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March 27, 2024
Via Email and Reqular Mail

Anthony Tozzi, Planning Director
Town of Glenville

Glenville Municipal Center

18 Glenridge Road

Glenville, New York 12302

RE: Cellco Partnership d/b/a Verizon Wireless — Application for Wireless
Telecommunications Approval — 185 Swaggertown Road
(Tax Map Parcel No. 22.17-1-3)

Dear Mr. Tozzi:

Thank you for forwarding the letters and emails submitted by and on behalf of certain
residents in the Town that oppose the above-referenced application. We appreciate the opportunity
to provide a response. For ease of reference, we have consolidated the various comments into
topical areas for response.

l. The Radio Frequency (“RF”) Justification in Support of the Application is an
Acceptable Means of Demonstrating Need as a Matter of Law.

Residents allege that the application does not contain the necessary proof to demonstrate
the need for the proposed facility. As we demonstrate below, this is a fatally flawed argument.

Verizon Wireless’ proof of need complies with the specific requirements of the Glenville
Code. The proof is provided in a comprehensive RF report prepared by Rick Andras, Verizon
Wireless’” RF Design Engineer, and included in Tab 7 of the application packet. Significantly, the
comprehensive analyses provided by Mr. Andras have not been refuted or disputed by any expert
testimony.



A. Verizon Wireless’ RF Analysis is Acceptable Proof of Need as a Matter of Law

Many residents mention that they have sufficient cell phone service in the Town as a means
to demonstrate that there is no gap in coverage in this area of the Town. Federal law interpreting
the Telecommunications Act (“TCA”) does not require the submission of dropped call or drive
test data to demonstrate the need for a site. See, New York SMSA Ltd. P’ship v Village of Floral
Park Bd. of Trustees, 812 FSupp2d 143, 161 [EDNY 2011] (rejecting contention that carrier must
show dropped/missed calls where carrier’s scientific proof of gap was unrefuted); New York SMSA
L.P. v. Oyster Bay Zoning Bd. Of Appeals, No. 08-CV-4833, 2010 WL 3937277 (E.D.N.Y. Sept.
30, 2010) (holding that the testimony of Verizon Wireless’ RF expert, affidavits, and propagation
maps satisfied applicant’s burden of demonstrating coverage gap); Nextel Partners, Inc. v. Town
of Amherst, NY, 251 F. Supp. 2d 1187, 1196 (W.D.N.Y. 2003) (which confirmed that use of RF
propagations maps is an acceptable form of proof to demonstrate the need for a new site);
MetroPCS N.Y. LLC v Vill. Of East Hills, 764 FSupp2d 441, 454 [EDNY 2011] (“[t]he failure...to
introduce its customers’ testimony of poor...coverage in the areas...is not fatal to the application
given the evidence of a gap”).

Additionally, in interpreting the requirements of the TCA, the FCC has recently confirmed
that there are numerous means by which a carrier can establish the need for a new facility. In its
order entitled “Accelerating Wireless Broadband Deployment by Removing Barriers to
Infrastructure Investment” (FCC 18-133, 85 FR 51867 at ] 37 (Oct. 15, 2018)), the FCC confirmed
that the test for determining an “effective prohibition” claim under the TCA relates to whether “a
state or local legal requirement materially inhibits a provider’s ability to engage in a variety of
activities related to its provision of a covered service.” Moreover, a successful effective prohibition
claim is not limited to only a local municipality’s denial of an application involving new coverage.
The FCC has confirmed that an effective prohibition claim under the TCA exists also when a
municipality denies a provider’s application which seeks to densify a wireless network, introduce
new services or otherwise proposes to improve service capabilities.

B. Simply Driving through Town is not a Reliable Tool for Determining Need

Several residents mention driving through the Town and having no problem with Verizon
Wireless’ service. Obviously, such assertions are significantly less accurate than the analyses
submitted by Verizon Wireless. Resident drive experiences are not able to analyze RF need as it
relates to in-building service. In other words, resident drive experiences can only provide
information as it relates to signals on existing roads. It cannot and does not provide any relevant
information concerning in-building coverage, which is one of the primary needs for the new site.

The need for in-building coverage is extremely important, especially after the recent
COVID-19 pandemic, when many people are now working from home. The increased number of
people working from home has created an increased demand on the wireless network. It is
unconscionable to propose a significantly less accurate tool such as resident drive experiences to
attempt to show need for a new site that cannot account for in-building coverage.



Il. The Proposed Location Complies with the Siting Hierarchy in the Town Zoning
Law

A. Uses Permitted by Site Plan Review are in Harmony with the General Zoning Plan

Verizon Wireless has applied for a Building Permit and Site Plan Approval to install and
operate antennas and equipment on a new monopole tower, which has been modified to a stealth
monopine facility. The Town of Glenville Code specifically requires issuance of both the building
permit and Site Plan Approval under §270-46 of the telecommunications regulations prior to the
installation of the proposed use.

B. The Application Complies with the Siting Hierarchy in the Town Code

As we have previously demonstrated, the property upon which the facility is proposed
represents the highest available priority under the current hierarchy set forth in the Town Code.
See, Tab 7 of the application. “When it is not feasible to collocate on an existing tower or tall
structure, and there are no feasible municipally-owned properties in the area, Verizon Wireless
must find a privately-owned site which is appropriate for and can accommodate a new
communications structure.” Verizon Wireless has “to identify properties in the Search Area large
enough to accommodate the facility and which also meet any required area requirements such as
set back and fall zone. In addition, other characteristics such as existing compatible land use and
existing mature vegetation that can screen the facility are considered. Access, land use,
constructability, the presence of wetlands, floodplains and other contributing factors are also
examined.”

According to the Town requirements, the highest priority for purposes of siting a new
wireless facility is to attempt to locate the new facility on an existing tower or other tall structure.
Because of this, no properties exist in the highest priority category listed in the Town Code.
Verizon Wireless has demonstrated in the application that after a comprehensive investigation of
the Search Ring, no feasible towers or tall structures were available for collocation.

Three other properties within the search area were considered. Based on the requirements
of the Zoning Law, the existing conditions and land use, four (4) parcels or locations were
identified for consideration. For these reasons, as well as the results of RF review and analysis, the
Trinity Presbyterian Church property location is the best location for the proposed facility given
its heavy tree cover and height to provide screening to the facility.

By adhering to the siting hierarchy established in §270-46(G)(8) and locating the proposed
facility in the highest priority available ensures that the proposed facility is strategically placed in
accordance with the desires of the legislative body of the Town of Glenville.

C. Verizon Wireless has Analyzed all Potential Alternative Locations Identified by the
Planning Board and/or Local Residents

Several residents suggested alternative locations. The range of alternatives required to be
examined is directly related to the required siting hierarchy contained in the Glenville Code as



discussed above. Once an applicant finds an acceptable property that is consistent with the
mandatory siting hierarchy, further efforts to locate a property lower on the list of priorities is not
only unreasonable, it is not warranted by the Glenville Code. Verizon Wireless” RF engineer has
carefully analyzed alternatives in the search area that will meet the coverage objectives and has
concluded that such alternatives are not viable from a technical standpoint.

II. The Proposed Facility is Minimally Intrusive and the Least Intrusive Alternative
Available

The indisputable evidence demonstrates that the proposed facility will not result in any
significant visual impacts. The proposed facility has been designed and located to minimize
potential impacts to the neighboring properties to the greatest extent feasible and has been
redesigned as a stealth monopine tree. Verizon Wireless, with the coordination of the Planning
Board, has prepared a Visual Resource Evaluation (“VRE”). The VRE shows how the proposed
facility will appear from various locations in the Town. The proposal was then modified to propose
the facility as a stealth tree to further minimize the potential for impacts.

A. Assessing Visual Impacts

Compliance with the State Environmental Quality Review Act (“SEQRA”) requires the
lead agency to, inter alia, determine whether the proposed action will result in any significant
adverse visual impacts. The New York State Department of Environmental Conservation (“DEC”)
has published a Policy entitled “DEP-00-2 / Assessing and Mitigating Visual and Aesthetic
Impacts” dated December 13, 2019 (“Visual Policy™). Visual Policy is intended to assist DEC staff
or the lead agency under SEQRA in the identification and assessment of potential visual impacts.

DEC’s Visual Policy provides that:

“[a]esthetic impact occurs when there is a detrimental effect on the perceived
beauty of a place or structure. Significant aesthetic impacts are those that cause a
diminishment of the public enjoyment and appreciation of an inventoried resource,
or one that impairs the quality of such place. While private individuals or
landowners are members of the public, aesthetic impacts to a non-publicly
accessible scenic or aesthetic resource do not usually rise to the level of significance
contemplated in this policy inasmuch as a criterion of significance involves
evaluating the number of people affected by an action (6 NYCRR 8617.7[c][3] and
EAF, Part 3.”

Visual Policy, VI (D), p.9 (Emphasis provided). Additionally, the Visual Policy acknowledges that
potential visual impacts generally apply to “locations that have been officially designated for their
aesthetic qualities and that are accessible to the public at large as opposed to places that may have
individual or private importance only.” Id., V, p.4 (Emphasis provided).

DEC’s Visual Policy provides further that assessment of potential visual impacts under
SEQRA applies only to “resources that have an aesthetic value associated with them....” Id., VI
(A), p. 6-7. Moreover, “the test of significance should focus on the importance of the aesthetic



value or quality associated with the resource, not the mere presence within a viewshed.” 1d., p. 7
(Emphasis provided).

To summarize, potential aesthetic impacts apply to inventoried aesthetic resources that are
accessible to the general public and not individual private property. The private properties of the
neighbors are not inventoried sensitive visual receptors according to NYSDEC Visual Policy.
Therefore, even if portions of the proposed project may be visible from neighboring properties,
that fact alone does not rise to the level of a significant aesthetic impact.

B. Facility Represents a Minimum Intrusion

The VRE clearly demonstrates that the visual impacts associated with the tower are
negligible.

While some neighbors allege that there exist less intrusive alternatives, from a technical
standpoint there are no less intrusive alternatives than the proposed facility. Furthermore, the
construction of the tower will not present privacy nor nuisance issues. Construction of the tower
is planned to occur during normal working hours to be as minimally invasive into the lives of
surrounding residents. Additionally, all construction, installation and maintenance shall be
performed by VZW or its contractors in a safe manner consistent with current wireless industry
engineering and construction standards and practice.

Additionally, the monopole tower and associated equipment will be fully grounded and
designed in accordance with all applicable safety requirements in the New York State Uniform
Building Code & Fire Code, and will not constitute a fire hazard to the surrounding community,
and will be set back from neighboring property so that in the unlikely event of a fall, the tower
would be contained to the property it exists on, and not reach surrounding lands, buildings, or
structures.

C. Verizon Wireless’ Visual Resource Evaluations Confirm that the Proposed Facility will
not Result in Adverse Aesthetic Impacts

As mentioned above, Verizon Wireless has conducted a VRE, which was done in
coordination with the Planning Board. The professionally prepared VRE should not be disregarded
in favor of the generalized concerns of the neighbors relative to potential visual impacts. See, e.g.,
T-Mobile Northeast LLC v. Incorporated Village of East Hills, 779 F.Supp 2d @ 267-268
(confirming that it was inappropriate for the ZBA to reject the applicant’s expert testimony and
photo simulations in favor of photographs submitted by the community that were not supported
by substantial evidence).

Additionally, as noted in the application submitted by Verizon Wireless, the existing tree
line at the site, including mature deciduous and evergreen trees will not be significantly disturbed,
and therefore will screen Verizon Wireless’ ground equipment from view. Due to the size of the
church property, existing vegetation, the distance to residential property boundaries and the
monopole design for the tower, additional landscaping will not be required to screen the base of
the facility.



D. Verizon Wireless’ Environmental Assessment Form Ensures that Local Fawna and
Creatures will not be disturbed.

As referenced in the application, Verizon Wireless has made all due efforts and complied
with all applicable rules and regulations concerning wildlife when debating the construction of
this telecommunications facility. As noted above, all surrounding trees will be disturbed to the
minimum extent possible.

V. The Issue of Property Values is not Properly Before the Planning Board and the
General and Unsupported Opinions Concerning the Property Values are not
Probative.

Several neighbors suggest the facility will adversely impact property values of neighboring
properties. To attempt to support this position, some neighbors cite to certain studies conducted
that claim to suggest that residential properties located near cell towers may reduce property
values.

A. Planning Board is not Authorized to Consider Property VValues

The Glenville Code does not identify property values as a site plan review criteria for
telecommunications facilities applications. Additionally, it is well established that property values
are not considered environmental impacts under the New York State Environmental Quality
Review Act (“SEQRA”).

Even if the issue of property values could be considered by the Planning Board, existing
law requires that the information recently provided to the neighbors should not be given weight
since it lacks any supporting data. See, Cellular Tel. Co. v. Town of Oyster Bay, 166 F.3d 490, 493
(2d Cir. 1999) (localities should not give weight to unsupported statements that cell towers
adversely affect property values). Generalized opinions that a cell tower will have a negative
impact on property values are simply not dispositive as a matter of law and should be disregarded
by the Planning Board.

B. Verizon Wireless has Proof from a Qualified Real Estate Appraiser that the Installation
of Wireless Communications Facilities do not Adversely Impact Property Values

Enclosed herewith is a Market Study prepared by CNY Pomeroy Appraisers, Inc. dated
August 5, 2020. The purpose of the Market Study is submitted to dispel the unsubstantiated
assertion that residential property values suffer substantial decreases as a result of being located
near cell towers. This Market Study analyzed actual sales data. The Market concludes that
residential property values are not negatively impacted by nearby cell towers. The Market Study,
which analyzes actual sales of numerous residential properties, debunks that common
misconception.

As explained above, even if the issue of property values was properly before the Planning
Board (it is not), Verizon Wireless has demonstrated via the use of actual market data that property



values are not negatively impacted by the existence of wireless communications facilities.

V. Planning Board is not Authorized to Consider Health Effects

Members of the public commented that the proposed facility would result in adverse health
effects. The Telecommunications Act of 1996 (“TCA”) was enacted to promote and facilitate the
rapid deployment of personal wireless service facilities such as that proposed. Notwithstanding its
clear intentions, the TCA “generally preserves the traditional authority of State and local
governments to regulate the location, construction and modification of wireless communication
facilities like cell phone towers.” T-Mobile S., LLC v City of Roswell, Georgia, 574 US 293 [2015]
(quotations and citations omitted); see 47 USC § 332 (7) (A). However, the TCA also imposes
“specific limitations on that authority”, and those limitations preempt Petitioner’s claims in this
matter. T-Mobile S., LLC at 300 (quoting Ranch Palos Verdes v Abrams, 544 US 113, 115 [2005]).
For example, 47 USC 8332 (c) (7) (B) (iv) expressly states that:

“no State or local government or instrumentality thereof may
regulate the placement, construction, and modification of personal
wireless service facilities on the basis of environmental effects of
radio frequency emissions to the extent that such facilities comply
with the Commission’s regulations concerning such emissions.”

“Environmental effects within the meaning of [this section] include health concerns about the
biological effects of RF radiation.” T-Mobile Northeast LLC v Town of Ramapo, 701 F Supp 2d
446 [SDNY 2009]; see also Cellular Phone Taskforce v FCC, 205 F3d 82, 88 [2d Cir 2000]
(holding that “the [TCA] preempted state and local governments from regulating the placement,
construction or modification of personal wireless service facilities on the basis of the health effects
of RF radiation where the facilities would operate within levels determined by the FCC to be
safe”).

To demonstrate compliance with current FCC emissions standards, Verizon Wireless
provided a Site Compliance Report prepared by Centerline Communications dated April 13, 2023
which was provided in Tab 12 of the original application. The Site Compliance Report concludes
that “the maximum calculated exposure from the Verizon Wireless facility at ground level is 0.96%
of the General Population MPE limit, which is approximately 104 times less than the maximum
allowed exposure in publicly accessible areas.” Because Verizon Wireless has provided unrefuted
evidence that the proposed site will be fully compliant with the current FCC emissions
requirements, the Planning Board is not permitted to consider alleged health effects.

VI.  Conclusion
Verizon Wireless has recently received the review letter of William Johnson, PE and is
reviewing its contents. We intend to supplement these responses with additional information

requested by the Town’s consultant. Thereafter, we would request that the Planning Board:

1. Close the public hearing;
2. Granta SEQRA Negative Declaration confirming that the proposed facility will



not result in any adverse environmental impacts; and
3. Grant the Site Plan for the application.

Thank you for your consideration.

Very truly yours,
YOUNG SOMMER, LLC

ﬁ/wc O

David C. Brennan

Enclosures



CNY Pomeroy Appraisers, Inc.

A MARKET STUDY OF

PROPOSED PINEWOODS NY-5144 CELLULAR TOWER
275C MENEMSHA LANE AND CREEK ROAD
TOWN OF BRUNSWICK
RENSSELAER COUNTY, NEW YORK

PO #: PO-20-119v.1

275Menemsha’Lane

CLIENT OF THE REPORT

ELIZABETH THOMPSON
GENERAL COUNSEL
BLUE SKY TOWERS III, LLC
PARK PLACE WEST
352 PARK STREET, SUITE 106
NORTH READING, MASSACHUSETTS 01864

DATE OF VALUATION: JULY 10, 2020
DATE OF REPORT: JULY 21, 2020
REPORT SUBMITTED BY

DONALD A. FISHER, MAI, ARA
CNY POMEROY APPRAISERS, INC.

100 EAST SENECA STREET-SUITE 200, MANLIUS, NEW YORK 13104
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100 EAST SENECA STREET — SUITE 200

CNY Pomeroy Appraisers, Inc. e
VoICE 315-471-3111

FAx 315-471-4009

July 21, 2020

Elizabeth Thompson

General Counsel

Blue Sky Towers III, LLC

Park Place West

352 Park Street, Suite 106

North Reading, Massachusetts 01864

RE: Market Study of
Proposed Pinewoods NY-5144 Cellular Tower
275C Menemsha Lane and Creek Road
Town of Brunswick, Rensselaer County, New York

PO #: PO-20-119v.1

Dear Ms. Thompson:

At your request, a market study in the form of a restricted use report has been completed to
analyze the “as is” impact on market value of the improved residential properties in close
proximity to the proposed cellular tower site at 275C Menemsha Lane and Creek Road, in the
town of Brunswick, Rensselaer County, New York.

This market study has been completed in July 2020.

The subject consists of vacant farmland to be partly improved with a cellular tower site about
the size of a typical building lot on a combined 125.65+ acres (two tax parcels) which is
identified as the parent parcel or larger parcel, with the proposed cellular tower site known as
Pinewoods NY-5144 identified as the subject property. The client is proposing to construct a
cellular tower on this property and is currently contemplating three alternative locations each
with a different tower height ranging from 80 to 90 to 150 feet high, respectively.

You have requested that we provide our professional opinion on the impact of whether the
proposed Pinewoods NY-5144 project will have the following effects:

e Development of cellular tower will “substantially injure the value of abutting properties”

e If the proposed development of the cellular tower will be in harmony with the area in
which it is to be located.

E-mail: dfisher@cnvappraisers.com Voice Mail: Extension 15
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July 21, 2020
Page 2

This market study will not analyze value of any specific properties or of the subject property as
vacant or as completed.

The intended use of this market study is for evaluation of the impact from a proposed cellular
tower. This market study does not include consideration for any personal property, business
value, goodwill, or other intangibles. The value reported in this market study assumes that the
property is free and clear of any environmental concerns.

Blue Sky Towers III, LLC is the client. The only intended users of this report are the client and
the Town of Brunswick. This report may not be distributed to or relied upon by any other
persons or entities for any purpose whatsoever, without our written permission. All other uses
and users are unintended, unless specifically stated in the letter of transmittal.

The scope of this assignment includes the application of a limited version of the Sales
Comparison Approach including research and statistical analysis of completed transfers of
improved residential properties near existing cellular tower sites in order to project the impact
on the values of residential properties in close proximity to the subject property. An analysis
was made, reviewing recent transactions in the market. Depending upon the age of the cellular
tower studied and the number of residential properties in close proximity to the tower (identified
as a series of control cellular towers), we have analyzed the average (mean) and median sale
prices of residential properties in one or both of the following comparisons:

o The Before and After Analysis reviews sale prices before and after the construction
of a control cellular tower if there is a sufficient time period after the construction of
the tower for an adequate number of sales to have occurred (usually at least two full
years after tower construction). The “before™ sale group is adjusted for time so that
the two sets of sale prices can be compared within the same time frame.

e Sale-Resale transactions where the same residential property was sold at least twice
during the study period — once before the control cellular tower was constructed and
once after the tower was constructed. The difference in unit sale prices from the two
sale dates were reviewed to measure the direction of sale price (latter being higher
or lower) and amount of change.

* For one of the control cellular tower sites, we identified some properties that
transferred twice after the tower was constructed, allowing additional price
trend analysis.

The average and median sale prices for each set of sales in each type of study are compared to
determine if there is any significant difference in sale prices that could be attributable to the

presence of the control cellular tower.

This type of valuation analysis is reported in the form of a market study.
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July 21, 2020
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As agreed with the client, the subject property has not been personally inspected by this
appraiser for purposes of completing this market study. We have reviewed aerial photographs,
topographic and soil maps, public records on the parent parcel, and information provided by the
client to compile a summary of the physical characteristics of the parent parcel and the subject
property. It is our opinion that a personal inspection of the subject property for the purposes of
this type of market study is not necessary and does not adversely affect our objective evaluation
of sale prices to determine if the presence of a cellular tower adversely affects the market values
of nearby residential properties.

An extraordinary assumption that the data and document sources reviewed provide sufficient
information to identify the characteristics of the subject property and neighborhood, as well as
for the sale data used for the market study analyses, is adopted for this assignment. No
hypothetical conditions are required for this market study analysis.

The market study comparing the unit prices of before transactions (occurring prior to the tower
construction and adjusting for the time difference) to the unit prices after the tower construction
resulted in overall average and median changes of 1.29% and 7.55%, respectively, indicating
that the surrounding residential properties did not suffer a value loss that could be associated
with the nearby cellular tower.

A second market study reviewing the sale prices of the same single-family residential property
that transferred both before and after the construction of the control cellular tower resulted in
overall average and median changes of 4.80% and 4.21% per year, respectively, exceeding the
3% annual time trend used in the before and after market study analysis.

The property value trends were estimated from property sales that occurred before and after
the construction of the identified cellular tower sites. Because of our investigation and analysis
of the information contained in this report, as well as a general knowledge of real estate
valuation procedures:
e [t is our opinion that market values of nearby improved residential properties in
close proximity to a cellular tower are not adversely affected; and
¢  Our research could not identify any market evidence that a cellular tower is not in
harmony with the surrounding neighborhood.

The value opinion stated above, and every other element of the attached appraisal report are
qualified by the General Assumptions and Limiting Conditions included in this report. Data,
information, and the calculations leading to the value conclusion are incorporated in the report.
The report, in its entirety, including all assumptions and limiting conditions, is an integral part
of and, inseparable from this letter.



CNY Pomeroy Appraisers, Inc.

July 21, 2020
Page 4

A description of the property, together with an explanation of the valuation procedures used, is
contained in our report. This appraisal assignment was not made nor was the appraisal rendered
based on a requested minimum valuation, a specific valuation, or amount that would result in
the approval of a loan. It is our opinion that the following appraisal report was prepared in
conformity with the Uniform Standards of Professional Appraisal Practice (USPAP) appraisal
guidelines and standards. For your review, an Executive Summary follows this letter.

Please call if you have any questions regarding our assumptions, opinions, and conclusions.
Respecttully Submitted,
CNY Pomeroy Appraisers, Inc.

/‘h';)—m—” U-“ :‘—[T“ :&’ - C‘T—‘-—::f:kn —_—
\¥

Donald A. Fisher, MAI, ARA
Executive Vice President
NY State Certified Gen. Appraiser #46-0060

DAF/tme (File #20-0155)
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CNY Pomeroy Appraisers, Inc.

CLIENT:

INTENDED USERS:

PROPERTY NAME:

PROPERTY LOCATION:

TYPE OF PROPERTY:

SITE SIZE:

TAX PARCELS:

PROPERTY OWNER:

PROPERTY RIGHTS APPRAISED:

PROPERTY ZONING:

FLOOD CONDITIONS:

HIGHEST AND BEST USE:
AS IF VACANT:

AS IMPROVED:

EXTRAORDINARY ASSUMPTIONS:

HYPOTHETICAL CONDITIONS:

EXECUTIVE SUMMARY:
Blue Sky Towers 111, LLC.
Blue Sky Towers III, LLC and the Town of Brunswick.
Proposed Pinewoods NY-5144 Cellular Tower.

275C Menemsha Lane and Creek Road, town of
Brunswick, Rensselaer County, New York.

Consists of vacant farmland to be partly improved with
a cellular tower site.

According to the provided Overall Site Plan the Area
of Disturbance, the subject property consists of 2.19

acres for the proposed cellular tower site.

Town of Brunswick tax map indicates the site size of
the parent parcel is a combined 125.65+ acres (two tax
parcels).

113.-5-7.1 and 113.-5-10.11.
Mary Alice Zouky.
Fee Simple Estate.

R-25, Residential; R-40, Residential; A-40,
Agricultural; and AO, Agricultural Overlay Districts.

Flood Zone C (flood insurance is not required).

Parent parcel: Agricultural usage with some potential
for rural residential development.

Subject Property: Cellular tower site.

Proposed cellular tower on a building site size lot.
Assumes public records provide sufficient information
about the parent and subject properties as well as for the

sale data analyzed for market study purposes.

None.
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DATE OF VALUATION: July 10, 2020.
DATE OF INSPECTION: None.
DATE OF REPORT: July 21, 2020.
VALUE INDICATORS:
MARKET STUDY
BEFORE & AFTER SALES: +1.29% to +7.55%.
MARKET STUDY:
SALE-RESALES: +4.21% to +4.80%.
MARKET STUDY CONCLUSION: Based on the preceding analysis, it is our opinion that the

values of residential properties in close proximity to the
proposed cellular tower site project are not adversely

affected.
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CERTIFICATION:
We certify that, to the best of our knowledge and belief:
The statements of fact contained in this report are true and correct.

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

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

We have no bias with respect to the property that is the subject of this report or to the parties involved with
this assignment. Our engagement in this assignment was not contingent upon developing or reporting
predetermined results.

Our compensation for completing this assignment is not contingent upon the development or reporting of a
predetermined value or direction in value that favors the cause of the client, the amount of the value opinion,
the attainment of a stipulated result, or the occurrence of a subsequent event directly related to the intended
use of this appraisal.

The reported analyses, opinions, and conclusions were developed, and this report has been prepared in
conformity with the requirements of the Uniform Standards of Professional Appraisal Practice, the Standards
of Professional Appraisal Practices of the Appraisal Institute, and Best in Business Ethics of the American
Society of Farm Managers and Rural Appraisers.

We certify that, to the best of our knowledge and belief, the reported analyses, opinions, and conclusions
were developed, and this report has been prepared, in conformity with the requirements of the Code of
Professional Ethics, the Standards of Professional Appraisal Practice of the Appraisal Institute, and Best in
Business Ethics of the American Society of Farm Managers and Rural Appraisers.

The use of this report is subject to the requirements of the Appraisal Institute and the American Society of
Farm Managers and Rural Appraisers relating to review by its duly authorized representatives.

We have not made a personal inspection of the property that is the subject of this market study report. .

We have performed no services, as an appraiser or in any other capacity, regarding the subject property of
this report within the last three-year period immediately preceding acceptance of this assignment.

We are not responsible for electronic sharing, or sharing in any form, of this market study report.

The client should note that the report prepared for this assignment is an opinion of value by the appraiser;
that a Court, State, or Federal agency, including the Internal Revenue Service that reviews this report may
disagree with or reject this opinion; and that the appraiser cannot guarantee the outcome of or be financially
responsible to the client for any taxes, penalties or mterest imposed that may result from such review.

As of the date of this report, Donald A. Fisher, MAI, ARA has completed the continuing education program
for designated members of the Appraisal Institute and the American Society of Farm Managers and Rural
Appraisers, and with the State of New York.

CNY Pomeroy Appraisers, Inc.
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Donald A. Fisher, MAI, ARA
Executive Vice President
NY State Certified Gen. Appraiser #46-0060
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UNDERLYING ASSUMPTIONS AND LIMITING CONDITIONS:

This appraisal report has been made with the following assumptions and limiting conditions:

L.

No responsibility is assumed for matters of
a legal nature that affect title to the property
nor is an opinion of title rendered. The title
is assumed to be good and marketable. The
value estimate is given without regard to
any questions of title, boundaries,
encumbrances, or encroachments unless
otherwise stated. @We are not usually
provided an abstract of the subject property
and we are not qualified to render any legal
opinion concerning such a document.

The property is appraised free and clear of
any or all liens or encumbrances unless
otherwise stated.

Responsible ownership and competent
property management is assumed unless
otherwise stated in this report.

The information furnished by others is
believed to be reliable. However, no
warranty is given for its accuracy.

No survey of the property has been made by
the appraiser and no responsibility is
assumed in connection with such matters.
All engineering is assumed to be correct.
Any maps, plats, plot plans, drawings
and/or exhibits reproduced and included in
this report are intended only for the purpose
of showing spatial relationships and to assist
the reader in visualizing the property unless
otherwise stated. The reliability of the
information contained on any such map or
drawing 1s assumed by the appraiser and
cannot be guaranteed to be correct. A
surveyor should be consulted if there is any
concern about boundaries, setbacks,
encroachments, or other survey matters.

It is assumed that there are no hidden or
unapparent conditions of the property,
subsoil, or structures that would render it
more or less valuable unless so stated. No
responsibility is assumed for such
conditions, or for the engineering that may
be required to discover such factors. Since

no engineering or percolation tests were
made by the appraiser, no lability is
assumed for soil conditions. Sub-surface
rights (mineral, gas, oil, etc.) were not
considered in making this appraisal unless
so stated.

It is assumed that there is full compliance
with all applicable federal, state, and local
environmental regulations and laws unless
noncompliance is stated, defined, and
considered i the appraisal report. A
comprehensive examination of laws and
regulations affecting the subject property
was not performed for this appraisal by the
appraiser.

It is assumed that all applicable zoning and
use regulations and restrictions have been
complied with, unless nonconformity has
been stated, defined, and considered in the
appraisal report. Information and analysis
shown 1n this report concerning these items
are based on a reasonable investigation, but
any significant question should be
addressed to local zoning or land use
officials and/or an attorney.

It is assumed that all required licenses,
consents, or other legislative or
administrative authority from any local,
state, or national government or private
entity or organization have been or can be
obtained or renewed for any use on which
the value estimate contained in this report is
based unless otherwise stated. This includes
permits to emit any regulated substances
mto the air or water or onto or into the
ground. Appropriate government officials
and/or an attorney should be consulted if an
interested party has any questions or
concerns on these items since we have not
made a comprehensive examination of laws
and regulations affecting the subject

property.



CNY Pomeroy Appraisers, Inc.

10.

11.

12,

13.

14.

13.

16.

It is assumed that the utilization of land and
improvements is within the boundaries or
property lines of the property described and
that there is no encroachment or trespass
unless noted.

We assume no responsibility for economic
or physical factors that may affect the
opinions herein stated which might occur at
some date after the date of value.

We reserve the right to make such
adjustments to the valuation herein
reported, as may be required by the
consideration of additional data or more
reliable data that may become available.

Where discounted cash flow analyses have
been undertaken, the discount rates utilized
to bring forecasted future revenues back to
estimates of present value reflect our market
investigations of yield anticipations from
comparable sales, our judgment as to risks
and uncertainties in the subject property,
and the consequential rates of return
required to attract an investor under such
risk conditions.

Our forecasts of future events that influence
the valuation process are predicated on the
continuation of historical and current trends
in the market.

No opinion is expressed as to the value of
the sub-surface oil, gas, or mineral rights, or
whether the property is subject to surface
entry for the exploration or removal of such
materials, except as expressly stated.

We are not an environmental expert, and we
do not have the expertise necessary to
determine the existence of environmental
hazards including but not limited to
mechanical equipment or structures, or
presence of chemical or toxic substances,
urea-formaldehyde foam insulation, toxic or
hazardous waste, asbestos or hazardous

building materials, polychlorinated
biphenyls, petroleum leakage, fire-
retardant-treated substances (FRT),

contaminated drywall or other building
materials, lead-contaminated plumbing, soil

L7

18.

19,

20.

and subsoil contamination, groundwater
contamination, agricultural chemicals,
electro-magnetic fields (EMFs), radon or
other indoor air contamination which may
or may not be present on the property, or
other environmental hazards or conditions
on the subject or surrounding properties.
None were called to our attention nor did we
become aware of such during the inspection
unless so stated. The appraiser has no
knowledge of the existence of such
materials on or in the property unless
otherwise stated. Non-disclosure should not
be taken as an indication that such a
problem does not exist. The appraiser,
however, is not qualified to test such
substances or conditions. Based on visual
mspection, there appears to be no
conditions, including but not limited to the
above-referenced items, which would
render the property more or less valuable,
except as noted. The client is urged to retain
an expert in that field, if certainty 1s desired.

Possession of this report or a copy thereof
does not carry with it the right of publication
nor may it be used for any purpose by
anyone but the client and/or an identified
mtended user without the previous written
consent of the appraiser and the client, and
in any event, only with proper written
qualification and only in its entirety.

The appraiser herein by reason of this
appraisal is not required to give future
consultation, testimony, or be in attendance
in court with reference to the property in
question unless arrangements have been
previously made.

Any distribution of the total valuation in this
report between land and improvements
applies only under the stated program of
utilization. The separate valuations for land
and building must not be used in
conjunction with any other appraisal and are
invalid if so used.

Unless otherwise stated, personal property
has not been included in this report.
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21

22,

23,

24.

Disclosure of the contents of this report is
governed by the Bylaws and Regulations of
the Appraisal Institute. Neither all nor any
part of the contents of this report (especially
any conclusions as to value, the identity of
the appraiser or the firm with which he or
she is connected, or any reference to the
Appraisal Institute or to the MAI
designation) shall be disseminated to the
public through advertising, public relations,
news, sales or other media without the prior
written consent and approval of the author.

The appraiser is not qualified to judge
whether the property complies with laws
such as the Americans with Disabilities Act
of 1990, Clean Air Act of 1990, Clean
Water Act, Endangered Species Act, etc. or
any subsequent revisions to any of these
laws. Employee health and safety concerns
as per the Occupational Safety & Health
Administration (OSHA) and other agencies
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, anti-smoking legislation,
etc.

This report is null and void if used in any
connection with a real estate syndicate or
syndication, defined as a general or limited
partnership, joint venture, un-incorporated
association or similar organization formed
for or engaged in investment or gain from
an interest in real property, including but not
limited to a sale, exchange, trade,
development or lease of property on behalf
of others, or which is required to be
registered with the U.S. Securities &
Exchange Commission or any Federal or
State agency which regulates investments
made as a public offering.

Wells and septic systems, if any, are
assumed to be in good working condition
and of sufficient size and capacity for the

235.

26.

27.

28.

28.

stated highest and best use unless otherwise
stated.

No chemical or scientific tests were
performed by the appraiser on subject
property, and it is assumed that the air,
water, ground, and general environment
associated with the property present no
physical or health hazard of any kind unless
otherwise noted in the report. It is further
assumed that the lot does not contain any
type of dump site and that there are no
underground tanks (or any underground
source) leaking toxic or hazardous
chemicals into the groundwater or the
environment unless otherwise noted in the
report.

Any proposed improvements are assumed
to be completed in a good workmanlike
manner in accordance with the owner's
submitted plans and specifications unless
stated otherwise.

The value estimate is predicated on the
assumption that there is no such condition
on or in the property or in such proximity
thereto that would cause a loss in value
unless otherwise stated. No responsibility is
assumed for any such conditions, nor 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.

The appraisal is an estimate of value based
on an analysis of information known at the
time the appraisal was made. We do not
assume any responsibility for incorrect
analysis because of erroneous or incomplete
information. If new information of
significance comes to light, the value given
in this report is subject to change without
notice.

Any claims, lawsuits, etc. filed against this
firm and/or author(s) are limited in
monetary damages to the amount of the fee
charged and collected for the completion of
this appraisal report.
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GENERAL INFORMATION:

EFFECTIVE DATE OF THE MARKET STUDY/DATE OF THE REPORT:

Donald A. Fisher, MAI, ARA did not make a personal inspection of the subject property.
This market study has been prepared in July 2020.

INTENDED USE AND CLIENT/USER OF THE MARKET STUDY:

Based on the client’s instructions, the intended use of this market study is for evaluation
of the impact from a proposed cellular tower. Blue Sky Towers III, LLC is the client. The only
intended users of this report are the client and the Town of Brunswick. All other uses and users
are unintended, unless specifically stated in this report.

MARKET STUDY REPORT FORMAT:

The appraisal is presented as a market study in accordance with Standards Rule 2-2 of
the Uniform Standards of Professional Appraisal Practice (USPAP), 2020-2021 Edition.

The parent parcel currently consists of vacant farmland; however, a small portion of the
parent parcel is proposed to be improved with a cellular tower. This market study will evaluate
the “as is” trends in market values, reflected by published sale prices, of improved residential
properties in close proximity to similar cellular towers in neighborhoods with similar locational
and physical characteristics as the subject property after it is improved with a cellular tower.
Those projected changes to residential properties will be considered as effective after the
proposed cellular tower has been constructed. While these projected changes for the subject
property are identified as prospective because it has not yet been improved with the cellular
tower, it is our opinion that these trends in market values would be relevant as of the date of the
preparation of this market study if the tower existed. The report was prepared during July 2020.

DEFINITION OF APPRAISAL:

“The act or process of developing an opinion of value; an opinion of value. Comment:
An appraisal must be numerically expressed as a specific amount, as a range of numbers, or as
a relationship (e.g., not more than, not less than) to a previous value opinion or numerical
benchmark (e.g., to assessed value, collateral value)”™.

However, this market study will not estimate or calculate values for the subject property
or any of the residential properties in the subject’s neighborhood. The purpose of this market

study is for evaluation of the impact from a proposed cellular tower.

This market study is not and cannot be used as an appraisal report.

"The Appraisal Foundation, USPAP 2020-2021 Edition, (Washington, DC Appraisal Foundation) 3.
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DEFINITION OF MARKET STUDY:

"An analysis of the market conditions of supply, demand, and pricing for a specific
property type in a specific area."

Note: This report is identified as a market study and cannot be considered or used as
an appraisal report.

DEFINITION OF FEE SIMPLE ESTATE:

Fee simple estate is known as the “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.”

Utility easements along public roads are common encumbrances on fee simple estate
ownerships; however, we recognize that the availability of public utilities generally enhances
the potential uses and developability of the land through which they pass. Since it is typical for
the comparable sales to have similar utility easements along their respective road frontages, no
adjustments are required for rights conveyed regarding these utility adjustments and the
subject’s ownership is considered to be equivalent to fee simple estate.

The parent parcel is owner-occupied vacant farmland to be partly improved with a
cellular tower site. We assume that long-term leases do not currently encumber the parent parcel
or that if such leases do exist, they will not impact the potential to construct the proposed cellular
tower.

In addition, we assume that the sales of single-family residential properties reviewed in
this market study were arm’s length transactions (which is one of the criteria for selecting the
properties included in the various studies).

Therefore, the fee simple estate is considered for both the subject’s parent parcel as well
as for all of the sale properties evaluated in the market studies.

2Appraisal Institute, The Dictionary of Real Estate Appraisal, Sixth Edition (Chicago: Appraisal Institute, 2015) 140.
3Appraisal Institute, The Dictionary of Real Estate Appraisal, Sixth Edition (Chicago: Appraisal Institute, 2015) 90.
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DEFINITION OF LARGER PARCEL:

“In governmental land acquisitions and in valuations of charitable donations of partial
interests in property such as easements, the tract or tracts of land that are under the beneficial
control of a single individual or entity and have the same, or an integrated, highest and best use.
Elements for consideration by the appraiser in making a determination in this regard are
contiguity, or proximity, as it bears on the highest and best use of the property, unity of
ownership, and unity of highest and best use. In most states, unity of ownership, contiguity,
and unity of use are the three conditions that establish the larger parcel for the consideration of
severance damages. In federal and some state cases, however, contiguity is sometimes
subordinated to unitary use.”

DEFINITION OF MARKET VALUE:

The definition of market value, as defined by the Office of the Comptroller of the
Currency — 12 CFR 34.42(g), Federal Reserve Board — 12 CFR 225.65(b), Federal Deposit
Insurance Corporation — 12 CFR 323.5(b), Office of Thrift Supervision — 12 CFR 564.5(b),
National Credit Union Administration — 12 CFR 722.5(b) in compliance with Title XI of
FIRREA, is as follows:

Market value means 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 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 each acting in what they
consider their own best interest;

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

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

o 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.

) Appraisal Institute, The Dictionary of Real Estate Appraisal, Sixth Edition (Chicago: Appraisal Institute, 2015) 127.
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SCOPE OF WORK:
To reach a value opinion for the subject, the following steps were taken:

Area/Neighborhood Analysis: Data available from Rensselaer County and the Town
of Brunswick regarding population trends, growth forecasts, and industry and employment were
reviewed. Various zoning, planning, building, and assessment and tax records were consulted
as deemed necessary to complete this market study. The subject neighborhood was not
personally toured for purposes of this assignment but was observed during previous appraisal
assignments and from aerial photography and a variety of maps and public documents.
Competitive neighborhoods were identified and researched for sources of sale data to evaluate
for this market study.

Site and Improvement Description: The subject property was not personally
inspected. The subject’s site area and legal description was based on information obtained from
the Rensselaer County Real Property Offices, and the Town of Brunswick assessment offices,
as well as information provided by the client. Site information, such as zoning, utilities, etc.,
was based on discussions with representatives of Rensselaer County and the Town of
Brunswick as needed for this market study. Once all the data was gathered, the subject property
was analyzed with regards to its highest and best use as vacant.

Valuation Methods: The data presented in this report was studied to extract the trends
in market values of improved residential properties following the construction of a cellular
tower within close proximity to potentially affected single-family residential properties. The
appropriate valuation model was used in analyzing the subject. A limited version of the Sales
Comparison Approach, specifically an analysis of sale data of improved residential properties,
was used in this analysis. The Cost Approach was considered but is not useful for evaluating
market trends as the analysis of sale data will provide. Similarly, the Income Capitalization
Approach was also considered but single-family residential properties are not typically rented
in the neighborhood of each of the proposed or existing cellular tower sites, and, as a result,
would not provide meaningful results. Additionally, a market participant would not use either
the Cost or Income Capitalization Approaches as reliable indications of trends in market value.
It is our opinion that the data contained in this report is accurate, and it sufficiently supports the
final value. Information is reported in a market study.

Data Collection: The data collected included an investigation of sales of improved
residential properties within close proximity of the proposed cellular tower site. The data
obtained has been analyzed for overall comparability and suitability for the proposed cellular
tower site. This data has been obtained primarily from www.Real-Info.com and is assumed to
be accurate for purposes of this market study.

10
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The scope of this assignment includes the application of a limited version of the Sales
Comparison Approach including research and statistical analysis of completed transfers of
improved residential properties within close proximity of the proposed cellular tower site. An
analysis was made, reviewing recent transactions in the market. We have identified several
cellular towers in the same region of the state that were recently constructed, identified as
control cellular towers, and have analyzed the average (mean) and median sale prices of
residential properties in close proximity to those towers in one or both of the following
comparisons:

¢ Before and After Analysis

o Before Analysis reviews sale prices within a designated study area around each tower for
the two-year period prior to the construction of the control cellular tower (calendar years
ending at least one year prior to the tower construction to exclude the announcement and
application period)

o After Analysis reviews sale prices within the same designated study area around each
tower for the two-year period after the construction of the control cellular tower (calendar
years following the year of construction)

o The Before Analysis will be adjusted by the time trend that is applicable in the study area
so that both sets of sales are examined as of the same point in time

o The Before Analysis sale prices are compared to the After Analysis sale prices to
determine if there 1s any significant difference in sale prices that could be attributable to
the presence of the control cellular tower being studied

e Sale — Resale Transactions Analysis
o Residential properties that were sold at least twice during the time before and after the
construction of a control cellular tower

» First sale transactions occurred within a few years prior to the tower
construction

= Second sale transactions that occurred after the tower construction

= Differences between the unit sale prices were reviewed for direction of
price changes and magnitude of the price changes. Where multiple sale-
resale transactions were identified for each control cellular tower
location, we have also analyzed the overall average and median changes
in the sale price differences.

o Residential properties that were sold at least twice after the construction of a control
cellular tower

= These sale transactions were reviewed to analyze the direction of price
changes and magnitude of the price changes after a tower has been
constructed.

The pertinent data is included in the body and the Appendix of this report. It has been
analyzed for several factors used in the valuation process. The data has been used to form a
value conclusion for the subject in a market study. This report conforms to USPAP and the
standards set forth by the Appraisal Institute and the American Society of Farm Managers and
Rural Appraisers.

11
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SPECIAL ASSUMPTIONS FOR VALUATION:
EXTRAORDINARY ASSUMPTIONS:

“An assignment-specific assumption as of the effective date regarding uncertain
information used in an analysis which, if found to be false, could alter the
appraiser’s opinions or conclusions.” Comment: Uncertain information might
include physical, legal, or economic characteristics of the subject property; or
conditions external to the property, such as market conditions or trends; or the
integrity of data used in an analysis.””

The extraordinary assumption made for this assignment includes the following:

e Since the subject property and parent parcel were not inspected for this assignment,
we also assume that the information about the subject and each of the control
cellular tower sites is as depicted in the public records and information provided
by the client, and from what is available from aerial photographs and other
available sources.

It 1s noted that the use of these extraordinary assumptions might affect the assignment
results. Please refer to the complete list of Underlying Assumptions and Limiting Conditions
contained within the report.

HyPOTHETICAL CONDITIONS:

“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 the assignment
results, but is used for the purpose of analysis. Comment: 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 an analysis.”™

For this valuation, no hypothetical conditions are assumed.

*The Appraisal Foundation, USPAP 2020-2021 Edition, (Washington, DC Appraisal Foundation) 4.
“The Appraisal Foundation, USPAP 2020-2021 Edition, (Washington, DC Appraisal Foundation) 4.
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NEIGHBORHOOD/LOCAL MARKETING AREA ANALYSIS:

The subject property is on the north side of Menemsha Lane and on the west side of
Creek Road, in the town of Brunswick, Rensselaer County, New York.
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The relationship of a property to the surrounding properties forms the basis of
neighborhood analysis. “Social, economic, governmental, and environmental forces influence
property values in the vicinity of a subject property, which in turn, directly affects the value of
the subject property itself” (The Appraisal of Real Estate, 14th Edition). Thus, neighborhood
analysis is a study of forces and factors, which will influence the value of a property in the
future.

Within a given community, there are various groupings of land areas. Areas devoted to
various uses that are somewhat similar are known as neighborhoods. The neighborhood is
defined as “a portion of a larger community in which there is a homogeneous grouping of
inhabitants, buildings, or business enterprises. Inhabitants of a neighborhood usually have a
more than casual community of interest and a similarity of economical level or cultural
background. Neighborhood boundaries may consist of well-defined natural or man-made
barriers, or they may be well-defined with a distinct change in land use, or in the character of
the inhabitants.”

Thus, a neighborhood may be either used as a residential, commercial, industrial or
agricultural neighborhood. There might possibly be a mixture of these uses within any given
neighborhood; however, there is normally a predominant characteristic to the neighborhood.
The various social, economic, physical and political forces within a neighborhood also influence
the individual properties within the area.
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The parent parcel is in a rural area with several road-front residential properties and
residential subdivisions located within a half-mile radius, intermixed with agricultural and
woodland parcels. This combination of land uses and residential properties is similar to many
of the neighborhoods within commuting range of Albany, Troy, Schenectady and Saratoga
Springs in east-central Upstate New York. For purposes of this market study, we consider east-
central Upstate New York, consisting of Rensselaer, Albany, Schenectady, Saratoga, and
Washington counties as being relatively homogenous in demographic character and
composition.

We have analyzed economic trends essential to this market study assignment to evaluate
the change in prices over the time-period from which the comparable sales in the before studies
are time-trended to the mid-date of the after sales so both sets of sales can be compared within
the same time period. Our analysis of subject’s market considers numerous sources in arriving
at an understanding of trends in real estate values. CNY Pomeroy Appraisers, Inc. has
maintained sales and rental records that track the economic history of this area, have reviewed
trends of residential sale prices in the surrounding counties, and have reviewed other economic
indicators such as building costs and consumer price indices. In addition, we regularly discuss
the market with other industry representatives including real estate professionals, contractors,
and developers.

County 2017 2018 2019 Compound Change 2017-2019
Albany $207,000 | $210,000 | $217.500 5.07%
Rensselaer $177.500 | $179.,900 | $184,700 4.06%
Saratoga $282,500 | $290,000 | $294.900 4.39%
Schenectady $161,000 | $170,000 | $166,000 3.11%
Washington $142,000 | $142,750 | $144.900 2.04%

We have also reviewed annual rates of change for construction costs (of Class D
buildings in the Eastern region, as reported by Marshall Valuation Service) and cost-of-living
increases reflected by National Consumer Price Index. The rates from 2014 through 2020 are
displayed in the following table:

Year Building Cost Index’ Change CcPr' Change
2014 2088.5 N/A 238.343 N/A
2015 3042.2 1.8% 238.638 0.1%
2016 3040.0 -0.1% 241.018 1.0%
2017 3084.2 1.5% 244,955 1.6%
2018 3218.2 4.3% 251.989 2.9%
2019 3256.9 1.2% 256.143 1.6%
2020 3299.1 1.3% 257.797 0.6%
Compound Change 2014-2020 1.7% 1.3%

Based on the market data analyzed which shows a mix of positive and negative time
trends, a 3% per year annual appreciation rate will be applied to the comparable sales used in
the Market Study analyses.

"Marshall & Swift, Marshall Valuation Service (Los Angeles; July 2020) Section 99, Page 4.

8“Consurnf:r Price Index”, United States Department of Labor — Bureau of Labor Statistics, accessed July 14, 2020,
hitps://www.bls.gov/cpi/
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LoCATION:

PROPERTY DATA:

The subject’s address is 275C Menemsha Lane and Creek Road, in the town of
Brunswick, Rensselaer County, New York.

HISTORY:

The parent parcel is vacant farmland to be partly improved with a cellular tower site on
a combined 125.65+ acres and is identified by the Town of Brunswick as tax parcel 113.-5-7.1
and 113.-5-10.11. The subject property is proposed to be a 2.19-acre site for a cellular tower.

SITE DESCRIPTION:

We have reviewed the Town of Brunswick tax map, aerial photographs, soil and
topography maps, and the provided documents in preparing the following description of the

parent parcel:

SITE SIZE:

FRONTAGE:

SHAPE/TOPOGRAPHY::

INGRESS/EGRESS:

UTILITIES:

LEGAL RESTRICTIONS:

According to the Town of Brunswick tax map, the site size
is a combined 125.65+ acres (two tax parcels).

1,445+ feet of frontage on the north side of Menemsha Lane,
1,350+ feet of frontage on the west side of Creek Road and
730+ feet of frontage on the east side of Creek Road.

The subject site is irregular in shape. Topography is
generally level to gently sloping with some moderately steep
areas.

Adequate ingress and egress is available from Menemsha
Lane and Creek Road.

Rural sites have public utilities available including electricity
and telephone.

We were not made aware of or given a title report of any
easements, encroachments or legal restrictions that would
adversely affect the site’s use or value. Utility easements are
typical and usually do not have a negative effect on value.
However, if this i1s an area of concern, a title search 1is
recommended.
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HAZARDOUS SUBSTANCES:

RELATIONSHIP OF SITE TO
SURROUNDING PROPERTIES:

SITE IMPROVEMENTS:

COMMENTS:

A Phase I Environmental Site Assessment prepared by
Tectonic Engineering and Surveying Consultants, P.C.,
dated October 10, 2019 was provided for this property. The
conclusion of this report states “This assessment has revealed
no evidence of recognized environmental conditions in
connection with the Property. In addition, conditions
indicative of releases or threatened releases were not
identified. As a result, no further action i1s recommended.”
After reviewing Tectonic’s report, we acknowledge that the
property appears to be free of any environmental issues.

Properties in the immediate area are primarily rural
residential, residential subdivision, agricultural and
recreational.

There are no site improvements in close proximity to the
proposed cellular tower sites.

The subject site is a proposed cellular tower to be constructed on the parent parcel. As
of the writing of this market study, we understand that the proposed tower will be a monopole
style tower with a height of 80 feet, 90 feet or 150 feet — depending upon where it is placed on

the parent parcel.

The parent parcel is not known to be encumbered with any long-term arm’s length leases.

A copy of the Overall Site Plan and an aerial photograph of the parent parcel, plus a
sketch of the proposed cellular tower follow for the reader’s reference.
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HIGHEST AND BEST USE:

In appraisal practice the concept of highest and best use represents the premise upon
which value is based. Highest and best use is defined as follows:

“The reasonably probable use of property that results in the highest value. The
four criteria that the highest and best use must meet are legal permissibility,
physical possibility, financial feasibility, and maximum productivity.”

The principle of highest and best use sets forth a fundamental proposition in property
economics. Limited by the constraints created by law and the marketplace, the highest and best
use is that which returns the highest present value to the land or improved property (as defined)
as of the date of appraisal. The highest and best use is influenced by many general and specific
considerations that must be weighed to determine if the proposed use is:

1) Legally permissible under zoning and other municipal regulations; private
restrictions, and environmental regulations;

2) Physically possible for development considering the size, shape, and
topography of the site, available utilities; and unusual site or property
conditions;

3) Financially feasible in terms of producing a positive return to the land or
property; and;

4) Maximally productive for the use that produces the highest price, or value,
consistent with market expectations.

The result is a developmental concept that maximizes the value of the land and the rate
of return on the overall investment. The highest and best use analysis considers the property’s
most profitable use as vacant. It considers uses that are legally permissible, physically possible,
financially feasible, and maximally productive. The most profitable use under these constraints
represents the highest and best use.

AS VACANT:

After considering the four criteria, it is our opinion that the highest and best use of the
subject, as vacant, is for agricultural usage with some potential for rural residential
development.

AS IMPROVED:

Based upon the preceding data, it is our opinion that the highest and best use of the
property, as improved, is for its proposed cellular tower on a building site size lot.

9Appraisal Institute, The Dictionary of Real Estate Appraisal, Sixth Edition (Chicago: Appraisal Institute, 2015) 109.
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VALUATION PROCESS:

The intended use of this market study is for evaluation of the impact from a proposed
cellular toweron nearby single-family residential properties. This market study is being
reported in a restricted report format that relies on the analysis of sales of improved residential
properties before and after the construction of a proposed cellular tower.

In valuing the subject, a limited version of the Sales Comparison Approach is used with
the analysis of sales of improved residential sales to evaluate trends in sale prices before and
after the construction of the proposed cellular tower studied (“tower”). Residential sales were
researched using the www.real-info.com data base which shows records of all land and
improved properties in New York State. For this market study, the following criteria were used
to select the sales used for each part of the study:

o Sales that were classified as single-family residential, with a Property Classification

Code (PCC) of 210

Sales that were identified as arm’s length transactions

Sales with sale prices of at least $50,000

Sales that included all pertinent data required for this market study

Summaries of each set of sales for each of the towers studied are included in the

Appendix

Each set of sales was analyzed to calculate the overall average unit price (average sales

price divided by average house size) and overall median unit price (median sales price

divided by median house size)

o Sales of improved residential properties will include analyzing the changes in whole sale
prices; however, it is our opinion that the unit prices (sale price divided by building size
in square feet) reflects the most reliable changes in the trends of the sale prices

o Two types of studies have been utilized

o Before and After study reviews two sets of sales

» Before sales are from the two-year period prior to the year of construction
of the tower

» After sales are from the two-year period after the year of construction of
the tower

* A time adjustment of 3% per year is applied to the Before average and
median unit prices to adjust those earlier prices to the same time frame as
the After average and median unit prices

o Sale-resale transactions

* Properties that sold within a short time period prior to and after the
construction of a control cellular tower

* Properties that sold at least twice after the construction of a control cellular
tower

* A time adjustment is not applied to the earlier sale transaction; rather, the
amount of the percentage of change per year is compared to the 3% annual
time trend analyzed in the economic trends analysis to determine if the
change in prices of sale-resale properties is similar, lesser or greater than
the area’s general time trend.

O 0 O O

@)

21



CNY Pomeroy Appraisers, Inc.

o The average and median unit prices for each set of sales are compared to each other to
calculate any significant differences between the sales that may potentially have been
affected by the newly constructed control cellular towers to the sales that were unaftfected
but within the same neighborhoods.

This market study will not estimate or calculate values for the parent parcel or the subject

property. The purpose of this market study is for evaluation of the impact from a proposed

cellular tower which will be visible above the typical height of mature trees in subject’s
neighborhood.

This market study is not and cannot be used as an appraisal report.
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MARKET STUDIES OF RESIDENTIAL SALES:

Paired Sales Analysis — Using Area Sales:

The following table summarizes the locations of similar cellular towers that in the same
region of Upstate New York and were constructed within the past twelve years.

Name Street Town County Tax Map # Latitude Longitude Style | Height |Year Built
Hoags Corners Nassau Rensselaer [181.00-1-24.11f 42° 34' 52.96"N | 73°31' 01.25'"W [Monopole| 120 2018
Flaglers Corners 753 Grooms Rd Clifton Park Saratoga 276.-2-30.1 Monopole] 120 2008
Country Knolls, -
" . Clifton Park Saratoga 258.0-2-84.1 | 42°54' 14.50'"N | 73°50' 55.90"W |Monopole| 170 2014
Vertical Bridge
Eagle Bridge White Creek | Washington | 290.02-1-68 100 2015
Gansevoort |5 Blue Heron Terrace| Northumberland| Saratoga | 116.00-1-2.11 Monopole| 120 2016
Guilderland 5075 Hurst Road Guilderland Albany 38-5-12 Monopole| 120 2019
;ﬂ;ﬂgﬁ 500 Balltown Road Niskayuna Schenectady 42° 46' 39.36"N | 73°53' 19.62"W [Monopole| 110 2018/2019
Troy North 79 102nd Street Troy Rensselaer | 90.47-3-1&2 | 42°45' 26.90'N | 73° 40 28.75"W |Monopole| 75 2016
Milton Center | 450 Rowland Street | Ballston Spa Saratoga 177-1-16 43.055925 -73.84492806 |Monopole| 125 2019
Hutchins Road | 2202 Rt. 50 South [Saratoga Springs| Saratoga 190-2-7 43.038386 -73.825042 Monopmne| 110 2015
Niskayuna DOT | 1054 WTRY Rd. Niskayuna Schenectady 61-3-7 42.77906944 -73.83477778 |Monopole| 120 2019
Clarksville 20 Stove Pipe Rd. New Scotland Albany 105-2-16.1 42.578586 -73.971178 Monopole| 120 2018
Shakers 12 Airline Dr. Colonie Albany 30-2-6.44 42.732453 -73.821969  |Monopole| 85 2017
Johnsonville 184 Ak Rd. Johnsonville Rensselaer 12-1-7.11 42.92877222 -73.51860277 |Monopine| 150 2017
Just - Moe Road 329 Moe Road Clifton Park Saratoga 277-3-11.11 42.838106 -73.790936  |Monopole| 95 2019

We have reviewed the locations of each of these cellular towers, identified as control
cellular towers for evaluation purposes, for neighborhood characteristics and potential for
significant sale transaction history before and after the construction of each respective tower.

For control cellular towers that were built more than two years ago, we reviewed the
single-family residential sales activity to determine if there were a sufficient number of sales to
analyze that occurred for the two-year period prior to the year of tower construction that could
be compared to the sales activity for the two-year period after the year of tower construction. If
the tower was built within the past two years, then a before and after sales analysis will have
limited “after” sales to examine — taken from the month after the tower completion to the current
time.

From this review we have identified that the following tower locations have a sufficient
amount of residential sales activity in close proximity to complete before and after analyses.
The complete spreadsheets identifying the sales in each data set complete with calculations for
the average and median sale prices and unit sale prices (price per square foot of building area),
time-adjusted average and median unit prices for the before sales’ groups, and the differences
between the before sales and the after sales are included in the Appendix. We have also shown
the average and median building sizes and effective ages to show that both data sets are
relatively uniform in characteristics except for the presence of a nearby cellular tower.
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SUMMARY OF BEFORE & AFTER SALES ANALYSES

TOWER DATE | BEFORETIME-ADJ 8/SF AFTER $/SF DIFFERENCE
NAME TOWN COUNTY [ CONST. ) AVERAGE | MEDIAN | AVERAGE | MEDIAN § AVERAGE | MEDIAN
Troy North Troy Rensselaer 2016 $91.19 $76.73 §102.18 $89.13 12.05% 16.16%
Hutchins Saratoga Spgs Saratoga 2017 $149.48 $151.81 $142.75 $148.03 -4.50% -2.49%
Shakers Colonie Albany 2017 $140.71 §$140.58 $147.17 $159.09 4.59% 13.17%
Niskayuna DOT | Niskayuna | Schenectady| 2019 $143.13 $134.38 $131.99 $144.52 -7.78% 7.55%
Milton Center Ballston Spa Saratoga 2019 $129.68 $130.47 $132.39 $131.08 2.09% 0.47%
OVERALL AVERAGE 1.29%

OVERALL MEDIAN 7.55%

As shown in the above table, the overall average and median changes in single-family
residential values for properties in the study areas, after adjusting the older before groups of
sales for time, produced overall increases of 1.29% and 7.55%, respectively.

Puaired Sales Analysis — Sale / Re-sale Transactions:

We have also reviewed the transactions from each set up sales to identify properties
that sold at least twice in the respective study periods. For this part of the market study we
used the following criteria for identifying usable Sale / Re-Sale transactions:

e Time period between sale dates of at least one year

e Sale dates to be before and after the date of tower construction

e Alternatively, sale dates after the date of tower construction to see if price trends
were positive or negative

The following table summarizes the Sale / Re-sale transactions:

SUMMARY OF SALE - RESALE TRANSACTIONS
TOWER DATE % CHANGEPER YEAR
NAME TOWN COUNTY | CONST. [ TYPE OF PAIRED TRANSACTION | AVERAGE MEDIAN
Troy North Troy Rensselaer 2016 Before & After Tower Construction 4.21% 4.21%
Hutchins B&A |Saratoga Spgs| Saratoga 2017 Before & After Tower Construction 5.44% 5.44%
Shakers Colonie Albany 2017 Before & After Tower Construction 5.31% 4.01%
Shakers Colonie Albany 2017 Post Tower Construction 3.61% 2.98%
Niskayuna DOT| Niskayuna [Schenectady| 2019 Before & After Tower Construction 5.45% 5.45%
Milton Center | Ballston Spa Saratoga 2019 None
OVERALL AVERAGE 4.80%
OVERALL MEDIAN 4.21%

As shown in the above table, the overall average and median changes in the sale / re-sale
prices of single-family residential values for properties in the study areas produced overall
increases of 4.80% and 4.21%, respectively. Both the overall average and median rates of
change exceed the 3% annual time trend derived previous in this market study and which was
used to adjust the sale prices of the before sales used in the previous market study. Even the
four sets of sale-resale transactions after the tower construction identified in the Shakers study
showed average and median increases of 3.61% and 2.98%, respectively, which match or
exceed the annual time trend rate.
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SUMMARY AND RECONCILIATION OF VALUE INDICATORS:

The subject property has a rural/near-suburban location in the town of Brunswick,
Rensselaer County, New York. The subject is vacant farmland to be partly improved with a
cellular tower site on a combined 125.65+ acres (two tax parcels). The property is in average
condition.

The intended use of this appraisal is to estimate the “as i1s” market value of the fee simple
estate interest for evaluation of the impact from a proposed cellular tower. This appraisal does
not include consideration for personal property, business value, goodwill, or other intangibles.
The property is being valued as if free and clear of any potential environmental issues.

Blue Sky Towers III, LLC is the client. The only intended users are the client and the
Town of Brunswick The report may not be distributed to or relied upon by any other persons
or entities for any purpose whatsoever, without our written permission. All other uses and users
are unintended, unless specifically stated in the letter of transmittal.

The market studies comparing the unit prices of before transactions (occurring prior to
the tower construction and adjusting for the time difference) to the unit prices after the tower
construction resulted in overall average and median changes of 1.29% and 7.55%, respectively,
indicating that the surrounding residential properties did not suffer a value loss that could be
associated with the nearby cellular tower.

A second set of market studies reviewing the sale prices of the same single-family
residential property that transferred both before and after the construction of the control cellular
tower resulted in overall average and median changes of 4.80% and 4.21%, respectively,
exceeding the 3% annual time trend used in the before and after market study analysis.

Based on the preceding analysis, it is our opinion that the values of residential
properties in close proximity to a cellular tower site are not adversely affected by those
projects.

Based on the positive value trends observed from the residential markets around each of
the control cellular towers investigated, there is no market evidence that a cellular tower is not
in harmony with the surrounding neighborhood. Three of the five before and after sales
analyses showed overall unit price increases that ranged from about 0.5% to over 10% higher
for the after sales after time trend adjustments, indicating that the residential markets around
the control cellular tower sites were not adversely affected by the existence of the new tower in
the neighborhood. One of the before and after studies (Niskayuna) showed mixed positive and
negative trends after adjusting for time. The fifth before and after study (Saratoga Springs) did
show negative trends after time adjustments, but this study was done in a denser neighborhood
where other factors could affect housing prices. Overall, the combination of the five before and
after market studies reflected unit price growth rates that were from about 1% to over 7% (based
on average and median unit prices) higher than the region’s overall appreciation rate — indicating
that the control cellular towers studied were not out of harmony with the surrounding
neighborhoods.
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The second set of market studies reviewing the sale-resale transaction prices of the same
property also support the question of whether cellular towers adversely affect the harmony of a
neighborhood. Four of the control cellular tower sale-resale market studies showed appreciation
rates between the before and after periods (of tower construction) that were higher than the
overall appreciation rates for the region, with the fifth market study (Shakers’ post-tower
construction) exhibiting an overall growth rate that was slightly higher than the area’s
appreciation rate. Even the matched paired sales analysis of the selling prices of residences
after a tower’s construction (Shakers market study) showed that residential property values
continue to increase over the time period studied, providing additional evidence that a cellular
tower is not incompatible with a neighborhood.

Some neighborhoods that experience the construction of a new cellular tower already
have existing towers (radio, television, cellular) or other non-residential man-made structures
(e.g. powerlines, water towers, solar farms); the market evidence reviewed did not produce any
evidence that the addition of another cellular tower would have any significant adverse impact
on the area’s residential property values.

We have completed similar market studies for the impacts on property values from
overhead powerlines, water towers, solar farms, radio and television towers, and cellular towers
across Upstate New York. For each of these studies, we found no net negative impacts on the
neighborhood’s residential property values. The results of the market study research for
evaluation of the impact from a proposed cellular tower at the Pinewoods NY-5144 site are
similar to what we have found for similar types of market study evaluation assignments.

This estimate of value is subject to the Assumptions and Limiting Conditions outlined
and contained in our report. Special attention is directed to the Special Assumption also

discussed in this report.

In reconciling these indicators, the quality and quantity of the data is considered. The
strengths and weaknesses of the approaches are also considered.
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CNY Pomeroy Appraisers, Inc.

QUALIFICATIONS OF DONALD A. FISHER, MAI, ARA:

EMPLOYMENT HISTORY:
2016-Current: Executive Vice President — CNY Pomeroy Appraisers, Inc.
1994-2015: President - Pomeroy Appraisal Associates, Inc.
1986-1994: Executive Vice-President - Pomeroy Appraisal Associates, Inc.
1984-1986: Vice-President / Secretary - Pomeroy Appraisal Associates, Inc.
1974-1984: Staff Appraiser - Pomeroy Appraisal Associates, Inc.

EDUCATION:

Cornell University: Bachelor of Science — College of Agriculture & Life Sciences

Syracuse University: graduate studies

Appraisal Institute: appraisal valuation courses and seminars

American Society of Farm Managers & Rural Appraisers: appraisal valuation courses & seminars
International Right-of-Way Association: appraisal courses and seminars

NYS Assessors Association: appraisal courses and seminars

PROFESSIONAL DESIGNATIONS:
MAI #6935 Appraisal Institute

Member, Appraisal Institute (MAI) designation is awarded by the Appraisal Institute to those
members who have years of experience, are technically trained, have passed a rigid examination
and subscribe to a high code of ethics.

ARA #623 American Society of Farm Managers & Rural Appraisers [ASFMRA]

1 hold the Accredited Rural Appraiser (ARA) designation which is awarded by the American
Society of Farm Managers & Rural Appraisers to those members who have years of experience,
are technically trained, have passed a rigid examination and subscribe to a high code of ethics.

PROFESSIONAL AFFILIATIONS:
Appraisal Institute (1979-present)

Chapter Committees: AIREA/SREA Unification (1991-92), Regional Standards Panel (1986-
91), Chapter Admissions, Chairperson (1987-89), Admissions (1985-1989)

Chapter Offices: President (1/1/2011-12/31/2012 [2-yr. term]), President-Elect (2010),
Treasurer (2009), Secretary (2008), Treasurer (1992), Secretary (1991), Director (1990)

American Society of Farm Managers & Rural Appraisers (1975-present)

National Committees: Editorial Co-Chair (1998-2002) and Chair (2002-2017); National
Appraisal Review Committee Chair (1988-94); Executive Council (1995-98); Ethics &
Standards Task Force (2009-2010); Publications Commission Chair, Valuation 2000 (1998-
2000); By-Laws (1980-81); Young Professionals (1981-84); Appraisal Manual (1984-85);
Regional Membership (1985-1988); Rural Appraisal Book (1993-1995); Long Range Planning
(1995); Annual Meeting (1997 & 1999); The Appraisal Foundation Advisory Council (2002-
04); Strategic Planning Task Force (2003-04); Recognized for 40-Year Membership (2018)
National Office: District I Vice President (1995-1998)

Chapter (Northeast) Offices: Secretary-Treasurer (1979-89); Vice-President (1989-91);
President (1991-93); Director (1993-96)

International Right-of-Way Association - Chapter #18 (1982-present)
International Association of Assessing Officers (1999-present)

New York State Assessors Association, Inc.

Past Regional Advisor - State Board of Real Estate Appraisal

43



CNY Pomeroy Appraisers, Inc.

LICENSES AND CERTIFICATIONS:

Certified by Appraisal Institute through December 31, 2023

Certified by ASFMRA through December 31, 2019

NYS Certified General Appraiser #46-000000060 (1991 to present)
Certified by NY Department of State through October 7, 2021

Certificate of Completion — Valuation of Conservation Easements course — AVASFMRA/ASA (2008)

Certificate of Completion — Yellow Book — Uniform Appraisal Standards for Federal Land Acquisitions
—ASFMRA (2006 and 2018)

NYS Consultant Appraiser - New York State (1978 to present)

NYS Qualified Appraisal Course Instructor — all appraisal course levels (1991 to present)

Certificate of Appreciation - Appraisal Review Committee Chairman (6 years)

Certificate of Appreciation — Editorial Committee Chairman (19 years)

NYS Notary Public

AWARDS:

G. Richard Kelley Memorial Award (formerly President’s Award)- 2014, presented by Upstate
New York Chapter, Appraisal Institute

Appraisal Professional of the Year by ASFMRA - 2012

Gold Quill Award for Journalism from ASFMRA — 1985 and 2011

Volunteer of the Year Award — ASFMRA - 2017

Silver Plow Award - 10+ years as Chapter Secretary/Treasurer from ASFMRA (1989)

Silver Cow Award for Contribution to Agribusiness from Onondaga County Dairy Promotion
Committee (1999)

PUBLICATIONS:

“A Case Study of Upstate New York Landlocked and Restricted Access Land Values” — Journal of the
ASFMRA, May 2020

“An Environmental Trade Case Study: Agricultural Conservation Easement Pays Off Environmental
Penalty”” —Journal of the ASFMRA, June 2011 (ASFMRA 2011 Gold Quill Award)

“Is Your Forest Land Fairly Assessed?” — Empire Envoy, Empire State Forest Products Association, Vol.
97, No. 5, August 2004

“Conservation Easements: a Review of Alternative Valuation Methods” — Journal of Property
Economics, co-published by American Society of Appraisers, American Society of Farm
Managers and Rural Appraisers, International Association of Assessing Officers and National
Association of Independent Fee Appraisers, Volume 1, Issue 1, 2004
The Appraisal of Rural Property, 2™ Edition, 2000, co-published by ASFMRA and Appraisal
Institute — Dairy Farm Chapter

“Timberland Assessments” — Farming, January 2001

“Gas Pipelines: Are They a Detriment or an Enhancement for Crops?” Journal of ASFMRA, 2000;
republished in International Right-of-Way Magazine, Dec. 2000

“Timberland Valuation” — CFA News, Catskill Forest Association, Inc., Fall 1999

"Understanding Development Rights from Both the Appraiser and Consultant Perspective" Seminar for
ASFMRA, May 1997

“Farm Assessment Problems” (5-part series) - New York Farmer, 1996-1997

"Conservation Easements & Valuation Issues" - Appraisal Views, Valuation International, Ltd., 2

Quarter, 1996
Rural Appraisal Manual, ASFMRA, 6™ Edition, 1986 - Revision Committee

"Using the Income Approach for Specialized Agricultural Properties"-Journal of the ASFMRA, April
1985 (ASFMRA 1985 Gold Quill Award)

"Do You Need a Professional Appraiser?" - American Agriculturist, January 1983
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CNY Pomeroy Appraisers, Inc.

TEACHING AND LECTURING EXPERIENCE:

Upstate NY Chapter (Appraisal Institute): Valuations in Indian Land Claims, Eminent Domain Analysis,
Catastrophic Event, Natural (Tourist) Attraction, Current Use v. Highest and Best Use, Land
Under Elevated Highway, Avigation Easements, Wind Development Rights, Utility Easements,
Determination of Economic Units, Market Value Impact from Solar Systems on Residential
Properties, Effects of Stigma, Landlocked and Restricted Access Land

ASFMRA & Northeast Chapter: Agricultural Valuation, Conservation Easements, Avigation Easements,
Wind Development Rights, Dairy Farms, Utility Easements

ASFMRA Ohio Chapter: Conservation Easements

International Right-of-Way Association Chapter 18: Conservation Easement Valuation, Avigation
Easements, Wind Development Rights, Effects of Stigma, Landlocked and Restricted Access
Land

NYS Assessors Association: Farm Valuation, Income Capitalization Approach, Conservation Easement
Valuation, Waterfront Valuation, Mini-Marts and Convenience Stores, Partial Interests
Valuation, Appraisal Report Review, Mixed-Use Property Valuation

NYS Association of County Directors: Conservation Easements: Alternative Valuation Methods

Cornell Cooperative Extension: Farm Assessment Problems, Agricultural Conservation Easements

Cornell University: Appraisal Issues, Eminent Domain, Conservation Easements, Indian Land Claims

Federal Land Bank: Highest & Best Use Analysis

US Army / Tug Hill Tomorrow Land Trust / Ducks Unlimited: Fort Drum Army Compatible Use Buffer
Program (2012): Conservation Easements

New York Farm Show / Woodsmen'’s Field Days (2010, 2011, 2012): Conservation Easements

Ohio State University: Conservation Easement Valuation

Onondaga Community College: Real Estate Principles

Onondaga County Assessors Assoc.: Farm Valuation, Conservation Easements, Convenience Stores,
Property Classifications and Current Use v. Highest and Best Use Issues

COURT EXPERIENCE:
Testitied before US Federal District Court*; NY State Court of Claims; NY State Supreme Court”;
Massachusetts Court; Commissions and Hearings throughout NY State;
A2010 NY Court of Appeals favorable decision on current use valuation certiorari project (Gordon v.
Town of Esopus);
2 Appellate Division favorable decisions on current use and economic unit valuation for certiorari
(Adirondack Mountain Reserve v. Towns of Keene and North Hudson; Corvetti v. Town of Lake
Pleasant)
*1981 Oneida Nation Land Claim was reviewed and upheld by the US Supreme Court (March 1984)

PROFESSIONAL EXPERIENCE:

Career responsibilities bridge a wide scope of public, institutional and private assignments dealing with
eminent domain, mortgage financing, tax matters, zoning, easements, estate planning, and
general valuation questions. Projects include Indian land claims, rights-of-way acquisition,
railroad valuation, urban redevelopment, waste disposal, water use and hydro-power valuation
matters, watersheds, airports, pipeline and powerline corridors, agricultural crop analysis, and
environmental analysis. Assignments have dealt with office buildings, shopping centers, most
types of commercial and industrial properties, apartment complexes, hotels and motels,
churches, schools, all types of agricultural properties, timberland, freshwater and tidal wetlands,
all types of recreational and residential properties, conservation easements, and utility line
easements.
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CNY Pomeroy Appraisers, Inc.

COMMUNITY ACTIVITIES:

Onondaga County Waste-to-Energy Facility: Citizens Advisory Committee (1991-2000), Chairman
(1993-1994); Property Value Stabilization, Sub-Committee Chairman (1991-2000)

Town of Onondaga: Environmental Advisory Council (1976-81); Fire Training Center Bylaws
(Chairman 1986); Length Of Service Awards Program (Town Committee Chairman 1989-91,
2000-02, 2004-05, 2017-18, 2019)

Onondaga Central Schools Committees: Facilities Advisory (1989-90); Citizens Advisory (1994-96);
Building Planning (1994-96); Facilities Development (1997); Academic/Building Advisory
(2000-2003); Capital Project Advisory (2005-12); Citizens’ Budget Advisory (2015-16)

St. Camillus Health & Rehabilitation Center: Trustee (1987-1992); Development Comm. (1990-1992)

Cornell University: Alumni Admissions Ambassador Network (1989-2006); Alumni Career Link (1989-
present)

South Onondaga Fire Department: Member (1970-present); President (1978-85, 1989-94, 2000-2014);
Immediate Past President (2014-2021); Director (1985-87; 1988-89; 1994-2000); supervised
new fire station construction (1990-91); Life Member (since 2004); Length of Service Awards
Program Trustee/Administrator (1989-present)

Onondaga County Volunteer Firemen’s Association Red Jacket Distinction Award - 2012

New York State Emergency Medical Technician for over 30 years

Corpus Christi Catholic Church: Building Committee (1991-92); Lector (2006-2016)

South Onondaga Water District — proposed and approved (2000-01)
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