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Jonathan A. Bernz, MAI Advanced Real Estate Appraisal and Consulting

December 10, 2012

Plateau Associates
427 Bedford Road
Pleasantville, NY 10570

Attention: Peter Stolatis

Re: 36 Water Street (Hidden Cove on the Hudson)
Village of Ossining
Westchester County, NY (Our File No. 2012.12001)

Gentlemen:

In accordance with your request, we inspected the captioned property, consisting of a
5.1415 acre parcel improved with a building known as the Brandreth Pill Factory, for the
purpose of providing you with our estimate of market value of the fee simple interest
under the following hypothetical conditions:

1. Assuming renovation/conversion of the existing main structure into 24 residential
units, assuming completion of construction in accordance with plans and
specifications.

2. Assuming that the property is operated on a stabilized basis.

The use of these hypothetical conditions may affect the results of this assignment. The
market value estimate is rendered as of the date of our physical inspection, December 6,
2012. The summary report attached hereto represents the results of our complete
appraisal process.

As indicated in the statement of underlying assumptions and contingent conditions
appearing at the end of this report, this appraisal is predicated on the assumption that the
subject property is free of asbestos and is not contaminated by any other noxious or
dangerous materials. We do not have the expertise to recognize such conditions. It is the
responsibility of the client to retain other experts who have training and experience in
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ascertaining the existence of these substances.

Recent U.S. financial market turmoil and ensuing events have impacted the U.S.
economy in a variety of ways, including an increased level of uncertainty. In analyzing
market conditions for this assignment, the appraiser applied the best available means to
measure the effects of these events, however, limited information is available at this time.
As a result, because of these circumstances, the client and intended users of this appraisal
are cautioned of the following:

1. The ability to rely on the conclusion(s) reached within this appraisal may be more
limited than usual.

2. The conclusion(s) reached within this appraisal may be subject to more
fluctuation than usual in the short term.

The summary appraisal report that follows sets forth the definition of market value,
identification of the property, assumptions and limiting conditions, summary of pertinent
facts relative to the area and the subject property, summary of comparable data, the
results of our investigations and analyses, and the reasoning leading to our conclusions.

This appraisal has been prepared in conformance with our interpretation of the guidelines
and recommendations set forth in the Uniform Standards of Professional Appraisal
Practice (USPAP) as adopted by the Appraisal Foundation, the requirements of the Code
of Professional Ethics and Standards of Professional Appraisal Practice of the Appraisal
Institute, and in accordance with the regulations established by the Financial Institutions
Reform, Recovery, and Enforcement Act of 1989 (FIRREA).

We believe the content of this report covers the scope of our assignment. If you have any
questions, or if you should require clarification, please do not hesitate to call.

Thank you for providing us with the opportunity to assist you with this matter.

Very trply yours,

HAN B , MAI, President
gte Certified General Real Estate Appraiser
#46-26085
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Executive Summary

Date of Appraisal:
Type of Report:
Type of Property:

Location:

Tax ID No.:
Land Area:

Principal Improvements:

Property Rights Appraised:

Assessed Valuation:

Real Estate Taxes:
Zoning District:

Highest and Best Use:

Hypothetical Condition(s):

December 6, 2012.
Summary report; complete appraisal process.

Proposed rental apartment in an antique factory building which
is planned to be converted to residential use.

36 Water Street, Village of Ossining, Westchester County, New
York.

89.14-1-11.
5.1415 acres.

Three-story antique factory building planned to be converted
into 24 rental apartments to be known as Hidden Cove on the
Hudson. As mentioned, this appraisal is made subject to the
hypothetical condition assuming completion of
construction/conversion and operation on a stabilized basis.

Hypothetical leased fee.

$48,600 (represents
conversion/renovation).

current assessment before

$32,327.57 (before conversion/renovation)
“CDD, Conservation Development District.”

Rental apartments (assuming completion of construction and
renovation).

This appraisal is made under the following hypothetical
conditions:

Assuming renovation/conversion of the existing main
structure into 24 residential units, assuming completion of
construction in accordance with plans and specifications.
Assuming that the property is operated on a stabilized
basis.

The use of these hypothetical conditions may affect the results of
this assignment

Conclusion - Market Value of Subject Property $3,900,000
(Assuming completion of construction and stabilized occupancy)
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Village of Ossining, Westchester County, NY
Tax Map ID No: 89.14-1-11 sb
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Subject Identification
The property that is the subject of this appraisal is a 5.1415 acre parcel of land presently

improved with an antique factory (Brandreth Pill Factory) owned by Plateau Associates,
LLC, located at 36 Water Street, Village of Ossining, Westchester County, New Y ork.

Tax Map ID # - 89.14-1-11.

Date of Appraisal
December 6, 2012.

Identification of Client and Submittee
The client and submittee is Plateau Associates, 427 Bedford Road, Pleasantville, NY,
Attention: Peter Stolatis.

Intended Use (Function) of Appraisal

The function of this appraisal is to demonstrate, through the use of professionally

recognized and commonly accepted appraisal practice and procedure, the market value of
the hypothetical leased fee interest in the subject property under the Hypothetical
Condition(s) described herein, for use in connection with our client’s objectives. The
intended use of this appraisal is to assist Client in demonstrating hardship in connection

with an application for a demolition permit.

Intended User of Appraisal
The intended user of this report is the client and the submittee, Plateau Associates, 427
Bedford Road, Pleasantville, NY, Attention: Peter Stolatis.
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Extraordinary Assumptions

An extraordinary assumption is “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.”! Recent U.S. financial market turmoil and ensuing events have
impacted the U.S. economy in a variety of ways, including an increased level of
uncertainty. In analyzing market conditions for this assignment, the appraiser applied the
best available means to measure the effects of these events, however, limited information
is available at this time. As a result, because of these circumstances, the client and

intended users of this appraisal are cautioned of the following:

1. The ability to rely on the conclusion(s) reached within this appraisal may be
more limited than usual.
2. The conclusion(s) reached within this appraisal may be subject to more

fluctuation than usual in the short term.

This appraisal contains no other extraordinary assumptions.

Hypothetical Conditions

A hypothetical condition is defined as “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.”?

The difference between whether a particular condition is an extraordinary assumption or
a hypothetical condition depends upon what the appraiser knows about the particular
condition in question. “If an appraiser cannot verify a certain condition that is critical to

the valuation but which he believes is true and has no reason to doubt is true, then the

I Appraisal Institute, The Dictionary of Real Estate Appraisal, 5th ed. (Chicago: Appraisal Institute), 2010,
p. 73.
2 Appraisal Institute, The Dictionary of Real Estate Appraisal, 5th ed. (Chicago: Appraisal Institute), 2010,
p. 97.
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condition is an extraordinary assumption . . . If, on the other hand, an appraiser is asked
to use a condition which he knows to be false but which is necessary for the analysis,
then two things are required; the appraiser can use the condition as long as it meets the
criteria in USPAP (Uniform Standards of Professional Appraisal Practice) and the
appraiser must not confuse the information with the known facts. The appraiser must
clearly distinguish ‘false conditions’ from those other assumptions or conditions which
are believed or taken to be true.”® As requested, this appraisal is made under the

following hypothetical conditions:

1. Assuming renovation/conversion of the existing main structure into 24
residential units, assuming completion of construction in accordance with
plans and specifications.

2. Assuming that the property is operated on a stabilized basis.
The use of these hypothetical conditions may affect the results of this assignment.
This appraisal contains no other hypothetical conditions.
Appraisal Foundation Standards and Definition of Market Value

This appraisal has been prepared to conform to the Uniform Standards of Professional
Appraisal Practice (USPAP), adopted by the Appraisal Foundation.

The definition of market value which follows is taken from Uniform Standards of
Professional Appraisal Practice (USPAP) instructions, adopted by the Appraisal
Standards Board of the Appraisal Foundation.

“The most probable price which a property should bring in a competitive
and open market under all conditions requisite to a fair sale, the buyer and
seller each acting prudently 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 date and the passing of title from seller to

buyer under conditions whereby-

3 Uniform Standards of Professional Appraisal Practice (USPAP) Frequently Asked Questions, 2000
Edition, Appraisal Standards Board, The Appraisal Foundation, 2000, p. 41-42.
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1. Buyer and seller are typically motivated.

2. Both parties are well informed or well advised, and acting in what they consider their
own best interests.

3. A reasonable time is allowed for exposure in the open market.

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

5. 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.”

According to The Dictionary of Real Estate Appraisal, Fifth Edition, a publication of the
Appraisal Institute, “The most widely accepted components of market value are

incorporated in the following definition:

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.”

The Dictionary of Real Estate Appraisal, Fifth Edition, also indicates that market
value is described in the Uniform Standards of Professional Appraisal Practice
(USPAP) as follows:

“A type of value, stated as an opinion, that presumes the transfer of a property (i.e., a
right of ownership or a bundle of such rights), as of a certain date, under specific
conditions set forth in the definition of the term identified by the appraiser as
applicable in an appraisal. (USPAP, 2010-2011 ed.).”
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Property Rights and/or Interest Appraised

Real Estate is commonly defined as physical land and appurtenances affixed to the land,

e.g., structures. Real Property consists of all interests, benefits, and rights inherent in the

ownership of physical real estate.

Real property does not necessarily include the complete bundle of rights, i.e., “fee
simple” rights or interests. For example, when a property is subject to a lease, different

interests are created, the “leased fee” interest and the “leasehold” interest.

Since we are valuing the subject property as though construction/renovation is complete
and that the property is operated on a stabilized basis, the individual apartments would
likely be is encumbered by short term (one-year or two-year) leases. Accordingly, within
this appraisal, we will primarily be concerned with the valuation of the leased fee

interest.

The Dictionary of Real Estate Appraisal, Fifth Edition, 2010, provides the following

definitions.

“Fee Simple (Estate)”

Absolute ownership subject only to limitations imposed by the State.
“Leased Fee Interest”
A freehold (ownership interest) where the possessory interest has been granted to another

party by creation of a contractual landlord-tenant relationship (i.e., a lease).

“Leasehold Interest”

The tenant’s possessory interest created by a lease.*

Personal Property Fixtures and Intangible ltems

The value conclusion within this appraisal is of the real estate only; unless specifically
stated otherwise, it excludes the value of any personal property, fixtures and intangible

items, if any.

4 Note: A leasehold interest may be a negative leasehold or positive leasehold.
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Current Ownership, Sales and Property History
The present owner of record is Plateau Associates, LLC. There have been no arm’s

length transfers of ownership recorded within the past three years.

Property Inspection
The subject was physically inspected for the purpose of this appraisal report by Jonathan

Bernz on December 6, 2012. It was subsequently revisited for further review and
analysis. The appraiser(s) have not performed services regarding this property within the

past three years.

Americans with Disabilities Act (ADA)

We have not made a specific compliance survey to determine if the improvements on

subject property (if any), which were built prior to enactment of the ADA, conform with

its requirements. Any non-compliance could have a negative effect upon value.

Competency Provision

The appraiser has accepted this appraisal assignment having the knowledge, training and

experience necessary to complete the assignment competently. We are aware of the
competency provision of the Uniform Standards of Professional Appraisal Practice
(USPAP) and the author of this report meets these standards. Jonathan Bernz, MAI has
inspected the property and its surrounding environs and prepared this report.
Additionally, the appraiser has extensive appraisal experience in the appraisal of similar
properties. Thus, it is our opinion that we are fully competent to perform this appraisal,
due to the fact that:

We have full knowledge and experience in the nature of this assignment;

2. All necessary and appropriate steps have been taken in order to complete the
assignment competently; and

3. We do not lack any knowledge or experience that would prohibit this
assignment to be completed in a professional, competent manner, or where a

biased or misleading opinion of value would be rendered
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Extent of the Appraisal Processs

The extent of the appraisal process encompasses the research and the scope of the

analyses required to prepare an appraisal in accordance with the intended use of the
report, and in compliance with the Standards of Professional Appraisal Practice of the
Appraisal Institute, and the Uniform Standards of Professional Appraisal Practice
(USPAP) of the Appraisal Foundation.

Valuation of the subject property involved the following:

1) The subject property was physically inspected on December 6, 2012, by Jonathan
Bernz. At this time the property was photographed and visually inspected for the

purpose of obtaining general physical characteristics as reported herein.

2) County, municipal and neighborhood data are based upon our inspection and prior
knowledge of the area, and information available in Hudson Property Advisors’

library, consisting of various documents and periodicals.

3) Lot area, dimensions and physical characteristics were based upon our review of

several sources including:

a) Map entitled “Hidden Cove on the Hudson, Village of Ossining, New York,
Existing Conditions Plan, Figure 10,” prepared by Rudolph C. Petrucelli,

Petrucelli Engineering (undated),

b) Map entitled “Topographical Survey of Property prepared for EPN situate in
the Town of Ossining, Westchester County, New York,” surveyed July 25,
2007, map prepared August 4, 2007,

c) “Subdivision Map prepared for Filex Steel Products Co., Inc., Located in the
Village of Ossining, Town of Ossining, Westchester County, N.Y.,” prepared
by Charles Riley, Land Surveyor, filed in the Westchester County Clerk’s
Office, Division of Land Records on August 25, 1995 as Map No. 25508,

d) The legal description contained in deed Liber 42081, Page 318,
e) USGS Topographic Quadrangle Maps (15 Series),
f) The subject's municipal tax assessment map,

g) Aerial imagery,

3> Formerly “Scope of the Appraisal.”
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4)

5)

6)
7)

8)

9)

h) Direct on-site physical inspection.

Building area, dimensions and physical characteristics were based upon our review

of several sources including:
a) Floor plans provided by the property owner,
b) Artist rendering provided by the property owner,

¢) Municipal records including information available at the office of the Assessor

and/or Building Department,
d) Direct on-site physical inspection.

Real estate tax and assessment data were obtained from the municipal Receiver of

Taxes and Assessment Offices.
Zoning data was obtained from the municipal Zoning Ordinance.

In developing the approaches to value, the appraisers analyzed market data
collected from company files, TRW/REDI Data realty reports, the Empire Access
Multiple Listing Service (formerly known as the Westchester-Putnam Multiple
Listing Service), and the CID Division of the MLS, the commercial real estate
brokerage community, the Westchester County Division of Land Records located
in the City of White Plains, the NY State Office of Real Property Tax Services
(ORPTS), other appraisers, developers, investors and other persons knowledgeable
of, and experienced in, the subject market. If sufficient comparables were
unavailable from within the immediate community, we expanded our geographic

search to include comparables located in other nearby locations.

Recent U.S. financial market turmoil and ensuing events have impacted the U.S.
economy in a variety of ways, including an increased level of uncertainty. In
analyzing market conditions for this assignment, the appraiser applied the best
available means to measure the effects of these events, however, limited
information is available at this time. As a result, because of these circumstances,
the client and intended users of this appraisal are cautioned of the following (1) The
ability to rely on the conclusion(s) reached within this appraisal may be more
limited than usual and (2) The conclusion(s) reached within this appraisal may be

subject to more fluctuation than usual in the short term.

As requested by the client, this appraisal is made under the following hypothetical

conditions: 1) Assuming completion of construction and renovation/conversion of
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the existing structure in accordance with plans and specifications into 24 residential
rental units and 2) Assuming that the property is operated as rental apartments on a
stabilized basis. The use of these hypothetical conditions may affect the results of

this assignment.

10) After assembling and analyzing the data defined in this scope of the appraisal, we
relied upon the Income Capitalization Approach and concluded at a final value

estimate of the subject property’s hypothetical leased fee interest.
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Westchester County Regional Overview
The subject property is located in northern Westchester County, New York, roughly 25 miles

north of mid-town Manhattan.

/< I s _d | Westchester County is
- | \ located in the

southeastern portion of
~ New York State directly
north of New York City
(NYC) and is bordered on
the west by the Hudson

River and on the east by
Connecticut’s  Fairfield

County. Westchester

: County is part of the
Atlantic
greater NYC region,
which includes NYC’s

surrounding suburban

Ocean

= areas in New York, New

Jersey and Connecticut
encompassing 21 counties in total. Westchester County covers an area of 450 square miles
and has a diverse population residing in 45 municipalities comprising six cities (Mount
Vernon, Rye, New Rochelle, White Plains, Peekskill, and Yonkers), 16 towns, and 23
villages with a total population of 923,459 according to the 2000 Census and an estimated
2010 population of roughly 956,959.

Westchester County is intricately tied both economically and culturally to Manhattan, as is
most of the NYC region. Located only 10 miles north of Midtown Manhattan, its
accessibility to NYC is a key factor to its appeal and growth. Within its land area of 432.8
square miles, the County offers both upscale residential communities and prestigious
suburban office centers that are home to numerous businesses as well as headquarters for
Fortune 500 corporations. Many County residents commute to work in Manhattan as well as
neighboring suburbs. Likewise, people from surrounding communities commute to

Westchester County.
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Westchester County is renowned for its high quality of living. Westchester has excellent
school systems at the primary level with students performing well above the state and
national averages on standardized testing. A very high percentage of Westchester County
students go on to pursue some form of higher education. Westchester residents enjoy
numerous recreational and leisure options. There are many public and private recreational
facilities including golf courses, parks, and beaches within Westchester County. Westchester
County also offers many cultural activities and excellent shopping highlighted by upscale
retail malls (The Westchester) and a mid-level retail mall (The Galleria), both located in
downtown White Plains, as well as several large shopping centers concentrated along the
Central Avenue corridor spanning from White Plains south to Yonkers. Residents of
Westchester County are able to enjoy a wide variety of activities which further contributes to

the appeal of this area.

Westchester County’s status as a prestigious, affluent and upscale suburban county within a
short commute of Manhattan has played an important role in attracting executives and their
companies to the area. In addition, the cost of commercial real estate is also relatively

cheaper in Westchester County compared to Manhattan.

A snapshot of Westchester’s ultra- high end luxury estate real estate market, including a

sampling of sales and current listings is as follows:

Status  Address Post Office  List/Sell $ Rooms BD BA SgFt  Built Acres DOMS

Active 44 Mead Rd Armonk $17,000,000 11 5 541) 5,888 1989 33.59 17

Active 44 W Patent Rd Bedford $17,900,000 26 8 18(99) 15458 1895  13.277 14
Hills

Active 58 Cat Ridge Rd North $18,500,000 17 7 9(72) 9,000 1934  26.168 70
Salem

Active 888 Old Post Rd Bedford $19,888,000 17 6 11(92) 12,000 1999 72.3 87

Active 129 Dingle Ridge Rd North $24,900,000 0 8 8(44) 22,000 2006  286.28 843
Salem

Active 96 Westwood Dr Bedford $26,500,000 19 8 10(82) 21,000 1901 101.6 480
Corners

Active 10 Parsonage Rye $16,995,000 14 7 10(73) 7,325 2006 2.666 4

Sold 290 Stuyvesant Ave Rye $11,600,000 14 6 8(53) 7,991 1918 1571 135

Sold 9 Heathcote Rd Scarsdale $10,884,000 20 7 9(63) 11,600 2006 2.54 251

6 Days on market (marketing time) as of May 25, 2012.
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As demonstrated above, there is both supply and demand for high end luxury estate
residences in Westchester are relatively high price levels. Presently, however, supply appears

to be outpacing demand.

Westchester County’s long term advantages of close proximity to Manhattan, one of the
world’s largest economies, as well as the County’s highly educated workforce and high
quality-of-life, bode well for its future. Its position of relative business cost affordability
within the region provides added reason for encouragement. Continued growth in population,

households and income levels is expected for the foreseeable future.
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The Town of Ossining / Village of Ossining

The Town of Ossining, with a land area of 11.1 square miles, contains within its boundaries

The Village of Ossining, part of the Village of Briarcliff Manor (the rest is located in the
Town of Mount Pleasant), and a small, unincorporated area (2.6 square miles). Ossining lies
approximately 30 miles north of midtown Manhattan, and approximately 15 miles north of
White Plains. Ossining is situated on the east bank of the Hudson River and is bounded north
by the Village of Croton-on-Hudson, the Croton River and the Town of New Castle, east by
the towns of New Castle and Mount Pleasant and south by the Town of Mount Pleasant. The
2010 population of the town is 38,514, a 5.42% increase over 2000, and is projected to grow
a modest 0.25 from 2010 to 2015.

The main north-south roads in Ossining are Routes 9 and 9A. Route 9 connects with the New
York State Thruway (1-87) and the Cross-Westchester Expressway (I-287) in Tarrytown,
approximately seven miles south of the Ossining central business district. The thruway and
expressway provide access to New York City, Upstate New York and New England. Other
major roads within the town are Routes 100 and 133. Metro-North Commuter Railroad
maintains regular service to and from Ossining and Grand Central Station in New York City.
There are two railroad stations in the town, one in the Village of Ossining, and one further

south in the Scarborough neighborhood.

Ossining's downtown, like the majority of industrially-oriented communities along the
Hudson River, experienced a severe economic decline after the advent of the outlying
shopping center. The most dramatic undertaking in the village center was the facade
restoration program along Main Street known as the Scarborough Historic District. The

district consists of small retail store and eateries.

There are four primary commercial sections or corridors located in the town. The largest and
most diversified is the Arcadian Shopping Center located on the west side of South Highland
Avenue (U.S. Route 9) within the Village of Ossining. It includes numerous retail stores

including a large food market, a greenhouse/nursery, several restaurants and clothing stores.

Another retail/commercial strip is located at the corner of Route 9 and Croton Avenue (Rte.
133); from this point the corridor runs along Croton Avenue in a northeasterly direction,
ending at the Chilmark Shopping Center (currently under renovation). Several neighborhood

shopping centers, restaurants, banks and the Ossining Public Library are on this strip.

HUDSON
20 PROPERTY
ADVISORS, 1LLC



The following information concerning housing for the Town of Ossining was obtained from

the US Census Bureau.

Subject Ossining town, Westchester County, New York
Estimate | Margin of | Percent Percent
Error Margin of
Error
HOUSING OCCUPANCY
Total housing units 13,383 +/-718 13,383 X)
Occupied housing units 12,438 +/-675 92.9% +/-2.1
Vacant housing units 945 +/-292 7.1% +/-2.1
Homeowner vacancy rate 2.6 +/-1.7 (X) X)
Rental vacancy rate 34 +/-2.6 (X) X)
UNITS IN STRUCTURE
Total housing units 13,383 +/-718 13,383 X)
1-unit, detached 5911 +/-403 44.2% +/-2.8
1-unit, attached 1,428 +/-240 10.7% +/-1.7
2 units 1,281 +/-274 9.6% +/-2.0
3 or 4 units 1,331 +/-349 9.9% +/-2.5
5 to 9 units 730 +/-261 5.5% +/-1.9
10 to 19 units 491 +/-218 3.7% +/-1.6
20 or more units 2,201 +/-409 16.4% +/-2.9
Mobile home 10 +/-15 0.1% +/-0.1
Boat, RV, van, etc. 0 +/-115 0.0% +/-0.4
YEAR STRUCTURE BUILT
Total housing units 13,383 +/-718 13,383 X)
Built 2005 or later 182 +/-98 1.4% +/-0.7
Built 2000 to 2004 294 +/-113 2.2% +/-0.8
Built 1990 to 1999 690 +/-151 5.2% +/-1.2
Built 1980 to 1989 1,956 +/-350 14.6% +/-2.4
Built 1970 to 1979 963 +/-255 7.2% +/-1.8
Built 1960 to 1969 2,372 +/-469 17.7% +/-3.5
Built 1950 to 1959 2,619 +/-412 19.6% +/-3.0
Built 1940 to 1949 479 +/-202 3.6% +/-1.5
Built 1939 or earlier 3,828 +/-476 28.6% +/-3.0

Source:
U.S. Census Burecau
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Subject Ossining town, Westchester County, New York
Estimate | Margin of | Percent Percent
Error Margin of
Error
ROOMS
Total housing units 13,383 +/-718 13,383 X)
1 room 263 +/-129 2.0% +/-1.0
2 rooms 393 +/-199 2.9% +/-1.5
3 rooms 1,623 +/-387 12.1% +/-2.8
4 rooms 2,266 +/-440 16.9% +/-3.0
5 rooms 2,114 +/-359 15.8% +/-2.4
6 rooms 2,020 +/-352 15.1% +/-2.6
7 rooms 1,553 +/-300 11.6% +/-2.2
8 rooms 1,026 +/-210 7.7% +/-1.6
9 rooms or more 2,125 +/-391 15.9% +/-2.9
Median rooms 5.5 +/-0.2 X) X)
BEDROOMS
Total housing units 13,383 +/-718 13,383 X)
No bedroom 296 +/-135 2.2% +/-1.0
1 bedroom 2,155 +/-374 16.1% +/-2.6
2 bedrooms 4,303 +/-591 32.2% +/-3.4
3 bedrooms 3,525 +/-418 26.3% +/-3.1
4 bedrooms 2,096 +/-389 15.7% +/-3.0
5 or more bedrooms 1,008 +/-221 7.5% +/-1.7
HOUSING TENURE
Occupied housing units 12,438 +/-675 12,438 X)
Owner-occupied 7,944 +/-572 63.9% +/-3.2
Renter-occupied 4,494 +/-481 36.1% +/-3.2
Average household size of owner- 2.61 +/-0.11 X) X)
occupied unit
Average household size of renter- 2.97 +/-0.25 X) X)
occupied unit

Source:
U.S. Census Bureau

The data indicates that 4,944, or 36.9 % of the 13,383 housing units in the Town of

Ossining are renter occupied.
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Some of the major rental apartment buildings (or apartment building complexes) in Ossining

are summarized on the following chart.

—

Cedar Arms Cedar lane 72
London Terrace Croton Avenue 43
Fuller/Hampton Croton Avenue 92
Clinton terrace Croton Avenue 96
Fair Housing James Street 68
Maple House (ALF) Maple Place 104
Hudson View South Highland Avenue 26
Jefferson House Charter Circle 190

South Highland Avenue 24
Birch Brook Manor South Highland Avenue 79
Sparta Green South Highland Avenue 42
Parkview South Highland Avenue 204
Jefferson Highlands South Highland Avenue 60
Sherwood Avenue Apartments Sherwood Avenue 31
Claremont Gardens (asst.) Van Cortlandt Avenue 182
Audubon Manor Wolden Avenue 75

1,388
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The following information for the Village of Ossining was obtained from the US Census

Bureau.
. Ossining ___New York|
Population, 2011 estimate 25,230 19,465,197
Population, 2010 (April 1) estimates base 25,060 19,378,104
Population, percent change, April 1, 2010 to July 1, 2011 0.7% 0.4%
Population, 2010 25,060 19,378,102
Persons under 5 years, percent, 2010 6.4% 6.0%
Persons under 18 years, percent, 2010 21.3% 22.3%
Persons 65 years and over, percent, 2010 10.4% 13.5%
Female persons, percent, 2010 46.9% 51.6%
Homeownership rate, 2007-2011 54.1% 54.8%
Housing units in multi-unit structures, percent, 2007-2011 59.0% 50.5%
Median value of owner-occupied housing units, 2007-2011 $424,300 $301,000
Households, 2007-2011 8,313 7,215,687
Persons per household, 2007-2011 2.72 2.59
Per capita money income in the past 12 months (2011 dollars), 2007-2011 $30,685 $31,796
Median household income, 2007-2011 $70,872 $56,951
Persons below poverty level, percent, 2007-2011 18.4% 14.5%

Source:

U.S. Census Burecau
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Neighborhood Data

A neighborhood, from an appraisal perspective is defined as “A group of complementary

land uses; a congruous grouping of inhabitants, buildings, or business enterprises.”’

The subject property is located in the extreme westerly section of the Village in an area
comprised of heterogeneous uses, including older industrial properties, municipal offices
and marine related uses and sites proposed for development such as Harbor Square (see

comments below).

The quality and level of upkeep of the improvements within the neighborhood is as
varied as the uses. Basically, the industrial uses are typical of those found within
communities both up and down the Hudson River. Relatively inexpensive labor is readily
available and this is catalytic to the continued occupancy and limited growth of riverfront
industries. While employment opportunities exists, these are typically lower paying
positions with employees having limited discretionary incomes (which impacts on the

economic viability of the local business community).

Vehicular access to the waterfront area (west of the railroad tracks) is provided by two
elevated bridges, crossing the Metro-North Railroad tracks. These bridges are of

relatively recent construction.

Traveling east from the subject neighborhood, toward Main Street, free standing
neighborhood retail buildings and small to medium size light industrial/garage structures

prevail. Sing Sing Correctional Facility is located less than one mile south of subject.

In close proximity to the neighborhood is Main Street. At the height of business activity,
many years ago, Main Street was considered the 100% business location within the
Village. With the passage of time, and the disintegration of the downtown district,
business activity and development branched away from this downtown location and took
hold along Croton Avenue (to the northeast) and along South Highland Avenue (the
Arcadian shopping center being the largest development), to the south. In recent years,
many properties along Main Street have benefited from a significant effort, on the part of
private and public funds, to rejuvenate this former central business district. While many

of the historically significant facades and buildings have been rehabilitated to varying

7 Appraisal Institute, The Dictionary of Real Estate Appraisal, 5" ed. (Chicago: Appraisal Institute), 2010
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degrees, much work is yet to be done in order to bring to fruition the plans for a complete

revitalization and renewal of the central business district.

Ossining has also recently attempted to revitalize the waterfront district in the hopes of
attracting a retail trade. In connection with this revitalization attempt, years ago, the

entire waterfront area was re-zoned.

One Harbor Square is likely the largest planned development along Ossining’s
waterfront; it has, however, been stalled for several years. “Cappelli Enterprises and
Ginsburg Development, LLC (GDC Homes) have formed a joint venture to build "One
Harbor Square," a mixed-use waterfront development on the banks of the Hudson River
in the Village of Ossining. The $78 million project will be located on part of a 4.5-acre
waterfront site and will include 150 market-rate condominiums, 10,000 square feet of
retail and restaurant space, as well as a waterfront park, a water's edge esplanade, fishing
pier, kayak launch and storage, a public beach and the existing commuter ferry pier. A
total of 60 percent of the site is being developed for publicly accessible open space.

Ground has been broken and sales are scheduled to start in early 2007.”’8

Long term plans for the area include a riverfront park, walking/cycling path and a trolly
that would run from the Village of Hastings (to the south) through Ossining, to the
Village of Croton-on-Hudson (to the north). Recently, a proposal was made to construct a
micro-brewery and pub in the waterfront area. Thus far, however, these attempts have

been relatively unsuccessful, with little, if any, revitalization actually achieved.

Primary vehicular access to the subject neighborhood is provided by Route 9, via a series
of connecting roads. Route 9 is a major north-south corridor servicing western
Westchester County, and within the approximate vicinity of the subject property,
provides access to the Bear Mountain Bridge, the Tappan Zee Bridge, the NY State
Thruway (I-87) and the Cross Westchester Expressway (I-287). The Taconic State
Parkway to the east, is readily accessible and Metro North's Commuter Railroad station at

Ossining is a long walk (roughly one-half mile) from the subject.

Overall, the subject’s general location is well-suited for development.

8 http://www.cappelli-inc.com/developments/harborsquare.shtml.
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Trend Analysis and Marketing Period (Marketing Time)

The term “marketing time” typically takes into consideration current and anticipated

market conditions. It is defined as “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. In essence, estimated marketing
period is the amount of time elapsed starting from the date a property is listed for sale
(usually the effective date of this appraisal) and ending on the date that a contract is
executed for purchase and sale of the property. Marketing time differs from exposure
time, which is always presumed to precede the effective date of an appraisal.”® Implicit

in the definitions of marketing time are the following assumptions:

- The property will be actively exposed and aggressively marketed to potential
purchasers through marketing channels commonly used by buyers and sellers of

similar type properties.

- The property will be offered at a price reflecting the most probable mark-up,

over market value, used by sellers of similar type properties.

- A sale will be consummated under terms and conditions of the definition of

market value.

In order to estimate a marketing time that could reasonably be expected for the subject,
we conducted interviews with market participants, brokers and other professionals who
are actively involved in the purchase and / or sale of the type of property represented by
the subject. Based upon the results of our survey, and considering current and anticipated
supply and demand factors, we formed the opinion that in this particular sub-market, a

period of approximately twelve (12) months should be sufficient to successfully market a

property such as the subject. Our conclusion is made subject to the assumption of
realistic pricing and assuming professional marketing efforts.

9 Appraisal Institute, The Dictionary of Real Estate Appraisal, 5" ed. (Chicago: Appraisal Institute), 2010,
p. 121.
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Exposure Time

Exposure time is considered to precede the effective date of appraisal. It is defined in
The Dictionary of Real Estate Appraisal, 5" ed. as follows:

“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.”’10

Exposure time is a retrospective estimate based upon an analysis of past events,
assuming a competitive and open market. In arriving at an estimate of reasonable
exposure time, the appraiser assumes an adequate, sufficient and reasonable effort to sell

the real property.

Owing to market conditions, preceding the effective date of this valuation, that were
similar to present market conditions, i.e., similar supply and demand factors, stable local
and regional economic conditions, similar availability and cost of financing, etc., and
based upon information gathered through sales verification, our daily activity in the real
estate market and interviews with market participants, it is our opinion that a reasonable

exposure time for the subject real property, would have been 12 to 18 months.

10 Appraisal Institute, The Dictionary of Real Estate Appraisal, 5™ ed. (Chicago: Appraisal Institute), 2010,
p.-73
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Tax Map
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Aerial Images

36 Water Street
Village of Ossining, Westchester County, NY
Tax Map ID No: 89.14-1-11
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Aerial Images

36 Water Street
Village of Ossining, Westchester County, NY
Tax Map ID No: 89.14-1-11
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Site Data

Location:

Tax Map ID No.:

Size:

Shape:

Road Frontage:

Depth:

Topography:

Terrain:

Drainage:

Soil Conditions:

Utilities:

Northerly end of an access easement leading to Water Street,
Village of Ossining, Westchester County, New York. The
subject’s street address as per the Village of Ossining Assessment
Roll is 36 Water Street, Ossining, NY 10562.

89.14-1-11.

5.1415 acres

[rregular.

The site does not appear to have direct road frontage; access
appears to be provided to Water Street by means of an access
easement (see Filed Subdivision Map No. 25508).

[rregular.

Moderately sloping to partly level around the building site; the
northeasterly portion forms a steep valley with a water course

traversing in a generally northeast southwest course.

Mostly overgrown and unkempt vegetation around the building.
Upon completion of the assumed construction, the property is

assumed to be very well landscaped.

Appears adequate (though the property had been inundated with
water from the Hudson River as a result of the recent storm

Hurricane Sandy this past October).

No soils report was provided to the appraiser; we assume that the

subject’s soils are adequate to support development.

AlL
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Fronting Roads: None.

Visibility: Limited road visibility, however the structure is visible from the

Metro North railroad trains which travel just west of the subject.

Access: Vehicular access to and from the property is planned to be
provided by an access easement which would extend from Water

Street in a generally northerly direction to the property.

Easements/

Encroachments: An extension of Water Street traverses the westerly portion of the
property.  Typical utility and drainage easements; no other
apparent adverse easements or encroachments noted.

Flood Zone: According to Flood Hazard Map #36119C0136F, effective

September 28, 2007 much of the subject is situated within a
designated flood hazard zone identified as “Zone AE, (EL 7).
Ownership reports that the property has suffered flooding during
Hurricanes Irene and Sandy. A copy of the flood map cited is

shown on the following page.
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Environmental

Hazards:

MAP SCALE 1" = 500

PANEL 0136F

il
FIRM

FLOOD INSURANCE RATE MAP

(ALL JURISDICTIONS)

AINS:

BRIARCLIFF MANOR, 360904
VILLAGE OF

CROTON-ON-HUDSON, 360907
VILLAGE OF

NEW CASTLE, TOWN OF 360921
OSSINING, TOWN OF 61241
OSSINING, VILLAGE 361021

ERNEL 136 OF 426
MAP SUFFIX: F

(SEE MAP INOEX FOR FIRM PANEL LAYOUT)

o e

0.2% ANNUAL*CHANCE
FLOODIDISCHARGE IS0
CONTAINED IN/CULVERT:

Federal Emergency Management Agen

for WESTCHESTER COUNTY, NEW YORK

COMMUNITY — NUMBER

MAP NUMBER
36119C0136F

SEPTEMEBER 28, 2007

EFFECTIVE DATE

L

IThi= & an oRoial copy of a portion of Ihe Bbove refeenced Nood map. 1
wans extracted using F-MIT OnvLine. This map does net refect changes
= - or amendments which may have been made subsequent to the date on the

L \e fitle bleck. For the latest product information about National Flood Insurance
ZGNEAE 33 Program flood maps check the FEMA Flood Map Store st www. mac fema gov)

Unless otherwise stated in this report, the existence of hazardous
material, which may or may not be present on the property, was
not observed by the appraiser. The appraiser has no knowledge of
the existence of such materials on or in the property. The
appraiser, however, is not qualified to detect such substances. The
presence of substances such as asbestos, urea-formaldehyde foam
insulation, or other potentially hazardous materials may affect the
value of the property. The value estimate is predicated on the
assumption that there is no such material on or in the property that
would cause a loss in value. No responsibility is assumed for any

such conditions, or for any expertise or engineering knowledge
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required to discover them. The client is urged to retain an expert in
this field, if desired.

Natural, Cultural
Recreational or
Scientific Value: Our inspection of the real estate revealed that the subject property

apparently has no significant natural, cultural, recreational or

scientific factors affecting its market value.

Legal Description: ~ See addendum.
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Improvement Data (Proposed)

As of the appraisal date, structural improvements on the subject property consisted of a

deteriorated factory building complex; the main structure is known as the Brandreth Pill
Factory. As mentioned, this appraisal is made under the following hypothetical

conditions:

1. Assuming renovation/conversion of the existing main structure into 24
residential units, assuming completion of construction in accordance with plans
and specifications.

2. Assuming that the property is operated on a stabilized basis.

The use of these hypothetical conditions may affect the results of this assignment

Construction details of the structure to be known as Hidden Cove on the Hudson are

planned to be as follows:

Exterior

Foundation: Masonry.

Number of Stories: Three.

Number of Apartments: 24 (including three designated as affordable and subject to
rent restrictions).

Framing: Brick and frame.

Exterior Walls: Brick (planned to be restored)

Roof Style: Mansard

Roof Structure: Wood and steel framing members.

Roofing: Standing seam, slate and asphalt composition shingle.

Windows: Wood / vinyl, triple-glazed.

Main Entry Doors: Fireproof Wood.

Garage Doors: None.

Other Doors: Main entries: glass anodized aluminum/Thermo-pane.
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Interior

Floor Structure:

Floor Covering:
Ceilings:
Interior Walls:
Interior Doors:
Lighting:

Kitchen Facilities:

Toilet Facilities:

Plumbing:
Sprinkler:
Heating:

Air Conditioning:
Hot Water:

FElectrical:

Stairwells:

Elevator:

First floor: slab on grade.
Second and third floors: steel and wood joist with light weight

concrete.

Hardwood and ceramic tile / stone.

Painted gypsum wall board.

Painted gypsum wall board.

Solid core wood, multiple panel, in wooden frame.
Decorative incandescent.

Each unit will have a modern state of the art kitchen with wood
cabinetry, stainless steel (double-bowl) sink with Delta (or equiv.)
single-lever faucet, set in granite countertop, “G.E.” appliances

including stove/oven, dishwasher, refrigerator, washer and dryer

Modern three-fixture lavatories in each unit; wood cabinetry,

Formica / marble counter, ceramic sink, porcelain fixtures.

Each unit to be served by a cold water feed and a typical 4" dia. drain.
Yes, entire building to be sprinklered

Each unit to have separate dedicated mechanical HVAC system.
Central thru heat exchanger.

Each unit to have separate tank-less water heater.

Minimum service of 100 amperes for each unit with modern

circuit-breaker panel.

Decorative, concrete with metal stringers, risers and concrete

steps; ornamental metal balusters.

One three-stop / side rail passenger elevator with automatic controls.
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Building Layout

Basement: None

First Floor: Eight apartments (six market rate and three designated as
affordable).

Second Floor: Eight apartments (seven market rate and one designated as
affordable).

Third Floor: Eight apartments (all market rate).

Total 24 apartments (including three designated as affordable).

FLOOR BY FLOOR BUILDING LAYOUT (HIDDEN COVE ON THE HUDSON)

Floor UnitNo Rooms Bdrms Baths Sq. ft. Amenities Type

1 1 5 2 2.5 1,400 View, Private Garden Mkt Rate
1 2 5 2 2.5 1,400 View Mkt Rate
1 3 5 2 2 1,100 View Mkt Rate
1 4 3.5 1 2 1,200 View, Sleep Alcove (Den) Mkt Rate
1 5 3.5 1 1 900 View Aff

1 6 5 2 2 1,300 View, Corner Unit Mkt Rate
1 7 4.5 2 2 900 View, Sleep Alcove (Den) Aff

1 8 4.5 2 2.5 1,300 View, Sleep Alcove (Den) Mkt Rate
Total - 1st Floor 36 14 16.5 9,500

2 1 5 2 2.5 1,400 View, Private Garden Mkt Rate
2 2 5 2 2.5 1,400 View Mkt Rate
2 3 5 2 2 1,100 View Mkt Rate
2 4 3.5 1 2 1,200 View, Sleep Alcove (Den) Mkt Rate
2 5 3.5 1 1 900 View Mkt Rate
2 6 5 2 2 1,300 View, Corner Unit Mkt Rate
2 7 4.5 2 2 900 View, Sleep Alcove (Den) Aff

2 8 4.5 2 2.5 1,300 View, Sleep Alcove (Den) Mkt Rate
Total - 2nd Floor 36 14 16.5 9,500

3 1 5 2 2.5 1,400 View, Private Garden Mkt Rate
3 2 5 2 2.5 1,400 View Mkt Rate
3 3 5 2 2 1,100 View Mkt Rate
3 4 3.5 1 2 1,200 View, Sleep Alcove (Den) Mkt Rate
3 5 3.5 1 1 900 View Mkt Rate
3 6 5 2 2 1,300 View, Corner Unit Mkt Rate
3 7 4.5 2 2 900 View, Sleep Alcove (Den) Mkt Rate
3 8 4.5 2 2.5 1,300 View, Sleep Alcove (Den) Mkt Rate
Total - 3rd Floor 36 14 16.5 9,500

Total - Entire building
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UNIT MIX (HIDDEN COVE ON THE HUDSON)

Type Rooms Bdrms Baths Sq.ft. No. Units % of Units Total Rooms Total SF
Aff1 35 1 1 900 1 4.2% 3.50 900
Aff 2 4.5 2 2 900 2 8.3% 9.00 1,800
Small 1 3.5 1 1 900 2 8.3% 7.00 1,800
Large 1 35 1 2 1,200 3 12.5% 10.50 3,600
Jr. 2 4.5 2 2 900 1 4.2% 4.50 900
Small 2 5 2 2 1,100 3 12.5% 15.00 3,300
Med. 2 Alc. 4.5 2 2.5 1,300 3 12.5% 13.50 3,900
Med. 2 Cor. 5 2 2 1,300 3 12.5% 15.00 3,900
Large 2 5 2 2.5 1,400 6 25.0% 30.00 8,400

Total 24 100.0% 108.00 28,500

Building Areas

First Floor Area: 10,000 square feet.
Second Floor Area: 10,000 square feet.
Third Floor Area: 10,000 square feet.

Gross Building Area: 30,000 square feet.

Site Improvements

Site improvements are planned to consist of a paved driveway, paved parking (for 28
cars), exterior lighting, drainage, utilities and appropriate landscaping. Formal interior
courtyard and main building entry / access to the glass atrium system which allows access to

the 24 residential units, the parking area and the courtyard.
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Proposed Floor Plan

36 Water Street

Village of Ossining, Westchester County, NY

Tax Map ID No: 89.14-1-11
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Proposed Rendering

36 Water Street
Village of Ossining, Westchester County, NY
Tax Map ID No: 89.14-1-11
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Photographic Log

Client Name:
Plateau Associates

Site Location:

36 Water Street

Village of Ossining, Westchester County, NY
