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ARMSTRONG APPRAISALS, LLC

P.O.Box 5016 | CLIFTON PARK, NY 12065 | P: 888-788-3141
WWW.ARMSTRONGAPPRAISALS.COM

October 30, 2024

Anthony J. DiGuiseppe AlA RIBA
Marbletown Studio

200 Bone Hollow Road

Accord, New York 12404

RE: Real Estate Appraisal of the

Former Hotel Single-Family Residence  Rural Residence
477-478 Atateka Drive 488 Atateka Drive 457 Atateka Drive
Chester, NY 12817 Chester, NY 12817 Chester, NY 12817

Armstrong Reference No.: C24-450

Dear Mr. DiGuiseppe,

At your request, the following appraisal report has been prepared for the purpose of establishing the market
value of the fee simple interest in the above referenced properties. The client for the assignment is Marbletown
Studio and the intended use is to determine the prospective market value of the three (3) properties including
the current improvements assuming viability and build-out of the site plan as analyzed by the HVS Feasibility
Report. The effective date of the market value is prospective, as of the day the project gets full approval. The term
“Day of Plan Approval (TBD)" was used in the report to reflect this.

Data on the proposed resort project was utilized from a Feasibility Study by HVS Consulting. A sampling of
relevant pages in this report can be found in the report and in the addendum - the file is too large to include in
the report in its entirety. This document outlines broadly the anticipated construction costs, potential income and
market data, and the components and general makeup of the proposed resort among other things. The reason
the effective date is to be determined (TBD) is because the valuation of the subject property is only valid and depends
on when the proposed resort project, as it stands and as outlined in the documentation provided to us, has received
approvals from the municipality. If the construction of the proposed resort is not approved, or if the plans for the
resort are significantly altered, the valuation is likely to change. The valuation is completely reliant and based off
of the plans and specifications provided to us.

The Subject is comprised of three contiguous parcels of land located in the town of Chester, New York.

Property A is a three and a half-story, +20,326* square foot former hotel (*based on our estimates) built in 1965
situated on a 19.10 acre site at 477-478 Atateka Drive. This property parcels’ border fronting Atateka Drive
consists of 275.19 feet of road frontage and 370.00 feet of water frontage along Friends Lake. It is further
identified as tax parcel 136.2-1-8.

Property B is a one and one half-story, 1,355 square foot single-family residence built in 1911 situated on a 0.33
acre site at 488 Atateka Drive. This property parcels’ border fronting Atateka Drive consists of 192.00 feet of road
frontage and is further identified as tax parcel 136.2-1-7.

Property C is a one and three quarter-story, 1,505 square foot single-family residence built in 1909 situated on a
50.65 acre site at 457 Atateka Drive. This property parcels’ border fronting Atateka Drive consists of 1,050 feet of
road frontage and is further identified as tax parcel 136.-1-4.

All three properties reside in the North Warren Central School District and are zoned Rural Use by the town of
Chester and Rural Use by the Adirondack Park Agency Land Use Plan.

The Subject is more fully described within the enclosed report.

Note: Our estimate of value of the subject property is based on the assumption that the plans provided in
the HVS Proposed Balsam House Report accurately reflect what is proposed to be developed. The estimate
of value provided is for this project specifically and for no other project. If the plans deviate from what is
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proposed, then the values are not applicable.

The appraisal is communicated as a full appraisal prepared according to Standards Rule 2-2(a) of the Uniform
Standards of Professional Appraisal Practice (USPAP), 2024-2025 Edition. It contains all the analysis and
approaches to value that are required to appropriately analyze a property of this complexity. The value
conclusions reflect all known information about the Subject, market conditions, and available data.

The value reported is qualified by certain definitions, assumptions and limiting conditions, and certifications that
are set forth in the attached report.

Based on the valuation analysis in the accompanying report, and subject to the definitions, assumptions, and
limiting conditions expressed in the report, my opinion of the Subject’'s market value is:

MARKET VALUE CONCLUSION
Property/Address Appraisal Premise Date of Value Est. Value
A 477-478 Atateka Drive, Chester Prospective Market Value Day of Plan Approval (TBD) $5,770,000
B 488 Atateka Drive, Chester Prospective Market Value Day of Plan Approval (TBD) $115,000
C 457 Atateka Drive, Chester Prospective Market Value Day of Plan Approval (TBD) $690,000

Thank you for your confidence in our services. If you have any questions or comments, call at your convenience.

Respectively Submitted,

David Fontana

Armstrong Appraisals, LLC

Certified Real Estate Appraiser

New York: 46000026870
dfontana@armstrongappraisals.com
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EXTRAORDINARY ASSUMPTIONS

Extraordinary Assumption is defined in the 2024-2025 Uniform Standards of Professional Appraisal Practice as
"an assumption, directly related to a specific assignment, as of the effective date of the assignment results, which,
if found to be false, could alter the appraiser’'s opinions or conclusions. Extraordinary assumptions presume as
fact otherwise uncertain information about physical, legal or economic characteristics of the subject property; or
about conditions external to the property, such as market conditions or trends, or about the integrity of data
used in an analysis.”

Extraordinary Assumptions utilized in this Appraisal:

Our estimate of value of the subject property is based on the assumption that the plans provided in the HVS
Proposed Balsam House Feasibility Report accurately reflect what is proposed to be developed. The estimate of
value provided is for this project specifically and for no other project. If the plans significantly deviate from what
is proposed, then the value of the current improvements on site are not applicable. The highest and best use
statements are also under the extraordinary assumption that the plans provided in the HVS Proposed Balsam
House Report accurately reflect what is proposed to be developed and that the same parties will retain ownership
of both of these parcels so Property C can access the waterfront of Property A.

This report includes the extraordinary assumption that the proper approvals and site plans will have been
completed pursuant to the planned project and that the proposed plan as provided to us is approved. If the
proper approvals, site plan approvals, and the like are not allowed, the value is inapplicable.

HYPOTHETICAL CONDITIONS

Hypothetical Condition is defined in the 2024-2025 Uniform Standards of Professional Appraisal Practice as “a
condition, directly related to a specific assignment, which is contrary to what is known by the appraiser to exist
on the effective date of assignment results but is used for the purpose of analysis. Hypothetical conditions are
contrary to known facts about physical, legal, or economic characteristics of the subject property; or about
conditions external to the property, such as market conditions or trends, or about the integrity of data used in
the analysis.”

Hypothetical Conditions utilized in this Appraisal:
This report includes no hypothetical conditions.

The global outbreak of a “novel coronavirus” known as COVID-19 was officially declared a pandemic by the World
Health Organization (WHO). It is currently unknown what direct, or indirect, effect, if any, this event may have on
the national economy, the local economy or the market in which the subject property is located. The reader is
cautioned and reminded that the conclusions presented in this appraisal report apply only as of the effective
date(s) indicated. The appraiser makes no representation as to the effect on the subject property of this event, or
any event, subsequent to the effective date of the appraisal.
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CERTIFICATION
|, David Fontana, certify that to the best of my knowledge and belief:

The statements of fact contained in the accompanying report are to the best of my knowledge true and correct.

The reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting
conditions, and is my personal, unbiased professional analyses, opinions, and conclusions.

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

My compensation is not contingent upon the reporting of a predetermined value or direction in value that favors
the cause of the client, the amount of the value estimate, the attainment of a stipulated result, or the occurrence
of a subsequent event.

My analyses, opinions and conclusions were developed, and this report has been prepared, in conformity with
the requirements of the Code of Professional Ethics and the Standards of Professional Appraisal Practice of the
Appraisal Institute on in conformity with the 2024-2025 Edition of the Uniform Standards of Professional Appraisal
Practice.

| have not previously appraised the property that is the subject of this assignment within the 3-year period
immediately preceding acceptance of this appraisal assignment.

All statements and information in the report are true and correct and that no information has knowingly been
withheld.

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

David Fontana has made an inspection of the Subject and prepared the report. No one, other than those so
named in the certification page herein, provided significant appraisal assistance to the undersigned with
preparation of this report.

Executed on October 30, 2024.

David Fontana

Armstrong Appraisals, LLC

Certified Real Estate Appraiser

New York: 46000026870
dfontana@armstrongappraisals.com
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1)

2)

3)

4)

5)

6)

7)

8)

ASSUMPTIONS & LIMITING CONDITIONS

Appraisals are performed and written reports are prepared in accordance with the Uniform Standards of
Professional Appraisal Practice of the Appraisal Foundation and with the Appraisal Institute’s Standards of
Professional Appraisal Practice and Code of Professional Ethics.

Unless specifically stated, the value conclusion(s) contained in the Appraisal applies to the real estate only
and does not include personal property, machinery and equipment, trade fixtures, business value, goodwill
or other non-realty items. The Appraisal report covering the subject is limited to surface rights only and does
not include any inherent subsurface or mineral rights. Income tax considerations have not been included or
valued unless so specified in the Appraisal. We make no representations as to the value change that may be
attributed to such considerations.

The legal description used in this report is assumed to be correct and we have made no survey of the
property. We assume there are no hidden or unapparent conditions of the property, subsoil or structures
that would render it more or less valuable.

No opinion is rendered as to the property title, which is assumed to be good and marketable. Unless
otherwise stated, no consideration is given to liens or encumbrances against the property. Sketches, maps,
photos or other graphic aids included in the Appraisal reports are intended to assist the reader in ready
identification and visualization of the property and are not intended for technical purposes.

It is assumed that legal, engineering or other professional; advice, as may be required, has been or will be
obtained from professional sources and that the appraisal report will not be used for guidance in legal or
technical matters such as, but not limited to, the existence of encroachments, easements or other
discrepancies affecting the legal description of the property. It is assumed that there are no concealed or
dubious conditions of the subsoil or subsurface waters including water table and flood plain, unless otherwise
noted. We further assume there are no regulations of any government entity to control or restrict the use of
the property unless specifically referred to in the report. It is assumed that the property will not operate in
violation of any applicable government regulations, codes, ordinances or statutes.

This report is not intended to be an engineering report. We are not qualified as structural or environmental
engineers; therefore, we are not qualified to judge the structural or environmental integrity of the
improvements, if any. Consequently, no warranty or representations are made nor any liability assumed for
the structural soundness, quality, adequacy or capacities of said improvements and utility services, including
the construction materials, particularly the roof, foundations and equipment, including the HVAC systems, if
applicable. Should there be any question concerning same, it is strongly recommended that an engineering,
construction and/or environmental inspection be obtained. The value estimate(s) stated in this Appraisal,
unless noted otherwise, is predicated on the assumptions that all improvements, equipment and building
services, if any, are structurally sound and suffer no concealed or latent defects or inadequacies other than
those noted in the Appraisal. We will call to your attention any apparent defects or material adverse
conditions which come to our attention.

In the absence of competent technical advice to the contrary, it is assumed that the property being appraised
is nor adversely affected by concealed or unapparent hazards such as, but not limited to asbestos, hazardous
or contaminated substances, toxic waste or radioactivity.

Information furnished by others is presumed to be reliable and where so specified in the report, has been
verified; but no responsibility, whether legal or otherwise, is assumed for its accuracy, and it cannot be
guaranteed as being certain. No single item of information was completely relied upon to the exclusion of
other information.
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9)

10)

11)

12)

13)

14)

15)

16)

17)

18)

Appraisal reports may contain estimates of future financial performance, estimates or opinions that represent
the appraiser’s view of reasonable expectations at a particular point in time, but such information, estimates
or opinions are not offered as predictions or as assurances that a particular level of income or profit will be
achieved, that events will occur or that a particular price will be offered or accepted. Actual results achieved
during the period covered by our prospective financial analyses will vary from those described in our report,
and the variations may be material.

Any proposed construction referred to in the Appraisal is assumed to be completed within a reasonable time
and in a workmanlike manner according to and exceeding current accepted standards of design and methods
of construction.

Any inaccessible portions of the property or improvements not inspected are assumed to be as reported or
similar to the areas that are inspected.

It should be specifically noted by any prospective mortgagee that the appraisal assumes that the property
will be competently managed, leased and maintained by financially sound owners over the expected period
of ownership. This appraisal engagement does not entail an evaluation of management’'s or owner’s
effectiveness, nor are we responsible for future marketing efforts and other management or ownership
actions upon which actual results will depend.

The Americans with Disabilities Act (ADA) became effective January 26, 1992. We have not made a specific
compliance survey and analysis of this property to determine whether or not it is in conformity with the
various detailed requirements of the ADA. It is possible that a compliance survey of the property, together
with a detailed analysis of the requirements of the ADA, could reveal that the property is not in compliance
with one or more of the requirements of the Act. If so, this fact could have a negative effect upon the value
of the property.

The report, the final estimate of value and estimates of future financial performance are intended for the
information of the person or persons to whom they are addressed, solely for the purposes stated therein and
should not be relied upon for any other purpose. The addressee shall not distribute the report to third parties
without prior permission of Armstrong Appraisal LLC. Before such permission shall be provided, the third
party shall agree to hold Armstrong Appraisals LLC harmless relative to their use of the report. Neither our
report, nor its contents, nor any reference to the appraisers or Armstrong Appraisals LLC, may be included or
quoted in any offering circular or registration statement, prospectus, sales brochures, other appraisal, loan
or other agreement or document without our prior written permission. Permission will be granted only upon
meeting certain conditions. Generally, Armstrong Appraisals LLC will not agree to the use of its name as a
“named expert” within the meaning of the Securities Act of 1933 and the Securities Act of 1934.

The valuation applies only to the property described and for the purpose so stated and should not be used
for any other purpose. Possession of the report, or copy thereof, does not carry with it the right of publication.
Any allocation of the total price between land and the improvements as shown is invalidated if used
separately or in conjunction with any other report.

Neither the report nor any portion thereof (especially any conclusions as to value, the identity of the
appraisers or Armstrong Appraisals LLC, or any reference to the Appraisal Institute or other recognized
appraisal organization or the designations they confer) shall be disseminated to the public through public
relations.

Media, news media, advertising media, sales media or any other public means of communication without the
prior written consent and approval of the appraisers and Armstrong Appraisals LLC is not acceptable. The
date(s) of the valuation to which the value estimate conclusions apply is set forth in the letter of transmittal
and within the body of the report. The value is based on the purchasing power of the United States dollar as
of that date.

Acceptance of and/or use of this report constitutes acceptance of all Standard Conditions.
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19)

20)

21)

22)

Appraisal assignments are accepted with the understanding that there is no obligation to furnish services
after completion of the original assignment. If the need for subsequent service related to an appraisal
assignment (e.g., testimony, updates, conferences, reprint or copy service) is contemplated, special
arrangements acceptable to Armstrong Appraisals LLC must be made in advance.

Unless otherwise stated, no effort has been made to determine the possible effect, if any, on the subject
property of energy shortage or future federal, state or local legislation, including any environmental or
ecological matters or interpretations thereof.

We take no responsibility for any events, conditions or circumstances affecting the subject property or its
value, that take place subsequent to either the effective date of value cited in the Appraisal or the date of
our field inspection, whichever occurs first.

This engagement may be terminated whether by client or Armstrong Appraisals LLC at any time upon written
notice to that effect to the other parties, it being understood that, unless Armstrong Appraisals LLC shall
unilaterally terminate the engagement without the client’'s consent and without reasonable cause, the
provisions related to the payment of fees and expenses through the date of termination will survive any
termination and it being further understood that the indemnification and hold harmless provisions shall
survive any termination thereof, whether or not such termination is unilateral.
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EXECUTIVE SUMMARY

Property Identification
Owner(s)
Property A, B
Property C
Property Address
Property A
Property B
Property C
Assessor’s Parcel Number(s)
Property A
Property B
Property C

Purpose of the Appraisal

Site & Improvement Identification
Property Class
Property A
Property B
Property C
Site Size
Property A
Property B
Property C
Shape
Property A, B, C
Topography
Property A, C
Property B
Wetlands
Property A, C
Property B
Flood Zone

Building Size
Property A
Property B
Property C

Condition

Frank P. Ellis

Associated Equipment Rental Company

477-478 Atateka Drive, Chester, NY 12817
488 Atateka Drive, Chester, NY 12817
457 Atateka Drive, Chester, NY 12817

136.2-1-8

136.2-1-7

136.-1-4

To estimate the market value of the fee simple estate
in the Subject property as of the date of valuation.

Hotel
One family year-round residence

Rural residence with acreage

19.10 acres
0.33 acres
50.65 acres

Irregular

Sloping with level areas

Mostly level

Yes
None

FEMA has not completed a study to determine flood
hazard for the selected location; therefore, a flood map
has not been published at this time.

+20,326 sq.ft.

1,355 sq.ft.

1,505 sq.ft.

Under Construction (Property A)
Fair (Property B)

Above Average (Property C)
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Additional Information
Intended Users
Zoning
Property A, B, C
Town of Chester
APA Land Use Plan
Highest and Best Use
Property A, C
As Vacant

As Improved

Property B
As Vacant
As Improved

Exposure/Marketing Time

Valuation Summary
Interest Appraised
Date of Valuation
Date of Inspection
Date of Report
Cost Approach
Sales Comparison Approach
Property A
Property B
Property C
Income Approach
Market Value Conclusion
Property A
Property B
Property C

Client and their representatives

RU: Rural Use District

Rural Residential

Residential Development or the development of a
lodging facility

The Proposed Resort Development with the additional
residences and other improvements existing on site

Residential Development
Continued Use as a Residence
Up to 36 months

Fee Simple Interest

Day of Plan Approval (TBD)
August 28, 2024

October 30, 2024

N/A

$5,770,000 (Improvements Allocation and Land Value)
$115,000

$690,000

N/A

$5,770,000 (Improvements Allocation and Land Value)
$115,000
$690,000

***Qur estimate of value of the subject property is based on the assumption that the plans provided in
the HVS Proposed Balsam House Feasibility Report accurately reflect what is proposed to be developed.
The estimate of value provided is for this project specifically and for no other project. If the plans deviate
from what is proposed, then the value of the current improvements on site are not applicable.
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GENERAL INFORMATION

OWNERSHIP HISTORY

Standards Rule 1-5(b) of the Uniform Standards of Professional Appraisal Practice requires that a three-year sales
history of the Subject property be included in the report for all residential and non-residential real estate. Title
for Property A and B are currently vested in the name of Frank P. Ellis and Property C is vested in the name of
Associated Equipment Rental Company. Property A has no sales history. Property B last transferred on May 21, 2020
from Bruce Bennett, Edward Bennett, Scott Bennett and Patricia Bullock for $150,000. This deed is located at the
Warren County Clerk’s Office in book 6114 page 209. Property C last transferred on July 15, 2011 from Eric
Cockcroft and Olivia J. Cockcroft for $425,000. This deed is located at the Warren County Clerk’s Office in book
4296 page 126.

PAST/PRESENT LISTINGS OR SALES OF THE SUBJECT PROPERTY
No recent listings

IDENTIFICATION OF SUBJECT PROPERTY
The Subject is comprised of three contiguous parcels of land located in the town of Chester, New York.

Property A is a three and a half-story, +20,326 square foot former hotel built in 1965 situated on a 19.10 acre site
at 477-478 Atateka Drive. This property parcels’ border fronting Atateka Drive consists of 275.19 feet of road
frontage and 370.00 feet of water frontage along Friends Lake. It is further identified as tax parcel 136.2-1-8.

Property B is a one and one half-story, 1,355 square foot single-family residence built in 1911 situated on a 0.33
acre site at 488 Atateka Drive. This property parcels’ border fronting Atateka Drive consists of 192.00 feet of road
frontage and is further identified as tax parcel 136.2-1-7.

Property C is a one and three quarter-story, 1,505 square foot single-family residence built in 1909 situated on a
50.65 acre site at 457 Atateka Drive. This property parcels’ border fronting Atateka Drive consists of 1,050 feet of
road frontage and is further identified as tax parcel 136.-1-4.

All three sites reside in the North Warren Central School District and are zoned Rural Use by the town of Chester
and Rural Use by the Adirondack Park Agency Land Use Plan.

INTENDED USE/USER OF THE APPRAISAL

This appraisal is to be used to determine the prospective market value of the current improvements assuming
viability and build-out of the site plan and no other use is permitted. The client and intended users include
representatives of Marbletown Studio and no other users are intended, unless specifically indicated in this report.

PURPOSE OF THE APPRAISAL
The purpose of this appraisal assignment is to provide a supportable opinion of the market value of the fee simple
estate on the Subject property.

EFFECTIVE DATE OF THE APPRAISAL/DATE OF REPORT

On August 28, 2024, David Fontana inspected and photographed the Subject. The date of the report is October
30, 2024, which was written by David Fontana. The effective date of the report is to be determined as previously
explained.
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MARKET VALUE DEFINITION
The client agreed to the following definition of market value:
The most probable price that the specified property interest should sell for in a competitive market after a reasonable
exposure time, as of a specified date, in cash, or in terms equivalent to cash, under all conditions requisite to a fair
sale, with the buyer and seller each acting prudently, knowledgeably, for self-interest, and assuming that neither is
under duress. Implicit in this definition is the consummation of a sale as of a specific date and the passing of title
from seller to buyer under conditions whereby:

e Buyer and seller are typically motivated;

e Both parties are well informed or well advised, and each acting in what he or she considers his or
her own best interest;

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

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

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

PROPERTY RIGHTS APPRAISED

The property rights appraised consist of the fee simple interest in the Subject property based on the following
definition:

Fee simple ownership represents an ownership interest in real property, though it is limited by government
powers of taxation, compulsory purchase, police power, and escheat, and it could also be limited further by certain
encumbrances or conditions in the deed, such as, for example, a condition that required the land to be used as a
public park, with a reversion interest in the grantor if the condition fails; this is a fee simple conditional.

COMPETENCY DISCLOSURE

The appraiser, David Fontana, is a qualified real estate appraiser with extensive appraisal experience, including
among others the Subject property type. David Fontana has completed appraisals of a variety of similar property
types located in various counties, cities and towns in New York State. These appraisals have been prepared for a
variety of purposes, principally for loan underwriting, assessment review/certiorari, condemnation and/or estate
settlement. Mr. Fontana has received comprehensive educational training, currently being State Certified as a
General Real Estate Appraiser with New York certification.

EXPOSURE/MARKETING TIME

Current appraisal guidelines require an estimate of a reasonable time period in which the Subject could be
brought to market and sold. This reasonable time frame can either be examined historically or prospectively. In a
historical analysis, this is referred to as exposure time. Exposure time always precedes the date of value, with the
underlying premise being the time a property would have been on the market prior to the date of value, such
that it would sell at its appraised value as of the date of value. On a prospective basis, the term marketing time is
most often used. The exposure/marketing time is a function of price, time, and use. It is not an isolated estimate
of time alone. In consideration of these factors, we have estimated the exposure time to be up to 36 months.

APPLICABLE VALUATION TOOLS

All three traditional appraisal approaches were considered. However, only the sales comparison approach
contributes materially to the appraisal problem. The cost and income approaches were considered but were not
material to the appraisal assignment.

All relevant support, calculations, etc. and documentation is included herein, either in the report body or in the
Addendum.
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USPAP SPECIFIC CIRCUMSTANCES

As discussed in the "Environmental Contamination/Hazardous Waste" section," the appraisers cannot render any
professional opinion on the environmental cleanliness of the Subject property (unless otherwise noted from our
inspection).

ENVIRONMENTAL CONTAMINATION/HAZARDOUS WASTE

Based on our visual inspection, | know of no conditions of the Subject, including but not limited to the mechanical
equipment, subsoil, structures, or presence of chemical/toxic substances (mold, etc.) that might otherwise render
the Subject more or less valuable except as noted. Unless otherwise stated, the existence of hazardous substances,
including without limitation asbestos, polychlorinated biphenyls, petroleum leakage, fire-retardant-treated
substances (FRT), lead-contaminated plumbing, soil and groundwater contamination, agricultural chemicals,
electromagnetic fields (EMFs), toxic molds, radon or other indoor air contamination which may or may not be
present on the Subject, or other environmental conditions, were not called to our attention nor did | become
aware of such during the inspection. | have no knowledge of the existence of such materials on or in the Subject
unless otherwise stated. | am not qualified to test such substances or conditions, or to judge whether the Subject
complies with laws such as the Americans with Disabilities Act of 1990, Clean Air Act of 1990, Clean Water Act,
Endangered Species Act, etc. The presence of substances such as asbestos, urea-formaldehyde foam insulation,
or other hazardous substances or environmental conditions, may affect the value of the property. This report is
Subject to revision should any contamination be shown to exist on the Subject.

The value opinions estimated are predicated on the assumption that there is no such condition on or in the
Subject or in such proximity thereto that would cause a loss in value unless otherwise stated. No responsibility is
assumed for any such conditions, or for any expertise or engineering knowledge required to discover them. The
client is urged to retain an expert in that field if certainty is desired. | do state that this report is subject to revision
should any such contaminants be shown to exist on or around the Subject.

WORKER SAFETY & CODES COMPLIANCE

Employee health and safety concerns as per the Occupational Safety & Health Administration (OSHA) and the
1992 Federal Worker Protection Standards are also assumed to be in compliance with current regulations and
standards unless specifically addressed in this report. Such categories can consist of operational procedures,
storage of hazardous materials, building/property safety or protection devices, safeguards for utility entrances
and distribution areas, etc. Similarly, compliance with all relevant regulations of the US Environmental Protection
Agency; the NYS Department of Environmental Conservation; State, County and local codes; and all other
regulatory agencies are assumed to be in good standing unless otherwise specified in the report.

The value opinions estimated are predicated on the assumption that there is no such condition on or in the
Subject or in such proximity thereto that would cause a loss in value unless otherwise stated. No responsibility is
assumed for any such conditions, or for any expertise or engineering knowledge required to discover them. The
client is urged to retain an expert in that field if certainty is desired.
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SCOPE OF WORK

To perform this assignment, | took the following steps to gather, confirm, and analyze relevant data:

Physically inspected the Subject property and the surrounding market area. The inspection of the
property is limited to those things readily observable without the use of special testing or equipment.

Collected factual information about the property and the surrounding market and confirmed the
information with various sources.

Analyzed market information and developed indications of value under the necessary approaches to
value for a credible assignment result. The market information was analyzed for an appraisal of the
Subject property.

The appraisal of real estate typically employs three traditional valuation methods: the sales comparison
approach, the cost approach, and the income approach. Only the Sales Comparison Approach was used
to value the Subject. The Cost and Income Approaches are inapplicable and were not developed.

Derived an estimate of value.
Prepared an appraisal report summarizing our analyses, opinions, and conclusions.
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MARKET AREA ANALYSIS
Warren County, New York
Warren County is situated in the eastern portion of New York State in the Adirondack Mountains. The eastern
border is Washington County. It is typically included as the northern part of the Capital District although it is
sometimes included as part of the North Country. The county seat is Queensbury.

POPULATION

Warren County has a 2024 population of 64,917, which represents an average annual 0.3% decrease over the
2020 census of 65,737. Warren County lost an average of 205 residents per year over the 2020-2024 period and
its annual growth rate was similar to New York State's rate of -0.3%.

Looking forward, Warren County's population is projected to decrease at a 0.2% annual rate from 2024-2029,
equivalent to an average of 113 fewer residents per year. Warren County's growth rate is expected to be less than
that of New York State, which is projected to be -0.1%.

POPULATION TRENDS

Population Compound Ann.% Chng
2020 2024 2029 2020-24 2024-29
Warren County 65,737 64,917 64,237 -0.3% -0.2%
New York State 20,201,249 19,924,635 19,836,746 -0.3% -0.1%

Source: stdbonline.com/prepared by esri

HOUSEHOLD INCOME
Warren County has a lower level of household income than New York State. Median household income for Warren

County is $74,052, which is 10.9% less than New York State's household income.
MEDIAN HOUSEHOLD INCOME-2024

Warren County $74,052
New York State $83,109
Comparison of County to State -10.9%

Source: stdbonline.com/prepared by esri

UNEMPLOYMENT RATES

A comparison of unemployment rates is another way of gauging an area’s economic health. Over the past five
years, the Warren County unemployment rate has been lower than that of New York State, with an average
unemployment rate of 4.9% in comparison to a 5.9% rate for New York State. A lower unemployment rate is a
positive indicator. Recent data shows that the Warren County unemployment rate is 3.3% in comparison to a
4.2% rate for New York State, a sign that is consistent with the fact that Warren County is currently outperforming
New York State in the rate of job growth.

EMPLOYMENT TRENDS
Unemployment Rate (Ann. Avg.)

Year Warren County New York State
2019 4.4% 3.9%
2020 8.1% 9.9%
2021 5.0% 7.1%
2022 3.5% 4.3%
2023 3.7% 4.2%
Avg Unemp. Rate 2019-2023 4.9% 5.9%
Unemployment Rate - June 2024 3.3% 4.2%

Source: New York State Department of Labor
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EMPLOYMENT SECTORS

The composition of Warren County job market is depicted in the following chart, along with that of New York
State. Total employment for both areas is broken down by major employment sector, and the sectors are ranked
from largest to smallest based on the percentage of Warren County jobs in each category.
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Source: stdbonline.com/prepared by esri

Warren County has greater or equal concentrations than New York State in the following employment sectors:

1.

Agricultural and Mining, representing 0.5% of Warren County payroll employment compared to 0.5% for
New York State as a whole.

Construction, representing 7.4% of Warren County payroll employment compared to 5.7% for New York
State as a whole.

Manufacturing, representing 8.4% of Warren County payroll employment compared to 5.7% for New
York State as a whole.

Retail Trade, representing 11.5% of Warren County payroll employment compared to 9.6% for New York
State as a whole.

Warren County is underrepresented in the following employment sectors:

1.

Wholesale Trade, representing 1.0% of Warren County payroll employment compared to 1.7% for New
York State as a whole.

Transportation & Utilities, representing 3.4% of Warren County payroll employment compared to 5.7%
for New York State as a whole.

Information, representing 0.8% of Warren County payroll employment compared to 3.1% for New York
State as a whole.

Financial/Insurance/Real Estate, representing 5.7% of Warren County payroll employment compared to
7.9% for New York State as a whole.
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EDUCATION AND AGE
Residents of Warren County have a lower level of educational attainment than those of New York State. An
estimated 16.7 of Warren County residents are college graduates with four-year degrees, versus 17.8% of New
York State residents.

GRADUATE/PROFESSIONAL DEGREE- 2024

18.0%

17.8%

17.8%
17.6%
17.4%
17.2%
17.0%

16.8% 16.7%
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16.0%

m Warren County — mNew York State

Source: stdbonline.com/prepared by esri
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The following chart shows the distribution of households across nine income levels. Warren County has a higher
concentration of households in the lower income levels than New York State. Specifically, 25.6% of Warren County
households are below the $35,000 level in household income as compared to 22.8% of New York State
households. A fewer concentration of households is apparent in the higher income levels, as 32.6% of Warren
County households are at the $100,000 or greater levels in household income versus 42.9% of New York State's
households.

HOUSEHOLD INCOME DISTRIBUTION - 2024
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CONCLUSION

Warren County’'s economy will be affected by a decreasing population base and a lower level of household
income. Warren County experienced a lower level of education than New York State and the current
unemployment rate is lower than that of New York State. As population decreases, less supporting commercial,
industrial and service development will be required. These factors create a stabilizing real estate outlook for the
future.
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NEIGHBORHOOD AREA ANALYSIS
Town of Chester, New York
The town of Chester is situated in the Adirondack Park, and the northern town line is the border of Essex County,
New York. It is part of the Glens Falls metropolitan area. The town is made up of the communities of Chestertown
and Pottersville and has a total area of 87.1 square miles.

DEMOGRAPHIC FACTORS
Selected neighborhood demographics in 1, 3, and 5-mile radii from the Subject are shown in the following table.

SELECTED NEIGHBORHOOD DEMOGRAPHICS
1-Mile Radius 3-Mile Radius 5-Mile Radius

Population 2020 111 821 2,385
Population 2024 113 807 2,420
Population 2029 111 796 2,384
Compound % Change 2020-2024 0.4% -0.4% 0.4%
Compound % Change 2024-2029 -0.4% -0.3% -0.3%
Households 2020 56 367 1,173
Households 2024 58 375 1,189
Households 2029 59 381 1,208
Compound % Change 2020-2024 0.9% 0.5% 0.3%
Compound % Change 2024-2029 0.3% 0.3% 0.3%
Median Household Income - 2024 $69,184 $69,911 $70,279
Average Household Size 2.0 21 2.0
Average Ow ner Occupied Housing Value $451,064 $457,578 $415,649

Source: stdbonline.com/prepared by esri

As shown in the table above, the 2024 population within a 3-mile radius is 807. Population in the area has not
grown over the past four years and this trend is expected to continue in the foreseeable future. Income levels in
the in the 3-mile radius is $69,911.

In comparison to other areas in the region, the area is rated as follows:

SURROUNDING AREA ATTRIBUTE RATINGS

Highway Access Awverage
Demand Generators Awerage
Conwenience to Support Senices Average
Conwenience to Public Transportation Awverage
Employment Stability Awverage
Fire Protection Awverage
Property Compatibility Awerage
General Appearance of Properties Average
Appeal to Market Awerage
Price/Value Trend Awerage
OUTLOOK AND CONCLUSIONS

The overall characteristics of the neighborhood are considered favorable to residential demand. The
demographics of the neighborhood show levels of decline in population and households. The income and
education characteristics can best be described as middle income. | anticipate that the overall demographic
nature and development character of the neighborhood will remain relatively stable into the foreseeable future.
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AERIAL VIEW
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WETLANDS MAP
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ASSESSED VALUES AND TAXES

The real estate tax assessment of the Subject is administered by Warren County, New York. Assessed values are
based on the equalization rates of 100% of assessor’'s market value. Based on the town’s municipal records, the
Subject’s assessments, full market values and taxes are shown in the table below.

SUMMARY OF ASSESSED VALUES AND TAXES

Property/Address Land Improvement Assessment EQ Rate Full Market Value Taxes
A 477-478 Atateka Drive, Chester, NY  $900,000 $375,000 $1,275,000 100.00% $1,275,000 $14,558
B 488 Atateka Drive, Chester, NY $70,000 $159,000 $229,000 100.00% $229,000 $2,615
C 457 Atateka Drive, Chester, NY $228,000 $353,000 $581,000 100.00% $581,000 $6,634
PROPERTY A
SUMMARY of REAL ESTATE TAXES

Description Tax Rates Tax Value Tax Amount

County 3.606000 $1,275,000 $4,597.65

Town 1.445000 $1,275,000 $1,842.38

Chestertow n Fire 0.831000 $1,275,000 $1,059.53

Friends Lake Invasive 0.103000 $1,275,000 $131.33

North Warren EMS 0.381000 $1,275,000 $485.78

North Warren CSD 5.052300 $1,275,000 $6,441.68

Total Tax Rate & Amount 11.42 $14,558.35

Equalization Rate 100.00%

Total Assessment $1,275,000
Full Market Value $1,275,000
PROPERTY B
SUMMARY of REAL ESTATE TAXES
Description Tax Rates Tax Value Tax Amount
County 3.606000 $229,000 $825.77
Town 1.445000 $229,000 $330.91
Chestertow n Fire 0.831000 $229,000 $190.30
Friends Lake Invasive 0.103000 $229,000 $23.59
North Warren EMS 0.381000 $229,000 $87.25
North Warren CSD 5.052300 $229,000 $1,156.98
Total Tax Rate & Amount 11.42 $2,614.80

Equalization Rate 100.00%

Total Assessment $229,000
Full Market Value $229,000
PROPERTY C
SUMMARY of REAL ESTATE TAXES
Description Tax Rates Tax Value Tax Amount
County 3.606000 $581,000 $2,095.09
Town 1.445000 $581,000 $839.55
Chestertow n Fire 0.831000 $581,000 $482.81
Friends Lake Invasive 0.103000 $581,000 $59.84
North Warren EMS 0.381000 $581,000 $221.36
North Warren CSD 5.052300 $581,000 $2,935.39
Total Tax Rate & Amount 11.42 $6,634.04

Equalization Rate 100.00%
Total Assessment $581,000
Full Market Value $581,000
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ZONING
Town of Chester, New York and Adirondack Park Agency Land Use Plan
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ZONING SUMMARY

Municipality Tow n of Chester, NY
Zoning Classification

Tow n of Chester, NY Rural Use

APA Land Use Plan Rural Use
Conforming use

Hotel Pre-Existing Use

Single-Family Residences Yes with Zoning Permit

Permitted uses See Addendum
Zoning change Not Likely
Category Dimensional Regulations
Minimum lot area 1 acre
Maximum lot coverage 15%
Maximum building height 39 feet
Minimum front setback 100 feet
Minimum side setback 50 feet
Minimum rear setback 75 feet

CONCLUSION OF CONFORMITY OR NON-CONFORMITY

After examination of the town of Chester zoning ordinance and the Adirondack Park Agency Land Use Plan, the
appraiser has concluded that the Hotel is a pre-existing non-conforming use and the Single-Family Residences
are a legal conforming use by right with a zoning permit. Prospectively, the Rural Zoning District allows for Tourist
Accommodations, Bed and Breakfasts (as a tourist accommodation) with a site plan review and approval from
the municipality.
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SITE ANALYSIS

Property A — 477-478 Atateka Drive, Chester, New York
Physical Description

Site Size
Primary Road Frontage

Water Frontage

Shape

Topography

Zoning

Wetlands

Flood Zone

Adjacent Land Uses

19.10 acres
Atateka Drive 275.19 feet
Friends Lake 370.00 feet

Irregular

Mostly level to slightly sloping
Rural Use District

Yes

FEMA has not completed a study to determine flood
hazard for the selected location; therefore, a flood
map has not been published at this time.

Vacant Land, Residential, Recreational

Comparative Analysis

Visibility
Functional Utility
Traffic Volume

Landscaping

Average
Adequate
Low

Average

Drainage Assumed adequate

Utilities

Water Private — No Municipal Water
Sewer Private — No Municipal Sewer
Electricity Yes

Gas None

Telephone Available

Other Yes No Unknown
Detrimental Easements X
Encroachments X
Deed Restrictions X

School District

Location/Physical Address:

Soil and Subsoil:

Environmental Hazards:

Site Conclusion:

North Warren CSD

The site is located on the west side of Atateka Drive, Chester, New York with
the entrance approximately 0.40 miles from Atateka Drives' intersection with
Route 74.

A soil report was not provided and is not considered necessary because there
are no signs of unusual settling or erosion. No history of movement was
reported. Based on observation of this site and development on nearby sites,
there are no apparent ground stability problems. Appraisers, however, are not
experts in soil analysis.

No environmental or waste hazards affecting the Subject site are known.
Identification of hazardous material is not within the scope of this appraisal
assignment, and | have assumed that no such materials are present because
no evidence to the contrary has been provided.

Considering the size, shape, topography and location of the site, it has the
ability to be useful and to perform the function of any zoned permitted uses.
The Subject is located within a rural area where the majority of the surrounding
properties consist of vacant land. The site has ~370 feet of frontage on Friends
Lake.
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Property B — 488 Atateka Drive, Chester, New York

Physical Description
Site Size

Primary Road Frontage
Shape
TopographySloping/Level
Zoning

Wetlands

Flood Zone

0.33 acres
Atateka Drive

Irregular

Rural Use District

None

FEMA has not completed a study to determine flood

192.00 feet

Adjacent Land Uses

hazard for the selected location; therefore, a flood
map has not been published at this time.

Vacant Land, Residential, Recreational

Comparative Analysis
Visibility

Functional Utility
Traffic Volume
Landscaping

Drainage

Utilities

Water

Sewer

Electricity

Oil

Telephone

Other

Detrimental Easements
Encroachments

Deed Restrictions

School District

Average
Adequate
Low
Average

Assumed adequate

Private — No Municipal Water

Private — No Municipal Sewer

Yes

Yes

Available

Yes No Unknown
X
X
X

North Warren CSD

Location/Physical Address:

Soil and Subsoil:

Environmental Hazards:

Site Conclusion:

The site is located on the east side of Atateka Drive, Chester, New York with
the entrance approximately 0.42 miles from Atateka Drives’ intersection with
Route 74.

A soil report was not provided and is not considered necessary because there
are no signs of unusual settling or erosion. No history of movement was
reported. Based on observation of this site and development on nearby sites,
there are no apparent ground stability problems. Appraisers, however, are not
experts in soil analysis.

No environmental or waste hazards affecting the Subject site are known.
Identification of hazardous material is not within the scope of this appraisal
assignment, and | have assumed that no such materials are present because
no evidence to the contrary has been provided.

Considering the size, shape, topography and location of the site, it has the
ability to be useful and to perform the function of any zoned permitted uses.
The Subject is located within a rural area where the majority of the surrounding
properties consist of vacant land.
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Property C — 457 Atateka Drive, Chester, New York

Physical Description
Site Size

Primary Road Frontage
Shape

Topography

Zoning

Wetlands

Flood Zone

50.65 acres
Atateka Drive
Irregular

Level to sloping
Rural Use District

Yes

FEMA has not completed a study to determine flood

1,050.00 feet

Adjacent Land Uses

hazard for the selected location; therefore, a flood
map has not been published at this time.

Vacant Land, Residential, Recreational

Comparative Analysis
Visibility

Functional Utility
Traffic Volume
Landscaping

Drainage

Utilities

Water

Sewer

Electricity

Oil

Telephone

Other

Detrimental Easements
Encroachments

Deed Restrictions

School District

Average
Adequate
Low
Average

Assumed adequate

Private — No Municipal Water

Private — No Municipal Sewer

Yes

Yes

Available

Yes No Unknown
X
X
X

North Warren CSD

Location/Physical Address:

Soil and Subsoil:

Environmental Hazards:

Site Conclusion:

The site is located on the west side of Atateka Drive, Chester, New York with
the entrance approximately 0.37 miles from Atateka Drives’ intersection with
Route 74.

A soil report was not provided and is not considered necessary because there
are no signs of unusual settling or erosion. No history of movement was
reported. Based on observation of this site and development on nearby sites,
there are no apparent ground stability problems. Appraisers, however, are not
experts in soil analysis.

No environmental or waste hazards affecting the Subject site are known.
Identification of hazardous material is not within the scope of this appraisal
assignment, and | have assumed that no such materials are present because
no evidence to the contrary has been provided.

Considering the size, shape, topography and location of the site, it has the
ability to be useful and to perform the function of any zoned permitted uses.
The Subject is located within a rural area where the majority of the surrounding
properties consist of vacant land.
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IMPROVEMENT ANALYSIS

Property A is a three and a half-story, +20,326 square foot former hotel built in 1965 situated on a 19.10 acre site
at 477-478 Atateka Drive. This property parcels’ border fronting Atateka Drive consists of 275.19 feet of road
frontage and 370.00 feet of water frontage along Friends Lake. It is further identified as tax parcel 136.2-1-8.

The subject’s main lodging structure is undergoing extensive renovations. The improvement “as is" comprised a
total of 28 rooms and a restaurant during its former use as a lodging facility. The exterior of the facility is still
largely intact with the asphalt shingle roof finishes still wholly intact and with a majority of the wood siding,
foundation areas, and window finishes intact minus the windows and portions of foundation that are boarded up
or covered, and a whole section on the southern side of the residence that is in the process of having the siding
replaced. The interior of the facility on all floors is completely gutted down to the studs. The first level has the
basic electrical work completed (current lighting in place only for construction use), the interior insulated, and
some areas have basic, unfinished sheet rocking installed or particle board in place. The second level is in similar
shape, but with portions of flooring missing looking down to the first level. The upper levels beyond the second
floor are in a similarly gutted state but with the floors wholly intact. The basic plumbing rough-ins are also in
place with basic piping seen throughout the residence and general plumbing infrastructure seen in the basement.
The basement space is to be utilized as spa space upon completion and none of this space is finished. Portions
of the basement areas appear to have been reinforced. Large swaths of concrete flooring are still under
construction with rebar set into the existing concrete and piping seen going along the span of the flooring. There
is an additional area in the basement that was further excavated with new piping installed in place. Other portions
of the basement have newly constructed wood framing with the wood framing existing on the perimeter being
insulated. Again, the basic electric and plumbing rough ins exist here. There is a separate area of the basement
housing the mechanicals. In the basement is a small apartment with basic living space, including a small kitchen,
living area, bedroom and bathroom with sheet rock wall finishes and wood laminate — likely the caretakers office.
The subject in its current state is uninhabitable. On the property are several other improvements including a barn
in average condition, a barn in fair condition, a shed and a quonset hut.
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Property B is a one and one half-story, 1,355 square foot single-family residence built in 1911 situated on a 0.33
acre site at 488 Atateka Drive. This property parcels’ border fronting Atateka Drive consists of 192.00 feet of road
frontage and is further identified as tax parcel 136.2-1-7. The exterior of the residence is comprised of
aluminum/vinyl siding with a pitched roof of asphalt shingling. The interior finishes are comprised of plaster or
wood wall finishes with hardwood floor finishes, vinyl floor finishes or carpeting within. There are areas within the
residence where the subflooring is exposed — some areas of the subflooring are stained. The interior comprises
four bedrooms, two bathrooms, a kitchen, living room and dining room. The interior finishes that aren't damaged
are generally dated. The residence is in fair condition overall.

This residence is separate from Properties A and C.
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Property C is a one and three quarter-story, 1,505 square foot single-family residence built in 1909 situated on a
50.65 acre site at 457 Atateka Drive. This property parcels’ border fronting Atateka Drive consists of 1,050 feet of
road frontage and is further identified as tax parcel 136.-1-4. The exterior of the residence is comprised of wodo
shake siding with a stone facade with a pitched roof of asphalt shingling and metal. The interior finishes are
comprised of plaster, drywall or wood wall finishes with hardwood floor finishes, tile floor finishes or wood
laminate finishes within. The interior comprises three bedrooms, three bathrooms, a kitchen, living room and
dining area. The interior finishes have been recently updated and the residence appears to have been adequately
maintained. The residence is in above average condition overall.

There is also a large barn located to the rear of the residence.
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Summary of Proposed Improvements Per HVS Feasibility Study
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ADA and
Environmental

Capital Expenditures

Construction Budget

kitchen within the lakeside cafe to service the needs of that outlet. These spaces
should be adequate for a hotel of this type and should allow for the efficient
operation of the property under competent management.

We assume that the property will be built according to all pertinent codes and brand
standards. Moreover, we assume its construction will not create any environmental
hazards (such as mold) and that the property will fully comply with the Americans
with Disabilities Act.

Our analysis assumes that the hotel will require ongoing upgrades and periodic
renovations after its opening in order to maintain its competitive level in this
market. These costs should be adequately funded by the forecasted reserve for
replacement, as long as hotel staft employs a successful, ongoing preventive-
maintenance program.

The construction budget for the 59-room subject hotel, as provided by the project
developer, is illustrated in the following table.
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HIGHEST AND BEST USE — PROPERTIES A+C

HIGHEST AND BEST USE CRITERIA
The Dictionary of Real Estate Appraisal, Fifth Edition (2010), a publication of the Appraisal Institute, defines the
highest and best use as:

The reasonably probable and legal use of vacant land or an improved property, which is
physically possible, appropriately supported, financially feasible, and that results in the highest
value. The four criteria the highest and best use must meet are legal permissibility, physical
possibility, financial feasibility, and maximum profitability.

To determine the highest and best use we typically evaluate the subject site under two scenarios: as if vacant and
as presently improved. In both cases, the property’s highest and best use must meet the four criteria described
previously.

PROPERTY A, C
HIGHEST AND BEST USE OF SITE AS IF VACANT

Legally Permissible

The legally permissible uses the yard bulk requirements are included in the Addendum of this report. Property A
is a pre-existing non-conforming use and Property C is a legal conforming use according to the current zoning
ordinance. Prospectively, the Rural Zoning District allows for Tourist Accommodations, Bed and Breakfasts (as a
tourist accommodation) with site plan reviews and approval from the municipality as well as residential
development. The highest and best use as vacant that is legally permissible is for the development, either
residential or hospitality development as allowed by zoning.

Physically Possible

The physical possibility of a use is dictated by the size, shape, topography, availability of utilities, and any other
physical aspects of the site. Site dimensions and mostly level to slightly sloping topography allow for efficient
land utilization. Access is good via asphalt paved neighborhood streets. All common and available utilities
necessary have been extended to the site.

Financially Feasible and Maximally Productive

In order to be seriously considered, a use must have the potential to provide a sufficient return to attract
investment capital over alternative forms of investment. A positive net income or acceptable rate of return would
indicate that a use is financially feasible. Financially feasible uses are those uses that can generate a profit over
and above the cost of acquiring the site and constructing the improvements. Of the uses that are permitted,
possible, and financially feasible, the one that will result in the maximum value for the property is considered the
highest and best use.

Conclusion

| have considered the legal restrictions. | have analyzed the physical characteristics of the site and have considered
the financial feasibility to determine the use that is maximally productive. As vacant the highest and best use is
for residential or properly planned hospitality uses due to the subject’s history and location.
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HIGHEST AND BEST USE OF PROPERTY AS IMPROVED
The Dictionary of Real Estate Appraisal defines highest and best use of the property as improved as:

The use that should be made of a property as it exists. An existing improvement should be
renovated or retained “as is” so long as it continues to contribute to the total market value of
the property, or until the return from a new improvement would more than offset the cost of
demolishing the existing building and constructing a new one.

In analyzing the Highest and Best Use of a property as improved, it is recognized that the improvements should
continue to be used until it is financially advantageous to alter physical elements of the structure or to demolish
it and build a new one. In Property A’s case, the former hotel is proposed to undergo extensive renovations with
proposals in place to construct a resort. In the process of researching the Subject market, | have determined that
the Subject improvements of Property C are substantial enough and in good enough condition that they add
value to the site and it would not be economically justified to remove them at the present time.

In consideration of the Subject’s location, zoning, surrounding uses and condition of current improvements, the
highest and best use of the subject properties are to continue the past uses with proper planning and approvals.
Specifically, the proposed project expressly outlined to us in the documentation provided by HVS.
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HIGHEST AND BEST USE — PROPERTY B

HIGHEST AND BEST USE CRITERIA
The Dictionary of Real Estate Appraisal, Fifth Edition (2010), a publication of the Appraisal Institute, defines the
highest and best use as:

The reasonably probable and legal use of vacant land or an improved property, which is
physically possible, appropriately supported, financially feasible, and that results in the highest
value. The four criteria the highest and best use must meet are legal permissibility, physical
possibility, financial feasibility, and maximum profitability.

To determine the highest and best use we typically evaluate the subject site under two scenarios: as if vacant and
as presently improved. In both cases, the property’s highest and best use must meet the four criteria described
previously.

PROPERTY B

HIGHEST AND BEST USE OF SITE AS IF VACANT

Legally Permissible

The legally permissible uses the yard bulk requirements are included in the Addendum of this report. Property B
is a legal conforming use according to the current zoning ordinance.

Physically Possible

The physical possibility of a use is dictated by the size, shape, topography, availability of utilities, and any other
physical aspects of the site. Site dimensions and mostly level to slightly sloping topography allow for efficient
land utilization. Access is good via asphalt paved neighborhood streets. All utilities necessary have been extended
to the site.

Financially Feasible and Maximally Productive

In order to be seriously considered, a use must have the potential to provide a sufficient return to attract
investment capital over alternative forms of investment. A positive net income or acceptable rate of return would
indicate that a use is financially feasible. Financially feasible uses are those uses that can generate a profit over
and above the cost of acquiring the site and constructing the improvements. Of the uses that are permitted,
possible, and financially feasible, the one that will result in the maximum value for the property is considered the
highest and best use.

Conclusion

| have considered the legal restrictions. | have analyzed the physical characteristics of the site and have considered
the financial feasibility to determine the use that is maximally productive. | believe residential or commercial use
would be a likely use at the Subject site if vacant. Considering the Subject site's physical characteristics and
location, as well as the state of the local market, the Highest and Best Use of the Subject site as if vacant would
be for residential development.

HIGHEST AND BEST USE OF PROPERTY AS IMPROVED
The Dictionary of Real Estate Appraisal defines highest and best use of the property as improved as:

The use that should be made of a property as it exists. An existing improvement should be
renovated or retained “as is” so long as it continues to contribute to the total market value of
the property, or until the return from a new improvement would more than offset the cost of
demolishing the existing building and constructing a new one.

In analyzing the Highest and Best Use of a property as improved, it is recognized that the improvements should
continue to be used until it is financially advantageous to alter physical elements of the structure or to demolish
it and build a new one. In the process of researching the Subject market, | have determined that the Subject
improvements are substantial enough and in good enough condition that they add value to the site and it would
not be economically justified to remove them at the present time.

In consideration of the Subject’s location, zoning, surrounding uses and condition of current improvements, the
highest and best use for the Subject is for its current use as a residential property.
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APPRAISAL METHODOLOGY

The appraiser has three approaches from which to select when appraising real estate for market value: cost, sales
comparison and income capitalization. The inherent strengths of each approach and the nature of the Subject
property must be evaluated to determine which will provide supportable estimates of market value. The appraiser
then selects one or more of the appropriate approaches in arriving at a final value estimate.

The cost approach estimates market value by computing the current cost of replacing the property and
subtracting any depreciation resulting from deterioration and obsolescence. The value of the land is then added
to the depreciated value. The cost approach is most reliable for estimating the value of new properties.

The sales comparison approach estimates the value of a property by comparing it to similar properties sold on
the open market. To obtain an estimate of value, the sales price of a comparable property must be adjusted to
reflect any dissimilarity between it and the Subject.

The income capitalization approach analyzes a property's ability to generate financial returns as an investment.
The two methods used to estimate value via this approach include direct capitalization and a discounted cash
flow. If necessary, a reconciliation of a final estimate of value within this approach is provided.

The final step in the valuation process is the reconciliation of the value indications. Factors that are considered in
assessing the reliability of each approach include the purpose of the appraisal, the nature of the Subject property,
and the reliability of the data used. In the reconciliation, the applicability and supportability of each approach are
considered and the range of value indications is examined. The most weight is given to the approach that
produces the most reliable solution and most reflects the criteria used by typical investors. Our experience with
numerous buyers and sellers indicates that the procedures used in estimating market value by the sales
comparison approach is comparable to those investors who constitute the marketplace. For this reason, the sales
comparison approach produces the most supportable value estimate and is given sole weight in the valuation
process. Due to the nature of this project, the cost and income approaches were also considered but not utilized.
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SALES COMPARISON APPROACH - PROPERTIES A, B AND C

The Sales Comparison (Market Data) Approach to Value is a process of comparing market data; that is, the price
paid for similar properties, prices asked by owners, and offers made by prospective purchasers willing to buy,
rent or lease.

Market data is good evidence of value because it represents the actions of users and investors. The Sales
Comparison Approach is based on the principle of substitution, which states that a prudent person will not pay
more to buy or rent a property than it will cost him to buy a comparable substitute property. The Sales
Comparison Approach recognizes that the typical buyer will compare asking prices and work through the most
advantageous deal available. In the Sales Comparison Approach, the appraisers are observers of the buyer's
actions. The buyer is comparing those properties which constitute the market for a given type and class.

IMPROVED AND UNIMPROVED COMPARABLE SALES

Our selection of comparable sales is based upon a comprehensive search for transactions of improved properties
that are expected to be similar to the subject properties. We searched for sales of properties in the subject market
area and throughout the region. From these reviewed sales, we have chosen several vacant land transactions for
further review and consideration in the development of an indication of value via this approach for the valuation
of subject Property A, as well as improved properties for Properties B and C. All three of these properties were
valued separately. We are valuing Property A as if it was vacant to determine the value of the site.

Note: Our estimate of value of the subject property is based on the assumption that the plans provided in
the HVS Proposed Balsam House Report and Feasibility Study accurately reflect what is proposed to be
developed. Our estimate of value provided is for this project specifically and for no other project. If the
plans significantly deviate from what is proposed, then the value of the current improvements on site are

apt to change.
Based on the HVS report, the subject properties are to combine Properties A and C for use as one large

69.75-acre parcel for the development of the various improvements involved in this project, and to use
Property B as a separate residential property.

However, we have valued each property separately, as requested.

56|P AGE



Sales for Valuation of Property A Land Value

L-1
31 McPhillips Dr
Chester, New York
Warren County

Transaction Data Property Data

Date of Sale December 28, 2020 Parcel Number 136.-1-19

Interest Conveyed Fee Simple Property Class Forest s480/Private Forest
Market Conditions Typical Location Rural - Lakeside

Conditions of Sale Normal Shape Irregular

Buyer Alpine Meadows, LLC Topography Rolling

Seller McPhillips Properties LLC Utilities at Roadside E

Sales Price $1,878,328 Zoning CZ;—\-Moderate Intensity/Rural
Land Size (ac) 183.50 Confirmation Assessor Records, GIS, MLS
Price Per Acre $10,236

Comments Vacant waterfront land with ~3993 feet of waterfront on Friends Lake (per tax map), and

an inlet to the north. The sale was originally marketed as "ready for development" with
51 acres of cleared land for 8 homes with lake access or an estate. The listing agent for
the sale indicated that the lot was purchased for the construction of a single family
residence. Included are boathouse, dock, sandy beach front. Adjacent to the subject
parcel. Wetlands on site towards the lakeside.
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Transaction Data

Date of Sale
Interest Conveyed

Market Conditions
Conditions of Sale
Buyer

Seller

Sales Price

Land Size (ac)

Price Per Acre

Comments

L-2

887 Atateka Dr
Chester, New York
Warren County

September 3, 2024
Fee Simple

Typical
Normal

Unknown

DelLuke Friends Lake Prop

$512,500
5.59

$91,682

Property Data
Parcel Number
Property Class
Location

Shape

Topography
Utilities at Roadside
Zoning

Confirmation

120.7-1-2.4

Vacant Land with Improvement
Rural - Lakeside

Irregular

Level

E

APA-Moderate Intensity

Assessor Records, GIS, MLS

Vacant waterfront land with ~472 feet of waterfront on the northern side of Friends
Lake. Reportedly the house site and septic location are APA approved and perc tests
have been done. Association Fees of $675 a year but with access to a near by
common area for the association and boat dock. Barn on site in fair condition.
Wetlands to the front of the site. Singular building lot approved. Price could only be
confirmed through broker records.
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L-3
1295 NYS Route 86
North Elba, New York
Essex County

Transaction Data Property Data
Date of Sale January 26, 2023 Parcel Number 41.2-4-15.100
Interest Conveyed Fee Simple Property Class Rural Vacant Land
Market Conditions Typical Location Residential-Pondside
Conditions of Sale Normal Shape Irregular
Buyer Sv?lzlg:nagsl\s/lc'(enz'e Topography Sloping
Seller Saranac Lake Golf Club Utilities at Roadside E
APA-Moderate Intensity/Low
Sales Price $750,000 Zoning Intensity/Resource Mgmt
(Island)
Land Size (ac) 140.89 Confirmation Assessor Records, GIS, MLS
Price Per Acre $5,323
Comments Located adjacent to the Saranac Lake Golf Course in Ray Brook, it adjoins State land

and is classified by the APA as both Moderate Intensity and Low Intensity.
Approximiately 1,512 feet of waterfront on site based on aerial measurements. Small
island off the shore. Marketed as potential residential, camp ground, housing or
recreational land. Utilities easement runs near the pond.
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Transaction Data
Date of Sale
Interest Conveyed
Market Conditions
Conditions of Sale
Buyer

Seller

Sales Price

Land Size (ac)

Price Per Acre

Comments

L-4

12-26 Ted's Way Trout Lake Road
Bolton, New York
Warren County

February 24, 2022
Fee Simple
Typical

Normal

Craig Brown
Thomas Sabatino
$700,000

12.53

$55,866

Property Data
Parcel Number
Property Class
Location

Shape

Topography
Utilities at Roadside
Zoning

Confirmation

185.00-1-31.1/31.2/31.3/31.4
Residential Vacant Land
Residential-Waterside
Irregular

Sloping

E

RCL-3

Assessor Records, GIS, MLS

Four parcels of land fronting Trout Lake with ~967 feet of frontage in total. Assessor
records indicate all four lots sold separately on separate deeds from the same owner to
the same buyer. Broker records indicate the transaction involved the sale of all four
lots.Reportedly the lots are APA, Storm Water & Town approved with Road, Storm
Water, Septic & Well to be installed by buyer. Some wetlands on site.

60|P AGE



VACANT LAND SALES ADJUSTMENT GRID/VALUE INDICATION SUMMARY

Elements of Comparison Subject L-1 L-2 L-3 L-4
Property A Only Atateka Dr 31 McPhillips Dr 887 Atateka Dr 1295 NYS Route 86 12-26 Teds Way
Chester, NY Chester, NY Chester, NY North Elba, NY Bolton, NY

Sale Price $1,878,328 $512,500 $750,000 $700,000
Land Size (acres) 19.10 183.50 5.59 140.89 12.53
Price Per Acre $10,236 $91,682 $5,323 $55,866
Topography Mostly lg\;?r:éovilngﬁ;gs- Rolling - Some Wetlands Generawei;ﬁ:-s Sloping - Wetlands ~ Sloping - Some Wetlands
Shape Irregular Irregular Irregular Irregular Irregular
Utilities to Site E E E E E

Functional Utility

Developable Land - 370
Feet of Friends Lake

Res Land/Potential for
Subdivision "Ready for
Development" - Bthouse,

Waterfront Dock, Sandy Beach - 3993 ft

of Friends Lake Frontage

Residential Land - ~472
feet of Friends Lake
Waterfront. Approved for
Development (One
building site). Part of an

Residential Land -
Potential Campground,
Housing Uses or
Recreational Uses -
~1,512 feet of Wolf Ponc
Frontage with island -

Residential Land - All Lots

Town and APA Approved.

Multiple Building Lots - 967
ft of Trout Lake Front

HOA Utilities Easement

Effective Date/Date of Sale TBD 28-Dec-20 03-Sep-24 26-Jan-23 24-Feb-22
Adjustments for Transaction Characteristics (whole to whole)
Property Rights Conveyed Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple
Adjustment 0.00% 0.00% 0.00% 0.00%
Adjusted Sale Price $1,878,328 $512,500 $750,000 $700,000
Financing Terms Market Similar Similar Similar Similar
Adjustment 0.00% 0.00% 0.00% 0.00%
Adjusted Sale Price $1,878,328 $512,500 $750,000 $700,000
Conditions of Sale Arm's Length Typical Typical Typical Typical
Adjustment 0.00% 0.00% 0.00% 0.00%
Adjusted Sale Price $1,878,328 $512,500 $750,000 $700,000
Market Conditions Typical Typical Typical Typical
Adjustment 8.00% 0.00% 2.00% 4.00%

$2,028,594 $512,500 $765,000 $728,000

Adjusted Sale Price

Adjustments for Property Characteristics

Location
Adjustment

Land Size (acres)
Adjustment
Topography
Adjustment
Shape
Adjustment

Utilities to Site

Adjustment

Functional Utility

Rural - Lakeside (Friends
Lake)

19.10

Mostly level to sloping -
Some Wetlands

Irregular

Developable Land - 370
Feet of Friends Lake

Rural - Lakeside (Friends
Lake)

0.00%

183.50
-40.00%

Rolling - Some Wetlands

0.00%

Irregular

0.00%

E
0.00%

Res Land/Potential for
Subdivision "Ready for
Development" - Bthouse,

Waterfront Dock, Sandy Beach - 3993 ft

of Friends Lake Frontage

Rural - Lakeside (Friends
Lake)

0.00%
5.59
0.00%

Generally Level-
Wetlands

10.00%

Irregular

0.00%

E
0.00%

Residential Land - ~472
feet of Friends Lake
Waterfront. Approved for
Development (One
building site). Part of an

Rural - Inferior (Wolf
Pond)

30.00%
140.89
-40.00%

Sloping - Wetlands

10.00%

Irregular

0.00%

E
0.00%

Residential Land -
Potential Campground,
Housing Uses or
Recreational Uses -
~1,512 feet of Wolf Ponc
Frontage with island -

Rural - Lakeside (Trout
Lake)

0.00%

12.53
0.00%

Sloping - Some Wetlands

0.00%

Irregular

0.00%

E
0.00%

Residential Land - All Lots

Town and APA Approved.

Multiple Building Lots - 967
ft of Trout Lake Front

HOA Utilities Easement
Adjustment -30.00% -10.00% 0.00% -10.00%
Net Adjustment-% -70.00% 0.00% 0.00% -10.00%
Net Adjustment-$ -$1,420,016 $0 $0 -$72,800
Final Adjusted Unit Price
$608,578 $512,500 $765,000 $655,200
Estimated Value Whole to Whole $660,000
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Unit of Comparison:

We have determined price on a whole to whole basis is the relevant unit of comparison for the subject property
due to its smaller size. Price on a whole to whole basis of each sale is related and adjusted to match the unique
characteristics of Subject.

Market Conditions:
Market trending of 2.00% per year is applicable between the sale date of each comparable and the effective date
of appraisal as elaborated upon after the sales comparison approach.

Elements of Comparison:

Elements of comparison are characteristics of real property that cause prices paid for real estate to vary. Elements
of comparison include Property Rights, Financing, Conditions of Sale (motivation), Date of Sale (improving or
declining market conditions) are considered and adjusted sequentially. Adjustments are necessary to equate
physical attributes including Location, Land Size, Access, Zoning etc.

Summaries of adjustments with explanations follow. The Sales Comparison Approach is most relevant when like-
kind properties can be identified and effectively compared to the unique characteristics of the Subject property.

Location/Access:

Location adjustments are made to comparable sales to recognize perceived value differences in relation to
neighborhood influences, and overall market demand. The subject and sales 1-2 are parcels of lakefront land on
Friends Lake. Sale 4 is located on Trout Lake located east of Lake George — no adjustments were warranted to
either of these sales. Sale 1 is located adjacent to the subject. Sale 3 is on a smaller pond north of the subject
near Saranac Lake and Lake Placid. No adjustments specifically for its location near either of these municipalities
were made as the subject is located in an equally comparable location with Gore Mountain to the north, Lake
George to the east and Saratoga Springs to the south. It was however adjusted for its location on a smaller
waterbody and was adjusted upwardly.

Land Area:

The differential between acreage contained to the Subject (19.10 acres) and sales 1+3 are large enough to
warrant adjustments.

Topography:

Topography can affect the construction capabilities of a property. The topography of the subject and sales 1 and
4 are not such that developmental capabilities are affected adversely and were not adjusted on this basis. Sale 2-
3's topography in part because of the location of its wetlands (Sale 2) and/or the steeper topography (sale 3)
potentially adversely affect the developmental capabilities of these sales which were adjusted upwardly.

Shape:

The shape of the subject and sales are not such that it would affect the developmental capabilities or enjoyment
of the site and no adjustments were made.

Utilities to Site:
Utility adjustments are made to comparable sales to recognize perceived value differences from the Subject,
which has Electric access. Sales 1-4 have electric access only. No adjustments were warranted.

Functional Utility:

The subject situates a former hospitality property with several improvements on site with plans in place to
construct a new hospitality property.

Sale 1 is marketed as “ready for development” with the potential for several residential sites to be developed.
Sale 1 also has 3,600+ more feet of lake frontage on Friends Lake in comparison to the subject along with a
variety of improvements on site (boathouse, dock), beach access and an inlet. The overall functionality brought
on upon the site layout and site improvements and the fact it was an approved lot is superior to that of the
subject and was adjusted downwardly.

Sale 2 is an approved site for a singular residence. The frontage on Friends Lake is roughly similar and the location
of the site within an HOA grants access to a common area and dock area. The sale was adjusted downwardly
because of its superior amenities and because it is an approved site but to a lesser extent as the developmental

62|P AGE



capabilities are limited beyond at of a single residence.

Sale 3 is marketed as having potential for residential use or campground/housing uses and no adjustments were
considered to these sales. However, to the best of our knowledge and based on broker data available this lot has
not been approved for whatever development is to come. Sale 3 has 1,100+ more feet of waterfrontage on wolf
pond along with an island encompassing part of the parcel. However, its developmental capabilities may be
hindered by the utility easement running near the pond and through the parcel. These factors negate each other
— no adjustments were made.

Sale 4 comprises four separate approved lots and comprises 967 feet of Trout Lakefront space. The sale was
adjusted downwardly for its pre-approvals and because of its increased waterfrontage.

Taking into consideration the similarities in utility, location and size, sales 1 and 4 were given the most weight in
this valuation. As such, we have reconciled to a rate of $660,000.
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DETERMINATION OF THE VALUE OF THE EXISTING IMPROVEMENTS ON SITE

Identifying the current improvements/Determining the State of Completion of Existing Improvements

Property A comprises a three and a half-story, +20,326 square foot former hotel built in 1965 situated on a 19.10
acre site at 477-478 Atateka Drive. This property parcels’ border fronting Atateka Drive consists of 275.19 feet of
road frontage and 370.00 feet of water frontage along Friends Lake. It is further identified as tax parcel 136.2-1-
8.

The improvement “as is” comprised a total of 28 rooms and a restaurant during its former use as a lodging facility.
The exterior of the facility is still largely intact with the asphalt shingle roof finishes still wholly intact and with a
majority of the wood siding, foundation areas, and window finishes intact minus the windows and portions of
foundation that are boarded up or covered, and a whole section on the southern side of the residence that is in
the process of having the siding replaced. The interior of the facility on all floors is completely gutted down to
the studs. The first level has the basic electrical work completed (current lighting in place only for construction
use), the interior insulated, and some areas have basic, unfinished sheet rocking installed or particle board in
place. The second level is in similar shape, but with portions of flooring missing looking down to the first level.
The upper levels beyond the second floor are in a similarly gutted state but with the floors wholly intact. The
basic plumbing rough-ins are also in place with basic piping seen throughout the residence and general plumbing
infrastructure seen in the basement. The basement space is to be utilized as spa space upon completion and
none of this space is finished. Portions of the basement areas appear to have been reinforced. Large swaths of
concrete flooring are still under construction with rebar set into the existing concrete and piping seen going
along the span of the flooring. There is an additional area in the basement that was further excavated with new
piping installed in place. Other portions of the basement have newly constructed wood framing with the wood
framing existing on the perimeter being insulated. Again, the basic electric and plumbing rough-ins exist here.
There is a separate area of the basement housing the mechanicals. In the basement is a small apartment with
basic living space, including a small kitchen, living area, bedroom and bathroom with sheetrock wall finishes and
wood laminate — likely the caretakers office.

Based on what was observed on site, we have utilized separate third-party data to determine a rough estimate
of the current state of completion in terms of stages:
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At present, the majority of Stage One is complete, with the lot having been already cleared, the well and septic
systems already in place, and with the rough basement finishes (minus the finishing that needs to be done to
turn the space into the future spa area) mostly completed as there appeared to be active excavating that was
being performed in the basement at the time.

In regard to Stage Two, the roof framing and finishes already exist and the wall framing and partitions are already
in place. The windows, doors, fireplace/chimney areas, and trim also already exist minus the portions that are
boarded up or missing and are to be replaced. It should be noted however that in this stage, some of the floor
finishes on the second level have not been completed.

In regard to Stage Three, the siding, minus the siding on the southern end is intact, the plumbing, electric and
heat rough ins already exist, and the structure is mostly insulated. This is approximately the stage where the
subject currently exists halfway into stage three as the residence is wholly still in a gutted state.

Taking into account the work seen on site, we estimate that the subject premises at it stands with its +20,326
square feet of space is ~50% complete.

Identifying the proposed improvements

"As complete”, the basic footprint of the £20,326 square foot lodging facility will still remain, but with of 49 guest
rooms (21 rooms will be added) instead of the previous 28 guest rooms. (This does not include the 10, two-
bedroom cabins to be built elsewhere on site that don't exist yet). The additional guest rooms will be built into
the existing footprint along with an additional +4,000* (*per our estimates) square feet of space to accommodate
these spaces. The spa area will be built into the basement (10,000 square feet per client provided documentation)
and a 5,000 square foot event space will be newly constructed adjacent to the main structure. These
improvements will add approximately 19,000 square feet of space to the main structure or +39,326* (*based on
our estimates) square feet in total between the new improvements.

Determining the estimated percentage of work completed on the existing improvements (+20,326 square
feet in total) in comparison to the total size of the proposed improvements (+39,326 square feet in total)

As it stands, none of the proposed improvements are constructed/built out yet. The subject’s current
improvement size on the date of inspection is +20,326 square feet. The square footage amount being added to
the base size of the existing structure is ~19,000 square feet (+4,000 sg. ft. in additional rooms, 5,000 sg. ft. event
space, 10,000 sg. ft. spa). The combined size of these two spaces is £39,326 square feet. The base size of +20,326
square feet “as is” is approximately 52% when of the subject’s total proposed improvement size of +39,326 square
feet (20,326 "as is" sq. ft. divided by +39,326 “total proposed” sq. ft. equals 0.52 or 52%). Based on these
measurements and calculations, we can determine that only 52% of the subject’s total proposed square footage
(39,326 sq. ft.) exists on site.

As previously determined, we estimated that the subject’s existing improvements are halfway or 50% of the way
to completion. As only 50% of the existing structure is completed per our previous analysis, and as only 52% of
the subject’s existing space (£20,326 sq. ft.) makes up the total proposed construction plans (39,326 sq. ft.), we
can determine that only 26% of the total proposed subject improvements have been completed/exist. (50% of
52% is 26%)

Determining the estimate of value via the provided project budget after completion percentage estimates

As previously stated, we have estimated and determined the total state of completion of the proposed project
at a rate of 26% completed. To determine the value of the subject improvements, we will be utilizing client
provided data outlining the Hard Cost and Site Improvements of the Proposed Improvements.
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ARMSTRONG APPRAISALS, LLC
PROPOSED RESORT — TOWN OF CHESTER, NEW YORK
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Only the section in red is

being utilized.

The outlined Hard Costs and Site Improvements in the grid equate to a total estimated cost of $19,641,330 which
takes into account the sum of funds needed to complete the proposed structure to 100% completion and does
not include land value. As previously stated, only 26% of the proposed structure has been estimated to have been
completed. A 26% completion rate of a $19,641,330 Hard Cost and Site Improvement budget is $5,106,745.80.
which reflects the estimated figure representing the subject “as is” which is, in our estimates, 26% completed. Our
estimate of value of the current improvements on site is $5,106,745.80.

Including the previously estimated land value ($660,000), our new estimate of value is $5,766,745.80 rounded to
$5,770,000.
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SALES COMPARISON APPROACH — PROPERTY B ONLY

The Sales Comparison (Market Data) Approach to Value is a process of comparing market data; that is, the price
paid for similar properties, prices asked by owners, and offers made by prospective purchasers willing to buy,
rent or lease.

Market data is good evidence of value because it represents the actions of users and investors. The Sales
Comparison Approach is based on the principle of substitution, which states that a prudent person will not pay
more to buy or rent a property than it will cost him to buy a comparable substitute property. The Sales
Comparison Approach recognizes that the typical buyer will compare asking prices and work through the most
advantageous deal available. In the Sales Comparison Approach, the appraisers are observers of the buyer's
actions. The buyer is comparing those properties which constitute the market for a given type and class.

IMPROVED COMPARABLE SALES

Our selection of comparable sales is based upon a comprehensive search for transactions of improved properties
that are expected to be similar to the subject property. We searched for sales of properties in the subject market
area and throughout the region. From these reviewed sales, we have chosen three primary transactions for further
review and consideration in the development of an indication of value via this approach.

Map of Comparables
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FEATURE SUBJECT COMPARABLE SALE WD 1 COMPARABLE SALE NO_2 COMPARABLE SALE MO 3
438 ATATEKA DR 4599 STRT & 155 WHITE SCHOOLHOUSE RD | 3872 3STRT 8
scdmzs CHESTER, NY JOHMNSBURG, NY CHESTER, MY JOHMNSBURG, NY
P rowimisy o Subject 4.90 miles NW 4.14 miles NW 5.23 miles NW
] 1 130,000 ] 120,000 1 163,500
] 000 =g |3 8371sgh $ 714353 $ 11588 sqx
MLS, ASSESSOR RECORDS |ML3, ASSESSOR RECORDS [MLS, ASSESSOR RECORDS
MLS, ASSESSOR RECORDS |MLS, ASSESSOR RECORDS |MLS, ASSESSOR RECORDS
DESCRIPTION DESCRIPTION ) 5 Adusment DESCRIPTION ) Shduemen DESCRIPTION +{) SAdgummen
CONVENTIOMNAL CASH CASH
MNOMNE MOTED NOMNE MOTED MNOMNE NOTED
01/10i2024 071212024 01192024
RURAL RES RURAL RES RURAL RES RESCOMMBUSY 16,350
FEE SIMPLE FEE SIMPLE FEE SIMPLE FEE SIMPLE
0.33ACRES 1.65 ACRES -6,500 |4 23 ACRES -19,500)1.05 ACRES 0
AVERAGE AVERAGE AVERAGE LIMITED) MILL CRKVIEWS -10,000
OLD STYLE OLD STYLE LOG STYLE -12,000| CAPE COD
AVERAGE AVERAGE AVERAGE AVERAGE
Actual Age 113 YEARS 127 YEARS 0124 YEARS TAYEARS -5,000
FAIR FAIR FAIR TO POOR 10,000 | AVERAGE/ANG+ -40,000
Taxal |Edms Bae Tixal |Edme Badr 3,000 Taal |Edms Gaie 0| 7oed [5etme B 3,000
8|4 2.0 6|3 1.1 2000)8 |4 1.0 4 000 3 1.0 4,000
Gross Lving 22 20,00 1,355 sq 2 155394 -4,000 1,680 sq -6,500 1,411 sq 0 0
Basement & Finished PARTIAL PARTIAL CRAWLSPACE 1,000 | CRAWLSPACE 1,000
UNFIMISHED UMFINISHED
AVERAGE AVERAGE AVERAGE AVERAGE
FWA NOMNE FWA NONE FWA NONE FWA NONE
MNOME NOME NOME MNOME
1-CAR 1-CAR NOME 2 500]1-CAR
PORCHES DECK, PORCH 0 |PATIO 2,500|PORCH 2500
MNOME WIS -1,000 | WIS -1,000 |NOME
NOME NONE BRH4CABIN (FAIRPR) MO ADJ [MONE
MNOME NOMNE SMALL CREEK -2,000 | Some Mill Craekiront -10,000
]+ MI- s 600 1+ [XI- [s 21000 ]+ [XI- 1 41,150
Mz ad  -B.0% Mesagi -T17.5% MetAdi -25. 2%
GrosAd 12.7% |3 123,500 | Gessadd. 50.8% |3 99 000 | Grossagr 58.0% |3 122,350

Each Sale is compared to the Subject for characteristics which include Conditions, Location, Actual Age, Functional

Utility, Gross Living Area, Views, Residence and Land Size, Quality/Appeal and Overall Condition.

The Subject and Sales 1-2 are located in similarly comprised rural residential locales — no adjustments were

warranted. Sale 3 is located in a mixed use residential-commercial neighborhood with increased noise and traffic

and is located directly across from a self-storage facility which could bring even more noise and traffic into the

area and was adjusted upwardly for its inferior location. Site size adjusted at $5,000/acre. Bedrooms adjusted by

$3,000 each, half baths by $2,000 each, and baths by $4,000 each. Sale 2's general condition is inferior to that of

the subject and was adjusted upwardly. The barn and cabin on the site of sale 2 are reportedly in fair to poor

condition and were not given any value. The interior of sale 3 has been more adequately maintained in

comparison to the subject and was adjusted downwardly. Age adjustments of $2,000/decade warranted if there

is a disparity in age beyond 30 years. The creek views of sale 3 are superior to that of the subject’s forested views

and were adjusted downwardly. Positive and negative site improvement attributes were adjusted accordingly.

Seller's Concessions are prevalent in the Subject’s market area.

Our estimate of value based on the sales grid above equates to $115,000.

Estimate Value via Sales Comparison Approach is $115,000.
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SALES COMPARISON APPROACH - PROPERTY C ONLY

The Sales Comparison (Market Data) Approach to Value is a process of comparing market data; that is, the price
paid for similar properties, prices asked by owners, and offers made by prospective purchasers willing to buy,
rent or lease.

Market data is good evidence of value because it represents the actions of users and investors. The Sales
Comparison Approach is based on the principle of substitution, which states that a prudent person will not pay
more to buy or rent a property than it will cost him to buy a comparable substitute property. The Sales
Comparison Approach recognizes that the typical buyer will compare asking prices and work through the most
advantageous deal available. In the Sales Comparison Approach, the appraisers are observers of the buyer's
actions. The buyer is comparing those properties which constitute the market for a given type and class.

IMPROVED COMPARABLE SALES

Our selection of comparable sales is based upon a comprehensive search for transactions of improved properties
that are expected to be similar to the subject property. We searched for sales of properties in the subject market
area and throughout the region. From these reviewed sales, we have chosen three primary transactions for further
review and consideration in the development of an indication of value via this approach.

Under the extraordinary assumption the same parties will retain ownership of both of these parcels so
Property C can access the waterfront of Property A.

Map of Comparables
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FEATURE SUBJECT COMPARABLE SALE NO. 1 COMPARABLE SALE NO_2 COMPARABLE SALE NO. 3 COMPARABLE SALE NO. 4
457 ATATEKA DR 1588 5 JOHNSBURG ROAD 250 TRIPP LAKE ROAD 466 ATATEKA DR 53 PINE NOTCH ROAD
ngemss CHESTER, NY JOHMSBURG, NY CHESTERTOWM, MY CHESTER, NY CHESTERTOWM, MY
Prowimiy 1o Subject 5.50 miles SW 2 21 miles SE 0.07 miles NE 3.81 miles NE
3 3 350,000 3 450,000 5 419,000 ] 588,000
] 000 scu |5 218.20 sq. it $ 3406550 2 3 45943 sq 2 5 318.18 so it
MLS, ASSESSOR RECORDS |MLS, ASSESSOR RECORDS |MLS, ASSESSOR RECORDS |MLS, ASSESS0OR RECORDS
MLS, ASSESSOR RECORDS |MLS, ASSESSOR RECORDS |MLS, ASSESSOR RECDRDS |MLS, ASSESSOR RECORDS
DESCRIPTION DESCRIPTION ) § Acpzamart DESCRIPTION ) ShAduamane DESCRIPTION ) SAgumment DESCRIFTION 15 Admert
CONVENTIONAL CASH CONVENTIONAL CONVENTIONAL
NONE MOTED NONE MOTED NONE MOTED NOMNE NOTED
1142112023 10/09/2024* 021232024 07/01/2024
RURAL RES RURAL RES RURAL RES L AKESIDE MO ADJ |RURAL RES RURAL RES
FEE SIMFLE FEE SIMFLE FEE SIMFLE FEE SIMFLE FEE SIMPLE
50.85 ACRES 8.50 ACRES 205 000 |0.78 ACRES 349,000 | 1.71 ACRES 342,500 || 50.95 ACRES ]
AVERAGE AVERAGE LAKE -45,000 | AVERAGE AVERAGE
QLD STYLE QLD STYLE RAMCH/ICONTEMP 0[LOG HOME -41,900 [[CONTEMP ORARY
AVERAGE AVERAGE AVERAGE AVERAGE AVERAGE
118 YEARS 85 YEARS 0|38 YEARS -15,000| 37 YEARS -16,000 |50 YEARS -13,000
AVERAGE+ AVERAGE+ AVERAGE+ AVGIAVG- 20,000 (AVERAGE+
Taeal [ s Tl o Bere -3,000 |7zl [5dms s 0 | 7oed [5aims s 0 [I7as |zam et -3,000
613 30 0] 4 21 200006 )3 20 4,000 3 20 4000 8 | 4 20 4000
1,505 sq.% 1,604 502 0 1,321 50 2 0 912 g it 29 500 1848 s = -17,000
FULL PARTIAL 1,000 [NOMNE 2,000 | FULL SLAB 2,000
UNFINISHED UNFINISHED FINISHED-E00SF -15,000
LAKE ACCESS* |AVERAGE 35 000 | DIRECT LKEFRONT -45 000 | Deeded Lke Access® MO ADJ |AVERAGE 58,800
HWEBB NONE FWA CAIR -5,000 |HWEBB NONE HWEB NOMNE HWBEB MOMNE 0
NONE NONE NONE NONE NONE
1-CAR 1-CAR 1-CAR 3-CAR -5,000 | 2-CAR -2,500
PorchiPatiol Deck PORCH PORCHES -2 500 |DECK, PORCH -2 500 |DECK, PORCH -2,500 [ PORCHES, DECKS -7,500
MISC BARN BARN (POOR) 5,000 |NONE 5,000 | BARN NOMNE 5,000
NONE NONE NONE NONE GARAGE WORKSHOP -5,000
FPL 1 WIS 1,000 |FPL FPL FPL, WIS -1,000
K- [ s 3500 K- [ s 252500 - - $ 315,600 + D 5 20,800
Metdg.  93.9% Netndl. 56.1% Nethdi. 75.3% et Ad 35%
of Comparables Grosad 99.9% |3 678,500 | Grossad. 103.9% |3 702 500 | Gross adj 113.7% [ 734 600 |[Grosad 20.2% |5 608,800

Each Sale is compared to the Subject for characteristics which include Conditions, Location, Actual Age, Functional

Utility, Gross Living Area, Views, Residence and Land Size, Quality/Appeal and Overall Condition. **Though sale

2's sale date exceeds the inspection date of the property it should be noted the valuation date is to be determined

— this is a valid sale.

The subject and Sales 1 and 3-4 are located in similarly comprised residential locales. Sale 2 is located on the

Tripp Pond waterside but no adjustments were made as to not double hit for the waterfrontage on the pond. The

subject is in generally above average condition overall with newer, higher quality interior finishes throughout.

Sale 3's interior has some items of deferred maintenance most notably missing floor finishes and was adjusted

upwardly for its inferior condition. Sale 2 has superior water views and was adjusted downwardly. Site size

adjusted at $7,000/acre. The site size adjustment was determined in part by a comparable land listing, listed as

“contingent” on MLS (retained in our files) that has deeded water access to Friends Lake and is 22.60 acres in size.

It is currently listed at $169,500 for 22.60 acres of land or $7,500/acre. A smaller land size adjustment of

$7,000/acre was utilized considering the subject’s larger lot size. Finished basement space adjusted at $25/sq. ft.

The log home styling of sale 3 is of a generally superior style point in this rural marketplace and was adjusted

downwardly. Age adjustments of $2,000/decade warranted if there is a disparity in age beyond 30 years.

Bedrooms adjusted by $3,000 each, half baths by $2,000 each, and baths by $4,000 each. *If Property C's and

Property A’'s ownership are under the same party, Property C could access Friends Lake through Property A. As

such, we are valuing Property C as if it has Lake Rights through Property A under the extraordinary assumption
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the parcels will be under the same ownership and access to the lake will be allowed. Sales 1 and 4 have no lake
access, frontage or rights and were adjusted upwardly. Sale 2 has immediate lake access/pond frontage on Tripp
Pond and was adjusted downwardly. Positive and negative site improvement attributes were adjusted

accordingly. Seller's Concessions are prevalent in the Subject’'s market area.

Sale 4 was given less consideration because of the larger size, younger age, and lack of lake access. It was only
considered for the similarities in site size. Our estimate of value based on the sales grid above equates to

$690,000.

Estimate Value via Sales Comparison Approach is $690,000.
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RECONCILIATION

The value indications from the approaches to value are summarized as follows:

SUMMARY OF VALUE CONCLUSIONS

Approach Utilized Value
Cost Approach N/A
Sales Comparison Approach
Property A $5,770,000
Property B $115,000
Property C $690,000
Income Approach N/A

In the sales comparison approach, the subject is compared to similar properties that have been sold recently or
for which listing prices or offers are known. The sales used in this analysis are considered highly comparable to
the subject, and the required adjustments were based on reasonable and well-supported rationale. In addition,
market participants are currently analyzing purchase prices on investment properties as they relate to available
substitutes in the market. Therefore, the sales comparison approach is considered to provide a reliable value
indication and has been given primary empbhasis in the final value reconciliation.

Based on the foregoing, the market value of the subject has been concluded as follows:

MARKET VALUE CONCLUSION
Property/Address Appraisal Premise Date of Value Est. Value
A 477-478 Atateka Drive, Chester Prospective Market Value Day of Plan Approval (TBD) $5,770,000
B 488 Atateka Drive, Chester Prospective Market Value Day of Plan Approval (TBD) $115,000
C 457 Atateka Drive, Chester Prospective Market Value Day of Plan Approval (TBD) $690,000

Note: Our estimate of value of the subject property is based on the assumption that the plans provided in
the HVS Proposed Balsam House Report and Feasibility Study accurately reflect what is proposed to be
developed. Our estimate of value provided is for this project specifically and for no other project. If the
plans significantly deviate from what is proposed, then the value of the current improvements on site are
apt to change.

Based on the HVS report, the subject properties are to combine Properties A and C for use as one large
69.75 acre parcel for the development of the various improvements involved in this project, and to use
Property B as a separate residential property.

However, we have also valued each property separately, as requested.
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LICENSES

EDUCATION

TECHNICAL
TRAINING

COURT
TESTIMONY

PROFESSIONAL
AFFILIATIONS/
and Subscriptions

QUALIFICATIONS

DAVID M. FONTANA
Armstrong Appraisals, LLC
888-788-3141

NY Certified General Real Estate Appraiser #46000026870 active
MA Certified General Real Estate Appraiser #100763 active

VT Certified General Real Lstate Appraiser #80-242 (secking renewal)
CT Certified General Real Estate Appraiser #RCG.0001550 retired
PA Certified General Real Hstate Appraiser 2005 retired

NH Certified General Real Estate Appraiser #NHCG-791 retired
NYS Qualified Instructor for Certified Appraisal Courses

INYS Certified Real FEstate Broker

Bachelor of Science in Finance, Canisius College, Buffalo, New York, 1990
Associate of Science in Business Administration, JCC, Watertown,
New York, 1988,

Up to date continuing education from the Appraisal Institute, Manfred Real
Estate Learning Center, and McKissock Learning, Continued education
courses ongoing from 1994 to present meeting all peneral certification and
licensing requirements.

New York State counties testimony provided in Supreme Court and Small
Claims Assessment Review cases includes Albany, Broome, Chenango,
Clinton, Columbia, Cortland, Delaware, Dutchess, Essex, Franklin, Fulrr_m,
Greene, Hamilton, Herkimer, Jefferson, Madison, Monroe, Montgomery,
New York, Oneida, Onondaga, Ontario, Orange, Oswego, Otsego,
Rensselaer, St. Lawrence, Saratoga, Schenectady, Schoharie, Suffolk, Ulster,
Warren, Washington, and Wayne.

Additional states testimony provided include Connecticut, Florida,
Massachusctts, New Jersey, Pennsylvania and Vermont.

Appraisal Institute, Upstate New York Chapter-Associate Member
Global MLS (GCAR), Greater Broome County Association of Realtors
(GBAR), One Key MLS, Columbia Greene Northern Dutchess Realtors
(CGND), Elmira-Corning Regional Association of Realtors (ECRAR),
Northern Adirondack Board of Realtors (NABOR]), St. Lawrence County
Board of Realtors, Central New York MLS (GSAR), Delaware-Otsego Board
of Realtors, MLS PINS — Massachusetts/Rhode Island
MLS-NNEREN/Prime MLS — VT, NH

Berkshire County, MA Board of Realtors

Saratoga County Chamber of Commerce, Schoharie County Chambers of
Commerce — individually, National Association of Realtors

Commercial and Industrial Real Estate Board (CIREB), CoStar, LoopNet,
IREM, AirDNA, RealtyRates, Corelogic, Real-Info, W5], Property Shark,

Mountainseed, LandMax, STDBonline, Imagemate (various counties)
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WORK
EXPERIENCE

APPRAISAL
EXPERIENCE

Armstrong Appraisals, LLC {Also Haggett Appraisal Service-Farms}
Commercial / Residential Apprﬂjscrf Owner 1994 1o Present

Heritage Prime Properdes, LLC {dba Armstrong Realty Group}
NYS Licensed Real Estate Broker/Owner
1999 to Present

GrievanceDay.com, LLC
Tax Grievance Specialist/ Owner
2014 to Present

Fleet National Bank

Managed Assets Field chrcscntaﬁvc,’ﬁ\ff‘
Foreclosure Specialist Covering NY, MA, CT, NJ, VT
1998 to 2004

Real Estate Appraisal Services, Inc.
Commercial Appraiser-Principal

1994 to 1998

Prudential - Blake Group
NYS License Real Estate Agent
1993 to 2010

Fleet Bank of New York

Appraisal Coordinator/Review Appraiser

Ordering and Reviewing Appraisals for all of NY State
1990 to 1997

Century 21 - McDonald Realty
1989 to 1991

Residential- Single, Double and Muld-Family Properties
Condominiums, Subdivisions, Mobile/ Modular Homes

Vacant Land- Residential, Subdivisions, Commercial and
Industrial, Agricultural, Rural Lands, Waterfront

Commercial- Retail Stores, Office Buildings, Restaurants,
Branch Banks, Railroad Corridors, Golf Courses,

Apartment Complexes, Hotels/Motels, Children’s Camps,
Reservoirs, Recreation Camps, Car Wash, Small Luxury Hortels,
Farms, Some Equipment, Mobile Home Parks

Industrial- Single and Multi-Story Warchouses, Factories,
Manufacturing Complexes and Industrial Parks

Several unique and specialty properties throughout
NY, MA, VT, PA, CT and NH
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GLOSSARY OF TERMS
Apartment: "A dwelling unit of one or more rooms designed to provide complete living facilities “

Administrative Expenses-Total: “cost of items related to property management, overhead, such as leasing; telephone, legal,
auditing, and other services; and leased furniture.”

As is Market Value: "The estimate of the market value of real property in its current physical condition, use, and zoning as of the
appraisal date (Proposed Interagency Appraisal and Evaluation Guidelines, OCC-4810-33p20)!

Cost to Cure: The cost to restore an item of deferred maintenance to new or reasonably new condition.t

Entrepreneurial Incentive: "The amount an entrepreneur expects to receive for his or her contribution to a project. Entrepreneurial
incentive may be distinguished from entrepreneurial profit (often called developer's profit) in that it is the expectation of future profit
as opposed to the profit actually earned on a development or improvement." $

Equalization Rates: The State of New York publishes equalization rates annually for every municipality in New York. Equalization
rates express the percentage of market value represented by assessed value. According to the New York State Office of Real
Property Services, "An equalization rate is computed by dividing the total assessed value of taxable real property by an estimated
total market value of the property in a city, town, or village as of a specified date.”
For example, an equalization rate of 90% indicates that assessed value is 90% of market value. The mathematical relationships
involved are expressed as follows:

+  Market Value x Equalization Rate = Assessed Value

+  Assessed Value +Equalization Rate = Market Value

Exposure Time:
1. The time a property remains on the market.
2. The estimated length of time the property interest being appraised would have been offered on the market
prior to the hypothetical consummation of a sale at market ‘value on the effective date of the appraisal; a
retrospective estimate based on an analysis of past events assuming a competitive and open market. " ¢

Extraordinary assumption: "An assumption, directly related to a specific assignment, which, if found to be false, could alter the
appraiser's opinions or conclusions. Extraordinary assumptions presume as fact otherwise uncertain information about physical,
legal, or economic characteristics of the Subject property; or about conditions external to the property such as market conditions
or trends; or about the integrity of data used in an analysis. (USPAP, 2010-2011 ed.)" !

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

Garden/low-rise apartments: A multi-family development of two- or three-story walk-up structures built in a garden-like setting;
customarily a suburban or rural-fringe development. "™

Highest and Best Use: "The reasonably probable and legal use of vacant land or an improved property that is physically possible,
appropriately supported, financially feasible, and that results in the highest value. Therefor criteria the highest and best use must
meet are legal permissibility, physical possibility, financial feasibility, and maximum productivity. Alternatively, the probable use of
land or improved property- specific with respect to the user and timing of the use-that is adequately supported and results in the
highest present value. "t

Hypothetical condition: "That which is contrary to what exists but is supposed for the purpose of analysis. Hypothetical conditions
assume conditions contrary to known facts about physical, legal, or economic characteristics of the Subject property; or about
conditions external to the property, such as market conditions or trends; or about the integrity of data used in an analysis. A
hypothetical condition may be used in an assignment only if:

+  Use of the hypothetical condition is clearly required for legal purposes, for purposes of reasonable analysis, or

for purposes of comparison;
+  Use of the hypothetical condition results in a credible analysis; and
*  The appraiser complies with the disclosure requirements set forth in USPAP for hypothetical conditions. "™

Investment Value: "The value of a property interest to a particular investor or class of investors based on the investor's specific
requirements. Investment value may be different from market value because it depends on a set of investment criteria that are not
necessarily typical of the market. "*

Market Value: The following definition of market value is used by agencies that regulate federally insured financial institutions in
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the United States: The most probable price that a property should bring in a competitive and open market under all conditions
requisite to a fair sale, the buyer and seller each acting prudently and knowledgeably, and assuming the price is not affected by
undue stimulus. Implicit in this definition is the consummation of a sale as of a specified date and the passing of title from seller to
buyer under conditions whereby:
+  Buyer and seller are typically motivated;
+  Both parties are well informed or well advised, and acting in what they consider their best interests;
+  Areasonable time is allowed for exposure in the open market;
+  Payment is made in terms of cash in US. Dollars or in terms of financial arrangements comparable thereto;
and
+  The price represents the normal consideration for the property sold unaffected by special or creative financing
or sales concessions granted by anyone associated with the sale. (12 C.F.R. Part 34.42(g); 55 Federal Register
34696, August 24, 1990, as amended at 57 Federal Register 12202, April 9, 1992; 59 Federal Register 29499,
June 7, 1994). "

Insurable Value: "A type of value for insurance purposes.”*

Marketing Time (or marketing period): "An opinion of the amount of time it might take to sell a real or personal property interest at the
concluded market value level during the period immediately after the effective date of an appraisal. Marketing time differs from exposure
time, which is always presumed to precede the effective date of an appraisal. (Advisory Opinion 7 of the Appraisal Standards Board of
The Appraisal Foundation and Statement on Appraisal Standards No. 6, "Reasonable Exposure Time in Real Property and Personal
Property Market Value Opinions" address the determination of reasonable exposure and marketing time.)" *

Replacement Cost: "The estimated cost to construct, at current prices as of the effective appraisal date, a substitute for the building
being appraised, using modern materials and current standards, design, and layout.”*

Scope of Work: This section of the appraisal report sets forth general and specific explanatory notes, qualifications, and limiting
conditions. The Scope of Work section is intended to clarify key appraisal issues and to summarize "the amount and type of
information researched and the analysis applied in the assignment. Scope of Work includes, but is not limited to the following:

. The degree to which the property is inspected or identified;

. The extent of research into physical or economic factors that could affect the property;

. The extent of data research; and

. The type and extent of analysis applied to arrive at opinions or conclusions."™

Subject Property is defined as:
() "The real estate involved in the appraisal. According to the Uniform Standards of Professional Appraisal
Practice (USPAP), the Subject property can be specified by a legal description, address, map reference, copy
of a survey or map, property sketch, photographs, or similar means.
(2) The property that is the subject of the appraisal question. "™

USPAP is the acronym commonly used to refer to "The Uniform Standards of Professional Appraisal Practice ". These are the
federally regulated standards by which appraisers must adhere to regarding all facets of the appraisal process (but for purposes
of this appraisal report, UASFLA takes precedence over USPAP when there is conflict).

1 Appraisal Institute, Dictionary of Real Estate Appraisal, Fifth Edition (Chicago: Appraisal Institute, 2010).
§ Dollars and Cents of Multi-Family Housing: 2004 (A Publication of the Urban Land Inst.).
# The New York State Office of Real Property Services. "Understanding the Equalization Rate." (Online) Available.

Tt Appraisal Institute, Dictionary of Real Estate Appraisal, Fourth Edition (Chicago: Appraisal Institute, 2002).
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ASSESSOR RECORDS

Property Description Report For: 477-478 Atateka Dr,
Municipality of Chester

No Photo Available

Total Acreage/Size:
Land Assessment:

Full Market Value:

Equalization Rate:
Deed Book:
Grid East:

18.70

2024 - $900,000
2023 - $686,500

2024 - $1,275,000
2023 - $1,401,100

667193

Status:

Roll Section:

Swis:

Tax Map ID #:
Property Class:
Site:

In Ag. District:

Site Property Class:
Zoning Code:
Neighborhood Code:

School District:
Total Assessment:

Property Desc:
Deed Page:
Grid North:

Active
Taxable
522400
136,2-1-8
414 - Hotel
COM 1

No

414 - Hotel
07

24400 - Comm. Ind.

Bus.

North Warren

2024 - $1,275,000
2023 - $1,275,000

75.-1-4

1742027

Owners

Frank P Ellis, IV
8900 Toler Ln Apt B-102
Foley AL 36535

Sales

No Sales Information Available

Utilities

Sewer Type:
utilities:

Private
Electric

Water Supply:

Private

Inventory

Overall Eff Year Built:
Overall Grade:

0
Economy

Overall Condition:
Overall Desirability:

Poor
3

Buildings

Basement

AC% Sprinkler% Alarm% Elevators Type

0 0 0

0 Unfinished

Eff
Year Year
Built
1965 Fair
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Site Uses

Use Rentable Area (sqft) Total Units

Inn/lodge 17,962 0

Improvements

Structure Size Grade Condition Year
Parch-coverd 552.00 sg ft Economy Normal 1965
Shed-machine 105.00 sq ft Economy Narmal 1965
Parch-screen 620,00 sg ft Average Normal 2008
Parch-coverd 14 x 14 Average Normal 2008
Parch-up opn 0x0 Average Normal 2008
Land Types

Type Size

Residual 16,99 acres

Waterfront 370 = 200

Special Districts for 2024

Description Units Percent Type Value
FDOO2-Chestertown 0 0% 0

fire 1

FLAPC-FriendsLake 0 0% 0
Invasive

NWEMS-North 0 0% 0
Warren EMS

Special Districts for 2023

Description Uniits Percent Type Value
FDO02-Chestertown 0 0% ]

fire 1

FLAPC-FriendsLake 0 0% 0
Invasive

NWEMS-North 0 0% 1]
Warren EMS
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Property Description Report For: 488 Atateka Dr,
Municipality of Chester

No Photo Available

Total Acreage/Size:
Land Assessment:

Full Market Value:

0,33

2024 - $70,000
2023 - $37,400
2024 - $229,000
2023 - $195,200

Status:

Roll Section:

Swis:

Tax Map ID #:
Property Class:
Site:

In Ag. District:

Site Property Class:
Zoning Code:
Neighborhood Code:
School District:
Total Assessment:

Active

Taxable

522400

136,2-1-7

210 - 1 Family Res
RES 1

No

210 - 1 Family Res
adpaa

24201 - Loon_Ponds
North Warren

2024 - $229,000
2023 - $177,600

Equalization Rate: — Property Desc: 75.-1-27

Deed Book: 6114 Deed Page: 209

Grid East: 667671 Grid North: 1742086

Area

Living Area: 1,282 sq. ft, First Story Area: 944 sq. ft,

Second Story Area: 0 sq. ft. Half Story Area: 338 sq. ft,

Additional Story Area: 0 sq. ft. 3/4 Story Area: 0 sq. ft.

Finished Basement: 0 sq. ft. Number of Stories: 1.5

Finished Rec Room 0 sq. ft. Finished Area Over 0 sq. ft.
Garage

Structure

Building Style: Cottage Bathrooms (Full - Half): 2 -0

Bedrooms: 3 Kitchens: 1

Fireplaces: 0 Basement Type: Partial

Porch Type: Parch-open/deck Paorch Area: 200,00

Basement Garage Cap: 0 Attached Garage Cap: 0.00 sq, ft,

Overall Condition: Normal Overall Grade: Economy

Year Built: 1911 Eff Year Built: 1980

Owners

Frank P Ellis

8900 Toler Ln
Foley AL 36535
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Sales

Property Value Arms Addl. Deed Book
Sale Date Price Class Sale Type Prior Owner Usable Length Parcels and Page
5/21/2020 $150,000 210-1 Land & Bennett- No No No 6114/209
Family Building Freiberg,
Res Mavis A
8/6/2004 $0 210 -1 Land & Bennett, No No Na 1404/9
Family Building Mavis A
Res
Utilities
Sewer Type: Private Water Supply: Private
Utilities: Electric Heat Type: Hat air
Fuel Type: o] Central Air: No
Improvements
Structure Size Grade Condition Year
Gar-1.0 det 13 x 24 Economy Normal 1960
Shed-machine 13 x 12 Economy Normal 1988
Porch-open/deck 10 x 20 Economy Normal 1986
Porch-coverd 5x8 Economy Normal 1990
Porch-enclsd 8x12 Economy Normal 1990
Land Types
Type Size
Primary 0.33 acres
Special Districts for 2024
Description Units Percent Type Value
FDOD2-Chestertown 0 0% 4]
fire 1
FLAPC-FriendsLake 0 0% 0
Invasive
NWEMS-North 0 0% 0
Warren EMS
Special Districts for 2023
Description Units Percent Type Value
FDOO2-Chestertown 0 0% 4]
fire 1
FLAPC-FriendsLake 0 0% 0
Invasive
MNWEMS-North 0 0% 0
Warren EMS
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Property Description Report For: 457 Atateka Dr,
Municipality of Chester

No Photo Available

Total Acreage/Size:
Land Assessment:

Full Market Value:

50,65

2024 - $228,000
2023 - $165,500
2024 - $581,000
2023 - $467,000

Status:

Roll Section:

Swis:

Tax Map ID #:
Property Class:
Site:

In Ag. District:

Site Property Class:
Zoning Code:
Neighborhood Code:

School District:
Total Assessment:

Active

Taxable
522400
136.-1-4

240 - Rural res
RES 1

No

240 - Rural res
adpaa

24202 -
Friends_Schroon
North Warren

2024 - $581,000
2023 - $425,000

Equalization Rate: - Property Desc: 86.-1-1

Deed Book: 4296 Deed Page: 126

Grid East: 666491 Grid North: 1740670

Area

Living Area: 1,764 sq, ft, First Story Area: 1,008 sqg. ft.

Second Story Area: 0 sq, ft. Half Story Area: 0 sq, ft,

Additional Story Area: 0 sq. ft. 3/4 Story Area: 756 sa. ft.

Finished Basement: 0 sq, ft. Number of Stories: 1,7

Finished Rec Room 0 sq. ft. Finished Area Over 0 sq. ft.
Garage

Structure

Building Style: Old style Bathrooms (Full - Half): 2 -0

Bedrooms: 4 Kitchens: 1

Fireplaces: 1 Basement Type: Full

Porch Type: Porch-enclsd Porch Area: 170.00

Basement Garage Cap: 0 Attached Garage Cap: 286,00 sq. ft.

Overall Condition: Normal Overall Grade: Average

Year Built: 1909 Eff Year Built: 1990

Owners

Associated Equipm't Rental

Co
8900 Toler Ln Apt B102
Foley AL 36535
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Sales

Property Value Arms Addl. Deed Book
Sale Date Price Class Sale Type Prior Owner Usable Length Parcels and Page
7/15/2011 $425,000 240 - Land & Cockeroft, Yes Yes Na 4296/126
Rural Building Olivia J
res
1/12/2006 %1 240 - Land & Lincroft, No No Na 1498/223
Rural Building Peter
res
Utilities
Sewer Type: Private Water Supply: Private
Utilities: Electric Heat Type: Hat air
Fuel Type: oil Central Air: No
Improvements
Structure Size Grade Condition Year
Gar-1.0 att 13 % 22 Average Normal 1985
Barn-1.5 gen 24 x 28 Average Normal 1966
Porch-enclsd 10 x 17 Good Normal 1985
Porch-coverd 10 % 25 Good Normal 1930
Parch-enclsd 22x6 Economy Normal 1985
Canpy-roof 28x 8 Average Normal 1966
Land Types
Type Size
Primary 5.00 acres
Residual 45,65 acres
Special Districts for 2024
Description Units Percent Type value
FDOO2-Chestertown 0% 0
fire 1
FLAPC-FriendsLake 0% 0
Invasive
MNWEMS-Narth 0% 0
Warren EMS
Special Districls for 2023
Description Units Percent Type Value
FDOO2-Chestertawn 0% ]
fire 1
FLAPC-FriendsLake 0% 0
Invasive
MNWEMS-Naorth 0% 0
Warren EMS
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ARMSTRONG APPRAISALS, LLC
PROPOSED RESORT — TOWN OF CHESTER, NEW YORK

ZONING
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ARMSTRONG APPRAISALS, LLC
PROPOSED RESORT — TOWN OF CHESTER, NEW YORK
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ARMSTRONG APPRAISALS, LLC
PROPOSED RESORT — TOWN OF CHESTER, NEW YORK
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ARMSTRONG APPRAISALS, LLC
PROPOSED RESORT — TOWN OF CHESTER, NEW YORK
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TAXRATES
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TOWN 2019 2020 2021 2022 2023 2024
BOLTON COUNTY 3.968 4019 3.579 3.556 3.636 4 041
TOWN 0.518 0.518 0.430 0433 0.198 0177
FIRE 1 0.306 0.311 0.262 0.269 0273 0.275
LIGHT 1 0.062 0.061 0.051 0.051 0.050 0.050
EMS (new 2023) 0.231 0.250
CHESTER COUNTY 3.987 3.984 3917 3.882 3.666 3.606
TOWN 1.547 1572 1.735 1.753 1.388 1.445
2006-N. Creek FIRE PRO 0.661 0.660 0.663 0.658 0.654 0713
2006-Riverside FIRE PRO 0.522 0.522 0.350 0.436 0436 1.087
CH FIRE 2 0.810 0.809 0.803 0.822 0.823 0.831
PFIRE 3 1.770 1.799 1.721 1.716 1.708 1.697
C Water 1 0.697 0.700 0.536 0534 0.532 1.383
P Water 2 1.997 2.593 2593 2958 1.935 2229
LOON PK 0.288 0.295 0.294 0.293 0.403 0416
SCHR PK 0.035 0.034 0.033 0.033 0.028 0.033
NWEMS (new 2023) 0.389 0.381
Friends Lake Inv 0.234 0.103
GLENS FALLS COUNTY 5178 5316 5216 5182 3.574 3.490
CITY 12.822 13.166 13.431 13.491 8.387
LIBRARY 1.109 1.150 1.147 1.138 0.680 0.679
BUSINESS 1.000 1.000 1.000 1.000 1.000 1.000
HAGUE COUNTY 4584 4618 4. 680 4 489 4508 2974
FIRE PRO 0.587 0.600 0.597 0.615 0.631 0.305
LIGHT 0.206 0.207 0.208 0.189 N/A 0.108
HORICON COUNTY 3.987 3.986 3.920 3.899 3.578 3.351
TOWN 0915 0.880 0.906 0.936 0512 0.466
FIRE PRO 0.333 0.382 0.380 0.381 0.333 0.388
SCHR PK 0.034 0.034 0.033 0.033 0.241 0.030
NWEMS (new 2023) 0.029 0.250
JOHNSBURG COUNTY 199334 209798 206177 205190 3578 3813
TOWN 155.687 155.158 160.376 162.815 2.527 2.459
FIREP 1 35624 39170 39123 40.994 0.628 0.654
FIRED 2 48.085 48.580 57.354 58.196 1.080 1.077
EMS 23157 23.659 25162 25602 0.457 07156
LAKE GEORGE CTY IN 4381 4 427 3.920 3.899 3.977 3.910
CTY OUT 4268 4430 3.920 3.899 3.977 3.910
TOWN 1.536 1.529 1.301 1.263 1.260 0.986
FIRE 1 0.456 0.459 0.349 0.341 0.330 0.375
FIRE 2 0.380 0.376 0.314 0.317 0.333 0.332
CLD SEW (units) £63.492 60.102 63.754 54212 95.955  109.113
Caldwell Cap Impr 0.441 0.598 0.525 0.157 0.405 0.396
EMS (2022) 0.394 0.496 0.623



SCHOOL 2018 2019 2020 2021 2022 2023 2024

BOLTON CSD

BOLTON 5.3649 5.4378 46185 47146 47851 4.8641 49374

HAGUE 6.4237 6.4821 6.2922 6.2117 6.1966 3.6481 3.8993

HORICON 4.8820 4.8940 46185 4.7146 4 3066 3.7225 4.3203

HADLEY/LUZERNE

(inc_library) (inclibrary)  (inc.library) (inclibrary)  (inclibrary)  (inc library)

LAKE LUZERNE 10.7231 10.7562 11.0680 10.8779 10.6495 10905722 11.649667
RF Library 0.019491
SC Library 0.189908

STONY CREEK 10722973 10752233 10953778 10994876 10650787 98443452 1036557606
RF Library 1.735439
SC Library 16.909408

WARRENSBURG 10.7230 10.75662  10.9538 10.9021 9.5413 938646 7.572646
RF Library 0.012669
SC Library 0123439

JOHNSBURG

JOHNSBURG 5866391 6077704 6218629 6295532 9.7946 10.1400 10.4612

CHESTER 11.7328 11.5476 11.8154 11.9615 10.0458 9.5800 82330

THURMAN 121874 12.0905 12.3981 12.8068 11.2092 11.8700 11.4554

LAKE GEORGE

LAKE GEORGE 72278 7.3565 6.3697 6.2422 62433 6339518 6234970

BOLTON 7.2278 7.3566 6.3697 6.2422 62433 7100260 6477891

QUEENSBURY 6.5773 6.6206 6.3697 6.2422 6.2395 6.264657 4987976

NORTH WARREN

CHESTER 6.5457 6.5737 6.6146 6.6599 6.1087 6368797 5052300

HAGUE 8.6127 8.7074 9.0117 8.7745 8.5698 5795593 5.181838

HORICON 6.5457 6.5741 6.6146 6.6599 508560 5913882 5741251

JOHNSBURG 327.2601 346.0060 348.1378 3505199 59560 6.739062 6.419685

THURMAN 6.7993 6.8832 6.9408 713056 68162 7889455 7.029765

WARRENSBURG 6.5457 6.5741 6.8192 7.0262 6.2042 6.739062 5.052292

QUEENSBURY

QUEENSBURY 157173 15.9401 16.1622 15.7858 16.0910 16.292291 13311173

GLENS FALLS 2041209 2125389 2154965 2104768 1448189 14732411 14235026

SCHROON LAKE

CHESTER 8.1627 8.3068 8.2191 8.0833 74572 73246929 6.2398745
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DEEDS

WARREN COUNTY - STATE OF NEW YORK
PAMELA J. VOGEL, COUNTY CLERK
1340 STATE ROUTE 9,
LAKE GEORGE, NEW YORK 12845

COUNTY CLERK’'S RECORDING PAGE
**THIS PAGE IS PART OF THE DOCUMENT - DO NOT DETACH**"

Recording:
Cover Page 5.00
Recording Fee 55.00

Cultural Ed 14.25
Records Management - Coun 1.00
Records Management - Stat 4.75
Additional Names 1.50
BOOK/PAGE: 6114 / 209 TP584 5.00
INSTRUMENT #: 2020-2945 Notice of Transfer of sal 10.00
RP5217 Residential/Agricu 116.00
Receipt#: 2020519122 RP5217 - County 9.00
Clerk: LB —
Rec Date: 06/02/2020 01:02:17 PM sub Total: 221.50
Doc Grp: RP
Descrip: DEED Transfer Tax
Num Pgs: 8 Transfer Tax - State 600.00
Rec'd Frm: MOUNTAIN ABSTRACT CO., INC. _—
Sub Total: 600.00

Partyl: BENNETT BRUCE
Party2: ELLIS FRANK P

Town: CHESTER Total: 821.50
#%%% NOTICE: THIS IS NOT A BILL ***%

®¥xkxk Transfer Tax *¥#%%
Transfer Tax #: 2182
Transfer Tax
Consideration: 150000.00

Transfer Tax - State 600.00
Total: 600.00
WARNING**#

#*% Information may be amended during the verification
process, and may not be rellected on this cover page,

I hereby certify that the within and foregoing was
Record and Return To: recorded in the Warren County Clerk’s Office, Stale of

New York

This sheel constitutes the Clerks endorsement required

by Seclion 316 of (he Real Properly Law of the State
ELECTRONICALLY RECORDED BY SIMPLIFILE of New York.

Pamela J. Vogel
Warren County Clerk
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CT)CG , INC.
(2020847

MOUNTAIN ABSTRA

THIS IN DENTU RE, made the ﬁ day of mﬂj.j_, Two

Thousand Twenty,

BETWEEN, BRUCE BENNETT, EDWARD BENNETT, SCOTT BENNETT and
PATRICIA BULLOCK, ("GRANTOR") mailing address of P O Box 450, Chestertown,
New York 12817, party of the first part, and

FRANK P. ELLIS, ("GRANTEES"), residing at 8900 Toler Lane, Foley, Alabama
36535, party of the second part,

WITNESSETH, that the Grantor/party of the first part, in consideration of Ten
and 00/100 Dollars ($10.00) lawful money of the United States, and other good and
valuable consideration paid by the Grantees/parties of the second part, does hereby
grant and release unto the Grantees/parties of the second part, their heirs or
successors and assigns the following real property (the "PREMISES"):

ALL THAT CERTAIN PIECE OR PARCEL OF LAND with the buildings thereon
situate, lying and being in the Town of Chester, County of Warren and State of New
York, designated and described as follows: BEGINNING at a post set in the ground at
the line fence of property belonging to the Valentine’s Corporation, and running thence
north, in a direct line from said Valentine's line along the highway one hundred and
fifty feet (150 ft) to a stake driven in the ground, and running thence east from said
stake In a direct line one hundred and sixty-nine feet (169 ft) to a large pine tree and
to the line fence of the said Valentine’s Corporation property, and from said pine tree
along the line of the land of the said Valentine's Corporation in a southwesterly
direction, two hundred and sixteen feet and six inches, (216 ft 6 in) to the place of
beginning, being a triangular plot of ground one hundred and fifty feet fronting on the
highway, one hundred and sixty nine feet on the north line and two hundred and
sixteen feet six inches in the rear, be the same more or less.

ALSO A RIGHT OF WAY as granted by Harry Baldwin and Anna T. Baldwin, his
wife, to Ida S. MacNeill by deed dated September 9, 1946 and recorded in the Warren
County Clerk’'s Office September 12, 1946 in Book 241 of Deeds at page 461 and
described as follows:

THE RIGHT TO USE, in common with the parties of the first part their heirs and
assigns, and others to whom the parties of the first part have granted similar rights,
the RIGHT OF WAY, for purpose of ingress to and egress from the shore of Friends
Lake from or to the highway along the east shore of said lake, which right of way is
located upon the most southerly portion of the premises described in the deed from
Charles P. Coyle and wife to Harry Baldwin, dated April 24, 1917, and recorded in the
Warren County Clerk’s Office in Book 136 of Deeds at page 69 and is adjacent to the
north line of the property formerly owned by GA Rogers and presently owned by the
parties of the first part. Together with the right to land one boat.
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AND IT IS FURTHER UNDERSTOOD AND AGREED between the parties that said
right of way is to be used only by the owners, assigns or occupants for the time being
of the house, located on the easterly side of the aforementioned highway, on the
premises now owned by the party of the second part, which premises are described in
a deed from Pamelia Baldwin to Quentin S. MacNelll and Ida S. MacNeill dated June 4,
1910 and recorded in the Warren County Clerk’s Office in Book 118 of Deeds at page
528 and Is adjacent to the northerly line of the property, known as the Valentine Hotel
Property, and that said right of way is to be considered a part of those premises and
is to pass with the same.

BEING the same premises conveyed by Mavis A. Bennett to Scott Bennett,
Edward Bennett, Bruce W. Bennett and Sandra Bullock by Deed dated the 6™ day of
August, 2004 and recorded in the Warren County Clerk’s Office in Liber 1404 of Deeds
at page 9 on August 31, 2004.

Mavis A. Bennett died a resident of Washington County on January 20, 2019 as
evidenced by the publication of her obituary in The Post Star newspaper dated January
24, 2019.

TOGETHER with all right, title and interest, if any, of Grantor, the party of the
first part, in and to any streets and roads abutting the above described premises to the
center lines thereof,

TOGETHER with the appurtenances and all the estate and rights of the Granter,
party of the first part, in and to said premises,

SUBJECT TO all covenants, conditions, easements and restrictions of record and
the state of facts a current survey and/or inspections of the Premises would reveal;

TO HAVE AND TQ HOLD, the premises herein granted unto the Grantees, parties
of the second part, the heirs or successors and assigns of the party of the second part
forever,

AND the Grantor, party of the first part, in compliance with Section 13 of the
Lien Law, covenants that the Grantor, party of the first part, will receive the
consideration for this conveyance and will hold the right to receive such consideration
as a trust fund to be applied first for the purpose of paying the costs of the
improvement and will apply the same first to the payment of the cost of the
improvement before using any part of the total of the same for any other purpose.

AND the party of the first part covenants as follows:

FIRST. That said party of the first part is seized of the said premises in fee
simple, and has good right to convey same;
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SECOND. That the party of the second part shall quietly enjoy the said
premises;

THIRD. That the said premises are free from encumbrances, except as
aforesaid;

FOURTH, That the party of the first part will execute or procure any further
necessary assurance of the title to said premises;

FIFTH. That said party of the first part will forever warrant the title to said
premises.

The word "party” shall be construed as if it read "parties" whenever the sense
of this indenture so requires.

102|P AGE



IN WITNESS WHEREQF, the party of the first part has duly executed this deed

the day and year first above written.

BRUCE BENNETT

STATE OF Nu Yok, )
)ss.:

COUNTY OF er] )

on the I8t day of March in the year of 2020 before me, the undersighed,
a Notary Public in and for sald State, personally BRUCE BENNETT, personally known
to me or proved to me on the basis of satisfactory evidence to be the individuals whose
names are subscribed to the within instrument and acknowledged to me that they
executed the same in their capacity, and that by their signatures on the instrument,
the individuals, or the persons upon behalf of which the individuals acted, executed

said instrument.

Notary Public

My commission exXpies g i
Natary Public, State of New Yorg
Registration # 01TRDG3B5875
Qualified in Essex County
Commission Expires January 14,8235
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IN WITNESS WHEREOQF, the party of the first part has duly executed this deed

the day and year first above written,

EDWARD BENNETT®

STATE OF Neps Ybl"‘k\ %
SS.:

COUNTY OF Wosrreny )

On the E’B\ day of March in the year of 2020 befere me, the undersigned,
a Notary Public in and for said State, personaily EDWARD BENNETT, personally known
to me or proved to me on the basis of satisfactcry evidence to be the individuals whose
names are subscribed to the within instrument and acknowledged to me that they
executed the same in thelr capacity, and that by their signatures on the instrument,
the individuals, or the persons upon behalf of which the individuals acted, executed

said instrument.

Notary Public Lisa C. Ross
My commission Mgy Petsic, State of New York
Registration ¥ 01R06385875
Qualitied In Essex County
Commission Expires January 14,2025
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/%4

SCOTT BENNETT

STATE OF N ew York )
St
COUNTY oF /Honrse

On the 92{‘2‘@' day of March in the year of 2020 before me, the undersigned,
a Notary Public in and for said State, personally SCOTT BENNETT, personally known
to me or proved to me on the basis of satisfactory evidence to be the individuals whose
names are subscribed to the within instrument and acknowledged to me that they
executed the same in their capacity, and that by their signatures on the instrument,
the individuals, or the persons upon behalf of which the individuals acted, executed

said instrument.
| ¢
£ a2 CokpneD
My\cr?n:am?s;gthgxpi res_pﬂ%m

Judy A. Colone
Noatry Public, State of NY
No. 01C04984999
Qualified in Onondaga Co.
Commission Exp. Aug. 05, 20___

IN WITNESS WHEREOF, the party of the first part has duly executed this deed
the day and year first above written.
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IN WITNESS WHEREOF, the party of the first part has duly executed this deed
the day and year first above written.

o AL M

PATRICIA BULLOCK

STATE OF New Yok )
)ss.:
COUNTY OF (Warf<n

On the /9Mday of March in the year of 2020 before me, the undersigned,
a Notary Public in and for said State, personally PATRICIA BULLOCK, personally known
to me or proved to me on the basis of satisfactory evidence to be the individuals whose
names are subscribed to the within instrument and acknowledged to me that they
executed the same in their capacity, and that by their signatures on the instrument,
the individuals, or the persons upon behalf of which the individuals acted, executed
said instrument.

. P

Notary Public
My commission expires

IGistena L Sevrig
Notary Pubiic, State of New York

ﬂgt.?*slraum # 015EE276006

alificd in Warrg .
cﬂmrnisﬂonEmm' Febnncamn , ;2: EE‘;" 1[

RECORD AND RETURN

Bartlett, Pontiff, Stewart & Rhodes PC
1 Washington Street

Glens Falls, NY 12801 FPE’Q)

106 |P A GE



FORCOTEEG LIT=£0 1 ==L

RUEREAIATARARIA

WARREN COUNTY
PAMELA J. VOGEL
COUNTY CLEGK,_

DOCUMENT 2
Lake George, NY 1284 96

ME: 45 00005398

PﬁGE.‘. 1215

Volm-4296 Pg-126

Instrument Number: 2011- 00005398

As
Recorded On: July 22, 2011 Deed
Parties: COCKCROFT ERIC
Te
ASSOCIATED EQUIPMENT RENTAL CO Billable Pages: 4
Recorded By: MOUNTAIN ABSTRACT Num Of Pages: 5
Comment:
** Examined and Charged as Follows: **
Deed 60.50 Cover Page 5.00 RP-5217 Resid/Agric 125.00
TP-584 5.00
Recording Charge: 195.50
Consideration
Amount Amount RSH/CSH
Transfer Tax 1,700.00 425,000.00 TT 2210 Basic 0.00
CHESTER Local 0.00 Special Additional 0.00
Additional 0.00 Transfer 1,700.00
Tax Charge: 1,700.00

RECORDED
County Clerks Dffice
Jul 22,2011 112268

Pamelae J. Vosel
Warren County Clerk

** THIS PAGE IS PART OF THE INSTRUMENT **

| hereby certify that the within and foregoing was recorded in the Clerk's Office For: WARREN COUNTY, NY

File Information:

Document Number:
Receipt Number:
Recorded Date/Time:
Book-Vol/Pg:

Cashier / Station:

Record and Return To:
SMITH & SIMON LLC
38 ART TENNYSON RCAD
CHESTSERTOWN NY 12817

2011- 00005398

219465

July 22, 2011 11:26:09A
Bk-RP VI-4296 Pg-126

T Ryther / Cash Station 2
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MOUNTAIN ABSTRACT C0, INC.

Do 11-031XT

DOCUMENTS o0o0oo
VOLUME: 4296 PAGE: 5,‘;"32

THI S INDENTURE, made the 15" day of July, Two Thousand Eleven,

BETWEEN, ERIC COCKCROFT and OLIVIA J. COCKCROFT, residing at
4. 4183 La Male' o Shreet . Pahoa, Hawaii 96778, party of the first part, and

ASSOCIATED EQUIPMENT RENTAL COMPANY, an Alabama General
Partnership, having a place of business at 1230 E-165 Service Road North, Mobile, Alabama
36617, party of the second part

WITNESSETH, that the party of the first part, in consideration of ONE DOLLAR ($1.00)
lawful money of the United States, and other good and valuable consideration paid by the party of
the second part, does hereby grant and release unto the party of the second part, his heirs or
successors and assigns of the party of the second part forever,

ALL THAT PARCEL OF LAND, in the Town of Chester, Warren County, New York, being
in Subdivision Lot No. 9 of Great Lot No. 4 of a tract of land known as the “South Gore” more
particularly bounded and described as follows:

BEGINNING at an iron pipe driven in the ground for a corner in the easterly line of
Subdivision Lot No. 9, which iron pipe is South 30° East, 68 feet from the northeasterly corner of
said Subdivision Lot No. 9 and is also the southeasterly corner of a parcel of land conveyed by
Edward S. Valentine and Sarah J. Valentine, his wife, to James McPhillips, by Deed dated October
28, 1929, recorded in the Office of the Clerk of Warren County on November 12, 1929 in Book 181
of Deeds at page 416; running thence South 30° East along the easterly line of said Subdivision Lot
No. 9, 119 feet to a point in the center of the highway leading from Chestertown, around the easterly
side of Friends Lake to “The Glen” for a corner; thence southerly along the center of said highway
as it winds and turns, 1050 feet, more or less, to the northeasterly corner of a parcel of land conveyed
by Raymond E. Valentine and Evelyn Valentine, his wife, to William J. Obenaus and Almira A.
Obenaus, his wife, by Deed dated July 31, 1913, recorded in the Office of the Clerk of Warren
County on August 15, 1913 in Book 127 of Deeds at page 28; thence North 82° and 43' West, along
the northerly bounds of the said lands of Obenaus, 544 feet and 6 inches to an iron driven in the
ground for a corner; thence South 14° 544 feet and 6 inches to an iron driven in the ground for a
corner; thence South 14° 2' West, along the westerly bounds of the said lands of Obenaus, to an iron
pipe driven in the ground, marking the southwesterly corner of lands once occupied by Atwood
Carpenter as his residence lot; thence South 60° West, 1320 feet to the westerly line of said
Subdivision Lot No. 9, for a corner; thence North 30° West along the westerly line of said
Subdivision Lot No. 9, 970 feet and 3 inches to the northerly line of said Subdivision Lot No. 9, for
a corner; thence North 60° East, along the northerly line of said Subdivision Lot No. 9, 2135 feet
to an iron pipe driven in the ground marking the westerly point of the parcel of land conveyed by
Edward E. Valentine and Sarah J. Valentine, his wife, to James McPhillips, hereinbefore noted;
thence North 63° East along the southerly bounds of the lands of James McPhillips, 494 feet and 3
inches to the iron pipe marking the point or place of beginning.
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DOCUMENT® 00005398
VOLUFME: 4294 PAGE:= 128

CONTAINING 54 1/4 acres of land, more or less.

EXCEPTING AND RESERVING the rights of the public to the use of all that portion of the
highway aforementioned which bounds the lands on their easterly side.

ALSO EXCEPTING AND RESERVING the rights and privileges heretofore granted by
easement or agreement with the New York Power and Light Corp.

TOGETHER with the easement or right-of-way to pass and repass to and from the shore of
Friends Lake to the lands herein conveyed, which easement of rights-of-way may cross the lands of
others by grants accorded to Flora Valentine for herself, her heirs and assigns.

THE bearings given in the foregoing description are as the magnetic needle pointed in the
year 1972,

TOGETHER WITH all the right, title and interest in and to rights granted to Flora L.
Valentine by Deed dated August 1919 and recorded in the Warren County Clerk’s Office in Book
142 of Deeds at page 18.

SOURCE OF TITLE

Being the same premises conveyed by Peter Lincroft and Yali Lincroft to Eric Cockeroft and
Olivia J. Cockeroft by deed dated January 12, 2006 and recorded in the Warren County Clerk’s
Office on March 16, 2006, in Book 1498 of Deeds at Page 223,

TOGETHER with all right, title and interest, if any, of the party of the first part in and to any
streets and roads abutting the above described premises to the center lines thereof,

TOGETHER with the appurtenances and all the estate and rights of the party of the first part
in and to said premises,

TO HAVE AND TO HOLD, the premises herein granted unto the party of the second part,
the heirs or successors and assigns of the party of the second part forever.

AND the party of the first part, in compliance with Section 13 of the Lien Law, covenants
that the party of the first part will receive the consideration for this conveyance and will hold the
right to receive such consideration as a trust fund to be applied first for the purpose of paying the
costs of the improvement and will apply the same first to the payment of the cost of the improvement
before using any part of the total of the same for any other purpose.
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AND the party of the first part covenants as follows:

FIRST. That said party of the first part is seized of the said premises in fee simple,
and has good right to convey same;

SECOND.  That the party of the second part shall quietly enjoy the said premises;
THIRD. That the said premises are free from encumbrances, except as aforesaid;

FOURTH.  That the party of the first part will execute or procure any further necessary
assurance of the title to said premises;

FIFTH. That said party of the first part will forever warrant the title to said premises.

The word "party" shall be construed as if it read "parties” whenever the sense of this
indenture so 1equires.

110|P AGE



ARMSTRONG APPRAISALS, LLC
PROPOSED RESORT — TOWN OF CHESTER, NEW YORK

M1|PAGE



ENGAGEMENT LETTER

12|PAGE



SAMPLING OF THE HVS FEASIBILITY STUDY

1M3|PAGE



ARMSTRONG APPRAISALS, LLC
PROPOSED RESORT — TOWN OF CHESTER, NEW YORK

114|P AGE



ARMSTRONG APPRAISALS, LLC
PROPOSED RESORT — TOWN OF CHESTER, NEW YORK

15|PAGE



ARMSTRONG APPRAISALS, LLC
PROPOSED RESORT — TOWN OF CHESTER, NEW YORK

116|P AGE



ARMSTRONG APPRAISALS, LLC
PROPOSED RESORT — TOWN OF CHESTER, NEW YORK

M7|PAGE



ARMSTRONG APPRAISALS, LLC
PROPOSED RESORT — TOWN OF CHESTER, NEW YORK

118|P AGE



ARMSTRONG APPRAISALS, LLC
PROPOSED RESORT — TOWN OF CHESTER, NEW YORK

119|P AGE



ARMSTRONG APPRAISALS, LLC
PROPOSED RESORT — TOWN OF CHESTER, NEW YORK

120|P AGE



ARMSTRONG APPRAISALS, LLC
PROPOSED RESORT — TOWN OF CHESTER, NEW YORK

121|P AGE



ARMSTRONG APPRAISALS, LLC
PROPOSED RESORT — TOWN OF CHESTER, NEW YORK

122|P AGE



ARMSTRONG APPRAISALS, LLC
PROPOSED RESORT — TOWN OF CHESTER, NEW YORK

123|PAGE



ARMSTRONG APPRAISALS, LLC
PROPOSED RESORT — TOWN OF CHESTER, NEW YORK

124|P AGE



ARMSTRONG APPRAISALS, LLC
PROPOSED RESORT — TOWN OF CHESTER, NEW YORK

125|P AGE



THIS PAGE LEFT INTENTIONALLY BLANK



	Location map
	October 30, 2024
	RE: Real Estate Appraisal of the
	Former Hotel Single-Family Residence Rural Residence
	477-478 Atateka Drive 488 Atateka Drive 457 Atateka Drive
	Chester, NY 12817 Chester, NY 12817 Chester, NY 12817
	Armstrong Reference No.: C24-450
	Dear Mr. DiGuiseppe,
	The appraisal is communicated as a full appraisal prepared according to Standards Rule 2-2(a) of the Uniform Standards of Professional Appraisal Practice (USPAP), 2024-2025 Edition. It contains all the analysis and approaches to value that are require...
	The value reported is qualified by certain definitions, assumptions and limiting conditions, and certifications that are set forth in the attached report.
	Based on the valuation analysis in the accompanying report, and subject to the definitions, assumptions, and limiting conditions expressed in the report, my opinion of the Subject’s market value is:
	Respectively Submitted,
	EXTRAORDINARY ASSUMPTIONS
	HYPOTHETICAL CONDITIONS
	certification
	I, David Fontana, certify that to the best of my knowledge and belief:
	The statements of fact contained in the accompanying report are to the best of my knowledge true and correct.
	The reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting conditions, and is my personal, unbiased professional analyses, opinions, and conclusions.
	I have no present or prospective interest in the property that is the subject of this report, and I have no personal interest or bias with respect to the parties involved.
	My compensation is not contingent upon the reporting of a predetermined value or direction in value that favors the cause of the client, the amount of the value estimate, the attainment of a stipulated result, or the occurrence of a subsequent event.
	My analyses, opinions and conclusions were developed, and this report has been prepared, in conformity with the requirements of the Code of Professional Ethics and the Standards of Professional Appraisal Practice of the Appraisal Institute on in confo...
	I have not previously appraised the property that is the subject of this assignment within the 3-year period immediately preceding acceptance of this appraisal assignment.
	All statements and information in the report are true and correct and that no information has knowingly been withheld.
	The use of this report is subject to the requirements of The Appraisal Institute relating to review by its duly authorized representatives.
	David Fontana has made an inspection of the Subject and prepared the report. No one, other than those so named in the certification page herein, provided significant appraisal assistance to the undersigned with preparation of this report.
	David Fontana
	Armstrong Appraisals, LLC
	Certified Real Estate Appraiser
	New York: 46000026870
	assumptions & limiting conditions

	1) Appraisals are performed and written reports are prepared in accordance with the Uniform Standards of Professional Appraisal Practice of the Appraisal Foundation and with the Appraisal Institute’s Standards of Professional Appraisal Practice and Co...
	2) Unless specifically stated, the value conclusion(s) contained in the Appraisal applies to the real estate only and does not include personal property, machinery and equipment, trade fixtures, business value, goodwill or other non-realty items. The ...
	3) The legal description used in this report is assumed to be correct and we have made no survey of the property. We assume there are no hidden or unapparent conditions of the property, subsoil or structures that would render it more or less valuable.
	4) No opinion is rendered as to the property title, which is assumed to be good and marketable. Unless otherwise stated, no consideration is given to liens or encumbrances against the property. Sketches, maps, photos or other graphic aids included in ...
	5) It is assumed that legal, engineering or other professional; advice, as may be required, has been or will be obtained from professional sources and that the appraisal report will not be used for guidance in legal or technical matters such as, but n...
	6) This report is not intended to be an engineering report. We are not qualified as structural or environmental engineers; therefore, we are not qualified to judge the structural or environmental integrity of the improvements, if any. Consequently, no...
	7) In the absence of competent technical advice to the contrary, it is assumed that the property being appraised is nor adversely affected by concealed or unapparent hazards such as, but not limited to asbestos, hazardous or contaminated substances, t...
	8) Information furnished by others is presumed to be reliable and where so specified in the report, has been verified; but no responsibility, whether legal or otherwise, is assumed for its accuracy, and it cannot be guaranteed as being certain. No sin...
	9) Appraisal reports may contain estimates of future financial performance, estimates or opinions that represent the appraiser’s view of reasonable expectations at a particular point in time, but such information, estimates or opinions are not offered...
	10) Any proposed construction referred to in the Appraisal is assumed to be completed within a reasonable time and in a workmanlike manner according to and exceeding current accepted standards of design and methods of construction.
	11) Any inaccessible portions of the property or improvements not inspected are assumed to be as reported or similar to the areas that are inspected.
	12) It should be specifically noted by any prospective mortgagee that the appraisal assumes that the property will be competently managed, leased and maintained by financially sound owners over the expected period of ownership. This appraisal engageme...
	13) The Americans with Disabilities Act (ADA) became effective January 26, 1992. We have not made a specific compliance survey and analysis of this property to determine whether or not it is in conformity with the various detailed requirements of the ...
	14) The report, the final estimate of value and estimates of future financial performance are intended for the information of the person or persons to whom they are addressed, solely for the purposes stated therein and should not be relied upon for an...
	15) The valuation applies only to the property described and for the purpose so stated and should not be used for any other purpose. Possession of the report, or copy thereof, does not carry with it the right of publication. Any allocation of the tota...
	16) Neither the report nor any portion thereof (especially any conclusions as to value, the identity of the appraisers or Armstrong Appraisals LLC, or any reference to the Appraisal Institute or other recognized appraisal organization or the designati...
	17) Media, news media, advertising media, sales media or any other public means of communication without the prior written consent and approval of the appraisers and Armstrong Appraisals LLC is not acceptable. The date(s) of the valuation to which the...
	18) Acceptance of and/or use of this report constitutes acceptance of all Standard Conditions.
	19) Appraisal assignments are accepted with the understanding that there is no obligation to furnish services after completion of the original assignment. If the need for subsequent service related to an appraisal assignment (e.g., testimony, updates,...
	20) Unless otherwise stated, no effort has been made to determine the possible effect, if any, on the subject property of energy shortage or future federal, state or local legislation, including any environmental or ecological matters or interpretatio...
	21) We take no responsibility for any events, conditions or circumstances affecting the subject property or its value, that take place subsequent to either the effective date of value cited in the Appraisal or the date of our field inspection, whichev...
	22) This engagement may be terminated whether by client or Armstrong Appraisals LLC at any time upon written notice to that effect to the other parties, it being understood that, unless Armstrong Appraisals LLC shall unilaterally terminate the engagem...
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