mean?

THE WITNESS: Mr. Wehran

JOHN F. TRAINOR
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vias the seller,.

ASSEMBLYMAN MANDELBAUM: Did
you speak to Mr. Wilson, as to the amount of the improve-
ments, when you made your appraisal?

THE WITNESS: No, I did not
I didn't think it was -- '

CHAIR LADY HIGGINS: You
didn't speak to Mr. Wilson at ali, when you made the
appraisal? V

THE WITNESS: (Continuing.)
I certainly did not.

ASSEMBLYMAN MANDELBAUM: Why
didn't you speak to Mr. Wilson?

THE WITNESS: I never met

v

A

the gentlemen. He was never available when I was at the
location.

CHAIR LADY HIGGINS: Well,

{

~

isn't thatocontrary to your normal procedure?

THE WITNESS: No, not
necessarily. thentimes you will ;valuate a property
without going into detalls with the owner as to their opinigqg
of value. . In fact, most times the owner will give you a

higher value than what is indicated.
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cﬁAIR LADY HIGGINS Well,
I »nly raise the question, because in the testimony we had
about the procedure of the Department, it was testified tha]
the normal procedure of the Department was to notify the
seller that appraisers would arrive on the property, and
more or less introduce the fact that ﬁhé State was looking
into the property.

THE WITNESS: That is true.

In cases where you cannot
notify an owner, or he 1s not avallable at’the time, and
we have access to it, we would make the appfaisal. And
this is true in a lot of cases.

CHAIR LADY HIGGINS: In
this instance; you never met Mr. Wilson.

;HE WITNESS: I did not
meet Mr. Wilson.

ASSEMBLYMAN MANDELBAUM:
Assuming that you were informed by Mr. Wehran that the
price he soid tﬁe property for was in excess of $700,000.00
did you then havé a Tfigure to add onto that, as to the
improvements Mr. Wilson had made?

THE WITN@SS: Only what

Mr. Wehran indicated.
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ASSEMBLYMAN MANDELBAUM: And
what did Mr. Wehran indicate?

THE WITNESS: Approximately
$150,000.00.

ASSEMBLYMAN MANDELBAUM: So,
in other words, Mr. Wehran indicated {g you that between:
the sales price and the improvements by Mr. Wilson, there
was in the property approximately $850,000fOO?

THE WITNESS: Eight hundred
and Tifty or $860,000.00.

MR. FERRARA: Mr. Daly --

ASSEMBLYMAN MANDELBAUM:

Would that figure influence you in any way in your appraisal?

?HE WITNESS: No.

Also, at the time, Mr.
wéhran did indicate that there was some trouble with the
club, membership portion of it, and that there was -- there
could have been a reason for possibly a lesser figure.

ASSEMBLYMAN MANDELBAUM:
Would you take into consideration, knowing these figures,

the fact that these $700,000.00 plus sale a term sale?

THE WITNESS: (No response.)

ASSEMBLYMAN MANDELBAUM: In
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other words, would a term sale”iﬁdicé;é value to you, or
decrease or increase in value?

THE WITNESS: No. The
term sale would not. The obligation is still there,
vhether'it's a mortgage, or cash. The mortgage -- you
are still obligated to pay the mortgaéé. This would in .no
way influence it.

ASSEMBLYMAN MANDELBAUM:

Am I right -- my next question on this woﬁld be, where you
a value indicated of $850,000.00 between purchase price
and improvements, and you ﬂave an ‘appraisal of a million
three hundred thousand dollars, and you have a difference
roughly of half a million dollars, wouldn't this lead you
back into your appraisal to see'why there was a

v
discrepancy of a half a million dollars?

THE WITNESS: Not necessari#y.
There can be an increase in mérket.value; and I think in
this particular area there has been an increase in market
value. That has been shown by recent sales.

ASSEMBLYMAN MANDELBAUM: How
long of a time lag was there between the sale by Mr. Wehran

and the date of your appraisal?

THE WITNESS: I think,
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approximately two years. I think this date was in 1961,
and ny appraisal was around August of 1963.

ASSEMBLYMAN MANDELBAUM: In
other words, you would say that part of this difference in
valﬁe would be caused by the two years?

THE WIfNESS: Often
times there has been, in certain area, a tremendous increase
of value.

ASSEMBLYMAN MANDELBAUM: I
understand it, but I want you to explain it. |

THE WITNESS: (Continuing.)

By virtue of market value.

Mr. Daly, when we received the‘ﬁestimony earlier, on the
procedural aspecté of your Department, it was indicated
that when the appraisal was received by the independent
appraiser, it's received by you; you review it; and based
upon your review, you make certain recommensations to the
Director, Mr. Brown, the.Commissioner, or both; is that
correct?

That's right.

Now, what did you do when you received Mr. Slotus' appraisal

of one million six? What was, generally, the nature of
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your review?
ell, I reviewed it, and I felt that there were certain
things that were missing, as fgr as --
Like what?
Well, I dih't particularly like his comparables. And, whyy
in fact I think I also asked for a delineation of title -
from him at a later date. However, in general, the
aporaisal, I would say, was falr, but the comparability, I
felt, was lacking. |

CHAIR LADY HIGGINS: Mr,
Daly, you said it was fair: that appraised value of the
individual lots at twenty-two thousand -~

THE WITNESS: Excuse me.

I said that I felt that the
appraisal itself - the bulk of ;he appraisal, the
descriptions, and everything that would go normally with

the appraisal - was fair.

BY MR. FERRARA:

Q

Using the word "fair", do we have the meaning that it was
proper “but not excellent, or --
It was in order, but not excellent.

| CHAIR LADY HIGGINS:  Oh,

I thought you were talking about fair values.
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THE WITNESS: No. I did

not agree with his values.

BY MR. FERRARA:

Q

o=

> O

Let me just go one step bhack.

It is my understanding - correct me if I am wrong -
it is your responsibility to recommendfthe independent
appraiser to be used?

No, no, not entirely.

Who mekes that recommendation?

We‘have an approved list.

Yes, I understand, but who”picks the person off the list,
you?

Well --

Is it Mr. Brown?

Well, it can be any of us.

But in this case, do you know who did it?

No. I think I wrote the letter to him, authorizing the
appraisal, but to be perfectly honest, I wouldn't say that
I picked him.

Let me explain this. In certain areas we have a
lot of appraisers on our approved list, of which we have
a choice of using. In others, we .are lacking:some, there-

fore, we use the same ones, if they have presented a fair
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approach.

Well, in this area, do you have sufficient appraisers in
Bergen County, Passaic area?

We are getting them now. We didn't have that many.

CHAIR LADY HIGGINS: But on
this point, you yourself do not recali whether .you yourself
recommended Mr. Slotus?

| THE WITNESS: No, I do not,
. madam chaifmah. 0

CHAIR LADY HIGGINS: You |
don't recall?

THE WITNESS: No.

CHAIR LADY HIGGINS: You
couldn't say that you did, or Xpu didn't?

. | THE WITNESS: No, I couldn't
say whether I did,or did not.

CHAIR LADY HIGGINS: All
right.

ASSEMBLYMAN TANZMAN:  Mr.
Daly, are you the staff reviewer, is that your designation?

THE WITNESS: That is right,

that is my function.

ASSEMBLYMAN TANZMAN: Just
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to complete it, you are not the one who selects the
appraliser?

THE WITNESS: What we do
now, ve have, in the present situation, four appraisers.
We have a project. It may be a state project. The
project 1s analyzed. The plots are ééiineated which we
are going to take; then we try to pick out appraisers in
the area that we are familiar with, and --

CHAIR LADY HIGGINS: 1In
other words, you could have picked the appraisers?

" THE WITNESS: I definitely
could have picked the appraisers. |

ASSEMBLYMAN TANZMAN: And

when you got this appraisal from Slotus, which you were

*

. [ ) :
not entireky happy with, as you pointed out to us, that it

was not fair, and sb‘forth, then what did you do about it?
THE WITNESS: Well, we had -
MR. FERRARA: We are
Jjuriping the gun.
. : ASSEMBLYMAN TANZMAN: But
you're not asking that question, and I think we ought to
know. | |

© MR. FERRARA: I have that
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aucstion. That's my next question. I want to first

determine the Slotus situation.

BY MR, FERRARA:

O > O g

Who selected Slotus?
(No response.)
If you don't know, tell us.
I can't tell you that. I don't remember.
All right. |

MR. FERRARA: I am coming
to the recommendations, Mr. Tanzman. Speéifically, I
want to know whét he did, Because that's a part of the
procedure,
And in that area -- let me Jjust complete one thought -- in

that area, the Passaic and Bergen County area, are there

*

something like twenty or twenty-five appraisers in that area®?

I believe we may have that many now.
I ran down the 1ist in Bergen County quickly, and I think
I got twenty or twenty-five.
I think we have that now, yes.
All right.
Now, épming to this next question, which is the next

one I had lined up here; what did you do when you received

" the Slotusorepor%? What recommendations did you make to
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Mr. Browm, or Commissioner Roe?
Jéll, there are a few steps in between.

Normally what we do, we get an appraiser, and we
review the appraisal. We have a research department.
It is the function of that research department, to look
into sales in the area, and into areas.that are similar to
it. We have one man that does nothing but those two,
local property tax, and reviews all of these sales; and
he submits to us a group of sales in that érea, or similar
type properties. |
Let me just catch you -- let me just get this clear.

The local property, you mean the Local Property Tax
Bureau records?
That 1s correct.

In Trenton, they are for the entire state.
Yes.

In other words, the State Tax Department --
The SR-1-A forms, in which is indicated sales --

(Continuing.) All sales that take place in the State --

Yes,

(Continuing.) And they use that for various purposes in ti

state?

That is right.

e
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And you have a staff that goés tﬁroughrand aﬁai&;és this?
That's right, analyzes it.
All right.
(Continuing.) They pull out all the sales. It may be a
town, it may be a county, it may be a lake.. They are all
there. We pull out all the sales. We analyze those
sales to see exactly what we come up with in the way of
values based upon these sales. And, this was done in this
instance =-- |

ASSEMBLYMAN TANZMAN: Do you|
visit the properties phjéically, that the sales are con-
cerned with? |

THE WITNESS: Yes, we do.

ASSEMBLYMAN TANZMAN: In
other words, when you get a ;ale from the Department, the
Property Tax Division, you then visit that site, and see
whether the sale --

THE WITNESS: Exists, and
who it is, and what we can find out about it, yes.

ASSEMBLYMAN TANZMAN: Then
you verify the information?®

THE WITNESS: Yes.

BY MR, FERRARA:
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Did you db so in this case of Shepard Lakes?

e certainly did.

Did you get the SR-1-A in this case?

Yes,“we did.

And you verified the figure?

That's right. In fact, most of tﬁése figures are --
Do you recall the information on the SR-1-A that you
received?

We don't receive the SR-1-A.

Well, the information that was én the SR-1-A.

e have a Torm that we ase.

I have a copy of that, in the submission of all the
papers by the Department.

This indicates -- this is a run down of the entire
v

. transaction, and this i1s off the SR-1-A.

What we do, we take this, and the individual man who
is researching it, plots from the tax map. We then visit
the property, and inspect it, and see how it compares.
And what information did you have on Shepard Pond?

The sales that I have listea for you: Cupsaw, Smoke Rise,
Urban Farms; and whatever we could find in the area.
Did you have the particular SR-1-A on this sale from Mr.

Wehran to Mr. Wilson?

JOHN F. TRAINOR
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There was no information that could be delineated.
I have a copy of it here.
Yes, that's it.
As T look at the copy, which I received from the Tax
Department, they have indicated a selling price of
$250,000.00. .
Yes.
Did you faise ény question? Was there any explanation
demande% on yaour part, in regard to that?
Yes, I did. I:raised the question as to the terms and the
mortgages that are on rgcord, and what the ultimate settle-
ment was. And, I have that -- I have those figures some-
where.
Well, did you attempt to rec?ncile this sale price shown
as $250,060.00 on thé SR-1-A?
No, sir, I did not. I dn't think that the -- a lot of
the SR-1-A forms, there are some of them that they call
useable, and non-useable. If the area is so confused
that they cannot determine it, they usually classify it as
unuseable, and let it go at that.

ASSEMBLYMAN TANZMAN: Isn't
it a fact that the SR-1-A's are many times misleading, and

that it 1is necessary to go out‘and check the actual sale?
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THE WiTNESS: This is the
reason why we do it, because we do find that -- for instance
the revenue stamps may produce one figure, and there is a
higher figure involved.

ASSEMBLYMAN TANZMAN: You
actually go~ou? and check with the 5ﬁyer, or the seiler,
or some ;rincipa;, to find out wh;t the true price of the
sale was? |

THE WITNESS: Whoever
we can reach.

ASSEMBLYMAN TANZMAN: (Con-
tinuing.) = You just don't take the evidence on the SR-1-A
yourself, and say that that's 1it?

. THE WITNESS: That is
righg. |
BY MR. FERRARA:
Q Well, isn't that of course the primary job -- function. of
the Tax Department? Don't they do that also?
A They don't do the plotting of it.
Q Oh, no. Wait a minute. Oh, no.
When the State Division of Local Property Tax Bureau

gets this information in from the local assessor -- that's

where.it originates, from the local assessor - they take
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the information, and they either make one of three types
of checks, I believe it is, maybe two checks. They do a
field check, or a letter check.

They do both.

Well, they don't make field in every instance.

Well, %n my opinion, they do. Whenevér I have talked to
them, they do.

Well, it is not important, but in.this particular instance,
a field check was made by the Tax Depar;meht, to determine
what the information was as to the true selling price,
because, as Mr. Tanzman hag mentioned, they don't always
reflect the proper selling price. |

Have you also made a field investigation of this
information on Shepard Pond?

Yes, I have.

Because you had some concern about the selling price, as

shown on the SR—}-A, and the instruments~ of record?

Q
Yes.

All right.

So that inlyour investigation,nl think yoﬁ indicated
before that you ran into a confusion with mortgages, and
so forth, but that you appeared to come up with a price

something in excess of $700,000.00.
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That's right.

Vhich information you had gotten, I believe you said, from
Mr. Wehran?

That's right.

But the information on the SR-1-A form, is one of which

I an looking at here. Tt says $250,000.00.

Yes, it did.

ASSEMBLYMAN KEITH: I'd
like some clarification as to the que;tion of the use of
the sales price. I am a little confused.

: I believe you said before
that in your method of appraising, yﬁu don't take into
consideration the sales price of the propefty that you are
appraising. Now you are telling us that one of the

v
methods of the Department is specifically to obtain as much‘
information as possible as to the sale prices of properties
in evaluating ?ppraisals.
) Now,‘that, to me, is an
inconsistency, and\-—.unless you can clear it up.

THE WITNESS: Yes.

On the individual sale he

" was referring to, would be the last transfer. We requilre

a delineation of title as to the last transfer. And
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presentiy; the reason we ére ;eééifing this, is, number one,
the basic reason is thaf to see if there are any transfers
vithin the last five years.

Presently, we are in a
situation where we are buying land all over the state,
where there can be a case of someone selling it to increase
the price in order to make the sale look good.

ASSEMBLYMAN KEITH: Excuse
me a minute. But aren't you telling me now that a sales
price is a very iﬁportant factor in determining values inso-
far as state purchases‘éré'concerned?

THE WITNESS: That is
correct.

ASSEMBLYMAN KEITH: Well
then, can you tell me why it i;-you said before that you
do not probe, or check into the a&pect of the sales price
of the very property that you are appraising?

THE WITNESS: I didn't say
that. I said that I did check into it, and the fact that
I talked to Mr. Wehran, who indicated to me, personally,
what the sales'price was, and that they felt that the |

improvements that have been made -- and also, that there

was a case where there may be a distress, as far as the
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« club is co%cerned? which would have an effect on it.

ASSEMBLYMAN KEITH: I
recall that part of the testimony, but I also recall your
testimony that you personally -- you stated that you
personally would not even want to know what the sales price
was. You don't want tq take it into.consideration; that
you are not interested. Therefore, when you got some
information from Mr. Wehran, and somebody else told you
about some additional moneys that may have.been put in
in improvements, that you didn't -- really didn't take this
into account at all, this information given to you.

THE WITNESS: Well, I --

ASSEMBLYMAN KEITH: (Con-
tinuing.) What I'd like to know 1s, do you, or don't you,

v
in your procedure in appraising; do you consider thaf the
sales price is an important factor, or a factor that should
be considered by you, or not?

THE WITNESS: When the
sales price can be determined to be an arm's length sale,
and there are no improvements made after the sale, and
tﬁere are no circumstances other than the change, and the

fact that there may have been a market increase, these are

taken into consideration.
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I woﬁld consider, based on
that fTact -- if someone told me they sold a house yesterday |
for $10,000.00, with no change whatever, this would indicate
market value.

ASSEMBLYMAN KEITH: I am
not concefned ?bout some other propérties, but I am.talking
about yo&r metgoﬁ of procedure ingofar as this particular
purchase is concerﬁed.

Wﬁ& didn't you, as a state
appraiser, ﬁrbbe'into the question of the sales price a
year and .a half or so bé%ore you appraised it? Why didn't
you speak 'to Wilson? Why didn't you make physicél
searches, if necessary, as to all of the apects of the
sales price, so that you cou;d determine whether it was at

v .
arm's length or not, so that you could evaluate it in your
appraisal? Why wasn't this done?

THE WITNESS: Mr. Keilth,
the present sale that we are speaking of, was of such a
nature -- there were, I think, three mortgages involved,

a certain amount of cash. And;'thefe was a possibility
that there was a distress in the property. And, for this
reason -- .

I knew of this information,

JOHN F. TRAINOR
@®FPICIAL REPORTER
HRENTON. N. J,




s

259

and for this reason, I discounted it. This is the reason
I did not consider it. This 1s me, personally.

Now, the‘Department
requireé the delineation of title for the purpose of
determining what sales have been made, and what values have
been placed on then. Then, at that time, we must look
into it and see for what reasons we would disgard it, or
consider it, and I did do that.

ASSEMBLYMAN KEITH: When
you got the informétion-from your SR-1 that there was a
$250,000.00 sales price; %hen‘you got information from
other sources that there was some question of mortgages;
when you then must have determined I assume in your mind
that there was some confusion Qere, insofar as the sales
price is concerned, vhy didn't you, or a member of the
Department, probe into every aspect of the mortgages, the
moneys paid, the considerations, the sales price, and so
on? Why wasn't it doné? I'm merely trying to find out.

THE WITNESS: This was done
by me.

ASSEMBLYMAN KEITH: Before

‘you said you didn't probe into it.

THE WITNESS: I said that
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I talked to Mr. Vehran, and I had the information of what
the price was that was being paid, and the mortgages
involved, and the second mortgage; I have it all here.
But, I discounted it because I felt that it was not a true
story, as far as the sale is concerned.

) ASSEMBLYMAN KEITH: You
correct me if I am misstating your testimony of before,
and of course the record can bear it out - am I incorrect
in stating that you testified that you would rather not
even know what thé sales price was in arriving.at your

¢

appraisal; am I right, or wrong?
THE WITNESS: That is
personally, me, that is correct.

ASSEMBLYMAN KEITH: Then
will you téll me why you take that position as a state
appraiser, when the very process of the state is to take
sales price Qf comparables, and other properties, and
éonsider them very important facts in appraising? Tell me
why.

THE WITNESS: The only

thing I can say is, that where there is a possibility of

distress, or an irregularity in a sale, it 1s not good

to consider; and this is the reason I did not consider it.
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' ASSEMBLYMAN MANDELBAUM:
Excuse me.
What is the distress?

o ~ THE WITNESS: Well, in. this
particular case, it was indicated that the Ringwood
Company was in trouble, and theyﬂwére willing to sell it
at a lesser figure in order to get out. |

MR. FERRARA: The Ringwood
Company?'.
THE WITNESS: The club.
MR. FERRARA: There was no
distress with Mr. Wehran, was there?

THE WITNESS: No. I am
talking about the country club.

" ASSEMBLYMAN KEITH: Where

did you get that information from?

THE WITNESS: Mr. Wehran
indicated that to me.

ASSEMBLYMAN KEITH: Did you
do anything beyond just speaking to Mr. Wehran?

THE WITNESS: No, I did noti

ASSEMBLYMAN MANDELBAUM:

JOHN F. TRAINOR
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THE WITNESS: It was ﬁy
understanding that they had a group of members; that the
members had allotted so much for the purchase of it, and
the mortgage of it, and theif subscriptions were running of{
or something to that effect, and they were going in the red
ASSEMBLYMAN MANDELBAUM: Let
me ask you this: Have you appraised for other Depaftments
of the stateé
THE WITNESS: Yes, I have.
ASSEMBLYMAN MANDELBAUM:
Have you appréised fér fﬁe Highway Department?
) THE WITNESS: Yes, I have.
-ASSEMBLYMAN MANDELBAUM:
Is it also the policy of the Highway Department to disregarq
.
sales?
THE WITNESS: Definitely not
ASSEMBLYMAN MANDELBAUM: My
experience has been that one of the first things that a
department such as the State Highway Department warrants,
is the sale, and to such an extent that the appraisers will
come to ﬁy office and ask to see deeds and closing state-
ments.,

° - - THE WITNESS: We often do

=2
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that.

ASSEMBLYMAN MANDELBAUM: In
this case, did you get copies of the closing statements?

THE WITNESS: I have the
information from the closing statement.

ASSEMBLYMAN MANDELBAUM: Did
you have it at the time you made your appraisal?

THE WITNESS: I imagine
I did.

ASSEMBLYMAN MANDELBAUM: In
other wordé, you had aii this information, and you dis-
regarded itY

THE WITNESS: I disregarded
it, because I felt it was nqﬁ a fair approach to it.

ASSEMBLYMAN KEITH: You
felt it was hot a fair approach to it?

THE WITNESS: I certainly
did.

ASSEMBLYMAN KEITH: Let
me ask you this, too:

Do your notes reflect the

assessed value of this property at the time of your

-

appraisal?
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THE WITNESS: Yes, they do.
ASSEMBLYMAN KEITH: Can you
tell me, please, what was the assessed value of this
property at the time of your appraisal?
| THE WITNESS: $39,875.00.
ASSEMBLYMAN KEITH: Would
you tell me piease, did you check with the Tax Assessor,
or fhe taxing.authorities'of the municipality to determine
the ratio of the assessed value to true value?
. THE WITNESS: I think it
was 25 per cent. v
ASSEMBLYMAN KEITH:  So
that the assessedto true value, according to the munici-
pality, would.have been four{times ~- what was your figure?
THE WITNESS: $39,000.00.
ASSEMBLYMAN KEITH: (Con-
tinuing.) So that $160,000.00 was the municipality's
assessed’value of the true value of that property; did you
take that into account?
| .- THE WITNESS: I did not.
ASSEMBLYMAN KEITH: Why?
THE WITNESS: Assessment

oftentimes, and throughout the ssate, are off, as far as

-
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values afé concerned.

ASSEMBLYMAN KEITH: But you
sald you knew the ratio was four times to get the true valud
how could you disregard it?

THE WITNESS: Well, this is
an opinion of another individual. Tt's just like taking
another appraisal. Your assessor places a value on it,
that's his opinion.

ASSEMBLYMAN KEITH: Did you
check to find out who the Assessor waé?

| THE WITNESS: I talked with
the Assessor.

,ASSEMBLYMAN KEITH: Did you
check to find out what his qualifications were?

‘ THE WITNESS: No, I did not

ASSEMBLYMAN KEITH: Did you
know whether hé was competent, or incompetent?

THE WITNESS: No, I did not

ASSEMBLYMAN KEITH: Then,
how could you just then disregard it?

THE WITNESS: As I said,

throughout the state there are inequities of --

4}

« ASSEMBLYMAN KEITH: I am
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not‘féiﬁing about througﬁoﬁf-fhé“;tate, I am talking about
this particular property, in this particular municipality,
this particular sale.

THE WITNESS: In my
opinion, the assessment is not a guide as to the value of
any particular property.

ASSEMBLYMAN KEITH: Even\
though you don't know the. competéncy, or the incompetency
of the Tax Assessor, or of the municipal records, you don't
take it into account?

THE WITNESS: No, I do not.
ASSEMBLYMAN KEITH: You
don't take into account sales price, either?

THE WITNESS: Unless I can =

ASSEMBLYMAN KEITH: (Con-
tinuing.) In this case.

THE WITNESS: Unless I can
determine that it is a fair sale, then I would.

| ASSEMBLYMAN KEITH: (Con-
tinuing.) In this case.

THE WITNESS: In this case,

I did not.

ASSEMBLYMAN KEITH: In this




“this case, you did not take it into account?
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case.
THE WITNESS: In this case,
I did not.

ASSEMBLYMAN KEITH: In

THE WITNESS: That's right.
MR. FERRARA: All right.
Does that take care of your
question too, Mr. Mandelbaum?
| ASSEMBLYMAN MANDELBAUM: Yes
ASSEMBLYMAN TANZMAN: I'11
ask one question. |
From your knowledge, was
this an arm's length transac@ion, between Ringwood
County Club and Mr. Wilson?
THE WITNESS: ©No, I don't
think 1t was. |
ASSEMBLYMAN TANZMAN: Was
Ringwood Conntry Club in fact in distress at this time?
Was it a matter of common knowledge that Rihgwood County
Club was in distress at this time?

THE WITNESS: I stated that,

yes. - .




BY MR. FERRARA:

Q

| On receipt of the appraisal, i1t was my opinion that there
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ASSEMBLYMAN TANéMAN: I
didn't hear that, but I just wanted to make the record clean
that it was not an arm's length sale.

MR. FERRARA: So that Mr.
Tanzman knows what is in the record, we indicated earlier
that there may have been a problem between the country club,
but there was no problem between Mr. Wehran, the owner of
the land. He had no distress, or cause for sale.

THE WITNESS: There is no
question about that.

MR. FERRARA: Well, we got

way off here some place.

What recommendations did you make to the department when

|

you received Mr. Slotus' appraisal?

was a void, as far as the comparables were concerned. .

What was that?

A void. I mean to say that there was something lecking,
and we made our research, and we came up with some of these
sales at Cupsaw, and Greenwood, and the rest of the lake
areas. From my opinion, and from our determination, as far

[

as the staff 1s concerned, we felt the appraisal was too
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hizh. And, we went out and checked our own comparables
before we even made an appraisal. At that time, I

recommended that another appraisal be made.

So that when you checked these comparables, that was between

the July 22nd date, when you first looked at the property,
and approximately August 15th, when.it was right after you
received Slotu gt ceport?
Yes.

We could have had -- we could have had the research
prior to that, because oftentimes we do it --
You run this informatioﬂldown.

THE WITNESS: Right.

You recommended that that appraisal appeared to be too
high. There was a question %n your mind as to the
probability -- the comparables that he had used, and that
another appraisal should be had --
Right.
(Continuing.) Based upon your consideration of the facts?
Yes.
All right.

Now, I would like to go into -- call your attention

for a moment to the Federal application, the procedural

aspect of the Federal application.
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And you made an application for $2,000,000.00 -- I am sorry.
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We received 1t from you, after our last hearing, a
copy of the Federal application. Now, the application
appears to be dated November 25, 1963.

Excuse me, again?

llovember 25th, 1963.

Yes.

fould that be about right®
Yes, I think so.

I am looking at fhe actual copy.

And you have’indiéated that there is approximatel y
1,009 acres in the totallbroject that was involved?
Yes, that included Shepard Pond --

That's what you called the total project for that area?
Yes.

You set up an appraisal -- an estimate of $2,000,000.0Q
of acquilsition costs, which was.based upon a breakdown of
a million eight; plus a rider factor of some sort of 10 per
cent, a leeway factor.

Right.
And you asked the Federal Government for $600,000.00 in
matching funds? |

Yes.
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Now, you attached to it a schedule, which carried the date
of March 19th, 19064, which is about nine months later.

Is there something thﬁt I am not looking at correct?

You indicated that that went along as part of the
application.
That I couldn't tell you. This is ﬁandled by Mr. Wolf of
the --
Well, could it be possible that on November 25th, 1963,
when the application is dated, he would have had the break-
down information that is shown in the schedule of March?
(No response.) ’
I am sure it couldn't be.
No. What often happens - and this is done periodically -
we are asked to estimate what a project will cost before

v

there is any work done on it at all. This happens in many
cases.
But, this was in November, so ydu had some estimates
already. You had both your appraisals’in.
Right.
You had Mr. Stanley's appraisal.
Yes.

You had Mr, Slotus' appraisal?

Right.




>

(S

O

Q

A The rest of this is done by another department.

272

You had all of the appraisals iﬁ when you m;&e tﬁé‘
application on November 23rd, as I can see 1t; is that right?
(No response.)
Or wouldn't you be familiar with it?
I am not familiar with that.
All right. '.
That was handled by Mr. Wolf.
All right.
I don't know much about it.
Let me Jjust ask one more question.

Looking at that schédule -
Yes? |
It shows the Shepard Pond property to include 655 acres.
Could you explain that?
(No response.)
The notes we have, showed 535, to 540,
No, I can't. I couldn't explain it. This was not from
my department, and it came from the -- this may have been
taken from eérlier indications of what the approximate’
acreage was ~'I don't know. I don't think -- my name is
on the letter, that's all. |

Yes, I see that.

W
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CHAIR LADY HIGGINS: Mr.
Fergara, in view of the answers we have recelved, maybe it
would be better ro leave this line of questioning to the
man who is responsible for it.

MR. FERRARA: All right.

' CHAIﬁ LADY HIGGINS: Are

there any other questions for this witness?

'THE WITNESS: I would like
to -- ‘; |

Madam Chairman, these plans
have come in, and I wouié like to present them as what my
opinion was, as a refinement of whaf I mentioned.

CHAIR ILADY HIGGINS: Mr.
Daiy, you have testified that.this was done for the purpose

of this hearing, but not for the purposes of the appraisal A

THE WITNESS: That's correct.

{

~

o v
tinuing.) At the time, so I think we'd be glad to look at

CHAIR LADY HIGGINS: (Con-

it at lunchtine.
THE WITNESS: Thank you.
Let me just say that there

is some information that I would like to go with this, that

would be very valuable, and just looking at it would not
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be sufficient, and it would only take a few minutes.

CHAIR LADY HIGGINS: Let
me do this ﬁr. Daly: Would you leave that with us, and.
at lunchtime we can look it over, and then we'll be happy
to give you an opportunity to come on after lunch, if we
have some qugstions to ask you abou% it.

THE WITNESS: All right.

ASSEMBLYMAN MANDELBAUM: I
have a question.

. CHAIR LADY HIGGINS: Very
well. .
ASSEMBLYMAN MANDELBAUM: You
state that the first appraisal came in from Mr. Slotus,
and then you did your appraigal, and then continuing on

v

that line, after you did your own appraisal, at that point
did you go oﬁt and get the second outside appraisal?
THE WITNESS: - This is

correct.

ASSEMBLYMAN MANDELBAUM: Now,

.

When'you have g first outside appraisal, and a second out-
. : © :

side appraisal, is there any policy in the Department where
the two appraisals differ by a certain figure, to get a

third appraisal; or, how do you reconcile two appraisals

-
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that are $300,000.00 apart?
THE WITNESS: No.
Actually, there was some
consideration given to my value, that I placed on it; for
that reason, we vere considering two appraisals that were
very near, as far as value was concérned. My figure of

one million three hundred nineteen, and Mr. Stanley's

of 6ne million three hundred and some thousand. We felt

"that this was a fair enough assumption, that Mr. Slotus

nay have been high on his appraisal, and that ours was more

e

or less in line.

' ASSEMBLYMAN MANDELBAUM:
Would Mr. Stanley have access ‘to your appraisal before He
did his own appraisal? ¥

THE WITNESS: He would not.
CHAIR LADY HIGGINS: Thank

you, Mr. Daly.

Are there any other questiong?

(No response.)
CHAIR LADY HIGGINS: Thank

you, Mr. Daly. If we have a chance at lunchtime, we will

-be happy to look at your map -~

{

o - * THE WITNESS: I would

fP
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appreciate it if you would.

CHAIR LADY HIGGINS: (Con-
tinuing.) And we will try and give you an opportunity to
come back if we have questions.

| For the sake of the girls
who have been working so diligently.— and the gentlemen, -
we will take a five minute recess.

ASSEMBLYMAN BATEMAN: Girls
and boys.

CHAIR LADY HIGGINS: Yes.

(A five minutes recess is
taken at this time.)

CHAIR LADY HIGGINS: All
right, we will continue.

ASSEMBLYMAN BATEMAN: Madam
Chairman?

CHAIR LADY HIGGINS:  Mr.
Bateman?

ASSEMBLYMAN»BATEMAN: Before
you call the next witness, could I have a couple of
minutes?

CHAIR LADY HIGGINS: Cer-

tainly.
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ASSEMBLYMAN BATEMAN: I
think I speak for all the members of the Committee when I

say that the testimony of the appraisers in our private

desired. Because of this -- because many of us were
disturbed with some of the inconsisténcies, and some of the
answers, I spent a day last week in the general area. I
visited Shepard Lake, and I visited a half a dozen other
properties nearby in this beautiful area at the top of the
state; and I would like to take a couple of minutes, if I
nay, to sort of surmarize my impressions as they relate
to the things that disturbed us with respect to the testi-
mony, especially of the appraisers.
CHAIR LADY HIGGINS: I
think that would bve completel; in order, Mr. Bateman.
All righte
ASSEMBLYMAN KEITH: Yes.
ASSEMBLYMAN MANDELBAUM; Yes
ASSEMBLYMAN TANZMAN: Okay.
CHAIR LADY HIGGINS: Proceed
ASSEMBLYMAN BATEMAN:

Generally, madam chairman, I found that much of the testi-

mony of the appraisers about the property, in my mind, was ‘




- community. I believe that this lake front'property - some

278

untrue. I found that they deliberately, or undeliberately)

either down graded or neglected comparables that -- that I
will speak of in a minute, ?hat should have been seriously
looked at.

I found that the appraisals
for Florida Lakes, and Thunder Mouﬁfain, ﬁhe two state
purchases, were out of line with a number of other various
sales.

Shepard Lake is a very
pretty pond; and, in.the appraisals, much of the value of

the property was assignéd to the lake front property, with

the highest and best use assigned as a high class residential

of it - could be used for that purpose, but in visiting it,
and walking and riding all tae way around, or as far around
as I could get, I learned, or I saw, that in many cases -
and I would say over half of»the lake front property - is
practically im@ossible to develop. The land rises three to
four hundred feet at an acute angle up from the lake. As
a matter of fact, there are a couple of places where it ié

practically straight up.

I would say it would be very

ths

difficult to develop. There is a passable road about 6/10f

-
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279

of a mile along the New Jersey side.

I am neither an expert in the
field, nor an appraiser of any kind, but I would say that
it would be very difficult as much as‘half of the New Jersey
land on the lake.

Now,.there was a good deal
of testiﬁony abbut the roads, the miles of passable roads
by the various appraisers. They were passable, but most
of them by foot. As I say, there was about 6/10ths of a
mile that was sort ol a penetrated dirt road that runs
along side of the 1ake;f' The rest of it was land that I
didn't particularly want to drive my car over, so I wélked
as much of it as possible.

But, this particular piece
of land goes up one side, I éuess it's Thunder Mountain-
and way down on the other side, the over-all piece. We

went nearly to the top, and I would again question the

be developed, and it just seemed incredible that as much
as half of the land could be used for development purposes,
if that much.

There was one very impressive

ared of flat land, up near the top of the mountain, with
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2 ~ood picco.o? roed to it, and tﬁat w;s doéﬁvét fh;‘end of
che lake. That was the piece of land that was being used
by the Winchester Gun Club; that's the skeet concession.

It's' a place -- gec, there must have been two dozen buildingd
It was by far the best piece of land that I saw, outside

of the land around the lake. T

I confirmed that you can only

get there from New York. . We tried to drive down the road
to Shelton Coliege, which was barred by a ﬁuge fence, gate.
The road is a very good road
in from Sloatsbury Road.” I would gather, or I would
ruess, that the people who would use this facility, most
of the people, or a large majority of the people, would
not be coming a mile and a half from New York, but the
large maaorityﬂthat would usé.it would come up Route 17,
through Sloatsburg, and in through New York. I would
guess that the overwhelming number of people who would use
this facility, would be going some seven miles through the
State of New York to get there.
.. I saw what appeared to be a
comparable that was very impressive. And, I asked some

questions about it a little earlier. It was a pilece of

property -- over 800 acres - in West Milford. It's near

s.
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‘The Florida Lake property is the one that seems to be used
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-- right near the bottom of Greenwood Lake. As a matter of
fact, the property, I guess as the crow flies, is between
Thunder Mountain and Lower Greenwood Lake. It was sold

to a Mr. Levine in April of 1963, for approximately $700.00
an acre.

I weﬂt down and examined the
lake. The lake was a high quality lake. It is not as
large as Shepard Lake, but it has as least as much
developable land around it, because it's a good deal

flatter terrain, and it has a good county road -- I assume
We visited Florida Lakes.

by the appraisers as the comparable in this whole business.
.

It's at the end of Guenwobd Lake. We couldn't get up on
it, because when you go to the houses that abut the
property, there is about a 75 foot stone wall that goes
straight up; anﬁ at the top of that stone piece, is the
Flofida Lakes property.

I was impressed, from my
limited knowledge, that perhaps the biggest fault here,
or a big fault here, ié that this Florida Lakes property,

on the lower side of Greenwood Lake, maybe the most over-
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assessed and over paid for piece of property of them all.

I would recommend that as
one of the things I am going to suggest to our committee,
that we take a look at the details of that purchase,
because I believe if we are out of kilter on the purchasé
price of Thunder Mountain, we have to be at least as much
out on the purchase of the Florida Lakes property.

My general conclusions are
that this property was wrongly built up by the appraisers;
and because of tﬁis, I honestly believe that the state
paid too much money for Thunder Mountain. And, I further
believe that we should examine Florida Lakes.

More emphatically, and while
it doesn't affect Green Acres, we spent a good deal of time
looking over the Shelton College property. From a first
glance, I would say that this magnificant piece of property
could well serve as something that the state could get
economically for its purpose, and it could really help to

alleviate a portion of our higher educational problems
quickly. This would bevnot as a Green Acre purchase, but
the Shelton property as a college, or a part of the

State University could immediately perform a real function;

b

W

and, I suggested this to the Governor the other day, becausq
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as a corollary, or the sidé effecf éf this visit up there,
I believe that there is an educational gold mine right
next to the Thunder Mountain property in Shelton College.
| I felt I had the respon-

sibility after visiting it, madam chairman, of giving my
own impressions; and I would state égain very firmly that
these are my impressions, but they are come by honestly,
and they are come by after a great deal of-unrest by every
member of this Committee with the performance of the
appraisers before us.
The fact that ohe of the
appraisers on Florida Lakes, who I believe appraised the
Florida Lalkes property %n excess of a hundred thousand
dollars more than it was purchased for was one of the
appraisers selected for the éhunder Mountain appraisal -
and again, he was 25 per cent high - this really bothers
me. It really bothers me that the state would repeat
the request for a man who had been so out of line in what I
think was a high purchase anyway, in the first place.

These are my impressions,
and I did want to make them known.

CHAIR LADY HIGGINS: Mr.

Bateman, thank you. o
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| I'ﬁhink the rest of the
Committee -- some of us feel that we had intended to make
a Tield trip as a Committee. I know Mr. Tanzman and Mr.
Mandelbaum definitely would like to do that before we
issue our final report.

Mr. keith, I am sure, would:
also like the opportunity.

I have to confess that I
have seen the area, but I am inclined‘to agree with Mr.
Bateman in hi over-all analysis of the property; but I
think that we as a Committee should go, before we issue our
final report.

Now, the next witness we
had scheduléd for today, was Mr. Sevrin --

‘ ASSEMBLYMAN TANZMAN: = Madam
chairman, I would just like to add to that: As Mr. Bateman
sald, these are his conclusions, and his own personal
opinion.

CHATR LADY HIGGINS: That is
correct, and in no way is it to do with the Committee report.

ASSEMBLYMAN TANZMAN: Well,
I think that in all fairness, I would say that I think it

is slightly unfair of Mr. Bateman to render an opinion which
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wouid ﬁrojudice the repoff-ofm;he ésﬁmittee, before the
Committee has a chance to consider in its entirety all of
the witnesses and all of the testimony. We are in effect
prejudging what we are going to ask here today, and what we
are going to ask here today. And, while I have a great
deal of regard and respect for Mr. Bateman, I wouldv‘
respectfully aay that he was premature in issuing the
statement. |

. CHAIR LADY HIGGINS: I
think the record will show that Mr. Bateman very carefully
emphasized that this was his personq} opinion.

ASSEMBLYMAN BATEMAN: Mr.

Tanzman, you and I are both trying to get this protracted
series of private and public heariqg over as soon as

‘.

possible.

ASSEMBLYMAN TANZMAN: Yes,

we are.
ASSEMBLYMAN BATEMAN: My

trip came out of frustration, more than anything else.

I want to get,it over with --

Q

ASSEMBLYMAN TANZMAN: So do

ASSEMBLYMAN BATEMAN: (Con-
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tinuing.) My testimony as to that end of it, is not
designed to prejudice anybody, but it is based on some very
real impressions.

CHAIR LADY HIGGINS: Mr.

Sevrin?®
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BY MR. FERRERA:

Q -

I am giving concerning the acquisition costs, or investment
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W

HENRY SEVRIN,

being first duly sworn, testified as follows:

Mr. Sevrin, again for the sake of this public record,iyou
had testified in conjunction with Commissioner Roe at one
of -~ in fact, at our first executive session; and there
was informaﬁion which the‘Committee got, and gathered from
that meeding, én@ other subsequent oﬁes, which they felt
would need clarificationp and that'!s the reason why you
have been called back.

I think, primarily, the concern of the Committee in
your regard, was the testimony regarding the purchase price,
as set forth in your letter ¥o the Commissioner. You had
indicated in your letter of October 9th, 1963, that the
purchase price would be approximately a million dollars;
and you went on further, and said, that in view of the
one million six appraisal of Mr. Slotus, and the one million
three nineteen appraisal of the staff, that tﬂat's what the
Court would have to take into consideration, just those tﬁo
appraisals.

I think that that letter says clearly that the information.
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by the title-qwnér, was a guess, I am quite sure the

No question about that.
(Continuing.) And that it is not evidential in a
condemnation proceeding. And, I can only go on the
appraisals. Certainly we cannot exﬁect an award lower
than Sur lowest appraisal.
Let me ask you this, Mr. Sevrin --
of cdurse, I don't think your official position is on
the record. You are a Deputy Attorney General, assigned
especially to the Green Acres program.
ell, I was appointmd and assignéd to Green Acres; at the
present time I am handling some of the other state difficult
problems in relétion to real estate.
All right, fine. In directi;g you to the purchase price,
you said - and I use your words, Just to refresh your
recollection -
"A guess based on the above --"
Which is certain information you had --
"Would indicate that the consideration

was probably in excess of $400,000.00 first

mortgage, $20@0,000.00 second mortgage, and

e $250,000.00 cash payment, a total of

-



289

‘$1,ooo,ooo.oo..."'”H
And at the time, I believe
adding the foﬁr hundfed thousand, the two hundred twenty
and the two hundred and fifty, we come out to $870,000.00.
I can explain that, and I recollect that.
That was before I had received the title report, and 11
was a guess on information that I had obtained, after I
received the title report,. which set up many exceptions, andg
many restrictigns, I took a trip tO‘the‘Court House in
Paterson, and I checked over the restrictions and the
casements. I then went 'to the title company. I called
Phil Paul, and I had a long discussion with him; and that's
where I picked up -- and that's generated from the closing
statements of their acquisitions. So, I revised my
eétimateoof.thé acquisition g;sts:
Would you today, then, in view of the --
You did apparently revise your information after this?
Yes. At a later date, and I think after the last héaring,‘
I wrote a letter to the Committee, in which I revised and
showed tﬁqﬁ the closing cost indicated that there was a
sales price, under the lease which Ringwood Company had

given to the Ringwood Country Club, of somewhere in the areL

of $ZJ0,000.00. That was based on an adjusted sales pricé
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to Ringwood Company for their interest of $475,000.00.
Well, let me ask you this, Mr. Sevrin: 0f course, when
you ~- and I understand, correctly, or incorrectly, and
please correct me if I am wrong -~ Commissioner Roe indicated
that he relied upon your letter of October 9th, and the
information there for one of the - ﬁrobably.many decisions
he has héd to make in this thing - in determining what
would be a fair price to pay for this.

Well, that's right.

Again, acquisition costs of an owner, or a condemnee,
is not evidential in a condemnation proceeding. So,'in
order to get a guideline, 1if we‘afe in the area of being
within reason, we can try to acquire it - they try to
acquire it - I have nothing to do with it. And then,
in view of my extensive expeéience with building, and
land acquisitions, Commiésioner Roe discusses this matter.

I might say at that time, there was a very important

getting severe criticism - one of our acquisitions - which
I felt was a wonderful acquisition. That was Wawayanda.
And, we were using this particular acquisition as a wedge
to get a settlement from them on Wawayanda. The Wawayanda

case was under condemnation. And, it developed in the

|

—
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condemnation proceeding - there must have been five or six
motions - and the case eventually went to the Supreme Court

to ascertain what interest an optionee had in the property.

New Jersey Zinc had been given an option of Wawayanda five

years or four years earlier, for a million dollars.

Can I interrupt? )

Yes.

(Continuing.)  Just one minute, Mr. Sevrin. I happened

to be completely familiar with the Wawayanda case, and

maybe some of the lawyers here may be, but I am afraid we

are in an area which mayconfuse everyone else. |
I would like to come back to this, if the details

there prove important. |

(Continuing.) I was Jjust saying, that one of the things

under consideration, was to igt the Wawayanda people know

that we might acquire -- we wee contemplating acquiring

Shepard Lake, and we might drop the whole business, and the

man would be left with a million dollar investment, and

we wouldn't take it. But, we had no intention of ever

dropping it.
All right.
However, directing our attention to this Shepard Lake

I do want to explore, 1f we have time, Wawayanda after,

L
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because it is one of the large pé;éels in the area - but
directing ourselves to this letter, would you -- with the
information that you have to@ay, and which you obfained
apparently sometime after you made a search, you couldn't
write the same letter again, could you?

I would just lower it by a hundred thousand dollars, five
or ten per cent.

Why only a hundred thousand dollars?

Well, because the acquisition costs actﬁally to Shepard

Lake Properties,'Inc.; was $710,000.00, plus incompleted

work and improvements when we acquired it, which I think

was in 1961. Don't hold me to the year.

All right.

(Continuing.) Thereafter, he finished the improvements --
Wait. Just a minute, Mr. Se;rin.

But, the purchase price would be $710,000.00%
$710,000.00, that's right.
That's what we are talking about, not the value.
Yes.
We are talking purchase price.

Well, let me say that we are talking about what the propert

is worth at the time we are going to take it, in 1963 --

<

Not you, Mr. Sevrin.
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(Continuiné.) I mean tﬂe state. ~%£en I say "we", I mean
the state.

I don't want to get lost into too much detail, but your
Department is the Attorney General, and is concerned of
course with the --

,fegal acquisition.

(Continuing.) The legal acquisition --

And giving whatever advice and help I can.

All right.

So that the ‘purchase price, as you determined from
closing statements subééduently, was $710,000.00%
$710,000.00, and there were additional investments of.
approximately two hundred and fifty -- perhaps $350,000.00;
and I base that --

0 what nature?
(Continuing.) I based it on this information.

I am sorry, two hundred and fifty or $260,000.00.

I based it on this information. I think T gavé the
Comniittee, or'I had a letter which I gave to somebody,
which indicated that the Ringwood County Club, who were
the lessees, from the Ringwood Company, after closing
issuéd and cifgulated a letter to their participants in

their group, in which they said they have sold the property}
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and they had reccived two hundred and twenty or $235,000.00
that they are $110,000.00 short in their investments, and
And that however, with the money on

hand invested over the term of years that they had in their

‘mortgage, they can anticipate by the interest from the

investmentAof coming out whole.
Now, Mr. Sevrin, let me -~

THE WITNESS: Let me go
on further. |

ASSEMBLYMAN TANZMAN: Let
him finish.

MR. FERRARA: But he is
not answering what I asked.

ASSEMBLYMAN TANZMAN: ILet
him finish.

ASSEMBLYMAN MANDELBAUM: Let
him finish what he is saying.
(Continuing.) That's one area.

The other area, is this: --

ASSEMBLYMAN MANDELBAUM: Let
him answer.
(Confinuing.)

The other area, is this: All reports that

Al

came to me - and I never visited Shepard Lake - but all

<
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reports that came to me, indicated that a road was put in,
that certain improvements were done by Shepard Lake
Properties, Inc., to acquire the leases; that the lodge
was finished; that the interior of the lodge was finished,

and it was now a going operation. And, his investments

ran somewhere in the area of .a hundred and twenty-five to .

a2 hundred and fifty thousand dollars.

So, add those two figures to the $710,000.00, and how
far off are we on the actual investment in the property of
the owners?

MR. FERRARA: Mr. Sevrin,
two of the Committee members think I am not giving you an
opportunity to answer, And then, they of course question
the fact thét we go into a great deal of detail with the
appralsers. But, of course: I am only trying to keep you
in the area of what I think we should be involved in, and
that 1s your costs.

| THE WITNESS: Well, Mr.
Ferfara, you:asked me about the letter, and I think I
shoyld explaiﬁ it.
BY MR. FERRARA:

Q@ Mr. Sevrin, your ietter talks about purchase price, not

value.
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At the ﬁime, it was a gﬁéégl' ‘Tﬁat letter in October says
it was a guess.

Yes.

(Continuing.) And that was only on -- we had no
information, other than reports.

And then you indicated in the ;étte} - if this was by way
of explanation, fine - that there was $250,000.00 worth

of cash payments.

And that's what I was informed was invéstment, the cash
payment. |
Weli -

(Continuing.) I thought originally, when I wrote that

'letter, that it was Qash payment given to the sellers, but

I realized after I got the other reports - and what it was ¢+

'\

that they had meant that this man who owned the property
had put in $é5o,ooo.oo.
Is the $250,000.00 also something that you would rely --
I think these letters indicated, based upon the revenue
stamps thaﬁ were attached thereto?
Well, the revenue‘stamp84were not a true indication on the
deed as they were originally recorded.

ASSEMBLYMAN KEITH: E*cuse

A3

me. Can I interrupt yoﬁ? .




BY MR. FERRARA:

e

I think in all fairness to
the comments made by Mr. Tanzman and Mr. Mandelbaum, that
you should be permitted to finish questions; however, if
you are going to digress; or take off on tangents in
answering, I think that you rightfully should be interrupted

Now, 'I think you were asked

a very simple question here. And I think you, as an
attorney -- if you will just give us a direct answer, it
would cut the hearing down so -- substantially.

As I recall the question,
it was simply whether or''not you took into account the
revenue stamps; and now, you are going onto explain ip your
opinion, that they don't reflect --
No, fhe revenue stamps --

' ASSEMBLYMAN KEITH: Rr ny
purposes, as well as -- I think I speak for the whole
Committee, just give us direct answers.

' THE WITNESS: The revenue
stamps on the deed were not considered by me in arriving

at that. I explored the rewenue staﬁps; and I think I

explained last time, or in the letter, what happened.

All right.
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Tirst mortgage --

~ (Continuing.) A $220,000.00 second mortgage --
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So that the revenue stamps on the deed, we know, when
it went for recording purposes, only reflected $250,000.00.
Yes.

We do know also that the total revenue stamps were added
on after the recording.

Yes, sir. There was supposed to be $275.00 additional,
and they only added $200.00. And, I séw a copy of that
deed with $450.00 worth of revenue stamps on it.

And that wés probably after the recording, back in some-
body's office? |

That's right.

The price on the closing statement that you submitted to
ﬁs, was $710,000.00.

$710,000.00.

All right.

And in that $710,000.00, it was made up of a $400,000.0Q
Right.

Right.
(Continuing.) And an $80,000.00 mortgage on some property
in Lyndhurst.

That was only credited on the;closing statement as having

—

0
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mortgage. In actuality, Mr. Wehran paid the $5,000.00
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a value of $75,000.00.
Yes.

That was discounted. I only took it at $75,000.00,

(Continuing.) So that $5,000.00 was lost.
All right.

So that in that instance, then, you had what amounted
to $695,000.009
Yes, but he gave on the contract of pufchase from the
Ringwood Country Club - he paid $5,000.00 cash, he paid
$5,000.00 additional at'élosing, and he assumed current
open tax payments of $5,000.00, which he had to pay to the
tax office.
Let me just --

Maybe you are not aware ;f this, but as far as the

taxes go, we have had testimony before that that tax was

the difference between the seventy-five and $80,000.00

tax.
I had a different theory on that, but that's their financial
manipulations for tax pufposes, and I don't want to get
into it.

All right.
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]
Somewhere the purchase price is reflected on the

closing statement, and it would have been those figures
that we jusﬁ talked about, somewheres around $710,000.007?
Right.

Okay. . -

Now, you also indicated at one time in your testimony.
that this mortgage on this Lyndhurst property, which was
part of the consideration, the $75,000,00 mortgage, that
was made by the number One Park Avenue Corporation to’
Shepard Lakes, that these were strangers. Your testimony
is such that you say that the number One Park Avenue
Corporation was a stranger corporation as far as Mr.

Wilson goes.

Well, my understand of it was, that Mr. Wilson connected
with that corporation, but tﬁe parties who now held it

were strangers; and maybe so, and maybe not. But, my
understanding from everybody, from the information I.got,
was that that was a valid, good mortgage, and it was very
desirable. 1I think the man who-took the mortgage would
rather have héd the mortgage - and again I don't want to go
off on a tangent, but I discussed it with him - he was try-
ing to work on instdlment sales, rathr than being a dealer

or a real estate man.
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ﬁéll, let me say that I haveréwéféét deal of détail on the
) .
575,000.00 mortgagg.
Jell, I don't have many, other thgn the fact that it was
a valid good morfgage, and it had plenty of equity.
Well, you didn't determine the value of.the property, did
you? )
No, but I ésked Fred wehran what kind of a mortgage it is,
and he said, "Very desirable."
Did you know that it was a fourth mortgage at that time?
Yes, } knew -- I-dih't know it was a fourth, I thought it
was a second, or third. '

ASSEMBLYMAN KEITH: Is Mr.
Sevrin attempting to testify to the mortgage?'

MR. FERRARA: No, I don't
think Mr. Sevrin is attemptiﬂé fo}testify as to the value
of this $75,000.00 mortgage --

THE WITNESS: No, other
than fhe fact that the information came to me that it was

a valid mortgage, and it would be paid.

MR. FERRARA: Well, the

‘fact of the matter is, it is still open, and it has not

been paid.

. THE WITNESS: Well, I think
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the man told me that he would rather igﬂgé ébeg;rtgéé he
is not interested in cash.

MR. FERRARA; Well, Mr.
sevrin, let me stay within your area. I dén't really
think that this is your area.

- BY MR. FERRARA:

L Q You said you made checks out to the Internal Revenue at
the time of the closing.

f A Right.

& Q (Continuing.) For the payment of liens, were they, or
; something of that sort?

i A You mean the payments that I made?

e No, you said you paid Internal Revenue.

HA Oh, that was for tax liens, for failure to pay Income Tax.
!Q _On whose part? '

iA On Shepard Lake Properties, Inc.

I have copies of the checks made to Internal Revenue.

5 Q So that Wilson -- Shepard Lake Properties, which was Wilson,

the owner, had these Federal liens?
. A Federal liens of record were filed against the property,
and they had to be discharged at the closing. The

representative of the Internal Revenue Service was at

closing, and I gave him the check for it, and he gave me a
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satisfaction_of the lien.
ASSEMBLYMAN MANDELBAUM:

liens were not against Wilson personally, were they?

The

THE WITNESS: The property,

not Wilson. They were against the property.

ASSEMFLYMAN TANZMAN:
much(here the amounts of those liens?

THE WITNESS: Oh --

ASSEMBLYMAN TANZMAN:
want to know whether they were substantial, or not.

It wasn't more than a céhple of thousand dollars.
$2,919.24,

Total?

Total.

Approximately $3,000.007?

Yes, $3,000.00.

ASSEMBLYMAN TANZMAN: S
that in a million three hundred thousand dollar sale,
$2,900.00 is not substantial.

MR. FERRARA: Yes.

THE WITNESS: Yes, but

was a lien that had to be discharged.

ASSEMBLYMAN TANZMAN:

[

G

it

Yes,
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but I want to pet it in its proper perspective.
MR. FERRARA: Right. I

do too.
As the attorney in this matéer, and I know you are handling
the case between the two tenants, what was the effect -
or would you be in a position tq teii us - the effect of
the dispute between the two tenants as ﬁo the leased land?

As I understand it, there is/3%§%§5pping of leased
lands. It was leased to both tenants, a certain portion

of the land.

The night before the cloging, I received a call from the

skeet shooting man that he had just had information that

they were a hundred feet on his property. I said, "Well,
I'1l adjourn the closing, and I'll get‘this resolved."

He said, "No, don't do tLat."

I said, "Well, you write me a letter."

And, I closed this title, I think it was February 6th.
I got a letter from him dated February 7th -- February 5th.
when I got back in the office - of February 7th, and --
in which he told me about this 100 foot overlapping.

My conversation with him was that it did not interfere

with his operation of the property, and we had no desire

to delay the closing. So, at the closing - and I think fhj
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is theconly error I made in the whole fusiness - I brought
up the question of the overlapping, and I wanted $25,000.00
held in escrow with Murray Cole, the closer's attorney of
this million three, in reference to this matter. After muc
discussion, they talked me down to $1,000.00, because it
would only take $200.00 to move the BWowl wheel 200 feet.
I said, "Put it in writing that you will satisfactorily
resolve the question, and I will go along with 1t.¥
Aqd, in the closing statement of adjustment of rents,
which I have here; Murray Cole signed such an agreement:
"We acknowledgé $1,000.00 from
- Shepard Lake Properties, Inc., to be
held in escrow to guarantee removal of
possible ski tow equipment encroachment
on gun club property, 8} satisfactory
resolvement of same."
We don't have a copy of that closing statement, do we?
No, I don't think so.
All right.
(Continuing.) Now, I may say this, that the suit between
-- now, let me see if I can get it straight.
The sult between Park Avenue Properties, Inc., which

is the ski outfit, and the gun club, was terminated by a

-

h
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Jjudgment before Judge Pashman.

That was last month, wasn't 1it?

No.

Oh, that was another one. :

Then sportsmen, the gun club, started a suit against Park

Avenue Properties and the state, as 1andlords, for encroach-

I made application - and I think I have been in Court
on this ten or twelve times - I made apblication to join
Shepard Lakes. ‘The ultimate resolution of this is, that
during the time, and after this closing, sportsmen secured,
under the terms of their 1ea§e, permission of the

Commissioner to expand their facilities. When they

expanded the facilities, a slight interference came. |
Shepard Lake has agreed %o vay Sportémen $2,500.00 %
fdr the term of the lease, for interference with sportsmen'4
operations of two shooting platforms on twenty-three days
of the year. That settlement has been arranged, so that
would terminate all of the problems.
All right.
One last question that I have here: When you handled

this transaction, was the liquor license included in the

gsale? , .
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(lo response.)
"Jas there a sale including the liquor license to the state?
No, I don't think the liquor license was included, because
the state stands in a different position concerning the
liquor license, and they are not concerned about it. They
don't go out and pay or buy ;iquor licenses. But, include?
in the sale - and I think you will find an amendment to
the agreement. The original agreement didn't set up all
of the personal property that was included, but the
amendment to the agreement does.
Ydu mean the actual license the state doesn't have to buy,
because they don't license themselves.
That's right.
So, it wasn't included in the --

That license was held, and keﬁt in the name of --
Shepard Lake Properties.
(Continuing.) Shepard Lake Properties, I presume?
I presume so.

CHAIR LADY HIGGINS: Any
other questions?

ASSEMBLYMAN MANDELBAUM: I
have two questions.

Firstly, in your experilence '
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as to the cases tﬁat go to condemnation, are most of them
settled at a higher value than the offers that are made,
in your experience?

THE WITNESS: Well, I don't
want to digress, but I tried four in the last month of June|
and if the Committee is interested in hearing my experiences,
I would like to give it to them.

| MR. FERRARA: Well, I don't
know that it is exactly what we wént to hear at this time.

ASSEMBLYMAN MANDELBAUM: I'd
like to hear it. o

THE WITNESS: (Continuing.)
Cedar Island condemnation: . This property is owned by the
Borough of Avalon. They issued -- they set out bids for
a private party to buy at a m&nimum bid of $75,000.00.

Our appraisal, excluding land on the island, one was a
hundred and ten, and one was seventy.

The testimony went in, howev*r,_
without property on the mainland, at about thirty. Their
testimony went in at $350,000.00. The award is $183,000.00,
under appeal. Thét's one. That award was made June 25th

The week before that, I had

a hearing, the second day of g formal hearing, of vacation

——
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land property in Bass River, 99 acres.

Leon Wach was the estate
appraiser, and aid a beautiful job. - His comparables -
and the only area you can use is market value - were
properties within an area of about twgnﬁy miles, because
there was nothing closer. His appraisal went in at
$7,000.00.

The owner's appraisais -

oné was one hundred and seven, and one, I think, a hundmd

and twenty, because he was selling off lots on an 1890 map..

‘

I showed that they had a
zoning ordinance, and I tried to exclude the evidence.
The Condemnation Commissioners took the award for what it
was worth. Final award, $37,400.00.

CHAIR LADY HIGGINS: Are
you satisfied, Mr., Mandelbaum?

) MR. MANDELBAUM: I anm
satisfiéd.

I have one more question
that concerned me: The two outside appraisers, and the
inside appraiser, who is also here, have testified that

they have either disregarded the purchase price, or they

didn't consider it, yet you apparently -- your Department
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roes to a lot of work tovdeveioﬁwéﬂe purchase price.

Can you explain why all this
work is done, and nobody takes it into consideration?

THE WITNESS: I don't think
that you clearly understood what they were trying to explailn
Bernie Daly, as an appraiser, indicated that he would
prefer not to know this price, so he could make a valid
appraisal. It is not evidential in a condemnation case.
But, the Commissioner has issued orders; as a guldeline for’
them; to know what they paid for the property, to know how
much was involved, and therefore they have to do it.

| Now, you know, Mr.
Mandelbaum, as a lawyer, and Mr. Tanzman does, that tax
records are not evidential in a condemnation suit as to
value; it has no bearing. "

CHAIR LADY HIGGINS: Well,
we weren't discussing a condemnation suit..

ASSEMBLYMAN MANDELBAUM: All
right.

THE WITNESS: (Continuing.)
But in setting up a value, they go out and they get it.

Now, nobody is buying propert

on tax values.\»

y
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- I might say that the expert

in that case that I gave you of

Avalon, was the Tax

Commissioner for the County in which it's located, and he

is a very able real estate man,
eighteen years, and you get an
times its value.

Mandelbaum, anything further?

I am satisfied.

other questions?

v
*

thank you very much Mr. Sevrin.
very patient, and we'd like to

your returning before us. If

to swear you in.

and he has been one for

award five times, or six
CHAIR LADYHIGGINS: Mr.
ASSEMBLYMAN MANDELBAUM; No,
CHAIR LADY HIGGINS: Any

(No response.)

CHAIR LADY HIGGINS: Well

Now, Mr. Wehran has been
ask hinm to step forward.
Mr. Wehran, we appreciate

you don't mind, I would like
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FRED WEHRAN, being
first duly sworn, testified as follows:

CHAIR IADY HIGGINS: Mr.
Wehran, we have asked you back at the request of Mr.
Tanzman, who hgs several questions tp ask you.

Mr. Tanzman?

ASSEMBLYMAN TANZMAN:  Yes.

Mr. Wehran, I want to |
apologize for imposing upon your time again,.but there were
several things that wereg't clear in my mind, and in
addition to which there were several exhibits you were
going to°furniéh ué when you were here last time, particulan
ly the original iease with the Ringwood County Club, because
that seems to be the basié of,a great deal of this entire
testimony - what was the original deal with Ringwood
Country Club, which was later assumed by Mr. Wilson?

Were you able to provide us -
or, are you able to provide us with a copy of this agree-
ment? |

‘ THE WITNESS: I hate to
start by apologizing, but I didn't bring the darn lease with
me. But, I promise you that you can have a certified copy

of the original within a couple of days.




313

T, e e

CHAIR LADY HIGGINS: Thank
you.

ASSEMBLYMAN TANZMAN: With-
out the lease, of course some of the questions I was going
to ask become impossible for me to ask.

THE WITNESS: Well, I have
a pretty good idea what's in there.

CHAIR LADY HIGGINS: You
Should have'leQ'Mr. Wehran know what questions you wanted
to ask h;m. Unfortunately you didn't supply the questions
to me, so I couldn't ask Mr. Wehran to bring specifically
the lease agreement. |

ASSEMBLYMAN TANZMAN: Well,
let me ask you this, Mr. Wehran: Did Ringwood Country
Club make &ny paymenté on thi; lease, prior to the time
they assigned the lease to Mr. Wilson?

THE WITNESS:  Yes. As far
as I ;an -- I think, to the best of my recollection, the
terms of the lease run for a period of twenty-five to
thirty years. During the first five years, the initial
rental - it was less than a year - fifteen thousandy second,

vear, elghteen; third,twenty-one; fourth,twenty-four; and

the fifth, thirty thousand dolldré a year net, they to pay '




31k

21l taxes and expenses, and that amount runs for the
N .

duration of the lease.

Basically, the lease of the
property was.-—vit was based on a recreational area.

Oh, incidentally, the terms

of the lease contained an option to purchase the property,

the land, consisting of approximately 536 acres, for the
sum of $500,000.00.

ASSEMBLYMAN TANZMAN: All

<

right.
Of course, then, the option
was for $500,000.00, yet the sale was for $475,000.00.

THE WITNESS: Well, I'll
explain that.
' Thét was the terms of the

lease, and that, basically, outside of preserving the

property, and conducting certain activities, and restrictions,

and also building - all according to a plan I had laid out

for them, which I have a copy with me - no building for salg.

It was not designed as a development, as such. The lease A

And, if they acquire title,
the mortgage would not have contained any release clauses.

So, I really restricted 1t to a recreational area.
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As a matter of fact, in
Deccember of 1957, I applied to the Borough Council of
Ringwood to have this vparticular property zoned as a
recreational area, and I presentéd a plan of how it was to
be constructed and operated; which they accepted, and
approved. I have a copy of that with me.
ASSEMBLYMAN TANZMAN: In
other words, you were the one that was responsible for the
' zoning of this as a recreational area?
I THE WITNESS: That's right.

o I also had the adjoining
property. I asked them to zone that for recreation; the
property adjoining Shepard Lake property, consisting of
about a hundred or a hundred and five acres.

¥ ASSEMBLYMAN TANZMAN:  In
other words, you felt that the zoning that you requested
o was consonant with the highest and best use of the property,
and would ultimately lead tc the greatest value?
! THE WITNESS: I did. I
have listened with considerable length as to all the testi-

mony, and the appraisers, and the evaluations, and

actually it's -- it don't confuse me, because I have handled

I so much property, where it's been developed and sold in the |
|

i

S et I
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raw state, but it certainly gives’yéu‘ﬁéngélhéxéféise to
try to keep on a par with them.

CHAIR LADY HIGGINS: The
mathematics alone are tricky.

THE WITNESS: That's right..

You see, we all have our

opinions. Whether we are a Buddist in Saigon, or a
Dutchman in Johannesburg -- and I see there is a lot of
conflicting opinions here -- however, with me, when I go

up to buy a piece of land, I am alone. I don't have no
company with a lot of dire€étors, and all. And, I've got
to be very careful to make a decision, because if I make
the wrong one, I also weep alone. I am accustomed to that
too.

Bn Shepard, after looking
it over - and you know, regardless of what anyone may say,
after all I am not beholding to anyone; I don't have no ax
to grind, so I feel I am expressing myself freely - I still
think it's a terrific property for the purpose of Green
Acres. I really do, because there are mauny lakes that
have =--

As a matter of fact, I built

several lakes myself in that area, and other places, but
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Shepard is about the only natural lake that I kno& of -
potable drinking water - that's been used for drinking
purposes for years. And, I just think it's a terrific
picce of property.

Now, as to its value, and
to how you are going to pin it down, whether the appraisers
of the state over valued it, and paid in excess of it,
that}s_something that someone besides myself would have to
determine. I'11 éive you my version of my valuations.

Considering other properties
that I have taken, and created into resort areas, outside
of this area - but let's talk about one locally - Darlingtor
Country Club: I believe the first or second year I
operated that, it returned a net profit, and I'd have to
check on that. That's some tiﬁe ago - but it was around
$800,000.00 net.

I figured the recreation
business was good; Shepard would give me more latitude,
more area. And, certainly in comparison with Darlington,
it's far superior. Maybe it wasn't right in the heart of
Bergen County, but nevertheless it's in a great growth area;
again, in my opinion.

So, I calculated that I

k
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should be able to earn -- oh, about a hundred and fifty
thousand dollars a year net. And, the last time I was
nere, and someone asked me my idea of evaluation, I might

have thrown at them, "Well, twenty-five hundred, three

‘thousand dollars an acre; maybe a million and a half."

And, “that would be based

on what I could earn there.

I did not go into the
development phase. I did not go into how many feet of
lake.frontage there wag, what the improvements would cost
me, and what the nature Of the topography would be, whether
it would add to it, or 1éssen it. I can tell you from .
recent experience in thé past year, I sold 7,000 feet on
Greenwood Lake which brought an average of $150.00 a front
foot, less 5 per cent for caé%. I mustn't forget that.

Now then, you folks might
say =--

CHAIR LADY HIGGINS: Could
you identify that for w?

THE WITNESS: I beg your
paxrdon? |

CHAIR LADY HIGGINS: What

was that piece that you were referring to?

-
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c THE WITNESS: Oh, this was
over a hundred lots, sold to individual property owners, on
Greenwood Lake.

ASSEMBLYMAN TANZMAN: And
they were all at $150.00 a front foot?

THE wiTNEss: $150.00 a
front foot was our price. As I say, we allowed them 5 per

cent for cash.

CHAIR LADY HIGGINS: Were

they developed lots?

THE WITNESS: I beg your

CHAIR LADY HIGGINS: Were
they developed? I mean, we{§ there roads to them?

THE WITNESS: Well, develope
to the extent that there were some private roads running
parallel to the end of their lots.

And, a lot df the lots were
50 x 100. Some run 75 x 100.

CHAIR LADY HIGGINS: Did they

have water?

THE WITNESS: I beg your

pardon? ~ . i
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CHAIR LADY HIGGINS: Did
they have water to the lots?

THE WITNESS: I supplied
them with water, a summer water supply, with the pipelines
on the surface of the ground.

Of course, you might question
the difference in the value between Shepard Pond Lake
frontage, and the Greenwood Lake. But, that again would
be a matter of conflicting opinion. Some people with
youngsters wouidn't think of anything but Greenwood Lake, ,|.
so they could have mot;r boats, and join the crowd; sail.
boats and everything that goes with it; where, as far as
Shepard is concerned, others might say, "Well, it's a very
nice, quiet place. We'll stick to this."

So, there again, it's a
matter of'opinion.

And another phase of
evaluation that I took into consideration, was its usage
for-industry, industrial usage. And, I kept very alert to
that because I had had 'a couple of companies look it over.
And although I didnt't make a deal, I came prefty close to
it.

- As of recent vintage, within
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the last few days, I happened to be up in Sterling Forest,
which is almost adjoining Shepard, within a three mile
distance. Sterling Forest, we own a lot -- quite a lot
of land there, 'and sold it off. Sterling Forest is owned
by City Investors. They are probably one of the largest
real estate companies in the countr&.

MR. FERRARA: Mr. Wehran --

ASSEMBLYMAN TANZMAN: Please
let him answer. |

MR. FERRARA: I want to,
but he's going all over the lot.

ASSEMBLYMAN TANZMAN:  Well,
I have questions to ask him. I just didn't want to
interrupt him. I wanted to let him finish.

‘ MR. FERRARA: I know, but

the. time grows late.

THE WITNESS: I'1l be
finished in a second with this tirade.

| I asked them what they were

getting for tﬁeir property, Jjust in case you happened to
ask me. Now, recently they spld property - Jjust recently -

for industrial pruposes, for $10’000300 per acre. And,

they are leasing their property,on the lake for residentiai
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use, on the basis of $20,000.06 an acre. i‘ém assuming
that they get. 6 per cent on that amount, per year, rental.

| Now, that briefly sums up
the evaluations on the property.

| And as far as one other pointg

that I notice you brought up here, were the approaches
to sﬁerpard, as such. At the time the state was purchasing
it, or in that area, I don't know who approached me, but
I was asked whether I would be 1ntere;ted in disposing of
the adjoining property. I had about a hundred acrés there
on Shepard Pond Road. I sald, "I am willing to sell
anything, if I get a fair price. And, if you folks are
interested (and I referred to Green Acres, who had contacted
me previously on other properties) I'll Just sit pat. And
whenever. you are in the mood,vyou come along; and get your

appraisals. We'll get a fair price. You can have that

property, because it will give you a better access road."
{

~
Q

Mor}is Road goes through
this property, aﬁd'comes right out at the gate of Shepard.
And, they finally said that the& would go ahead, and they
have that under contract.

CHAIR LADY HIGGINS: May

I understand correctly; in other words, the plece adjacent

- .
1]

e e e - —
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to Shepard Lake, is a plece that you own, and the state has
it under contract?

THE WITNESS: Yes, they
have it under contract to purchase.

CHAIR LADY HIGGINS: And
this 1s a piece of land that would have an access road from
the State of New Jersey?

THE WITNESS: Oh, yes.

Actually, I think that was

{

~

initiatéh -- it might have been even prior to the acquisiti&nu
of Shepard, or in\that time.

CHAIR LADY HIGGINS: The
initiating of the purchasing of Shepard?

THE WITNESS: That is to say,
they asked me would I‘go alogg when they were ready, and I
said, "Yes, and it will be at a fair price. Whatever the
asrralsers came up with --="

) And I think I carried that

through.

CHAIR LADY HIGGINS: You
mean it's already been purchased by the state?

THE WITNESS: Well, they

have it under contract.
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ASSEMBLYMAN BATEMAN: What
was the purchase price?
CHAIR LADY HiGGINS: *hat
is the purchase price? | |
THE WITNESS: Well, it
involves twg parcels. It involves‘a 10 acre parcél in
an area calledk Awosting, which abuts and adjoins the
dam, the outlet 6f’Greenwood Lake. It's a 10 acre area
that would give the state anothef‘outlef on Greenwood Lake.
That's one of the parcels.
! And this particular parcel -4
incidentally, I have a map of 1t, this hundred and four
acres adjoining Shepard. |
The price fbr the two of
them was & hundred and thirty-two thousand dollars. I
never figured it out to the penny, but I think it runs
between eleven or twelve hundred dollars an acre.
CHAIR LADY HIGGINS: When
was the contract signed?
| THE WITNESS: Oh, within
the last three‘months, I guess. |

I don't want you to feel

that that indicates the basis of the evaluation of land in'

e g

M
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that area. oAf‘éeraall, we are all individuals, and if I
Teel like selling property at a modest price, and some
people will hold for the highest dollar -- actually, to me,
on this whole program, I can't quite see the point to this
extent, Mrs. Higgins. I didn't want to tell you this.

For instdhce, I would look

at -- I am not in Green Acres, but if I were, well I'd

say, "Well, let's see what you bought for the last year?

Let me see what your average prices are, what you got for

<

the money? After all, you've been authorized to do this
job for the people of the state. Now, let's produce what
you have acquired, and let me have a look at it."

I don't think I'd go by
one particular parcel, because in my experience I never
could assemble a big plot without‘sémebody getting the
top dollar, and the other fellow might be a little more

reasonable.
| CHAIR LADY HIGGINS: Would
you show me what we're discussing on this map?
THE WITNESS: Would you 1likd
me ﬁo show it to you?

CHAIR LADY HIGGINS: Yes,

would you mind stepping up here?

D
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THE Wif&ﬁéé: .Vﬁ;‘& don't
mind, it will be a pleasure.

CHAIR LADY HIGGINS: We
have a map right here.

THE WITNESS: Yes.

CHAIR LADY HIGGINS: Perhaps
you can show it to us.

. THE WITNESS: All right.

(An off-the-record discussior
talkes place.)

" CHAIR LADY HIGGINS: For
the record, Mr., Wehran indiéated to us on the map the parcel
of land that he now testifies the state just acquired by
contract three months ago. The propeaty is adjacent to
Shepard Lake property on the wes; side. It has running
through it a road called Morris Road, and Loomis --

Is that correct, Mr. Wehran?

THE WITNESS:  Loomis.

MR. FERRARA: And it's a
parcel of approximately 100 acres?

THE WITNESS: The way it
checks out, it's around 105 acres, or 1Ok,

CHAIR LADY HIGGINS: Which

o -

L
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. as an experienced lake developer, and one experienced in

327

I understand wvas sold, or contracted for, three months ago

on the ba51s of a thousand or $1,D0.00 per acre?

THE WITNESS: No. The
price, including the 10 acre tract, which would give us
about 115 acres, - totalled $132,000.00, which is somewheres

between eleven and twelve hundred dollars an acre.
CHAIR LADY HIGGINS: All
right.

Now, Mr. Wehran, we appreciat
this. Mr. Tanzman has some specific questions. The
“‘gugsvtoq,.if we could attend ourselves to the answering

»Of these questions because I have some questions. I

“Feprara has some questions.
b LE ¢

So, Mr. Tanzman, would you
giVe‘sﬁéﬁifiE§Questions, and Mr. Wehran will answer them?
ASSEMBLYMAN TANZMAN: Mr.

{

o, .
Uehran, there has been a great deal of conflict in the

testimbny of the various experts, and particularly with
respect to the developability of how much of this 1and is
developable; and we heard comments that part of it is rocky|

cliffs, and part of it cannot be developed. Now, you,

e




~truthfully, - . -

THE WITNESS: (No respéﬁsé,’j""""‘
ASSEMBLYMAN TANZMAN: For
this purpose, for residential purposes.

THE WITNESS: Fdr»fesiaeng;Jl

/

ASSEMBLYMAN TANZMAN:  Yes: |,

THE WITNES§: (No reépéﬁééiiu

i

ASSEMBLYMAN' TANZMAN: ' This | =/

is what the appraisals,arélall based upon. .
. . CHATR IADY HIGGINS: That's |

right, ﬁ : :<~’hf”

THE WITNESS: (Nd7;b§§dﬁ5“jf

L)

T o CHAIR LADY HIGGING:

Is this land developabi

THE WITNESS: Let's say,

anythingﬁisfdeVéldpabié today. ;f,;tis on a cliff, they

use contemporary houses, anﬁ“"'ug and that, but then the

cost factor comes into it*w nd, I never géve'real serious
thought to that phase of it, so I couldn't ansﬁer ydu,

e

. ¥ : Lo i i -
. - " BETR T /EEEE . .. e e N
e by e MR S : A U™t s

~ . . 3 ,

. .
purposes? /
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I would say that the Ringwood
Coapany did Cupsaw, Cupsaw Lake, and Erskine Lakes, which
adjoin it: and the prices from what I -- from hearsay, on
Cunsaw, have run all the way from a hundred dllars, to
$150.00 a front foot, with practically nothing available.
And, that would be isolated instances.

But, I did find out, in my
cxperience, and anything with water on it brings a
premium price -- and that even the‘hintervlands ~-- I was
always surprised, I always felt that if I wanted a piece
of property on a lake, I wanted to be right on the lake,
but I am amazed at the property where for a mile in the
rear of the lake - as they -- long as they have lake rights
how it's consumed, and the prices they pay for it. It's
extremely interésting. '

So, that's about it. I
won't go into what I don't know.

ASSEMBLYMAN TANZMAN: Well,
you never conéidered it basically for this purpose?

THE WITNESS: No, I gave you
my opinion of how I evaluated it; definitely for recreation

purposes, carefully laid out, and it's all right here; and

also for industrial usage. I felt that I would get more
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money out of it'quicker.

CHAIR LADY HIGGINS: Any
more questions?

ASSEMBLYMAN TANZMAN:  Yes.

Now, there's been a great
deal of discussion about the approach Being through New
York State. Was this, in your figuring, a detriment to
the development of this property?

THE WITNESS: Well, I had
given some thought to that. As a matter of fact, part of
the group that had a lease on the property -- or, Carl Loven
pursuaded Sam Brane to put that road in. I wouldn't say
it's a liability; The road has been in use for many years,
and I think it would be regarded as an open road. I
don't believe anyone could shut‘it off, and it leads into
Eagle Valley Road, which is a very good road, and has good
access to Route 17, and to different areas of Passaic County

CHAIR LADY HIGGINS: Pardon
me.

For ldentificatlion purposes,
the roads you are referring to are what?

THE WITNESS: Shepard Pond

Road.
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: CHAIR. LADY HIGGINS: Shepard

~

4

Pond Road itself, not the road from Shelton College?

THE WITNESS:  No, no.

I won't give a definite
opinion as to whether it's a great asset, or a great
lizbility. I say it's a very good roéd, and it's useable.
And, I feel éhat with this other road that will become
availble, the property will have very excellent ingress
anc egress.

[

ASSEMBLYMAN TANZMAN: One of

the other matters that came befors this Committee, in which

|
!

there was a conflict in the testimony, was the value of g
this ¥loride ILakes property - so-called Florida Lakes |
property, which you formerly owned. And, there has been !
quite a bit of discrepancy as tg the value.

Now, when you were here
tasgt time, you indicated that in ycur judgment, this was
worth $3;OOG.OO an acre, and it was comparable to the
subject property. And, as I say, there has been con-
sierable questicning as to whether or not the state paid
too much money for that property.

As an expert on land in that

area, is that still your opinion?
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THE WITNESS: Well, yes. |
I'1l stand on that, for the simple reason that the interior
of that property - most of it - is beautiful; easy to
develop, very accessible to highways, and has sufficient
lake frontage for a beach club, or anything of that nature,
for a development. )

And incidentally, I heard
you folks talkiné about gdhg on a tour. I'd like to take
you on that cook's tour when you go.

| CHAIR LADY HIGGINS: Well,
we do aﬁpreciate.your offer: Mr. Wehran, and we will get
in touch with you.

THE WITNESS: You are Just
liable to buy something from me. “

ChAIR LADY HIGGINS: Are
there any other questions?

| THE WITNESS: But, I'd like
to do that with you very much.

CHAIR LADY HIGGINS: Thank
you for your offer.

| Mr. Tanzman, do you have
another question?

~ ASSEMBLYMAN TANZMAN: Yes,

| SRy Qg e g -
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I have some other guestions.

CHATIR LADY HIGGINS: Will
you proceed, please?

o - ASSEMBLYMAN TANZMAN:  Yes.

Mr. Wehran, when you were
here the last time, you also indicated that you had suggestsd
to the state -- that you had written to Green Acres,
suggesting the purchase of the Shepard Lake property,
Shepard Laké_Pond. There was some feeling - not shared by
me, I might say, and I don't think even shared by the
Committee, but there seems to be a feeling that perhaps you
had an ax to grind because you had other property to sell;
end that for this reason, you may have suggested the
acouisition of the Shepard Lake property. I'd like to
clear the air on that point. ‘

THE WITNESS: Well, if I
had an ax to grind, it must have been awful dull.

No, I din't have no ax to f
crind. I felt, as I do now, that it's a terrific property:

This 1s horrible to say. buti
I think I'd have investigated them if they hadn't bought it,

Would you like me to read

that letter to the state, where I suggested that they buy

d



.of 19637 oy

334

ite
CHAIR LADY HIGGINS: What
date did you suggest 1t? What is the date of the letter?
| THE WITNESS: Well, Mrs.
Higgins, I'1ll get to that.
That leéter was dated January
olith, 1963.

CHAIR LADY HIGGINS: January

THE VITNESS: That's right.
CHATR LADY HIGGINS: You
wrote and suggested the purchase of Shepard Lake?
| THE WITNESS: I'1l summarize

it quickly. -

K

I wrote to Richard Gross.
At that time, he was an Acting Director, and the state was
active, and they would call me up on this tract, and that
tract, ;hd T wrote to the effect: Thank you very much
indeed for your letter, etc.

The 800 tract that I have

is presently under contract of sale. A 15 acre tract is

being developed. That's the properties I had.

;ncidéhtally;*the 800 acre

G- Y

TR
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nroperty was sold to Mr. Levine.

Outside of that, there is
nothing to get excited about.

I might add, Shepard Pond,
Rincwood, New Jersey, with 600 plus or minus, plus a
beautiful club house road and recreatioﬁ facilities might
be acquired at thé.right price.

- Now, that is whatever you

think is the right price.

CHAIR LADY HIGGINS: Could
we see that letter?

THE WITNESS:  Yes.

ASSEMBLYMAN MANDELBAUM: What
is the date of that letter? '

ASSEMBLYMAN TANZMAN:
January 22rd.

THE WITNESS: That letter
is dated January 2U4th, 1963.

| I always avoided citing

prices, because it was none of my business, and I had
ahsolutely no personal interest.

Actually, the payment of

that mortgage, half of 1it, went out in taxes, as far as I
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was concerned.
ASSEMBLYMAN MANDELBAUM: I
have a couple of questions,
ASSEMBLYMAN TANZMAN: Well,
I'm not through yet.
‘ CHAIR LAbY HIGGINS: If
&ou don't mind, I have a couple of quéstions that I would
like to askvabout thié 1etter;
ASSEMBLYMAN MANDELBAUM:  A1]
right.
CHAIR LADY HIGGINS: When
did you make the verbal agreement with the Conservatién
Department about the purchase of the land that you have
Just signed the contract for three months ago?
“ TﬁE WITNESS: Mrs. Higgins,
I don't know if I have anything in writing confirming that,
but they did speak to me about the time they were fussing
around up fhere. I never injected myself into it --
CHAIR LADY HIGGINS: No,
I appreciate that, but the time -- you said, when you
talked about the contract, that you signed the contract --

you had a verbal agreement wih the department that they

would always have an access road, because you were making
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the land available.

THE WITNESS: I said, "I
do have the property there."

' | I think they inquired about
the roads, at the time, the one from New York State, and
the other --

) CHATR LADY HIGGINS: They
were concerned about getting in from New Jersey, and you
said you had this land?

THE WITNESS: Well, they
didn't seem to be overly cbhcerned.

CHAIR LADY HIGGINS: They
vere making inquiries as to accessibility through the state;
and you made an agreement with phem then that they could
always aéquire this land which was adJjacent?

THE WITNESS: Well, it
wasn't as positive as all that.

They didn't seem to be
concerned. In fact, it was quitée a while afterwards that
it come up; but they didn't seem to be unduly concerned

about access. I thought that perhaps they would run in

from their own property, the state park, or through Green

Engineering, or through a number of other outlets that they
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could ha?e. I merely ﬁoiéifgéﬁ;mﬁi% &ou wouid like to
have this, I don't have it on the market at the present timg
and I'1ll reserve it. If we can get together‘on a fair |
price, you can have it." |

And, I think they Jjust took

me at face value, and that's the way it went.
{

A

o CHATR LADY HIGGINS: Thank
you, Mr., Wehran. ‘
Mr. Tanzman, do you have
another questioﬁ?
" ASSEMBLYMAN TANZMAN: Yes.
. : Mr. Wehran, in your pfevious
visit with us, and on page 76 of the transcript, you say,
and I quote: |
< "Now, I had a very s&£stantial offef
about the time that Wilson was negotiating
with the state, he didn't want to go into
anything."
Was this a bona fide offer?
THE WITNESS: Well, I didn't
have a substantial offer because I ém not a broker, but I

did have very substantial people ask me to see if I could

pick it up for them.
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CHAIR LADY HIGGINS: Was
this the Ford Company?

THE WITNESS: No.

It was a very substantial
company. I don't want to mention their name. But, if I
had to, with their permission, I would do it.

But they were - you can
take my word for it. And, as far as price was concerned,
I think I'd have started it off with --

I tried Wilson out before

for around a million doilars, and he was -- he didn't act -+

he didn't bite at it, so I might have moved up from there,
maybe into your area, if these people would have been
agreeable,

I know I would have gotten
a million right off the bat, but I think I could have moved
them to your area.

CHAIR LADY HIGGINS: This is

after you had sold it to him?
THE WITNESS: No, no. The

one that Wilson bought.

CHAIR LADY HIGGINS: The oﬁ#_
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that Wilson bought at the time.

to Wilson --

this is after Wilson had it.

<]

Well, how come you sold it
ASSEMBLYMAN TANZMAN: No,

THE WITNESS: Wilson had it.

You know, he was fussing around with it.

after you sold it to Mr. Wilson, and this is when Mr. Wilson

CHAIR LADY HIGGINS: I see,

was negotiating for a selling price?

e

had a lot of --

get that clear.

want to clear that up too.

' that --

Tanzmen, Mr. Wehran --

this one point clear.

THE WITNESS: You know, I
MR. FERRARA: I'd 1like to
ASSEMBLYMAN TANZMAN; I
THE WITNESS: After I had
MR. FERRARA: Listen to Mr.

Better yet, let me just get

.- Mr. Wilson owned the land,

.
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and you had sold it to him. You had taken backwfhis
mortgage for $400,000.00 on it, and then you say there was
some offers that came to you, to try to acquire this land,
by some other corporation; is that the i1dea?

THE WITNESS: No. This 1is
about the time that the - or a 1ittie before, maybe - when
the state negotiated.‘

You see, that happened so
quickly, I didn't even know ébout it, except that it was
around that time, because when I spoke to Mr. Wilson, he L.
said, "Well, I have -—”‘I

CHAIR LADY HIGGINS: Prior

-- pardon me, Mr. Wehran, but you said you didn't know

about the state acquiring it?

*

THE WITNESS: (No response.)
CHAIR LADY HIGGINS: I
thought the appraisers said they talked to you about the

information.

THE WITNESS: I didn't know
just the date that they had it. I knew they were interested
in it.

CHAIR LADY HIGGINS: Oh,

thank you. I wanted to get that straight.
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THE WITNESS: (Continuing.)
And so, Wilson didn't seem to be interested in listening to

me; but I did have excellent people that I think would have

CHAIR LADY HIGGINS: Well,
did you present this offer to Mr. Willson?

THE WITNESS: As I say,
I spoke to him, and I was ready to negotiate.

CHAIR LADYHIGGINS: But, he
wanted to sell it to the state?

! THE WITNESS: Well, he felt
he was conducting negotiations with the state, and it's
very difficult then to talk to somebody you know. They
become more independent.

) ASSEMBLYMAN TANZMAN: In
other words, Mr. Wehran, you had a bona fide offer of a

million dollars from a substantial company which you

presented to Mr. Wilson, but because he was involved in

you? Is that what you are saying? -

THE WITNESS: Oh, I wouldn't

say yes to that, because the way you say it --

~ ASSEMBLYMAN TANZMAN: Well,

”

4
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you say it the way you want to say it.

THE WITNESS: The way you saj
it, I feel I was getting hung.

What I tried to tell you,
is that I had these people, I believe they would have gone
to a million dollars, or more, beca&se they left it in my
hands. I had conducted other business for them. I
wouldn't have gotten anything. They asked me my fee, and
I said, "A box of cigars -=-"

And, I quit smoking, come"
to think about it.

CHAIR LADY HIGGINS: In
other words, you carry out these transactions for cigars,
and not for any --

THE WITNESS: I've never
taken a commission yet, Mrs. Higgins.

CHAIR LADY HIGGINS: Well, '
I didn't think it was necessary in your case, Mr. Wehran.

“ THE WITNESS: Well, no. I
always managed to get a little profit somewheres along the
line.

ASSEMBLYMAN TANZMAN: He

does pretty well. ;
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THE WITNESS: But, that's
that.
CHAIR LADY HIGGINS:  Now,
are there any other questions?
_ THE WITNESS: (Continuing.)
But, if you insist on that, I'll find the names of the
people. |
ASSEMBLYMAN TANZMAN: No,
no. I don't want that.
THE WITNESS: = But, that's
the facts of life.
ASSEMBLYMAN TANZMAN: 'I
just want to ask you --
THE WITNESS: You ought to
have a lot more questions to'ask me, after all the stuff
I heard todqy.
ASSEMBLYMAN TANZMAN: I
have a lot more questions to ask, but --
| ASSEMBLYMAN BATEMAN: I
have a question.
ASSEMBLYMAN TANZMAN: Then

you go shead and ask your question.

' | CHATR LADY HIGGINS: Mr.

-




Bateman?‘

ASSEMBLYMAN BATEMAN: I
have one quéstion following on yours, Mr. Tanzman.

CHAIR LADY HIGGINS: - Then
jou.may ask your question, Mr. Bateman.

ASSEMBLYMAN BATEMAN: You
are talking,'br you were talking, about the value of the
Florida Lakeé property.

| THE WITNESS: I beg your

pardon?

h ASSEMBLYMAN BATEMAN:  You |

were talking about the value of the Florida Lakes property.
THE WITNESS: Oh, the

Florida Lakes property.

ASSEMBLYMAN BATEMAN: As
I understand it, you sold it tc the Florida Lakes people,
and then they eventually sold it to the state, is that
right?

THE WITNESS: No, I didn't
sell it to Florida Lakes, I sold ;t to an entrepreneur -

) .
and T don't spell it that way either - by the name of Ford.

ASSEMBLYMAN BATEMAN: Right?

THE WITNESS: (Continuing.)

.
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Of Bloomingdale Corporation. He used some corporate
entity.
Would you like tle closing
statement on it?
ASSEMBLYMAN BATEMAN:  Yes,
I'd like to know the diffefence of ﬁhat they paid, and what
they sold it to the state for.
THE WITNESS: I sold it to
Ford for $225,000.00, and he gave me $25,000.00 cash, and
a mortgage for $200,000.00.
| ) CHATR LADY HIGGINS: You
took a mortgage of $200,000.00 on that piece of property?
THE WITNESS: That's right.
~ ASSEMBLYMAN BATEMAN:  And
they.sold it to the state for about $400,000.00 --
'ASSEMBLYMAN TANZMAN: There
was a sale in between that. ’
THE WITNESS: Mr. Ford
flopped on the payment of taxes --
ASSEMBLYMAN BATEMAN: I am
sorry, that's true.

THE WITNESS: (Continuing.)

And interest, some place along the line - and he's not the
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W

Tirst one, either. So, he brought in somé other people,
who went under the name of Florida Lakes Corporat;on, who
agreed to pay the real estate taxes up-to-date, and the
interest.

MR. FERRARA: When was the
sale, Mr. WVehran, to Mr. Ford, by y&u?

THE WITNESS: Well, if you

can give me another minute.

{ . You can ask questions, if

~

4]

you want to, whiie\I am looking for it.
" MR. FERRARA: Take your
time.

THE WITNESS: Oh, it's
another file.

. ASSEMBLY TANZMAN: These
people who bought it from Ford, did they make a profit?

THE WITNESS: I beg your
pardoﬁ?

ASSEMBLYMAN TANZMAN: Did
the people that bought it from Ford, and who ultimately
sold it to the state, did they pay Ford a profit?

THE WITNESS: Well, he was

an old high binder, and I bet he got something out of it.
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I wasn't there, but I'd gamble on that.

CHAIR LADY HIGGINS: You
are looking for that closing statement now, or the closing
statement %hat you had before?

THE WITNESS: Yes, I have
the statement. July the 1st, 1957:

) Sales price, $225,000.00.
$200,000.00, mortgage,
credit for taxes, baiance due seller.

That's it.

ASSEMBLYMAN TANZMAN: There
were six years, then, that elapéed between the time you sold
it to Ford, and the time the state bought 1it?

THE WITNESS: Yes.

MR. FERRARA: Oh, what year
did the state buy it?

ASSEMBLYMAN TANZMAN: - 1963,

ASSEMBLYMAN BATEMEN: 1962.

ASSEMBLYMAN TANZMAN: 1962,

then.

Well, that's five years,

anyway .
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MR. FERRARA: 1962; okay.

CHAIR LADY HIGGINS: All
right.

When Florida Lakes bought
it, when did they buy it?

THE ﬁITNESS:. They must havd
boughé it in 1962.

I see a letter here dated

October the 15th, 1962, telling me to get the mortgage

ASSEMBLYMAN TANZMAN:  That
was the state.

THE WITNESS: (Continuing.)
The cancellation.

CHAIR LADY HIGGINS: But

when did --

MR, TANZMAN: Ford sold
it to these other people in between; when did that happen?
THE WITNESS: Here's some-
thing. It's looks like - let's see when this is dated --
1959. It looks like we

made the agreement with Greenwood Lake Shores on the 2nd

of February, 1959. That w as a new corporation. And, I
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hé;e ;Aéépy of the agrééﬁent whefeuwe agreed to take the
interest, and all.

Incidentally --

CHAIR LADY HIGGINS: Now,
just a minute on that.

THE WITNESS: You can
have a copy of it, if you want it.

CHAIR LADY HIGGINS: When
Ford sold the property -- |

THE WITNESS: I beg your
pardon, Mrs. Higgins?

CHAIR IADY HIGGINS: When
Ford sold the property to Florida Lakes, Inc. - is that

the one you are referring to, in 1959 - is that when the

*

THE WITNESS: That's right,
Mrs. Higgins.

CHAIR LADY HIGGINS: Did you
assume the mortgage there also?

THE WITNESS: I left the

same mortgage on it. They agreed to it.

CHAIR LADY HIGGINS: And

what did they pay for it privgtely.
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THE WITNESS: Well, I didn't
have no part in it. I don't really know, so I won't say
anything. I think Ford got some cash, and stock in their
company; but that's merely hearsay, I was not present.

CHAIR LADY HIGGINS: You
couldn't give me any idea of the pufchase price in 19597

THE WITNESS: Oh --

CHAIR LADY HIGGINS: |Was
it near $225,000.007 |

THE WITNESS: No, no, it

was more than that. I know that old bugger wouldn't let

|

1

it go for that. It's probably closer to two seventy-five 4

CHAIR LADY HIGGINS:
$275,000.007
' THE WITNESS: Two hunded
and seventy-five, or $300,000.00.
CHAIR LADY HIGGINS: And
you took over the $200,000.00 mortgage?

THE WITNESS: Yes, we Just
stayed pat. We didn't get nothing out of it.

CHAIR LADY HIGGINS: And
that's in '59?

_ THE WITNESS: Yes.

!

|
i
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CHATR LADY HIGGINS: And the
state paid in 1962, how much for it?
THE WITNESS: Well, I didn't
have no part in it. I didn't know anything about it.
ASSEMBLYMAN BATEMAN:
Three ninety-eight.
| MR. FERRARA: At that time,

your mortgage was paild off?

THE WITNESS: They paid 1t |
off.

MR. FERRARA: Okay, fine. ?

Go ahead.

ASSEMBLYMAN KEITH: When did
you buy this property, the F;orida Lakes property, Mr.
Wehran? i

THE WITNESS: Oh, I guess |
it was owned by the company for over fifty years.

ASSEMBLYMAN KEITH: By whomJ-

THE WITNESS: By the Ring-
wood Company, for over fifty years.

ABSEMBLYMAN BATEMAN: That'%

a long time.

¢ : - THE WITNESS: Some of thk
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nroperty has been in the company for the last two hundred

That's the way I feel, once
in a while.

ASSEMBLYMAN KEITH: Mr.
Wehran, one other question, if I maj, please?

THE WITNESS: Sure.

ASSEMBLYMAN KEITH: How

nany properties have you owned, that you have sold either
dAirectly to the state, or that you sold to some other !
nerson, or corporation, who then sold it to the state? |

THE WITNESS: Well, if you
wait & minute, I'll dig that up for you.

Incidentally, would you be
interested in my idea of What‘Mr. Wilson paid for that
nroperty” i

ASSEMBLYMAN KEITH: No.

THE WITNESS: You wouldn't?

ASSEMBLYMAN KEITH: No, not
at the moment, anyway. |

CHAIR LADY HIGGINS: Well,
we'd like to get this other information first.

THE WITNESS: Oh, you'd likd
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to @et the other first?

. CHAIR LADY HIGGINS: Yes.

THE WITNESS: I have it.

We sold, directly to the
state, through Fish and Game, and subsequently Green Acres,
a 15 acre tract in West Milford.

CHAIR LADY HIGGINS: Is
there any identifying name of that tract?

THE WITNESS: I beg your
pardon?'

CHAIR LADY HIGGINS: Is

there any identifying name B r that tract?
i
THE WITNESS: (No response.) |

CHAIR LADY HIGGINS: Was it

|
referred to as something? |

THE WITNESS: (No response.)
CHAIR LADY HIGGINS: You
know, we are talking about the Florida Lakes property, whicﬂ

eventually the state bought?

THE WITNESS: Well, you can

call that my folly.

However, to get down to facts

we'll call it the Wanague River tract.
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CQAIR LADY”HIdGiﬁS; Was
there a lake on this tract?

THE WITNESS: No, but it
has a beautiful stream. The Wanaque River had a beautiful
stream in the interior; supposedly the finest hemlock
stand in the country --

) CHAIR LADY HIGGINS: Mr.
Welran, did you sell it direct, or did you sell it first
to somebody else, or what?

THE WITNESS: No, no I
sold this direct.

‘It was initiated through
Dr. Underhill. And, he --

CHATIR LADY HIGGINS: What
date was that sale®

THE WITNESS: I beg your
pardon?

CHAIR LADY HIGGINS: On
what date was that sale?

THE WITNESS: OL, gosh,
that must have been five years ago.

I can't recall the date, but

I can look it up.
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ASSEMBLYMAN KEITH: Is that
the only sale that you made?

THE WITNESS: No, no.
I'1ll give you the rest of them.

ASSEMBLYMAN KEITH: May I
have a list, please? .

THE WITNESS: Yes.

Aqtually,’that was more or
less of a donation, that $125.00 an acre price.

ASSEMBLYMAN KEITH: Mr.
Wehran, for the purposes”of my question, I merely want a
list.

MR. WEHRAN: Okay, all
right. You'll get it.

CHAIR LADY HIGGINS: That's
$125.00 an acre; that's what you sold it for?

THE WITNESS: That's right.

CHAIR LADY HIGGINS: All
right, thank you. |

The ne%t one?

THE WITNESS: Well, I see

about 5,000 acres here, in different parcels, that we gave

to the state.

|
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CHAIR LADY HidGINS; You
cave 1t, Mr. Wehran?

THE WITNESS: Well, Ringwood
Manor State Park, was 580 acres, that was sold at --

CHAIR LADY HIGGINS: Were
you connected with the Ringwood Comﬁany at that time?

THE WITNESS: - No; only to
the extent of this 1,500 acres, which I regarded as a gift.

| CHAIR LADY HIGGINS: In

¢

other words, with respect to the 5,000 acres, you were not

a member, or owned Ringﬁbod Company when you donated that

land?

THE WITNESS: No, I wasn't.

CHAIR LADY HIGGINS: Thank

you.
To answer Mr. Keith's
question, on the property that you had, -~

THE WITNESS: That’s the

only parcels that we scld -- that I personally had any
hand in selling directly tc the state. The 15 acre

)

tract, and this here tract of 115 acres. All of the rest

were indirect.

The indirect ones: We wiil
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start with the Florida Lakes property. We were the

mbrtgagee on that.

Let's see, I'll have to

refresh my mind.

And of course, the Shepard

transaction.

ASSEMBLYMAN TANZMAN:

Darlington?

THE WITNESS: Darlington.

I shouldn't forget that lovely little place.

CHAIR LADY HIGGINS:

Mr.

Wehran, you referred in your letter to an 800 acre tract

that was sold.
.
one that Mr. Levine purchased.
CHAIR LADY HIGGINS:
the Leviﬁq property?
THE WITNESS: Yes.
CHAIR LADY HIGGINS:

bought that from you, and that was sold to the State?

THE WITNESS: That was the

That's

He

THE WITNESS: No, that was

never sold to the state.

~ ASSEMBLYMAN BATEMAN:

No,
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that wasn't sold to the state.
CHATR LADY HIGGINS: Oh,

that wasn't sold to the state?

{

~

© THE WITNESS: No. They

should have bought that, though.

CHATIR LADY HIGGINS: Do you
have the mortgage on that property? |

THE WITNESS: Yes.

. MR. FERRARA: In regard to

that Levine piece, let me understand something.
- Has there been any contract,
to your knowledge, with the state?

THE WITNESS: I beg your
pardon?

MR. FERRARA: Has anyone
contacted you --

THE WITNESS: I beg your
pardon?

MR, FERRARA: Has anyone
contacted you from the state on the Levine plece, any
appraisers?

THE WITNESS: (No response.

MR. FERRARA: (Continuing.)
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That you Inow of?

THE WITNESS: ~ Not for a
long time. There might have been something in the past,
vhen we were looking over the whole area.

MR. FERRARA: You are not
aware of an appraisal having been made on that property by
the State of New Jersey?

THE WITNESS: When was that?

MR, FERRARA: I asked you
whether you know? I think T have &a date for you.

o THE WITNESS: You mean of

recent vintage?
MR. FERRARA: I don't know.
Let me Jjust look at it.
THE WITNESS: Give me the
date.
MR. FERRARA: One minute.
June 15, 1964, a year ago.
THE WITNESS: Well, it could
be, if it was in with the past year.
MR. FERRARA: That was tied
in with a 10 acre piece that you had.

THE WITNESS: Well, it

could have been, it could havé been.
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So that the Levine piece --
to your knowledgse, of course, it hasn't been sold to the
state yet, so it wouldn't be a sale.

THE WITNESS: No. You
see, 1f that appraisal had been madé, it wouldn't be made
directly through me. We don't own it any more. And it
would have been made through -- they might have been
dickering with Mr. Levine.

MR. FERRARA: But there

was a 10 acre parcel that you owned, in Block 222.

THE WITNESS: That was the .
10 acre parcel.

MR. FERRARA: Right.

That adjoins Levine, doesn't
its

THE WITNESS: No, it doesn'dy.

MR. FERRARA: Oh, all right.E

THE WITNESS: itis &
separate entity entirely.

CHAIR LADY HIGGINS: But it
doeé adjoin the piece that they purchased of the hundred

acres?
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THE WITNESS: No, no. It
doesn't adjoin anything they have, Mrs. Higgins. It Jjust
happens to be a piece that adjoins the state owned property;
the dam, the outlet of Greenwood Lake, and it would give
them more frontage and area.

MR..FERRERA: That's the
reason why I see some confusion, Madam Chairman, beﬁween
thdt map that we showed before, where it showed a hundred
acres, and Mr. Wehran has testified td 110 to 115 acres.
The 10 acres im in another location from the hundred acres
immediatay adjoining Sﬁ;pard Pond.

' CHAIR LADY HIGGINS: Mr.
Wehran, you testified that Ringwood Company in the past,
over the past years, has giﬁen about 5,000 acres to the

State of New Jersey.

THE WITNESS: Yes.

CHAIR LADY HIGGINS: Of couryse

we are aware of the fact that that's the site of the Ring-
wood National State Park; and that you at that time were
not associated with Ringwood Company.

Since you have been associate

- with Ringwood Company, has any park land been turned over

i
as a gift to the State of New Jersey?

d
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THE wiTNESS: 'ﬁ;; in a
direct sense of the word --

CHAIR LADY HIGGINS: Thank
you.

THE WITNESS: (Continuing.)
Except I'1ll reiterate, this 1,500 acre tract, I gave it
to them at book value. Dr. Underhill asked me if I
would donate the land, and I told him that we would come
as close as we could to it.‘ |

CHAIR LADY HIGGINS: Mr.
Wehran, I think Mr, Keith has a guestion for you.

ASSEMBLYMAN KEITH: I am
not‘satisfied that you answered my original question.

THE WITNESS: All right,
you repeat 1t, and I'll answér it.

ASSEMBLYMAN KEITH: I would
like to know -- again I will ask you -- well, let's take
it in twoc stages.

»The properties that you,
or the corporation that you were diréctly connected with,
that sold land to the state; wefe there many others other

than the 15 acres in West Milford, and 115 acres, those two,

were there any more than those two?
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THEVWITﬁﬁSé: “'i é;n't think
of any at this minute. Maybe I am starting to get hungry.
Can you refresh my mind?
ASSEMBLYMAN KEITH: No.
THE WITNESS: No.
There seems to be something wherehftér we sell ityﬁghe other

‘(\ Laed
: 7

people resell it.

CHAIR LADY HIGGINS: Did you
hold the mortgages on them?

THE WITNESS: I beg your
pardon?

CHAIR LADY HIGGINS: Go

ahead.

ASSEMBLYMAN KEITH: Let's
take the ones after you sold them.

THE WITNESS: Go ahead.

ASSEMBLYMAN KEITH: (Con-
tinuing.) The Florida Lakes, Shepard and Darlington; were

there any others?

THE WITNESS: I can't think @t

this ioment. If there are, I'll be giad to give it to you.
Maybe if I add up the money,

it will refresh myhmind. I am always good at that.
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MR. FERRARA: Can we --

THE WITNESS: Go ahead.

MR. FERRARA: Levine would
be one, but at this point it has not been purchased, is
that right.

THE WiTNESS: No, Levine
still owns it, and I don't know whether he'd sell it. He
has had some good offers on that.

ASSEMBLYMAN TANZMAN: I
have one statement. You made a statement the other day, an
I'd 1like to ask you agaiﬁ if you feel the same as you did,
and I'1ll read it to you verbatim.

Page 87, starting at the
bottom of thé page, and you sgy:

"Now, I don't know what the state has
* bought outside of that particular area, but
if I take the 1,500 acres, and I take this
property on Greenwood Lake, and Shepard Pond,
’and all, and average it up, they got it for
«a bargain; they really did. They couldn't
possibly duplicate it today. And, I think
some day it will be worth two or_ three times

what they pald, besides accomplishing the
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most important mission of all, getting it
while you can get it."

Does that statement that you
made still hold true?

THE WITNESS: If T say yes
vithout giving it a thought, you migﬁt turn around and say,
"You just bought something."

So, let's mull it over.

What properties/dgps that
embrace? | |

ASSEMBLYMAN TANZMAN: Well,
you are including the 1,500 acres, and Shepard Pond.

THE WITNESS: The 1,500
acres and Shepard Pond? |

ASSEMBLYMAN TANZMAN: Yes.
And, Greenwood Leake.

THE WITNESS: And Green-

wood Lake? |
ASSEMBLYMAN TANZMAN:  Yes.
THE WITNESS: I'd say I

was pretty near correct on that. Now, I'1ll tell you why.

You take the 1,500 acres at their cost of $125,00 an acre,

and you take this Florida Lakes-property, and Shepards Pond|
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nd give me the average price, and thé;-l'il tell you how
much.

CHATIR LADY HIGGINS: It's
cquite.a bit different than the --

THE WITNESS: (Continuing.)
I honestly feel that they obtained, on the average,
excellent values. When you folks come up, let me point it
out to you, and then you make your own decision. That's
Just one man's opinion.

ASSEMBLYMAN KEITH: Have
you brought that around?

THE WITNESS: Yes, nine
six two seven thousand.

ASSEMBLYMAN KEITH: Have
you -- '

THE WITNESS: I beg your
pardon?

ASSEMBLYMAN KEITH: Have
you purchased any properties in that area within the last
year or two?

THE WITNESS: No. I

haven't purchased any property for the last five or six

years. I have property in Brazil, and Arizona, all over
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the lot, and I just felt that I would like to liquidate it.

And, another reason is, we
are in a tax situation. When we sell a piece of property,
vie dén't realize too much. To give you an example, we
sold a property to Levine for $600,000.00. By the time we
pay our taxes, there, we will be luék§ if we get two
hundred, or $250,000.00.

MR. FERRARA: In this regarﬁ

Mr. Wehran, let me just pick that up.

The Levine piece 1s one

indicated that you had set up a cost of $75,000.00 on it,
on your return -- tax return.

THE WITNESS: Yes, I've got
it rigthhere.k

MR. FERRARA: You had a
profit of $525,000.00 on the sale of that parcel to Levine.

THE WITNESS: Yes.

MR. FERRARA: And you took
it back by way of a mortgage, of some $500,000.00, or some-
thing of that sort, is that correct?

THE WITNESS: That's right.

c MR. FERRARA: Now, I want




369

to take the three parcels together, and then I will ask you
my question.

On the Greenwood Lakes
piece, which is the Florida Lakes property, that is the
one which you indicated that you sold for $225,000.00, and
you had a cost of $25,000.00, and yéu had a profit of
about $200,000.00.

THE WITNESS: Yes.

MR. FERRARA: Again,
reflecting a mortgage that you took back.

) THE WITNESS: That's right.

MR. FERRARA: And in the
Thunder Mountain piece, you had indicated previously that
you had sold it Zor $475,000.PO.

THE WITNESS: That's right.

MR. FERRARA: And you had
a cost of $91,000.00 set up in some fashion.

THE WITNESS: That's right.

MR. FERRARA: And a profit
of $383,000.00.

THE WITNESS: That'svright.

MR. FERRARA: Again

represented by a mortgage of $400,000.00, plus this other
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mortgage in Lyndhurst you had taken back; is that correct?
THE WITNESS: That's right.
MR. FERRARA: Can you tell
me, in the reporting of these properties, as a result of
mortgages, is this a capital gain tax, or an Income Tax?
THE WITNESS: No. Ringwood -
Company 1s regarded as being in the real estate business.
It's ordinary income.  For instance, on the payment of
the mortgage from Shepard, we have just concluded paying --
they paid us out, I think, $370,000.00 -~ over 60 per cent

L

went out in taxes.
MR. FERRARA: All right. i
So that even on mortgages
it's ordinary income?
THE WITNESS: That is

correct, that's right.

MR. FERRARA: Let me go

back to the question Mr. Tanzman asked an hour ago -- ;

THE WITNESS: Except that E
one property; fhat was Darlington. That I happened to havg
individually for many years.

MR. FERRARA: All right.

The option agreement that was
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in the lease --

. THE WITNESS: Yes?

MR. FHRRARA: Why wasn't
this exercised -- no, let me do it this way.

The sale to Wilson took
place during ﬁhe time that the optién would have been
exercisable by the country club. It was during the third
year of the country club lease. And, according to the
terms of the lease, they had an option to buy for $500,000.

THE WITNESS: That's right.

) MR. FERRARA: (Continuing.)
Léss any, rent ‘that they had paid.:

THE WITNESS: That's right.

MR. FERRARA: Correct?

THE WITNESS: That's right.

MR. FERRARA: Now, why
wasn't thgt option being exercised by Mr. Wilson, or the
country club, if you know?

THE WITNESS: I'11l answer
that,

MR. FERRARA: If you know.

THE WITNESS: Yes, sir.

In the first place, the

/]
\
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syndicété that owmed and ope?éfeé ;ﬁé Ringwood County Club
seemed to disintecrate. Carol Loven happened to be a
member of that club. Carol Loven was in the deal. of
céurse, he Euiit the pavilion. And, being a very nice
person, and believing a lot of people, he personally

guaranteed the construction cost.:.

MR. FERRARA: Carol Loven
was the architect that you got the letter from before that

indicated.what the cost was?

THE WITNESS: That's right.

MR, FERRARA: He built it° i

. THE WITNESS: That's right. 2
He guaranteed payment to everyone. |

And, like other deals happenj

they got quarreling among théﬁselves, and they finally
reached the stage where they couldn't pay any more rent to
me. And, several months went by, and Carol Loven pald a
couple of them personally. But, severél months went by,
and he said, "Fred, I feel terrible. This is just making
a nervous wreck out of me."

MR. FERRARA: How much rent

was paid by the country club?

Did you ever answer Mrs.
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THE WITNESS: Yes, I did.

Fifteen thousand the first
year --

MR. FERRARA: Well, how

much was paid ultimately?

<

THE WITNESS: Oh, ultimately?

MR. FERRARA: Yes.

THE WITNESS: I guess they
paid me about -- maybe forty or fifty thousand, something
like that. 0f course, I am not giving you exact figures,

this is just a guess.

MR. FERRARA: Forty or fifty

thousand was paid by the country club?
THE WITNESS: That's right.
MR, FERRARA: Now, under

the terms of the option, if it were exercisable, they would

“have been able to take credit against the purchase price

for that rent, is that right?
THE WITNESS: That's right.
But, 1t became a total
default. Now, I had one alternative. I could have

written a 1little note to them, and terminated the lease.

'
)
i
l
|
i
i
|
i
1
!

|
l
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The leave provided for that. But, T did not want to do it*
I have never foreclosed, or taken advantage of anyone that

vay. I just didn't want to do it.

About that time, they come

along with Mr. Wilson as a candidate to take over their

lease.
¢ MR. FERRARA: Right.
THE WITNESS: Well, that
was the first time I met Wilson. He came up to me at the

office, and after I got talking to him for a While -~ I
said, "Mr. Wilson, I don't think you can assume that lease.
You have to pay them and you have to pay me. I don't think
you can make the grade."

I said, "I'1ll give you an
especially favorable proposal{to buy the property, below
its market value, on very easy terms, if you will agree
to execute a second mortgage 1n favor of these peoplewho
have invested all that money in the property."

MR. FERRARA: As & result
of that, he bought from you, at a figure of $75,000.00, the
land, and he bought from the country club, for something

like $230,000.00, the buildings and so forth, on top of

them, gave back to you a mortgage for $475,000.00, which
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vas the fuil purchase price, ;nd g;;é back to the country
club a mortgage for $220,000.00; correct?

THE WITNESS: Well, with
one modification. He gave -- when we reached that stage,
low and behold Mr. Wilson run fresh out of money, even
with all these favorable deals. )

MR, FERRARA: He didn't
have any cash into it yet, at this point.

THE WITNESS: No, except

he had put $5,000.00 on the line, with a lease take-over

deal, which I realized he couldn't handle; So, I finally

wound up taking this $75,000.00 mortgage, on his copper --

| MR. FERRARA: Have you ever
recelved any payments on that?

0
*

THE WITNESS: No, but it's

in pretty good shape. I hedged a little bit. Learned
counsel here, Mr. Sevrin, took it for granted that I would.

However, I did have the property apprailsed, and I felt that

if he flopped on that, I'd be in the restaurant business,
but okay.
MR. FERRARA: Well, what

did you appraise that at -- I think the last time you

indicated that the Lyndhurst property, when you fixed this
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mortgage, you figured it to be between one hundred and

fifty and two hundred thousand dollars.

THE WITNESS: That's right,

and I got an appraisal on it,. | it was a little more. I
figured it could go a litlle more. That's the reason I
took the mortgage.

| MR. FERRARA: But there
were mortgages on it totalling nearly $200,000.00.

THE WITNESS: That's right,

"~ including mine. -

MR. FERRARA: Including

yours.

THE WITNESS: That's right.:

| MR. FERRARA: Maybe more
than $200,000.00 in mortgagé;?
THE WITNESS: Close enough.
MR. FERRARA: All right.
So that mortgage was taken

as part of the consideration --

THE WITNESS: That's right.

MR. FERRARA: (Continuing.)

When actually you recelved no money on it.

THE WITNESS: That's right,

i

I
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no money.
MR. FERRARA: Up to this
date.

THE WITNESS: That's right.

I gave him -- and I took back
the first mortgage from him, withou% interest.

MR. FERRARA: Why wouldn't
you have taken back a $475,000.00 mortgage on your own
property that you were selling?

THE WITNESS: Well, if you
don't get something down on a property, it's liable to wind
up sour. Which, even though the mortgage wasn't very good,
he may be kept thinking about it.

MR, FERRARA: Well, he put
the mortgage on himself. His corporation put it on his

own corporation.

THE WITNESS: I made sure |
it w as put on proper. !

MR. FERRARA: So, it was a
paper mortgage.

THE WITNESS: It was a

paper mortgage, but to me it had that much equity, because

I was 1n a position to take the prbperty over, 1if necessary.
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| MR. FERRARA: But, Mr.
Wilson didn't put any more cash into it, as a result of
that mortgage, did he?

THE WITNESS: No. I
think he put ten thousand cash, and assumed five thousand
on some unpaild taxes. Two thirty-%ive --

ASSEMBLYMAN KEITH: That's
all the money he put into .it?

THE WITNESS: That's all the
cash.

There has been a lot of
discussion on how much he invested in it, and I have some
figures here, if you want it.

MR. FERRARA: Were you
contacted by the State Appraisers in regard to Shepard
Mountaln, and as to the value of the -- or the selling
price of that property for tax purposes, or otherwise;
the State Tax Department?

THE WITNESS: I don't think
so. I heard the one appraiser mention that he spoke to
me about determining its value, and I am very reluctant

to express an opinion to anyone that is going to buy a

pilece of property.

F—
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| MR. FERRARA: My question,
Mr. Wehran, was, also was there anyone from the Local
Property Tax Bureau, the Division of Taxation, that
contacted you regarding the sale of this property?
| THE WITNESS: Well, they

always send me a long form, like thé inquisition of France
four hundred years ago, and I don't send it out. Once in
a while, I do. I figure, why should they know all my
personal business.

MR, FERRARA:  And did they
ever contact you personéily?

THE WITNESS: Oh, yes.
If you don't send the form in - he calls himself the
Treasury - he will call you on the ‘phone and say, "Now

K

Fred, how about this?" ’

MR. FERRARA: All right.

What information did you c
give him regarding the sale, or the sale price of the i
property*

THE WITNESS: Precisely
what it was, as I have given it to you. |

MR. FERRARA: Let me show

you the SR-1-A form, which indicates that there was a
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selling price of $25o,ooo.oo‘£ﬁéﬁ'§§s givéﬁréo them by the
field representative, by you. The sheets you are seeing,
are the forms the state uses,.

Now, did he receive that
information from you?

THE WITNESS: Who gave this

-information out?

MR. FERRARA: This is
the division of Local Property Tax Bureau, the field
representative from Passaic County.

x4

THE WITNESS: Yes.

MR. FERRARA: I received it

directly from Trenton.

THE WITNESS: Well, he
didn't contact me. He took ;t off the -- he took it off
the deed. He's got a whole record of the deed on here.

MR. FERRARA: Mr. Wehran,
in addition to the deed, the bottom part of it, there is
an indication of personal contact.

ASSEMBLYMAN KEITH: Do you
see where it says "verified"?

THE WITNESS: Well, he

could say it's verified --
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ASSEMBLYMAN KEITH:  There
is your name, Fred Wehran?

THE WITNESS: (No response.]

ASSEMBLYMAN KEITH: (Con-
tinuing.) Or, your attorney.

THE WiTNESS: Oh, wait a
minute. This looks like Garrett C. Houman signed it;
not Fred L. Wehran. He was the attorney in the deal.

MR. FERRARA: He was your
attorney?

THE WITNESS: That's right.

MR. FERRARA: And the
indication was $250,000.00 at settlement?

~ THE WITNESS: There was

two hundred and -- Just a minute. I think I've got the
closing statement on that.

MR. FERRARA: On the sale,
we have a copy of the closing statement.

THE WITNESS: You have?

MR. FERRARA: Yes.

THE WITNESS: Then, you wilil

note there that the revenue stamps of $250,000.00 was put

)

on the deed. That's just the -~ that's the prerogative
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of the ?urchaser. Sometiﬁes’tﬁey‘doﬁ;f Qéﬁtnéé Qeveal the
full purchase price, so that don't mean anything. You've
got to look further than thgt. We gave them the stamps.
There was no part of any schemes, or any damn thing. They
got all the rewvenue stamps. They should mt them on. I
am not beholden to them. .

MR. FERRARA: Mr. Wehran,
please.

THE WITNESS: I have enough
brothers to keep now. 1

MR. FERRARA: Mr. Wehran,

as far as the revenue stamps go, it's the seller's

- obligation to supply the stamps.

THE WITNESS: Yes, we did.

MR. FERRARA: Now, as to
whether or not they go on the deed, I am not going to go
into whose responsibillty 1t is to put them on the deed.

| The revenue stamps have

indicated a $250,000.00 selling price. Let me get to
something more direct.

What cash did you receive
from Mr. Wilson on thé sale; did you receive?

THE WITNESS: No, nothing.




383

ﬁR. FERRARA: Okay.
Did you seli the liquor
license -- was the liquor license yours, or the country
clubs?

THE WITNESS: Country clubs.

MR. FERﬁARA: You received -
the full consideration by way of Wilson, was by mortgages,
two mortgages?

THE WITNESS: Yes, sir.

Seventy-five thousand, and four hundred.

o

MR. FERRARA: And in fact,
you laid out $5,000.00 for the taxes.

THE WITNESS: I did. Didn't

even have the taxes paid on that old copperhead.

*

MR. FERRARA: All right.

I have one last question

regarding the Florida Lakes property.

The principadl of Florida
Lakes -- did you sell that to Florida Lakes, or did you

sell that in between to Mr. Ford; was that your testimony

before?

THE. WITNESS: Yes.

MR. FERRARA: All right.

T
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THE WITNESS: To Mr, Férd;
no relation to Henry, either.

MR. FERRARA: When the.
nortgage was taken over by Florida Lakes, did you have to
give any consideration or approval of that transfer, and
assumption of mortgage? .

THE WITNESS: No. I had
a certified c@py of what had transpired, when we agreed with
this new setup, Florida Lakes property, that they would pay
us back the interest we had coming, and the taxes, and we
would not foréqlose the ﬁbrtgage; we would let it ride for
a few more years.

MR. FERRARA: So, you did
have to give your approval fo? continuation of the mortgageﬁ

‘ THE WITNESS: Yes, and I
have a copy of it. If you want it, you can have it.
| MR. FERRARA: No.

THE WITNESS: You bring them
all down, and nobody wants them.

CHAIR LADY HIGGINS: Mr.
Keith haéia question,

| ASSEMBLYMAN KEITH: - Mr.

Wehran - “ )
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THE WITNESS; Yés, sir?

ASSEMBLYMAN KEITH:  After
you sold the property to Florida Lakes, the Shepard,
Darlington, Levine; did either you, or any members of your
family, own any shares of stock, or have any interest in
any of those corporations after theyQWEre sold?

THE WITNESS: No, sir, not
a su-ma-kee , not one penny.

MR. FERRARA: In each
instance, Mr. Wehran, the only interest you had on the
indirect sales, was the ﬁbrtgages you had taken back?

THE WITNESS: Just the way
I represented it. I've got all the papers here to prove
it. We had no indirect connection. We got no kickback,
comebacksg nothing. ‘

MR. FERRARA: Just a minute,
Mr. Wehran. Nobody asked you that.

ASSEMBLYMAN KEITH: When did
you buy the Levine property?

., THE WITNESS: That was part
of the Ringwood Company, as far as I know, and it's been in

there for a hundred years - the same age as I am.

. MR. FERRARA: ‘One last
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guestion.

THE WITNESS: Yes, sir?

MR. FERRARA: Do you know Mr,

Fred Ferber?

THE WITNESS: Yes, I know
Fred Ferber,.

MR. FERRARA: Have you had
any'transactibns with Fred Ferber to purchase or sell land
in this general area?

THE WITNESS: Yes. I sold
him a tract of.about'59yécres over in some ares -- I don't
knOwahether it was in the Wawayanda area -- it was buried.
I couldn't find it. I couldn't find the roads. I called
it Orphan Annie, so I give it to him for a bargain,.

‘ MR. FERRARA: That's over
by Wawayanda you say?

THE WITNESS: I would have
ziven him a bargain no matter what. I dih't know how the

title was. I said, "Fred, you've got all this land around

here. If you want it, take it."

CHATIR LADY HIGGINS: Is this

part of the Wawayanda tract that was sold to the state?

“ _- THE WITNESS: No, he still

Q

|
i
|
f
!
|
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has that, o

I don't know, Mré. Higgins,
about that Wawayanda tract.

CHAIR LADY HIGGINS: Well,
it was referred to by many of the appraisers, and I thought
maybe you knew. )

. THE WITNESS: I heard them
talking about it. It looks nice. I flew over it.

ASSEMBLYMAN KEITH: You
say that all these properties were owned by the Ringwood
Company for fifty or a hundred years?

THE WITNESS: Yes.

ASSEMBLYMAN KEITH: Do you
know what the Ringwood Company pald for all of this
property when they bought it?y |

THE WITNESS: Boy, that's a
lulu.

ASSEMBLYMAN KEITH: If you
don't know, Jjust tell me.

THE WITNESS: Well --

ASSEMBLYMAN KEITH: Let
me explain why I asked the question.

. THE WITNESS: Yes.
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¢ : ASSEMBLYMAN KEITH: After
you testified you had fixed the amount of money you paid fox
the Levine property, that you paid for the Shepard property,
now how did you fix those costs?

THE WITNESS: Well, I'll

tell you how ﬁe fixed them. Over é period of time, as
we started to sell these properties, we had to establish
a value on our books rfor Internal Revenue purposes. So,
the accountants and the Internal Revenﬁe got‘togefher,
and the& figured well, you got so much land here, and this
is what we will establiéh as your cost.

{

~ Thet's the way it happened.

ASSEMBLYMAN KEITH: Thank

you. ' E
CHAIR LADY HIGGINS: Anythin%
further?
‘ ASSEMBLYMAN MANDELBAUM: I
have one.
CHAIR LADY HIGGINS:  Mr.
Mandelbaum?

ASSEMBLYMAN MANDELBAUM: As
a last question, assuming that we had the power to give

you back the property today for the million three, would
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yoﬁ ?hink it would be a good 5ﬁ&A£§fM;m§ri;ate individual?

THE WITNESS: Boy, that's
a $6L4.00 question.

ASSEMBLYMAN MANDELBAUM:
That's why I asked it.

THE WITNESS: You know,
that would depend. As I said before, i work on the law
of averages. Now, if you said, "I will buy -- will you
buy a;l of the property that Green Acrés have acquired in
the past year?"

I might say, "Yes."

I think they got some terrifi

But, to pin me down on some-
thing like this, I think -- 1;t's put it this way: I
think that property could be resold for what they paid for
it, and maybe more. That's just my opinion, but I've sold
a lot of land. I still think well of it. . You don't have
to hold me to it. You folks do what you want.

CHAIR LADY HIGGINS: Well,
I don't think anyone is questioning the acquisition of the
land, as far as it$ use as Green Acres, that hasn't been

part of this hearing.

c
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THE WITNESS: Well, I --

CHAIR LADY HIGGINS: Well,
we are going to recess.

Mr. Wehran, thank you so
much for your being with us.

Unless there are any further
questions, I don't think we will need to have you stay
after lunch.

We will recess now for a
half hour for luhch, because we are trying very hard to
finish up by 3:00 o'clock this afternoon, and we have
several other witnesses.

THE WITNESS: Well, Mrs.
Higgins, thank you. And, if you want me, or any of the
records, you are more than wéicome to then,

CHATIR LADY HIGGINS: Thank
you very much, Mr. Wehran.

(A half hour luncheon recess
was taken at this time.)

CHATR LADY HIGGINS: Geod
afternoon. We hope you all had a rapid and good iunch.

We have had a Committee

meeting during the recess, and for the purpose of those who
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ore here, I'd be happy to announce that we have decided due
to time limitations that we will have to have another hearing
and we will have the next hearing on July ll4th, for the
purpose of hearing Mr. Brown, and the Commissioner, if it's
convenient with the Commissioner. We do understand the
pressures that he is under, and we were hoping that this
will be convenient with him, This will be 9:00 A, M.,

on July lhth.A

| We are hoping that this

L]

will be the final public hearing on the subject matter of

Thunder Mountain. h

Today we intend to hear the
testimony of Mr. Stephen Dudiak, of Passaic County, who
has asked for the opportunity to come before us.

+

Mr. Dudiak?

]
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‘ STEPHEN DUDTIAK,

being first duly sworn, testified as follows:

Mr. Dudiak, you have listened to the hearing this morning?

Yes.

And also for the fact that this is the first public hearing
MR. FERRARA: I'd 1like to

call attention to the fact that Mr. Dudiak was before the

Committee in executive session back in December.

(Continuing.) There was certain information, Mr. Dudiak,

that you were going to gather for the Committee at that timd

aﬁd supp%y ué;fand also you had requested of the Chairman

the opportunity to come vpack in public session perhaps for

clarification, and further tegtimopy, possibly.

Yes. '

And I think for the sake of the record, agaln, we ought to

have some indication of what your business qualification,

or what yo;r business 1s, as to possibly support some of

the things you may say later on.

I have been in the real estate business for thirty years.

I have been in the construction business for thirty-five

years. I have developed residential land, garden apartment

Speak up a little.

S
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(Continuing. ) Shopping centers, high rise apartments,
also industrial land.

I carry a real estate broker's license.

I have been an advisor to many builders, and some
institutions, as far as the value of land is concerned.

e own various -- we bought various tracts from the
State of New Jersey, all over the state, developed them,
bought and sold land.

Our building experience: We built about 10,000 units
in the past fifteen years, or so.

A1l right. "

Now, Mr. Dudiak, are you famlliar with the area of
Thunder Mountain, and Shepard Lake, in Passaic County?
Yes, I am.

.
Are you familiar with the particular land in question?
Yes, I am.
Have you walked the land, or gone.onto the land?
Yes, sir, I have,
All right.

Now, one of the things you had indicated to us at the

last hearing was that the front foot value that was placed

on this property by the appraiser, was completely out of

line.
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Yes.
Would you indicate to us why so?
ASSEMBLYMAN TANZMAN: Do you
want to read this statement?
THE WITNESS: Well, I'll
add to that, since I've heard some of the statements here,
and since I've seen --

ASSEMBLYMAN TANZMAN: Is

this letter going into the record? s

THE WITNESS: Yes, I wish
it would go into the record.

' MR. FERRARA: All right.

I see that the letter has
just been given to the members. Possibly I will direct
my questions and try to cover ;he areas you have 1in the
letter.

(An off-the-record Committee
discussion takes place.)

MR. FERRARA: All right.
Mr. Dudiak, the Commlttee has indicated that at the moment
they feelAthe best way to proceed, and the quickest way to

proceed, to make your statement in the fashion that you have

just given to titem, the written statement, and then we'll
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direct some questions to &oﬁ.q

Now if I may, Mr. Dudiak,
for the sake 6f the fecord here, for the stenographers, if
e supply them with a copy, they won't have to take it down
in shorthand.

I have copies. ‘ "o

(An off-the-record Committee discussion takes place.)
Mr. Dudiak, instead of your reading it into the record -
iy original inéention was not to have yéu do it, we are
going to mark that into evidence as an Exhibit, your state-
ment as an exhibit, and ¢hen I would like to ask some
questions, and the Committee will probably want to ask
some queétions about it. |

I have some questions that I would be directing towards
tﬁis, ang méybé-areas -- not Eovering every item of your
letter here. But, in the area that you feel that you have
to elaborate on, please do.

MR. FERRARA: We will mark
the Exhibit Dudiak-1, and indicate it as a letter or memoran
dum addreéfed to the Chairman of this Committee, consisting
of eight pages.

CHAIR LADY HIGGINS: Let

the record show that this is a letter that was written to
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me as Chairhan_to supplementvﬁﬁéwéeéfimony fgaiuwas given
on December 1hth, 196U, and to provide the additional
information that was requested at that time.

(The above referred to
and described document 1s received in evidence and marked

Dudiak-1.) :

Now, I want to direct your attention, Mr. Dudiak, to the
front foot values, which you have heard testimony made today
by the various appraisers, and you've heard reference made
to 125 feet, and 175 feet.”’

Now, in your.opinion, as a builder, what can you tell
us, in your opinion, as to the values that have been placed
by these gentlemen?

Well, in the first place we qué;tion the fact of whether
you can get this land subdivided to be able to builld
residential property. That's the number one question.
All right, that's the area.

You say you question whether it can be subdivided?
Yes. |
Why do you raise that question?

There is no access from Ringwood, from the Borough itself,

into the land, other than going through New York State,
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and from there dovn Shepards Pond Road, into the property.
Yould that prevent Ringwood from glving you a subdivision
of this land, in your opinion?

In my opinion, ¥yes.

We have been in the construction business for a number
of years, and have subdivided very much land, and we have
never been able to subdivide land anywhere unless we had
access from the town to where the land was located.

There is no street entering into this plece of property.
No street entering into it from the town, is that what you
are saying? h
Yes.

All right.

Now, iet's £0 -=-

THE WITNESS: If I may, I'd
like to suppbrt that statement. I have here an official
map, and also a letter from the Mayor, and I'll read the
letter to you.

| "Dear Mr. Dudiak;
s ‘This letter is to advise you that
there is no publi; highway leading into

Thunder Mountain lodge Ehrough the

Borough of Ringwgod. Morris Road, which
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is a Borough road, ends at the
entrance of Shelton College, and
.does not protrude to the Thunder
Mountain lodge. The only access
to Thunder Mountain lodge by public
road, is the Eagle Valley Road,
which is Orange County, New York."

‘That's signed by the Mayor.

. | MR. FERRARA: I think we'd

like to mark that.

Are you ready to surrender
that to the Committee?

THE WITNESS: I have sent
copies to you.’

MR. FERRARA: I have a
set. I've got what I received from you a week ago. Is
this the same information?

THE WITNESS: The same
information.

~

. MR. FERRARA: All right, I

Q

have it. Where we vary, I'll ask that it be marked into

evidence.

BY MR. FERRARA:
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30 therefore, based upon the fact that there was no access,
rou feel that this is not a subdividable piece of land?
That's right. '
Now, what is the significance? If it is not subdividable,
what does that mean by way of appraisal? What's the
effect that it has on the value?

Tell, actually, as far as the value goes, I think Mr.
Tanzman should know very well -- you take an‘option on a
piece of land, wait until it's subdividéd, before you close
title. In this particular case, if you brought it either
before the Planning Boaf&,‘or the governing body in Ring-
wood, for them to accept this as a subdivision -- I think
the_Zoning Board of Adjustment would tell you that it would
practically be prohibitive, unless you had a road into it.
So, it wouldn't be subdividedl and you wouldn't have.land
that could be developed for housing.

A1l right.

Now, assuming, because we have had conflicting
testimony in this regard -- aséuming that Ringwood would
develop -- permit a subdivision of th&s land.

Now, we realize that your opinion is that they would

not, or could not, or whatever the opinion may be.

Assuming they would permit a subdivision of the land;
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ha&c you any opinion as to fhe impré;éﬁént césts, or the
appraised value that ﬁhese fellows -- these appraisers have
nut on the property, as to the front feet of the lot?

Start with the lake frontage, if you would.
lell, actually -~ I have a map here that I'd like to show,
with topography, as far as the -- as’ far as some of the lake
property is concerned. But, in order for me to give you
a figure on what I feel a front foot would be worth, I would
use comparables which we could accomplish in other areas
as a base, |
All right, but before yol give that to me -- I'd like to
see the map. I am quite sure I have never seen a topo-
graphy map.

Do you want to do that first, and then give me these
comparables? )

ASSEMBLYMAN KEITH: Excuse
me, but I'd like to ask the witness a question. I
noticed in reading your statement over, you make reference
to a half dozen more exhibits. Is this one of those
exhibits you are referring to?
THE WITNESS: This is én

additional exhibit that I was going to enter in the record

and bring up.
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ASSEMBLYMAN KEITH: Thank yo\
MR. FERRARA: Let me see,
if you would, and explain to us what this topography map
is, then you can give us the comparables.
THE WITNESS: I have on hers
Can I bring it up there?
MR. FERRARA: Yes. You
bring it up here, Mr. Dudiak, and we will fix the record
up as best we can. | |
CHAIR LADY HIGGINS: Let
the record show that we are examining the topographical map
of the area prepared by Mr. Dudiak.
THE WITNESS: This 1is a map
that is 200 linear feet to an inch.

.
+

In this area here, that

borders New York, you have a 25 per cent grade.

Here, at thils particular
poin;, you have --

MR, FERRARA: I am going
to interrupt you for just a second, sg that for the record
we can show what you are looking at, and what you are

discussing, Mr. Dudiak.

When you refer to the propert

y
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on the New York side, this is boundary line of the property
on the northeasterly side of the property?

THE WITNESS: That's right.

MR. FERRARA: And you say
there is a 25 per cent grade from the lake down, is that thé
idea? ' '

THE WITNESS: At this point.

MR. FERRARA: All right.

Let's go to another point.

Another point, a little
further south, and also on the east shore of Shepard Pond,
what is §he.grﬁde?

THE WITNESS: The grade there
is a 50 per cent grade.

MR. FERRARA: A 50 per cent
grade?

THE WITNESS:  Yes.

MR. FERRARA: All right,.

The next point?

) THE WITNESS: This point

here, is going further south on the map --

ASSEMBLYMAN MANDELBAUM:

This is not a topographical mep, and he is not an engineer;
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.fHE WITﬁESS? mﬁﬂisvisvtaken
from a topographical map.

MR. FERRARA: All right, okay
Go ahead, Mr. Dudiak.

ASSEMBLYMAN MANDELBAUM:
It is not admissible. e

CHAIR LADY HIGGINS: I was
careful to point out in the beginning that this was Mr.
Dudiak's topographical map.

ASSEMBLYMAN MANDELBAUM:
I have no objection, but'I am just telling you that it is
not admissible, it is not a topographical map and Mr. Dudiai
is not an engineer.

THE WITNESS: At this point
we have an 18 %er cent gradej

MR. FERRARA: And you
are indicating the easterly part- of the lake.

Do you have another péint?

THE WITNESS: You have
another éne with an 18 per cent grade.

Here you have within 200

feet a 4O per cent grade at this point.

¢ MR. FERRARA: And now, Mr.
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Dudiak,vin arriving at these éfadés, and topos, I see
that there is another map available.

Was this information taken
Trom that topographical map?

THE WITNESS: From this
aerial topographical map, yes.

MR. FERRARA: From the
aerial topo?

THE WITNESS: Yes.

MR. FERRARA: You can go

back and sit down now, Mr. Dudiak.

Mr. Dudiak, when you were referring to this map, and to the
grades that had been taken from the geodetic map, what was
the significance of you raisi;g the question of topography
around the lake? Does this affect the development of

the lake frontage?

It affects the development of the lots around the lake
itself, where the highest and best appraisals existed. Sbme
of this land -- for instance, you can't bulld a road behind
the houses, you must buiid it in front of them, and your

slope is so steep, that it's almost unuseable.

All right.

:

e
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How much of the lakeAfrontage in your opinion, could

be developed for housing purposes?
T would say about 60 per cent.
Sixty per cent of what is a total?
I think they have 1,000 feet total, I never checked it
further. )
Well, we had testimony that there was 6,000 feet around the
lake, which.was acquired by the state. And, I think the
testimony was that about 4,000 =- somebody testified - was
useable of the 6,000. I want your opinion. |

| Assuming 6,000 feet around the lake, that was acquired
by the state, how much of it would be useable, 60 per
cent?

I could measure that off for you in a second, here, with a

. +

ruler,
Approximate it.
I'd say about 40 per cent could not Be used.
Forty per cent cduld not be used? |
Yes, that's right.
A1l right.
So that out of 6,000 linear feet around the lake,

approximately 60 per cent you would say would be useable

for development purposes?
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I don't agrec with the 6,000 feéf?
Oh, I am sorry.
I don't agree with it to begin with.
How many linear feet do you say there 1s there?
One of your appraisers says 4,000 feet, and one says 6,000,
so maybe there's 5,000. )
What do you say?
I would say approximately 5,000 feet.
And there is about 60 per cent of that that is useable?
Yes.
For development purposes at this residential development,
is that the idea?
Yes.
All right.

Now, so that of the fivg or six thousand feet, that's
something like 3,000, 3,600 feet of useable frontage.

What would you attribute, in your opinion, to a front

foot value to that, or are you able to do that?

Well, I don't think I'd attirbute a front foot value on that,

because to begin with, before we'd attribute any value at
all on this land, we would have a survey, a topo made.
We would have some idea of what our road costs would be.

How .nuch cutting we've got to do. How much filling we woul




> o D]

O

kot

have to do. How much water would cost. How much a

sewer plant would cost, and so on. I think this is the

very.basis of it, and I think that that's the number one

thing before we would buy the land.

Could you estimate at all, either on a per lot basis, or on

a per acre basis, or a total basis, how much it would cost

for this type of an improvement that you are talking about?

Well, Mr. Ferrara, I can give you thg costs of the improve-

ments under normal conditions. As far as the cost of the

lot is concerned, or the purchasing of land, I would have t?

use comparable land puréﬁases, what I can buy somewheres

else, in order to match it up. So that the price of the

land itself, wouldn't make any difference in that instance.

All right, we've got --
. .

(Continuing.) But the improvements itself would coét some-

wheae between.twenty—five and thirty dollars a foot.

Twenty-five and thirty dollars & foot?

Yes., |

A front foot for improvement?'

Yes.

All right.

You talked about comparables, do you have comparables?

Can you give us comparables?"

T e e e g
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You have?
Yes, sir.
Could you please tell us in a general nature, some of them,
or what were they?
We have a number of comparables in the area. Do you want
me to read ali of them off for you?
Well, once again, once again, though‘I was taken to task
befo?e, I would like to keep them in the general area first.
Yes. |
Are they comparable acreége laﬂds?
Yes.
They are?
Yes.
But first of all, the.compara%les tﬁat you are talking aboutf
are on acreage?
Yes.
All right.

And you have some on lots, also, do you?
I think T have:one or two on lots, yes.
Now, in %hese ;omparables, what a?e they based upon, are

they based upon offers to sell, or are they based upon

deeds, records, revenue stamps; what are they based upon,

-

-
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the ones you are going to give us the value on?

lell, they are based on a willing seller to a willing buyer.

These offers cdéme to us --

ASSEMBLYMAN TANZMAN: Excuse

ne.

Are these bong fide sales,

or are they offers to sell?

THE WITNESS: They are offer#

tO Sello . {
W]

ASSEMBLYMAN TANZMAN: Then

they are not admissible,”and of no value.

MR, FERRARA: Walt a minute,

Mr. Tanzman, if you will.

I am not going to start

getting into what -- an offer to sell, to me, has value.

An offer to buy is another story.
ASSEMBLYMAN TANZMAN: As

<

an expert testifying in Court, you cannot testify on the

basis of offers to sell, they must be bona fide transactions.

THE WITNESS: I am sure 1

have some bona fide transactlions here.

ASSEMBLYMAN TANZMAN: If yon

have those, let's have them.

-
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Mﬁ:”FERRARA:q “Just a minute/|

I am sure that if I were
handling this as a condemnation matter in Court, Mr. Tanzman,
I vould handle it one way. However, I think we are a
Committee trying to determine some basis for this,infdrmatiQn;
and I think that the comparables that we have had so far,
have been in many instances offers, and in Some cases, salei.

ASSEMBLYMAN MANDELBAUM: We
never had any offers. | '

ASSEMBLEMAN TANZMAN: We
have never had any offerg up to this time,.

CHAIR LADY HIGGINS: Pardon
ne, Mr. Tanzman, but it seems to me that we aren't, as Mr.
Ferrara pointed out, a condemnation commission, We are
listening to Mr. Dudiak give'his opinion on the land.

ASSEMBLYMAN TANZMAN: I
have no objéction.

CHATR LADY HIGGINS: We
listened to Mr. Wehran give his opinion on land.

ASSEMBLYMAN TANZMAN: I have
no objection to listening to Mr. Dudiak, as long as it is

clearly set out that these are opinions, and they are not

bona, fide sales. A | | .
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CHAIﬁ.LADY HIGGiNS: I want
to point out also - you, I know are familiar with this,
because you'are an appraiser - but offers to sell do
present the ceiling in effect.

| ASSEMBLYMAN TANZMAN: That'g
not so. )

CHAIR LADY HIGGINS: (Con-
tinuing.) It can be so used.

MAN
ASSEMBLY/TANZMAN: That

is definitely not so.
" ‘MR. FERRARA:  All right,
let's move along.
ASSEMBLYMAN TANZMAN: I
would like to make one other point first, Mr. Ferrara.

' When Mr., Dudiak was here
back in December, he advised us that he was going to give
us a map with these comparables on them, which we never
received. So, we have had no opportunity to determine
the comparability of these sales. Now, we'll have_to take
them, and then investigate them afterwards, before we are
able to ;etermine the extent of their comparability.

CHAIR LADY HIGGINS: Just

as we had to do with Mr. Daly's testimony.

-

e - p———
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which were offers to sell, or listings.

b2

. THE WITNESS: Well, Mr.

°
Tanzman, are you-questioning my judgment in this?

MR. FERRARA: No, he 1s not;

ASSEMBLYMAN TANZMAN: I am
not, I am only summing up, and pointing this out.

ASSEMBLYMAN MANDELBAUM:
Assuming that you are going to rule that we will hear his
testimony, can we divide up his testimony between actual
sales, and offerings, so at least we wiil be able to
differentiate between the two?

- MR. FERRARA: No question

about that.

CHAIR LADY HIGGINS: Mr.
Mandelbaum, may I point out to the Committee, for the

purpose of helping out the poor reporters, will you direct

your questions to the chair, and I will recognize you?

Mr. Dudiak, in giving any of these comparables, I certainly
want you to notice the difference - that's why I asked you

the question - between sales reflected in deeds, and those

All right.

Make & distinction for us, so that we know, and keep them

fa
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in the same category.

A1l right.

Now, do you have any sales that have taken place?
Yes.

I'll give them to you one by one.

Comparable number one, 196l4, a sale. Stephens to
Cole. The tract is located in West Milford, adjoining
Wynnewood.

What are the names again?
Stephens.

Stephens?

S-T-E-P-H-E-N-S.

To who?

Cole, C-0-L-E.

Go ahead.

(Continuing.) The Deed is recorded in book W-50, page 625,
Passaic County Regilster of Deeds.
How much land is involved?

259 acres.

259 acres?

Yes.

And how much was it?

$57, 000.00.
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$57,000,00%

Right.

And that's a sale you are talking about?
Yes. :
And what was the date”

1964. I haven't got the month.
Oh, all right.

You have a copy of each one of these in your file.
Of these sales? |
Yes.

A1l right.
Comparable number two --

All right, another sale, if you please.

A sale in the last two years, the purchaser is Sweetman,
S-W-E-E-T-M-A-N. The prope;ty abuts Route 23 in West
Milford. Tt's 59 acres, which has a lake, $63,400.00.
Now, that's a 59 acre tract with a’lake?

Yes.

For'$63,400.60?

Yes.

All right,

| Are thefg any -- do you have any other sales?

I have. .
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Ttem nine on the list looks like a ééie.
I have here a sale, of course, that was brought up this
morning, the 816 acres of land, for $560,000.00.
And that's the sale from Ringwood to Levine?
Yes, Levine.  That's comparable nﬁmber 7.
All right. *
And how much was that?
That was $560,000.00.
And'how mahy acres?
That was 860 acres.
All right. !
Did you make any calculation asuto the per acre st on
that?
Approximately- $600.00 an acre.
A1l right. '
That also has a 1O acre lake.
That has a 40 acre lake.
It also has approximately four and a half miles of finished
roadway around it.
It also Pas_water to it, fire hydrants and waier.
’ CﬁAIR”LADY HIGGINS: On the
property?

THE WITNESS: On ﬁhe propert

Y .
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Hour would you éay this compares to Shepard Pond?
‘Tell, in my opinion, for development purposes, this is more
desirable. | .
This Levine piece?
Yes.
All right. )

Are°theretany other sales that you have as comparables?
T have this other sale, also, the 1,400 acres, for
$250,000,00, Ringwood to the State of New Jersey.
That's the 1,400, or 1,500 acres of land that Mr. Wehran
referred.to this morning, and I think he said it sold for
$250.00 an acre?
That's right. That was 1958. And, that has 17,200 feet
of road frontage. |
17,200 feet of road frontage;
Yes.
Has 1t any lake frontage, that plece?
No. It has a brook, or trout stream running through it.
And that was a 1958 sale?
Yes. ‘

CHATR LADY HIGGINS: Mr.

Dudiak, you said that was $250.00 per acre, and I thought

Mr. Wehran testified it was $125.00 an acre.
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THE WITNESS: Well, the
sale is $250,000.00. I have supporting documents for this.

I can give you that. Here is the page and book number,

the 1,400 acres. I have the supporting documents here
photostated.

MR. FERRARA: Let me just
check thdt a miﬁute. |

I think the answer to that,
is there 1is a slight variation in ‘the number of acresl
that were puréhased.

! THE WITNESS: 1,400 acres

is in the deed, here.

MR. FERRARA: All right,
let's go on. |
Do you have any other sales that would be cdmparable?
A recent sale - I haven't got the book and page number -
Ringwood to J. I. Kislak Company.
Speak up a little bit.
I have a recent sale, Ringwood to J. I. Kislak Company,
approximately 900 acres, for $5Q0,000.0Q.
All right.

Now, that was a recent sale. I believe that sale

was consummated within the last year.
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ASSEMBLYMAN TANZMAN:  You
didn't permit sales this morning that were subsequent to the
date of the appraisal. |

CHAIR LADY HIGGINS: Mr.
Tanzman, through me, if you don't mind.

May I also point out to yoﬁ,
that in @uestiéﬁing the appraiser'for the state, he gave
his appraisal on.a certain. date, and we didn't permit him
to testify as to sales after the &ate of his appraisal,
because for the purposes of our hearing we were questioning
him on the appraisal. As far as Mr. Wehran was concerned,
he referred to sales after the date of purchase --

ASSEMBLYMAN TANZMAN: No,
he didn't. |
" CHATR LADY HIGGINS:  Well,
ne referred to the one he made three months ago.

And I think for the purpose
of our hearing, we are tryilng to find out from Mr. Dudiak
his opinion.

ASSEMBLYMAN TANZMAN: I
have no objection to that.

MR. FERRARA: We realized

that the sale has relationship to the time the appraisal was
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made, and that's one thing for appraisal purposes.

BY MR. FERRARA:

Q

o

> O

Here is a sale that you say is as recent as several months
ago, the end of last year. This sale took place for 900
acres, $500,000.00. But, is there any lake involved in

that property?

‘No.

Is there road frontage involved in it?
Yes.
There are roads? -
Yes.
All right.

Is there any other sale that you have?

THE WITNESS: If I may, Mr.

Ferrara, for a moment say soﬁ;thing that I think is very
pertinent here - and I think Mr. Tanzman must realize this.
I understand what he is saying, but I want to direct this
directly toc him.

As far as the Thunder Mountain sale is concerned -
I direct this to you, Mr. Tanzman -- the sale of Thunder
Mountain had created a higher value for properties in the

complete area. So, any place you got after that, was much

higher than you could get before that. Now, the fact that
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a real estate broker, such as even yoﬁ;rfirm,“Alexanéér
Summer, J. I. Kislak, Garibaldi, comes to you with an offer
of land, that's a legitimate transaction. I believe it's
something that should be part of the record.

I don't see where it makes any difference, if I can
buy a piece of land today, offered by a legitimate broker,
or whether a sale existed. _

)R. FERRARA: All right, Mr.
Dudiak. Stay with me a moment, please.‘

I want to distinguilsh between
the actual sales - and I am sure that we all have difference
of opinion as to the value of an offer to sell - you have
heard different opinions given. If you had no other sales
of property, then I would be willing to take at this point
at least any bona fide offers ﬁg sell, not offers to buy,
now, offers to sell. That is to say, the seller says, "I
will take, if you will pay me."

Yes.

Do you have any such offers?

Yes.

Do you have any other sales, for us?

Well, I don't think so. I could go through them one by
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onc, and you could pick the sales apafflmnw
Jo, I want them together, Mr. Dudiak, because this Committee
is going to try to read this testimony, and try to put it
altogether.

You have a copy of this in your file.

All right.

Now, will you please tell us the offers to sell, if
they were bona fide offers, and how you can support them,
if you can support them.

March of 1964. The tract consisted of 2,100 -- 104 acres,
located in Ringwood, West Milford, was placed on the
market. The asking orice was $1,000.00 per acre. A
photo copy of this letter is enclosed, and note paragraph
2, on page 2, --

Let me ask you, I see a letté} here, and I want to make surg
it's the right one, from Alexander Summer Company,
addressed té you,

Yes.

Is that the one we are referring to?

Yes.

And there was an offer to sell at a thousand dollars an
acref

Yes ot
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“"hat ‘property was this, or can you identify it in relation-
ship to our particular property. in Thunder Mountain?

"Tell, it's within a very short distanee from this property.
Three miles, one mile, five miles?

Yes, I'd say that, within a couple of miles.

7ithin a couplé of miles? .

Yes.

Did it have any lake frontage?®

INo.

Did it héve road frontage?

It had some road frontagg, yes.

ALl right, &

And, you say you wanted to note some particular para-
graph, too, do you want to read that?
It says here -- ‘

Let me paraphrase it.

Are you referring in this letter to -- which appears
here -- 1t appears here that the person sending this letter
to the real estate company, Alexander Summer, in offering
$1,009.00 per acre, said:

"There is no doubt in my mind that this

price is higher than it would have been before

the recent sale of Thunder Mountain was announced..
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They brought that sale 1nto‘our discussions,
with comments on a $2,500.00 per acre sales
price..."

Is that what you are referring to?

Yes.

Is that your statement, the statement you just made; that

‘
~

sald becaduse of the purchase price'-- because of the purchade

price of the land; surrounding lands have gone up?
That's right.
All right, we understand that.

Tell me any other comparables that you have?
I have another comparable.
Again, is this an offer to sell?
It's an offer to sell.
Go ahead.

And is the land in the general area?
This land happens to be in New York, but borders New Jersey
How far would you say --
Tell, it practically borders it. The road goes in --
this Thunder Mountain land borders New York. This is
practically adjoining, but it happens to be in New York.
All right.

How large a parcel is it?

A In February of 1964, a tract eonsisting of 1,000 acres was

JOHN F. TRAINOR

o o

|
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offered for $300.00 an acre. The tract is located in
Warwick, New York, in the immediate vicinity of Thunder
Mountain.

A copy of the letter is also enclosed.

Is that also a letter that I see you have got included in
this group - I am sorry I didn'trge% to read these things.
I did have them probably a week - from Alexander Summer
Company also?

Yes.

Are there any other comparable offers to sell?

Je have a comparable number Six.

In July of 1964, a tract consisting of 500 acres in
Wanague, adjoining Ringwood, was offered at six sixty per
acre.

A copy of this letter i; also enclosed.

That's $560.00 per acre.

All right.

And comparable number seven on this exhibit you have
already referred to, I believe,

What is comparable number eight? That looks like a
lake lot. |

These are lots that are in Skyline Lakes.

Skyline Lakes?
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Yes.. Therc are a number of lots that are available.

I have a letter on that here, at $3,000.00 a piece.

All right.

That's the extent of the comparables that you had, Mr.

Dudiak?
Yes.
A1l right.

And based upon this information,»which you have
indicated here in going through this list, you say your
conclusions are what? That the per acre value of this

land has been what?

(No response.)

Do you have an average figure? Do you suggest a thousand
dollars an wncret '
In my ovninion, a thousand dollars an acre 1s the top price
Tor the land.
All right.

I see in this letter report that you have submitted
here, you made some reference to the leases that are on
Shepard Pond; what's the significance of that?

Well, this morning =-- I'll see if I can get myself

stralghtened out here.

CHAIR LADY HIGGINS: Under‘
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your testimony that you gave us iﬂ Exhibit No. 4, I think
it was --
THE WITNESS: If I may,

I'd like to show the Committee where this land is located
on the map, that at least -- and also, the infringement,
the distance of infringement, of the.ski slope on the skeet
shoot .
Let me ask you this, Mr. Dudiak.

We heard the Attorney General say this morning that
as of now - the Deputy Attorney General. I'd 1like to raisse
him to the position to Dgputy Attorney General - and that !

this matter has now been resolved; the differences between

the overlaps of the leases. But, is there any question
in your mind as to the extent of that?

The Attorney General ind;cated that it was a relatively
small piece that overlapped.
I think it's very significant to the area that it's in if
you were going to develop the land. I think you shoulad
see that part of it.
Oh, you mean the relationship of the lease land to the
entire parcel?

Yes.

Oh, Iddn' t understand you. _I'd like to see that.
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Herc it is.
A1l right.

Can you tell us, by looking at the same map that we

where is the leased land, how is it designated?
The land purchased is from this poiﬁt --
No, answer mny question, please.

I see the lines of purchase on this map. Where is
the land that is the subject matter of the leases?
The lecases encompass the red area.
There is a red desisnation on the map, which I am informed
encompasses the leased land; is that right?
Right.
That is the blue designation, Mr. Dudiak?
This is the ski slope. ‘
So that the overlapping of these two pieces 1is the over-
lapping we were talking about before, according to your
information?
That's right, and according to the leases themselves.
Oh, all right.

According to the descriptions in the two leases, is

that what you are referring to?

Well, this marking is in the -lease. The complete thing
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is on the bacix of it here.

All right.

In the copy of the lease - which we all have a copy of
now, we were supplied yesterday.with it - there is the same
arce we are talking about showing the leased land, is that
right?

That's.right.
And it's the same as this map here?

That's right.

Do we have any other copies, or in these papers you gave

tc ne, has this been delineated, this coloring?
No, I will give you this map.
211 right, that's fine.
This will indicate that there was an overlap on the
.
two leases.
Right.
CHAIR LADY HIGGINS: Mr.
Dudiak, on this map, in relationship to the skeet land,
preserved by the lease, if I am correct, where is the club
property?
THE WITNESS: The lodge is

in here.

- CHAIR LADY HIGGINS: And
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richt in here, that means it would be how many feet from
there®

THE WITNESS: I'd say within

CHAIR LADY HIGGINS: 1In
other words, this is the beach front property, and it's
on what part of the lake? What would you call this?

THE WITNESS: This is the
west side of the lake.

MR. FERRARA: That's the
west side all right. |

CHAIR LADY HIGGINS: And
this is where the beach front is?

THE WITNESS: Yes.

' CHAIR LADY HIGGINS: All
right.

Now, to go around the other
part of this map, where we have the leaseholds, how close
is this to this lake front road that was given as the
appraisal - I mean, mentioned by one of the‘appraisers?

THE WITNESS: I wish I had

a ruler, and then I could give it to you very easily. From

the scale, I would presume it's L50 feet.
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MR. FERRARA: It's
approximately two inches, or two thumbs, about 40O feet?_

CHAIR LADY HIGGINS: To
the lake front itself.

THE WITNESS: Yes.

MR. FERRARA: (Continuing.)

‘From the area which is the subject matter, or the skeet

shoot reserve area.'

THE WITNESS: Right.

MR. FERRARA: It's not
necessarily where the aé%ual shooting range is, but where
the reserve area is.

THE WITNESS: Yes.

MR. FERRARA: All right.

CHAIR LADY HIGGINGS: I only |

ask that question, because at one time we had testimony

that the skeet shoot wouldn't affect the development of the

lake front property, and if the lake front property is only

within a few hundred fTeet, it gets a little close.

BY MR. FERRARA:

Q

We have made reference at the moment to these two leases,
and the land that was leased. Were you golng to expruess

an opinion as to what the effect on the value these two

J
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leases had, is that what you were going to do?
Yes. Naturally, this lease provides for payments of --
it starts at $3,500.00 the first year, thirty-three twenty
the second year --
This lease, which lease are you referring to?
The skeet shoot lease.
The sket shoot lease; okay.
We have a copy here. We received it yesterday.
Yes. |
It'has a rental that varies over a ten year period, with

ol

a ten year option.

It has an option of ten years at $5,000.00, or an average

of $4,700.00 a year for twenty years.
A1l right. .
(Continuing.) So, as far as the value of the land is
concerned on that particular plece, and using income as a
base, you would normally say, "Well we want 10 per cent
return."

But, if you deduct the expenses, the road maintenance
that has to be maintained for you to be able to use this

property; if you took off even $250.00 a year, or $200.00

a year, that would bring that down to forty-five. The

- value of the land would be $45,000.00, this 55 acres, based
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on investments, with a return of 10 per cent.

ASSEMBLYMAN TANZMAN: Well,
let me ask one question through you, counsel.

Did you analyze the ski
lease in the same manner, Mr. Dudiak?

THE ﬁITNESS: Well, the
infringement --

ASSEMBLYMAN TANZMAN: Forget
the infringements now. There are 5 acres leased to the
ski operator, 5 acres.

CHAIR LADY HIGGINS: Where
did you get that information from?

ASSEMBLYMAN TANZMAN: I
just read tﬁe lease. It's r;ght here.

.

5.9 acres to be exact --

THE WITNESS:  You have 60
acres altogether, right?

| ASSEMBLYMAN TANZMAN: I
just want to know —~’you've analyzed the first 55 acres for
us, 80 I want you'to analyze the 5.9 acres.

/THE WITNESS:  You have
a hundred thousand dollars rental for, ten years, right?

ASSEMBLYMAN TANZMAN: That's

y
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correct.
THE WITNESS: You also have
use of the parking lot and the building.
| ASSEMBLYMAN TANZMAN: | How
much is that?
, THE %ITNESS: It goes furths
than the land itself, you are going into the building.
,ASSEMBLYMAN TANZMAN:  What
I am driving at is, you took the inc;me flow from the skeet
shoot, and you took off a nominal amount for the
maintenance of the road”--
THE ﬁITNESS: Yes.
ASSEMBLYMAN TANZMAN: You
capitalized it at 10 per cen?. Even though I disagree
with your rate of capitalization, that's a separate matter.

THE WITNESS: Yes.

ASSEMBLYMAN TANZMAN: Now,

/

~

0
lett's take the hundred thousand dollar flow of income for

ten years, take off your nominal expenses, and give me the
value of that 6 'acres. |

THE WITNESS: I am trying
to tell you, Mr. Tanzman. This involves more than the

ski slope; it involves also some of the buildings.
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. : ASSEMBLYMA&FTAﬁéﬁA&: Give
me the value, vlease. |

THE WITNESS; If you want
me to-read it to you, it's in the lease. |

ASSEMBLYMAN TANZMAN: I
read the lease. I have an analysis.I made of the lease
right here.

THE WITNESS: Well, what
do you separate for the use of the building?

ASSEMBLYMAN TANZMAN: Mr.
Dudiak, I am not testifying, you are.

You analyzed the skeet shoot,
and you came up with an income flow, and you capitalized
it at 10 per cent. Now, give me the same income flow,
take off your expenses, and C;Eitalize this 6 acres.

THE WITNESS: I will have
to take into consideration the buildings --

ASSEMBLYMAN BATEMAN: Mr.

Tanzman, maybe I can help straighten what Mr. Dudiak is

trying to say out.

ASSEMBLYMAN TANZMAN: I

know, but let give you my point.

The point is, if you take ong,
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&ou have to take the other. You just can't take the 55
acres, and take an income flow, and then ignore fhe 6 acres
and not take the income flow. If you are going to take
the income, then take the income of both, don't take the
worst,

CHAIR LADY HIGGINS: Gentle;
men, may I remind you to direct your questions through the
chair.

Mr. Bateﬁan, you have a
question?

ASSEMBLYMAN BATEMAN: Yes,
I am sorry.

The significance, if there
is one, is that on the properﬁy of the skeet shoot, they
have constructed their own lodge. They have their own
lodge facilities and very nice ones incidentally.

I think the point that Mr.
Dudiak is making, is that they have that desirability in
there. They are not only getting the use of the slope,
they are getting the value of the --

ASSEMBLYMAN TANZMAN: I

have no objection to that, Ray. I have no objection to

y

o

him taking into consideration what it costs to maintain that,
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but all I want him to do is to capitaiiiéuthigh$;6;OO0.00
per year, as he has done with the thirty-seven hundred.
CHAIR LADY HIGGINS: Well,
did you say you did it?
ASSEMBLYMAN TANZMAN: Well,
I used a different rate than he did.
THE WITNESS: Actually,
Mr. Tanzman, I believe that in order to capitalize it,
I would have to take into consideration the lodge itself,
the use of the lodge itself, and not just pin it down to

ot

the acreage itself.
If you will listen to me for

a moment -- and if you are trying to get me to say that

this 1is capitalized on 6 acres alone, I can't say that.

v

ASSEMBLYMAN TANZMAN: I
don't want you to say anything.

THE WITNESS: The lease call
for a certain pdrtion of the lodge, consisting of the
men's locker room, staff rooms, together with easements,
right-of-ways --

MR. FERRARA: Easy, Mr.

Dudiak. We are trying:.to understand what you are saying,

and we also want to get it down on the record.




You are referring to something

in the lease?
THE WITNESS:
MR. FERRARA:

indicates --

Which lease are you reading

from?

THE WITNESS:
from Park Avenue, the ski slope.

MR. FERRARA:

the lease, can you tell me?

THE WITNESS:

MR. FERRARA:
vage 1?
THE WITNESS:

MR. FERRARA:

indicating that it includes certain other rights, is that

whaf you are saying?
THE WITNESS:
MR. FERRARA:

lodge, and so. forth? %

¢

THE WITNESS:

-

That's right.

437

Which

The lease
What page of
I am on‘page
You are on

Yes.

And you are

Yes.

You sald the

Yes.
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. , MR. FERRARA: Without trying

to read it, because it's very hard to hear --

ASSEMBLYMAN TANZMAN: I havg

no argument about that.
THE WITNESS: It also has
the parking areé, and there is a chafge for parking --

MR. FERRARA: All right.

THE WITNESS: (Continuing.)

On the lot.

MR. FERRARA: Mr. Tanzman's

question, Mr. Dudiak, was, did you attempt to capitalize
the income from:ithe ski slope?
Q

THE WITNESS: Well, I can

capitalize it, but I must capitalize it against something.

A3

MR. FERRARA: Well, take

a figure, make an allowance, if you can - if you can't,

let's pass on to something else - I don't want to -~
. ASSEMBLY TANZMAN: If he
didn't do it, he didn't do it.
MR. FERRARA: - Right.
If you didn't do it, let's

not go into details on it.

THE WITNESS: I didn't do it




439

Hut I can do it for you.
CHAIR LADY HIGGINS: Let's
0 on,.then,
© MR. FERRARA: Let's go on

to something else, then.

BY MR. FERRARA:

Q

E)

A

Did you want fo tell us anything about the overlapping, the
effect on.the value? That's what my questibn was, when we
got into income.

(No response.)

(Continuing.)  The overlgpping.

Tell,<the overlapping.

I believe you showed it fo me.

(Continuing.) The overlapping, I believe, 1s approximately
LOO feet, that's the overlapping.

Four hundred feet?

Yes, of overlapping.

Is there any effect, in your opinion, on the appraised
value of the land? |

There could he an effect, as far as somebody getting hurt
is concerned.

No, no, no, no. The mere fact that it was an overlap

at the time - we know it's begn resolved today - was there
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aﬁy effq5t,.in&your opinion, on“the appralsal if there vias
an overlap$

There would be an effect on the appraisal, certainly. At
the time of purchase, the state could have been reSpénsible
for either $125,000.00 --

Let me see if I have the significanée of what you said
correct, and see if I am correct.

Because of the overlap that was involved at the time
of tge purchase, the state could have possibly been forced
to pay for the termination of one of the leases, is that
righto "’

Yes.
All right. Let's go on. We understahd that.
THE WITNESS: That amounts
to $125,000.00. | |

ASSEMBLYMAN TANZMAN: I
want to ask a question.

CHAIR LADY HIGGINS: Mr.

Tanzman has a question.

ASSEMBLYMAN TANZMAN: Mr.

Dudiak, in your report that you gave us, on page 6, you

have a note that this deed is for U436 acres, not 536 acres,

and I would like to clear th;g up while the Attorney Genera
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is sti11l with us. And, if jou ﬁould 1iké‘t§; I will ask
him the question --

We have evidence that con-
firms the fact that the state has since gotten 536 acres.
However, if you would like, we will put the Attorney General

back on the stand and clear this poiﬁt up. I think we

THE WITNESS: I would
appreciate the éppértunity to explain that myself.
| QHAIR LADY HIGGINS: \All
right, Mr. Dudiak. .

THE WITNESS: The Deed

actually has 440 acres in it.

ASSEMBLYMAN TANZMAN: That's

*

right.

THE WITNESS: You do have
that.

ASSEMBLYMAN TANZMAN: That's

right.

. THE WITNESS: We had asked

~

Q
for a survey, or that there was a question of how this came

about, where there was LUO acres of land in the deed. In

reading the regulations of the Green Acres, all leases drawn

-
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BY MR. FERRARA:

L2

ruust have metes and bounds, andvthén tﬁ;&wmust bé gfawn from
a survey. e had requested a survey. We finally got thid
map here - which I had three of the best engineers in the
City of.Clifton trying to compute it, and they can't computd
it, because the survey wwas never made.

I don;t agree with this
536 acres here today. |

ASSEMBLYMAN TANZMAN: Then,
I think we ought to put the Attorney éeneral back on, and
let him answer that question.

B MR. FERRARA: Wait a minute,

walt a minute. Let me get somethiné clear.

ASSEMBLYMAN BATEMAN:  Vhen
he is finished, we can do thaﬁ.

*

MR. FERRARA: Yes.

Mr. Dudiak, what you are saying, in answer to Mr. Tanzman's
question; is th;t even though we hﬁve had testimony that
there was 536 acreé, and even though we have received a
corrected letter of some sort froﬁ‘the Attorney General
that the deed has been re-recorded, corrected, o you

s&, » to
still/that this plots out/ghe 536 acres, is that what you

are saying?‘
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Teil, e gan}t compute it to that,.as it 1is here, but we
can't close this deed either. The metes and bounds don't
meet here.

Stay witﬁ me, please,

How far -- or, could you tell us -- have you attempted
to tell ué, or can you.tell us, how ﬁuch difference you
think there is?

ASSEMBLYMAN TANZMAN: Well,
I jusE want to say here that he makes aﬁ allegation that
we are a hundred acres short.

"’ THE WITNESS: T didn't make

the allegation, the deed shows that.

ASSEMBLYMAN TANZMAN: Well,
there has since been a correc?ion.
THE WITNESS: Well, what we

are trying to do here, is see whether the survey can tally

up to the 536 acres.

ASSEMBLYMAN TANZMAN: That's

all we are trying to do, to clear the air.
THE WITNESS: But, we haven'j
got a survey to do it from.

ASSEMBLYMAN TANZMAN: Well,

D

Qv

we'll put the Attorney Genera1’back on, and hear what he



BY

O

nas to-say about this.

I-’TR .

Lt

it

of

have been a typographical error in the deed; is that what
you are saying?

I am questioning not only thdt, but the negligence as far
as the deed is concerned, and the negligence as far as

accepting -- no title company would accept this for closing.
unless they have a survey with it, where the metes and
bounds, and the description meet.

All right.

state had a survey at the time they made the deal.

Ly

MR. FERRARA: Okay.
I"ERRARA:
this point, your only statement - and I want to crystalide
- is that you are still questioning the actual amount

acreage involved in this land, even though this might

I don't think anybody buys a pilece of property anywhers,

*

You are questioning procedurally whether or not the

I am questioning the negligence as it is. {

Chairman?

Keith?

ASSEMBLYMAN KETTH: Madam |
CHAIR LADY HIGGINS: Mr.

ASSEMBLYMAN KEITH:  The
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Deputy Attorney.General has asked fﬁa; thié quégéion be
asked of Mr. Dudiak. I think in fairness, I'd like to ask
it.

CHAIR LADY HIGGINS: Go
ahead and ask the question.

ASSEﬁfLYMAN KEITH: The
question is, Mr. Dudiak, whether or not the property that
was purchased by Kislak, is‘posted as dangerous property?

THE WITNESS: I didn't say
that about the Kislak property.

: MR. FERRARA: The Ringwood
Company mine property, is what they are talking about.

THE WITNESS: I didn't say
dangerous.

ASSEMBLYMAN KEITH: Well,
the questioﬁ is, is it posted as dangerous?

. THE WITNESS: Well, I wouldn
think so.

.ASSEMBLYMAN KEITH: Pardon
me?

THE WITNESS: I wouldn't

think so. There 1s some work that has to be done there,

but I wouldn't think it was dangerous.
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ASSEMBLYMAN KEITH:
do you know of your own knowledge whether or not it is
posted, whether there are any signs on it, that say it's

{
dangerous?

THE WITNESS: You are talking

about posted signs there?
ASSEMBLYMAN KEITH: Yes.

THE WITNESS: Well, that

could be. .
ASSEMBLYMAN KEITH: It
could be? )
¢ THE WITNESS: Yes.

ASSEMBLYMAN KEITH: Is

this area that was formerly mines?
v

THE WITNESS: Yes.

ASSEMBLYMAN MANDELBAUM:
have a question.

MR. FERRARA: All right,
you go ahead.

ASSEMBLYMAN MANDELBAUM:
like to ask the following questions: You said that you

couldn't run a road behind the lots on the Shepard Lake

.property; why would that be?

Well

3

I'd|
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THE WITNESS: Well, actually
Mr. Mandelbaum, from the rise of the property, it is such
that if you wanted to put the road in front of the -- if
you vianted, to put the road in the back, and your house
facing the lake, at a 200 foot depth from the lake itself,
your rise would be anywhere from 4O, %o 50, to 60 feet
higher than the land at.the bottom. Not only would the
rise be there, but the slope of the land would cut in --
you'd have to cut in, and buiid"retaining walls, and put a
road in ét that level.

ASSEMBLYMAN MANDELBAUM:
And 1f you put the road in in front of the lots, instead
of behind the lots, wouldn't this in your opinion reduce
the value of the lots? .

THE WITNESS: It would.

ASSEMBLYMAN MANDELBAUM: All
right.

Were you present when Mr.
Wehran testified this morning?

THE WITNESS: Yes.

ASSEMBLYMAN MANDELBAUM: Did‘
you hear him testify as to certain sales under oath at

$150.00 a front foot?
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e i

THE WITNESS: He was talking
about improved lots.

i
|
|
ASSEMBLYMAN MANDELBAUM: NOJ

|
I believe he was talking about raw lots. |

THE WITNESS: Subdivided |
lots, improved lots. That's what I.heard. %

MR. FERRARA: There were ;

|

combinations. ' ‘ ;

THE WITNESS: Subdivided %
and improved. 2
ASSEMBLYMAN MANDELBAUM: Nowi
do you do appraisal work as part of your real estate practi%ef

THE WITNESS: No. I do
advise in appraisals for many.;nstitutions, many builders,
and so on,

MR. FERRARA: I have one

guestion on the taxes.

BY MR, FERRARA:

Q

Part of the documents that I have got in this file, and I
think.it's part of your report here also -- yes, you
refer to an Exhibit 14,

You made some reference to the effect on the taxes,

or the taxability, or assessed value of property up there; |



o

hlg

is ‘there any significance in that, Mr. Dudiak?

Tell, actually, I believe if you read that paragraph here.
That's the last paragraph. Is thatr paragraph 8, is that
the idea?

Yes.

What's the sggnificance of it?

The significance of it is, when this land was purchased,
the Passaic County Board of Taxation directed Ringwood

to raise its assessment on the subject land to meet the

state's purchase price.

. That is, the County Board of Taxation directed the Assessor

of Ringwood to raise his assessed valuations on the state's
property, because of the purchase price?

Right. .

In other words, he had it assessed at some other figure,
lower?

Yes.

And he had to put the assessment here to one million and
eighteen thousand and something; is that the idea?

Yes, the sales price, one million three hundred and sixteen
thousand.

Right.

Now, what is the significance of that?
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L lell, I am going to read this, if you will permit me to.

0 All right, go ahead. If that's the way you can best

explain it, go ahead.
. {
A YNow, However, if this action --"
ASSEMBLYMAN KEITH: Excuse

me, but does this have any materiality?

MR. FERRARA: That's what

I am trying to find out from Mr. Dudiak, what the significaﬁce

is. He made a point . of it in one of his exhibits here.
It doesn't appear to be very much, from what I can see.
Go ahead.

A (Continuing.) " Now however, if this action is
followed through and all similar properties
within the Borough are assessed accordingly the

v
result will be chaos. The Boroughs proportionate
part of County Taxes will skyrocket, while
landowners in the Borough will be taxed off
their land. Tax Appeal upon Tax Appeal, at
every level, can be anticipated. I believe,
all of this is unwarranted and unnecessary,
and merits the Committees full consideration

in its final recommendations."

Q .All right, if I may -- maybe.I can't interpret it, but

i




- It has nothing to do with the taxes within the town,

u51

apparently the elffect you Teel in ha§iné one piece of
nroperty in the tovm raised, causes all of the other
properties in the town to be raised, but it doesn't affect
the tax breakdown within the town, because the rate will be
adjusted accordingly, but it does affect the taxes pald to
the town; 1s that the idea? .

ASSEMBLYMAN TANZMAN: I just

have one question.

MR. FERRARA: Let me just

set a yes or no  from him on this.

s

ASSEMBLYMAN TANZMAN: Oh,

I am sorry. I thouzht you were through.

It affects the fact that on the 100 per cent assessment thaﬁ

|
went into effect, that this establishes value in an area. f
|

*

An Assessor would have to use this as a base for the assessd
;
ment of other properties. |
|
i
|
|
|

But that only affects, Mr. Dudiak, the taxes that are paid
by a town to the county.

(No response.)

because that's balanced out. ‘
(No response.)

I am sure 1f you had time to, analyze it out, Mr. Dudiak, ybu




A

le don't quite agree with that, but it's all right.

L2

vould -agree that the eflfect of this is only on the proportionate

share of taxes which Ringwood would pay to Passaic County -

and it might be serious. I am not questioning that.

All right --

ASSEMBLYMAN TANZMAN: Just
one question.
CHAIR LADY HIGGINS: All

right.

Mr. Tanzman?
ASSEMBLYMAN TANZMAN: Mr.

Dudiak, you have been extremely critical of this transaction,

i
and I just want to ask you one question.
{
|
Is your criticism »f this f
K

transaction based upon your feeling that the Devartment was

lax in the way that they handled it, or because you Teel

that there was wrongdoing involved in the sale?

THE WITNESS: I believe the
Department was lax. As far as wrongdoing is concerned, I 1
think that's for you to Jjudge.

ASSEMBLYMAN TANZMAN: I

asked you a question, and I want your answer.

. CHAIR LADY HIGGINS: Well,
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he ansviersd it.

ASSEMBLYMAN TANZMAN: In
other words, you don't claimlthat there was any wrongdoing,
you think the Department was lax?

THE WITNESS: I never said
that. .

ASSEMBLYMAN TANZMAN: Okay,
that's all.

CHATR LADY HIGGINS: Mr.
Dudiak, the time has cbme that we have set to close the
hearing today. However;'I think we would be remiss if
we didn't allow you time to make a final remark, but we
vould appreciate it if you made it very brief. And if
you feel you did not have enough time, we will be very
happy to let you come back; b&t, we must close within the
next two minutes.

THE WiTNESS: I would
appreciate very»much if all these exhibits that I have
submitted to the committee, plus this, be made a part of
the record; and also, I will submit into the record, the
lease on the ski slope.

CHAIR LADY HIGGINS: We

have copies of that.




c11l that.

1711l leave it with us.

I vill leave with you now.
eny nore to say.

Tou very mucﬁ, Mr., Dudlak.
satisfied?

questions from me.

anyone else have a question?

well, thank you, Mr. Dudiak.

MR, FERRARA: Yes, we have

CHATR LADY HIGGINSY

MR. FERRARA: We have the

No, we don't.

e do want that map,

THE WITNESS: Yes, the map

That's all. I don't have

CHAIR LADY HIGGINS:

15

Yes.

if you

Thank |

Is everyone on the Committee

MR. FERRARA: No more

CHATR LADY HIGGINS:

(No response.)

CHAIR LADY HIGGINS:

-

—
LiOeS

Very
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(An off-the-record Cohﬁittee
1iscussion takes plece.)

CHAIR LADY HIGGINS: Mr.
Sevrin, before we close the hearing, would you mind coming

hack and giving us some further testimony?

.
W

[

|




HENRY SEVRIN,
being previous}y sworn, retakes the stand for further
testinony.

CHAIR LADY HIGGINS:

Specifically, you have heard Mr. Dudiak's testimony, and

we have information from you that there was a typographical

error discovered in the deed --

THE WITNESS: That's right.

© CHAIR LADY HIGGINS: (Con-
tinuing.) And that has, now been corrected.
THE WITNESS: Right.
CHAIR LADY HIGGINS:  Mr.

Dudiak raised the auestion, and as I understood it in his

testinony, of whether there was actually a survey connected

with the deed at the time of closing; was such a survey

obtained?

‘ THE WITNESS: Well, not at
the time ol closing. At my recommendation, a plotting
was made.

Let me take one minute and
explain that in rural areas, if it plots out, and if it
closes, as it did here, a survey is usually not made,

because surveys are not honored after they are five years
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old. Monuments disappear.

Buildings: If you are goin

Y

to build a building on the property, or you are going to
subdivide it, then you make a survey right away.
I made a plotting of this |

with the title company, and it closed. It showed 541 ‘

acres for one tract, with a 5 acre exception, making a
total of --.

CHAIR LADY HIGGINS: ‘Well,
it was .9, wasn't it?

THE WITNESS: No, I think
it's 5.2k, |

CHAIR LADY HIGGINS: Oh. i

~ THE WITNESS: (Continuing.)%

And it comes to 536 acres as actually being included in the;
metes and bounds description.

When we checked the deed,

|
'
|
|
|
i
!
i

we were very careiul tc check the metes and bounds description,
and the varioug restrictions and the easements set up. |

MR. FERRARA: Let me ask a
question on the metes and bounds.

BY MR. FERRARA:

Q  Against what did you check them?




‘e checked thet orainst the plotting that I had made, and
T have here.

And what did you make the plotting from?

Trom the metes and bounds description, and an engineer's
plotting made in 1951, with the title company.

Oh, all right.

There was a nlotting made by an engineer --
Right.
(Continuing. By the title company --

Rieht.

(Continuing. TThich did not constitute a survey for some

reason? . ~

No, it did not constitute an actual land survey.
A1l right. '

And this was prior to the purchase by the state?
Prior -- and, I rot it, and checked it out and then - let i
me explaip the error.

In the deed, at the top of the page, which was folded
over, there was contained approximately ULLO acres.' This
original description -- this original recital was not in
the mete and bound description by the title company. It E

was not in the mete and bound description originally with

the property to be conveyed. Originally it was dictated




=

i
1o |
U A-w.__f___-__-.-__
fo contoin MG seres Sn the contract. When they put it E
in thc decd, they put it at the top of the page. It had
n backing on it which folded over, and I didn't check it.
It's my error Ffor not nulling it ﬁp, and pulling it over.
Sut, I wvas interested in checking the mete and bound
description, and checlking all of the deed recitals.
CHATR LADY HIGGINS: Well,

wie appreciate your explanation.

MR. FERRARA: Just one more

question.

(Continuing.)  So, it was my --

MR. FERRARA: Oh, excuse me,

i
i

Go zhead.

(Continuing.) dith 21l this harrascment about 1o, a survey

.

7as made, actual lond survey, and completed.  And, I under-

{1y

stand that the Department of Coaversation has it, and ic

ready to give it to this Committee.

IR, FERRARA:

Has it been siven to us yet,do you know?

"lell, I don't think so -- ;

There was one sent up to us that wvas supposed to be a survej.

ASSEMBLYMAN TANZMAN: Maybe

he knows what it says.
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DO you Xnow in

THE VWITNESS:

L&0

1
[l
}
i
[}
1
I

t the survey shows?

536 acres.

ASSEMBLYMAN TANZMAN: Can

vou get a copy ol ite

THE WITNESS:

Yes, sir.

CHATIR LADY HIGGINS: In

other words, to be accurate, at the time of the closing

there was not a survey, but there now is one in existence

hecause we have asked about it%

THE WITNESS:

confirms the land.

Which

Now, may I make one other

statement about what Mr. Dudiak put in his letter?

(No response.)

THE WITNESS:

(Continuing. )

He put in there that there are various easements anad

restrictions. In one sentence I can explain tais.

These restrictions -- these

easements nertain to rights to use roads between the

parties --

CHAIR LADY HIGGINS: Yes,

ire have had other testimony to show that, thank you.

) THE WITNESS:

(Continuing.)

i




oo hnwve the rloht, tndor those casements, to use the

né1 ;

adjoinin~ property.

CHAIR LADY HIGGINS: Yes,

J

thanll you. In fact, one of them goes back to the originali
ovner, and goes vackk as far as --

THE WITNESS:  1892.

CHAIR LADY HIGGINS: Yes.

ASSEMBLYMAN TANZMAN:  Just |
one question.

There was a point brought

up about an easement which’ gave Shelton College the right

to use the lake; are vou aware of that?
THE WITNESS: No. Shelton |
College never had the right to use the lake. Those water |
.
rights were given to three people, Waldren, Bangs - I
think it is, Loomis, and I think one other, for household
nurposes, and their ruests, but not to be transferred or
ansigned, unless consented to by Hewitt. e are now Hewitt.
There is no consent on record.
I might say that this came
up in 1961, and I picked it up in the records accidentally,g

with St. Marys. They vere using the lake for boating. Andi

when it came up in 1951, they stopped them, and they made



e

them sirn e velezse of rights which were terminated, because
conveying, :
nen /-~ one of the parties conveyed the property, and !

e hod no vicht to assign the roads.

. - CHAIR LADY HIGGINS: That's

-~ A . oy K] .
»IT. Hlarys, LY. ocervin., i

Ire Tanzman was referring toi
the fact that I read into the record at a previous hearing
that Shelton Collere had vwritten a letter, saying -- I
aicht mention also, that our deeds supply certain wvater
rights along the lake, including the boat dock. And theat
is the testimony -- h

THE TITNESS: It dces not,
Hecause they must have --

ASSEMBLYMAN TANZMAN: Is

.

it your contention that they do not have such richts?

THE WITNESS: Theyr do not

ASSEMBLYMAN TANZMAN: Aad

can you pive us proof that they dc not have itrf

THE WITNESS: I have the



o

{
|

M. FERRARA: VWeoit a minute,
|
ooinnte, Lot'ec look at the deed, and let's explain i

N

this erea - I

L)
a8

i Jan, "o lons os o we've zone into an

et To resshcol your opinion on this - but we did o th Oh”n
tions in the agreement, and one
of thgn cane to -- I am Just zoing éo confine myscelif to
the restriction to the water - there are annual membership
rishts or apifoximntoly 50 persons for the use of the lake
for Tichins, and approximately 50 to GC Tamilies to ase
the nremises Tor »icnic purposes.

THE WITNESS Which terminated
on April 15th, 17070,

MR. TFERRARA: Yecz.

20t ot the *iwe of +the

- e o et ek _
conveyonco oo T o h_;te, cnay Was ~-~-

[ N T s ey ) -
cxistence "or ocncther month.
kel —_— PR | \
S e _' ’J\ﬁ\./’\l O L 10?‘: Vildaa
Y A PO, - my 1 - - - o B :
there weie any othar cnes. The other one ras St., Morwy --

THE ITNESS: I vou have
the deced doom thoera, you will find, subject to easconent |
in D-10, 250 and 2839,

MR. I"ERRARA: Right. :



CHAIR LADY HIGGIIS:

Tell,

ol oo, e, Sevrin.,
m ""l YY nlal m
THD VITNESS These deeds
v e e s S £ ~d - K] L 4o~
oo oon2s that tronsler the water vichts, the rights ©o

the lake, mut not to bo conveyed or transferred without i,

T PRI S - - . - -
Hewdtt's erpress consent,

MR, FERR/ARA: A1l riech

h

CHATR LADY HIGGINS:

you.,

discussion takes placa.)

CHATR LADY HIGGILS: L,
Dudiak submits --

You put it in the vecorc, Mr

.
Torrara

IMR. T'ERRARA: My, Dudia
cortain documents reTerring to the easencnts.

waye which are in the deed, to attempt to cxololn thc
c” these thinzs on the subject property.

Put it in evidence as
Dudiak-

(The above referred to
dccuments are reccived in evidence and marked Exhib

-
FlIpie l

4
U

i

Thnan!
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Dndink-2.) /
Q

CHAIR LADY HIGGINS: Tell,
2t this time we 1411 ~adjourn today!s hearinz,
Thank you all very much for

coninge

Lo

(Whereupon this hearing

15 adjourned until July 1hth, 1965.)
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