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Hilco File # 22AL013 

 
Dear Mr. Weidemann, 

At your request, we have conducted the inspections, investigations and analyses necessary to 
prepare an Appraisal Report of the above referenced real property. The purpose of this appraisal 
report is to develop an opinion of market value for the subject property in the Fee Simple Estate, 
as is as of January 21, 2022, the date of inspection. The client and intended user of this report is 
the Ulster County Economic Development Alliance, Inc. The intended use is to assist the client 
with internal decision making in relation to a potential sale of the property.  

The subject of this report consists of seventeen (17) tax parcels identified by the town of Ulster 
Assessor as tax map numbers 48.7-1-29.110, -29.120, -29.130, -29.140, -29.150, -29.160, -
29.170, -29.240, -29.250, -29.260, -29.270, -29.300, -29.400, -29.500, -29.700, -29.800 and -
29.900. The subject site includes a combined 157.17± acres and encompasses the majority of 
the TechCity Commerce Park, former IBM-Kingston campus. The campus was subdivided in 1997 
leaving the majority of the parcels as building footprints only. Access to all parcels and parking is 
provided by the master parcel for the campus, 48.7-1-29.270, which is subject to a management 
agreement requiring maintenance of the roadways, common area utilities, etc. According to the 
agreement, all expenses incurred are distributed proportionately to the recipient parcels according 
to the percentage of total assessment. However, as the properties have been operating as one 
economic unit for several decades and are being purchased together, our analysis has analyzed 
the subject as such. 

The following chart summarizes the subject parcels and improvements on site: 
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The improvements were constructed in various phases for IBM who utilized the subject as an 
office, manufacturing, and research and development center until approximately 1995. IBM 
vacated the property in 1995 due to a decrease in business associated with the construction and 
development of the “mainframe computer.” Since that time, much of the property has been left 
vacant and significant deferred maintenance has occurred. As shown by the chart above, with 
exception to Building 29, all improvements on-site would require major capital improvements be 
made to bring the buildings to average condition. Considering the level of investment required, 
the contributory value of the improvements is questionable at best.  

The reputed owner is the County of Ulster. The subject property is subject to a purchase and sale 
agreement between the Ulster County Economic Development Alliance, Inc. (seller) and I.Park 
87 LLC (purchaser) for a consideration of $12 million or $76,350 per acre, which is approximately 
equivalent to the amount owed in back taxes on the property. 

According to the seller’s representative, the property became eligible for foreclosure in July 2019. 
At that time, the purchaser came to the county with a deal to clear the property of all 
encumbrances and liens for a total payment of $4 million. This payment was completed by the 
purchaser prior to the county filing for summary judgement. Therefore, the true cost of acquisition 
is $16 million or $101,801 per acre. 

Included in the purchase contract is an “Environmental Clean-Up Credit” of $7 million to be used 
towards the costs incurred to remediate the above surface contamination on-site. It should be 
noted, the purchaser is required to provide documentation of the clean-up costs and if the costs 
fall short of the $7 million credit provided, the purchaser must promptly repay the difference to 
the seller. According to verbal estimates provided by the USEPA, removal of the asbestos piles 
(former Buildings 5S and 25) and remediation of Building 1 is in the range of $7 to $9 million.  

Lastly, the balance of the purchase price, $5 million, is to be paid to the seller in equal annual 
principal payments of $1 million plus interest (4.0 percent per annum) commencing on January 
2, 2023. While the seller is financing the purchase, the financing appears to be at or near market 
rate. As such, we do not believe the seller financing had an impact on the purchase price. 
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Per the above discussion, the net acquisition cost is $9 million or $57,263 per acre. While there 
were various factors which limited the marketability of the subject, the pending transfer of the 
property appears to be an arm’s length transaction supported by market evidence. 

It should be noted, environmental investigations on the TechCity campus have been on-going 
since 1980 due to the presence of subsurface contamination from the former IBM operations. It 
is our understanding that as IBM is the responsible party for the subsurface contamination, all 
subsurface monitoring, subsurface investigations and required clean-up (if necessary) is to be 
funded by IBM. While this does remove the financial burden and risk from the subsurface 
contamination, the New York State Department of Environmental Conservation (NYSDEC) has 
implemented an Interim Site Management Plan (ISMP) which incorporates various Environmental 
Easements (EEs) on the campus to restrict certain uses, and mandate operation, maintenance, 
monitoring, and reporting measures. According to the “Final Statement of Basis,” see Addenda B, 
the restrictions in place include restricting the use of groundwater, compliance with the various 
EEs, restricting the site’s use to restricted residential and/or commercial and compliance with an 
ISMP. In general, the ISMP will include an excavation work plan and provisions for vapor intrusion 
evaluations for new buildings and when currently vacant buildings are re-occupied and/or 
renovated for use.  

While we are not environmental professionals, it is our interpretation that the restrictions in place 
limit potential development and any future excavation/development would need to be completed 
under the guidance of the NYSDEC. Along with the known environmental concerns, the sheer size 
of the property and the required investment needed has limited the pool of investors interested 
in undertaking the project. Furthermore, the environmental concerns on-site will likely limit the 
borrowing power for the property through typical commercial lending institutions.  

As such, we have attempted to account for these restrictions and limitations along with the 
apparent stigma from the known environmental conditions on-site within our analysis. 

The property is more fully described, legally and physically, within the following report. 

Based on the analysis contained in the following report, the market value conclusion for the 
subject is detailed below: 

VALUE CONCLUSION 

Appraisal Premise Interest Appraised Date of Value Value Conclusion 

Market Value – As Is Fee Simple Estate January 21, 2022 $9,300,000 

Source: Hilco Real Estate Appraisal, LLC   

Our concluded opinion of value is subject to the Assumptions, Limiting Conditions and Certification 
in this appraisal report.  Assuming competent and normal marketing conditions, it is our opinion 
that the subject property could be sold within 60 months at the above-indicated market value. 

The following extraordinary assumptions are applicable to our opinion of value developed for the 
subject. 
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Our value conclusion assumes any leases in place are short term and/or could be terminated 
upon sale of the property. Our value conclusion assumes the verbal estimates provided by the 
USEPA for the removal of the asbestos piles (former Buildings 5S and 25) and remediation of 
Building 1 are accurate. Our value conclusions assume all subsurface monitoring, subsurface 
investigations and required clean-up (if necessary) is to be funded by the responsible party, IBM. 

These assumptions are directly related to this specific assignment, as of the effective date of the 
assignment results which, if found to be false, could alter our opinions or conclusions.  

According to the 2021 Dictionary of Real Estate Appraisal, Seventh Edition, an extraordinary 
assumption is “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. 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 about the integrity of data used in an analysis.” An extraordinary assumption may be used in 
an assignment only if: 1) It is required to properly develop credible opinions and conclusions; 2) 
The appraiser has a reasonable basis for the extraordinary assumption; 3) Use of the 
extraordinary assumption results in a credible analysis; and 4) The appraiser complies with the 
disclosure requirements set for in USPAP for extraordinary assumptions. 

The following appraisal sets forth the most pertinent data gathered, methodology and reasoning 
leading to our opinion of value. The analyses, opinions and conclusions were developed based 
on, and this report has been prepared in conformance with, our interpretation of the guidelines 
and recommendations set forth in the Uniform Standards of Professional Appraisal Practice 
(USPAP) and the requirements of the Code of Professional Ethics and Standards of Professional 
Appraisal Practice of the Appraisal Institute. Furthermore, this report has been prepared in 
conformance with our interpretation of the appropriate regulations and guidelines set forth by 
the client. 

To develop the opinion of value, we performed an Appraisal Report, which is intended to comply 
with the reporting requirements set forth under Standards Rule 2-2(a) of the Uniforms Standards 
of Professional Appraisal Practice.  The following report presents a summarized description of the 
data, reasoning, and analyses used in the appraisal process to develop our opinion of value.  In 
addition, at the request of the client, this report is consistent with the previous USPAP reporting 
requirements for a Summary Appraisal Report. 

The user of this report should note that this appraisal was completed during the tail end of an 
economically volatile period with macroeconomic conditions stabilizing. A resumption in consumer 
confidence and buying patterns is anticipated as CDC guidelines recommend reopening of most 
businesses closed during the pandemic; however, significant unknowns in the global economy 
and pandemic containment linger. Considering the macroeconomic environment, the user of this 
report may wish to consider a collateral review at more frequent intervals, depending on the 
company's policies as significant changes in the national or global economy could have a 
significant impact on the value conclusion reported within this appraisal. 

The appraisers are not qualified to determine environmental issues. If a more detailed analysis is 
needed in relation to the environmental concerns on-site, we recommend a qualified 
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environmental engineer perform an assessment on the property.  We reserve the right to amend 
our estimate of value if additional environmental concerns are discovered at the subject property. 

Respectfully Submitted, 
Hilco Real Estate Appraisal LLC  
by:  

  
    

Chris L. Harland, MAI   Dan Dickinson 
Managing Director – Northeast Region Real Estate Appraiser 
New York State Certification #46000026600  



Page i  Certification of the Appraisers 

Hilco Real Estate Appraisal, LLC 

CERTIFICATION OF THE APPRAISERS  

We certify that to the best of our knowledge and belief:   

1. The statements of fact contained in this report are true and correct. 

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

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

4. We have no bias with respect to the property that is the subject of this report or to the parties 
involved with this assignment. 

5. Our engagement in this assignment was not contingent upon developing or reporting 
predetermined results.   

6. 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.   

7. Our analyses, opinions, and conclusions were developed, and this report has been prepared, in 
conformity with the Uniform Standards of Professional Appraisal Practice of The Appraisal 
Foundation and the requirements of the Code of Professional Ethics and the Standards of 
Professional Appraisal Practice of the Appraisal Institute.  In addition, this report conforms to the 
requirements of the Financial Institution Reform, Recovery, and Enforcement Act (FIRREA). 

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

9. Chris L. Harland, MAI has completed the requirements of the continuing education program for 
designated members of the Appraisal Institute. 

10. Dan Dickinson made a personal inspection of the property that is the subject of this report. Chris 
L. Harland, MAI has not made a personal inspection. 

11. No one provided significant real property appraisal assistance to the persons signing this 
certification.   

12. Chris L. Harland, MAI and Dan Dickinson have extensive experience in the appraisal/review of 
similar property types. 

13. Chris L. Harland, MAI is certified in the state where the subject is located. 

14. We have performed no prior services for the subject property, appraisal or otherwise, within the 
three years preceding the appraisal date.        

  

  
    

Chris L. Harland, MAI   Dan Dickinson 
Managing Director – Northeast Region Real Estate Appraiser 
New York State Certification #46000026600  
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SUBJECT PHOTOGRAPHS 

ENTERPRISE DRIVE/BOICES LANE – KINGSTON (T/O ULSTER), NY  

 
 

Enterprise Drive Facing South Enterprise Drive Facing North 

 
 

Exterior View – Bldg. 22 Interior View – Bldg. 22 

  

Interior View – Bldg. 22 Exterior View –Bldg. 23 

 



Page iii  Subject Photographs 

Hilco Real Estate Appraisal, LLC 

ENTERPRISE DRIVE/BOICES LANE – KINGSTON (T/O ULSTER), NY  

 
 

Interior View – Bldg. 23 Interior View – Bldg. 23 

 
 

Exterior View – Bldg. 24 Interior – Bldg. 24 

 
 

Interior – Bldg. 24 Interior – Bldg. 21 
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ENTERPRISE DRIVE/BOICES LANE – KINGSTON (T/O ULSTER), NY  

 
 

Exterior View – Bldg. 1 One of many monitoring wells on-site 

 
 

Exterior View – Bldg. 5N Exterior View – Bldg. 29 

 
 

Interior – Bldg. 29 Debris Pile – Former Bldg. 25 
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ENTERPRISE DRIVE/BOICES LANE – KINGSTON (T/O ULSTER), NY  

 
 

Debris Pile – Former Bldg. 5S Helicopter Pad 

 
 

Overall view Exterior View – Bldg. 1 

 
 

Exterior – Former Sewage Treatment Facility 460 Old Neighborhood Drive 
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SUMMARY OF SALIENT FACTS 

Location: Enterprise Drive/Boices Lane 
Kingston (T/O Ulster), Ulster County, NY 12401 

Assessor’s Parcel Number(s): 48.7-1-29.110, -29.120, -29.130, -29.140, -29.150, -
29.160, -29.170, -29.240, -29.250, -29.260, -29.270, -
29.300, -29.400, -29.500, -29.700, -29.800 and -29.900 

Site Description: The site consists of 157.17± acres. Access to the majority 
of the parcels and parking is provided by the master parcel 
for the TechCity campus, 48.7-1-29.270. The property is 
more fully described in the Site Analysis section of this 
report. 

Improvements: The subject is improved with a total of seven (7) buildings 
which combine for 783,066± square feet and are in various 
conditions ranging from poor to fair. The improvements 
were constructed in various phases for IBM who utilized the 
subject as an office, manufacturing, and research and 
development center until approximately 1995. IBM vacated 
the property in 1995 due to a decrease in business 
associated with the construction and development of the 
“mainframe computer.” Since that time, much of the 
property has been left vacant and significant deferred 
maintenance has occurred. With exception for Building 29, 
all improvements on-site would require major capital 
improvements be made to bring the buildings to average 
condition. Considering the level of investment required, the 
contributory value of the improvements is questionable at 
best.  

The improvements are further detailed within the 
Improvement Analysis section of this report.  

Parking: Adequate parking provided via the master parcel for the 
TechCity campus, 48.7-1-29.270. 

Zoning: OM – Office Manufacturing District. According to our 
cursory review of the zoning ordinance the subject is legally 
conforming. See zoning analysis. 

Highest and Best Use  

As Vacant: Office/industrial development.   

As Improved: Office/industrial complex. 

Occupancy: Any leases in place are assumed to be short term and/or 
could be terminated upon sale of the property. 
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Valuation As Is  

Property Rights Appraised: Fee Simple Estate   

Date of Value: January 21, 2022  

Cost Approach: Not Applicable  

Sales Comparison Approach: $9,300,000  

Income Capitalization Approach: Not Applicable  

Final Value $9,300,000  

Per Acre $57,263  

Estimated Marketing Time: Within 60 months  
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INTRODUCTION 

PROPERTY DESCRIPTION  

Location: Enterprise Drive/Boices Lane 
Kingston (T/O Ulster), Ulster County, NY 12401 

The subject property is located within the town of Ulster 
and has a mailing address of Kingston. 

Assessor’s Parcel Number(s): 48.7-1-29.110, -29.120, -29.130, -29.140, -29.150, -
29.160, -29.170, -29.240, -29.250, -29.260, -29.270, -
29.300, -29.400, -29.500, -29.700, -29.800 and -29.900 

Land Area: 157.17± acres 

OWNERSHIP & PROPERTY HISTORY  

Owner: County of Ulster 

Sold Within Past Three Years: Yes, see comments below. 

Currently Listed for Sale: No 

Comments: The subject property is subject to a purchase and sale 
agreement between the Ulster County Economic 
Development Alliance, Inc. (seller) and I.Park 87 LLC 
(purchaser) for a consideration of $12 million or $76,350 per 
acre which is approximately equivalent to the amount owed 
in back taxes on the property. 

According to the seller’s representative, the property 
became eligible for foreclosure in July 2019. At that time, 
the purchaser came to the county with a deal to clear the 
property of all encumbrances and liens for a total payment 
of $4 million. This payment was completed by the purchaser 
prior to the county filing for summary judgement. 
Therefore, the true cost of acquisition is $16 million or 
$101,801 per acre. 

Included in the purchase contract is an “Environmental 
Clean-Up Credit” of $7 million to be used towards the costs 
incurred to remediate the above surface contamination on-
site. It should be noted, the purchaser is required to provide 
documentation of the clean-up costs and if the costs fall 
short of the $7 million credit provided, the purchaser must 
promptly repay the difference to the seller. According to 
verbal estimates provided by the USEPA, removal of the 
asbestos piles (former Buildings 5S and 25) and remediation 
of Building 1 is in the range of $7 to $9 million.  
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Lastly, the balance of the purchase price, $5 million, is to be 
paid to the seller in equal annual principal payments of $1 
million plus interest (4.0 percent per annum) commencing 
on January 2, 2023. While the seller is financing the 
purchase, the financing appears to be at or near market 
rate. As such, we do not believe the seller financing had an 
impact on the purchase price. 

Per the above discussion, the net acquisition cost is $9 
million or $57,263 per acre. While there were various factors 
which limited the marketability of the subject, the pending 
transfer of the property appears to be an arm’s length 
transaction supported by market evidence. 

The purchaser, I.Park 87 LLC (National Resources) has 
significant experience in revitalizing former industrial 
campuses around the Hudson Valley, including another 
former IBM campus in East Fishkill, known as IPark 84, 
which houses businesses in the film, technology, 
manufacturing, food and beverage and other sectors. 
Subsequent to the sale, the purchaser plans to implement a 
similar redevelopment plan for the subject.  

Our opinion of value of $9,300,000 is based on recent 
comparable sales from the market. The pending net 
acquisition price of $9,000,000 is within five percent of our 
opinion of market value and is supportive of our conclusion.  

PROPERTY INSPECTION AND VALUATION  

Inspection Date: January 21, 2022 

Present at Inspection: Dan Dickinson of Hilco Real Estate Appraisal inspected the 
subject property. 

Date of Valuation: January 21, 2022 

Intended User(s) The intended user of this report is the client, Ulster County 
Economic Development Alliance, Inc. 

Intended Use of Report: The intended use is to assist the client with internal decision 
making in relation to a potential sale of the property. 

Purpose of Appraisal: To develop an opinion of market value for the subject 
property in the Fee Simple Estate, as is as of January 21, 
2022, the date of inspection. 

Property Rights Appraised: Fee Simple Estate 
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Definition of Market Value: Market value is one of the central concepts of the appraisal 
practice.  Market value is differentiated from other types of 
value in that it is created by the collective patterns of the 
market.  Market value means the most probable price that 
a property should bring in a competitive and open market 
under all conditions requisite to a fair sale, the buyer and 
seller each acting prudently and knowledgeably, and 
assuming the price is not affected by undue stimulus.  
Implicit in this definition is the consummation of a sale as of 
a specified date and the passing of title from seller to buyer 
under conditions: 

1. Buyer and seller are typically motivated; 

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

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

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

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

the sale. 1 

SCOPE OF WORK  

Steps Completed by Appraisers for 
this Assignment: 

1. Identified and inspected the subject property, as well as 
its surrounding environs; identified and considered 
those characteristics that may have a legal, economic or 
physical impact on the subject; 

2. Investigated the micro and/or macro market 
environments with respect to physical and economic 
factors relevant to the valuation process; interviewed 
regional and local market participants; reviewed 
available published data and other various resources; 

3. Conducted regional and/or local research with respect 
to applicable tax data, zoning requirements, flood zone 
status, demographics, and other information that could 
affect the value of the subject property; 

 
1 This definition is from regulations published by federal regulatory agencies pursuant to Title XI of the Financial 

Institutions Reform, Recovery, and Enforcement Act (FIRREA) of 1989 between July 5, 1990, and August 24, 1990, by 
the Federal Reserve System (FRS).  National Credit Union Administration (NCUA), Federal Deposit Insurance 
Corporation (FDIC), the Office of Thrift Supervision (OTS), and the Office of Comptroller of the Currency (OCC). This 
definition is compatible with the definition of market value contained in The Dictionary of Real Estate Appraisal, Sixth 
Edition, and the Uniform Standards of Professional Appraisal Practice adopted by the Appraisal Standards Board of The 
Appraisal Foundation, 2015 edition.  This definition is also referenced in regulation jointly published by the OCC, OTS, 
FRS, and FDIC on June 7, 1994, and in the Interagency Appraisal and Evaluation Guidelines, dated October 27, 1994. 
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4. Verified and analyzed comparable sales and listings.  
Primary sources used for verification include deeds, tax 
records, the grantor or grantee, attorneys, brokers, 
appraisers, property managers, lenders, real estate 
periodicals and listing/reporting services.  Verification is 
also used to elicit additional information about the 
market. 

5. Prepared the Sales Comparison Approach. 

6. Estimated a reasonable exposure time associated with 
the value estimates. 

 To develop our opinion(s) of value, we performed an 
Appraisal Report, which is intended to comply with the 
reporting requirements set forth under Standards Rule 2-
2(a) of the Uniforms Standards of Professional Appraisal 
Practice.  The following report presents a summarized 
description of the data, reasoning, and analyses used in 
the appraisal process to develop our opinion of value.  In 
addition, at the request of the client, this report is 
consistent with the previous USPAP reporting 
requirements for a Summary Appraisal Report. 

Special Appraisal Instructions: None 

Extraordinary Assumptions: Our value conclusion assumes any leases in place are 
short term and/or could be terminated upon sale of the 
property. Our value conclusion assumes the verbal 
estimates provided by the USEPA for the removal of the 
asbestos piles (former Buildings 5S and 25) and 
remediation of Building 1 are accurate. Our value 
conclusions assume all subsurface monitoring, subsurface 
investigations and required clean-up (if necessary) is to 
be funded by the responsible party, IBM. 

These assumptions are directly related to this specific 
assignment, as of the effective date of the assignment 
results which, if found to be false, could alter our opinions 
or conclusions.  

Hypothetical Conditions: None 

Exposure Time: Within 60 months 

Marketing Time: Within 60 months 
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REGIONAL ANALYSIS 

 

This section of the report is designed to isolate and examine the discernible economic trends in 

the region that influence and create value for the subject property. 

LOCATION 

The subject property is located in Ulster County, New York.  Ulster County is bordered by Greene 

County to the north, Orange County to the south, Sullivan and Delaware Counties to the west, 

and Columbia and Dutchess Counties to the east. Ulster County is part of the Hudson Valley 

Region.  The area consists of Dutchess, Orange, Putnam, Rockland, Sullivan, Ulster and 

Westchester Counties.  In addition, Ulster County is part of the Kingston, New York MSA.   

KINGSTON NEW YORK MSA ECONOMIC HIGHLIGHTS 

(As outlined by Economy.com, see following pages.) 
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KEY COMPARISONS AND PROJECTIONS 

The following information is taken from the previously presented economic and statistical data 

provided Economy.com as of May 2021.  The subject is located in Ulster County, which is part of 

the Kingston, NY MSA as determined by economy.com. 

UNITED STATES NORTHEAST KINGSTON 

Total Employment   

146,200,000 29,647,000 57,600 

Employment Change %   

2.8 2.5 2.9 

Unemployment Rate %   

5.5 6.5 5.5 

Personal Income Growth   

6.2 4.5 0.8 

Strengths   

• Very productive workforce. • Highly educated labor 
force and productive high-
tech industries. 

• Proximity to New York City. 

• Labor market attracts 
skilled and unskilled 
immigrants. 

• A global financial capital. • Low business costs for the 
Northeast.  

• High innovation and 
entrepreneurship.   

• High per capita income. • Below-average 
employment volatility. 

• Mobile labor force, flexible 
labor system. 

• Sizable university and 
hospital presence. 

 

Weaknesses   

• Large budget, current 
account deficits. 

• Higher costs and density 
than the nation. 

• Exposure to hard-hit small 
businesses. 

• Skewed income and 
wealth distribution. 

• Aging and slow-growing 
population. 

• Below-average share of 
high-wage jobs.  

• Polarized and fractured 
political system. 

• Inadequate reserves and 
pension liabilities plague 
state finances. 

• Overreliance on 
government coupled with 
few private-sector growth 
drivers. 

• Demographic challenges.    • Shrinking working-age 
population. 

  • High poverty rate. 
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NORTHEAST REGION OUTLOOK 

“The forecast for the Northeast is the brightest it has been since before the pandemic, but many 

dark clouds remain. The COVID-19 vaccine provides a pathway back to normalcy, but increased 

remote work could hold back gains. Longer term, cost disadvantages and out-migration will drive 

continued underperformance.”  (Precis: Metro May 2021 Moody’s Analytics) 

LOCAL AREA OUTLOOK 

“Kingston’s recovery is stuck in neutral. On net, employment has not budged in the past eight 

months, underperforming New York’s upward trend. KIS has recovered just over half of the jobs 

lost due to the pandemic, compared with the two-thirds recovered nationally. Although 

leisure/hospitality and retail are rebounding at an above-average pace, KIS’s key healthcare 

industry and government sector continue to shed jobs. The unemployment rate is only 2 

percentage points above its pre-pandemic level, but recent progress is due to declines in the labor 

force. Meanwhile, the housing market is hot. House prices are appreciating at double the state’s 

pace, causing affordability to drop below the U.S. average. 

Kingston will take longer than the state or nation to recover from the pandemic. Leisure/hospitality 

will continue to lead the recovery as the contributions of healthcare and government remain 

limited. Longer term, poor demographic trends and a lack of high-value drivers will keep KIS a 

below-average performer.” (Precis: Metro May 2021 Moody’s Analytics) 
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MARKET ANALYSIS 

INTRODUCTION 

The subject is a large-scale office/industrial complex slated for redevelopment. While the 

purchaser has plans to redevelop the property into a mixed-use development, given the strength 

of the current industrial market, the historic use of the property for office/industrial and the overall 

similarity of the subject with properties purchased for office/industrial development, we believe 

the highest and best use of the property is for office/industrial.  

The following analysis has been developed with information provided by CoStar Market Reports, 

discussions with brokers active in the region, observations at the time of inspection, and our 

knowledge of the market. 

INDUSTRIAL INVENTORY & NEW CONSTRUCTION 

According to CoStar’s Current Kingston Industrial Market Report, the current industrial inventory 

in the Kingston MSA is 9,775,786 square feet.  Development remains minimal: Nothing has 

delivered over the past three years, and no projects are currently underway. 

INDUSTRIAL VACANCY RATES 

The chart below shows the historical vacancy rates for the Kingston Industrial market since 2016. 

INDUSTRIAL VACANCY RATES 

 2022 YTD 2021 2020 2019 2018 2017 2016 

Kingston MSA 3.1% 3.8% 3.6% 3.3% 2.7% 9.3% 11.6% 

Source: CoStar’s Current Kingston Industrial Market Report 

CoStar’s reported average vacancy rate shows fairly stable rates dating back to 2018, hovering 

around 3.0 percent. 

INDUSTRIAL RENTAL RATES 

The following table shows the average asking industrial rental rates for the Kingston MSA based 

on a triple net lease structure.   

INDUSTRIAL AVERAGE ASKING RENTAL RATES 

 2022 YTD 2021 2020 2019 2018 2017 2016 

Kingston MSA $8.00 $7.96 $7.33 $6.95 $6.59 $6.42 $5.94 

Source: CoStar’s Current Kingston Industrial Market Report 

As shown within the chart, average industrial rental rates have been increasing over the 6 plus 

years shown.  
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CONCLUSION 

Overall, demand for industrial and warehouse space is high.  Vacancy rates for industrial properties 

are relatively low and market rents show positive trends. Given the minimal levels of new 

construction and the increasing demand for industrial space, the subject’s market is expected to 

continue to tighten with decreasing vacancy rates and increasing rental rates.    
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NEIGHBORHOOD ANALYSIS 

 

LOCATION 

The subject neighborhood is located in the town of Ulster, New York.  The neighborhood 

boundaries are generally delineated by the map shown above.     

ADJACENT PROPERTIES 

The subject is situated within the TechCity Commerce Park, former IBM-Kingston campus. The 

subject is surrounded by industrial properties. To the north, south and west are industrial 

properties. To the east is an active rail line.  

ACCESS 

Accessibility to the neighborhood is considered good. The TechCity Commerce Park is situated at 

the southwest corner of the intersection of US Routes 9W and 209. Additionally, I-87 is located 

approximately one mile west of the subject. The Hudson River is located approximately 2 miles 

east of the subject.  
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DEMOGRAPHICS 

 

CONCLUSION 

The subject property is situated within the TechCity Commerce Park in the town of Ulster, New 

York.  The location has good access to interstates; however, in addition to the subsurface 

contamination which has been monitored for decades, many of the properties within the park 

have not been maintained and include significant deferred maintenance. There are multiple areas 

within the park where remnants of demolished buildings exist. According to property 

representatives, the debris from the demolished buildings include asbestos and requires 

specialized removal.  

Population and total household figures show positive trends overall. We expect the character of 

the subject’s neighborhood to improve as redevelopment of the TechCity Commerce Park begins. 

 

1-Mile 3-Mile 5-Mile

Population

2027 Projection 2,085 27,062 48,779

2022 Estimate* 1,988 25,876 46,766

2010 Census 1,958 25,732 46,827

2010-2022 % Change 1.53% 0.56% -0.13%

2022-2027 % Change 4.88% 4.58% 4.30%

Households

2027 Projection 1,035 11,633 21,083

2022 Estimate* 979 11,055 20,060

2010 Census 942 10,791 19,640

2010-2022 % Change 3.93% 2.45% 2.14%

2022-2027 % Change 5.72% 5.23% 5.10%

$41,404 $55,147 $63,222

$62,648 $78,294 $90,174

2022 Median Housing Value $216,990 $232,502 $258,454

* 2022 Estimates are based upon actual 2010 Census figures.

Source: Environics Analytics (Claritas)

Compiled by: Hilco Real Estate Appraisal, LLC

NEIGHBORHOOD DEMOGRAPHICS

ENTERPRISE DRIVE/BOICES LANE, KINGSTON (T/O ULSTER), NY

2022 Median Household Income

2022 Average Household Income
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SITE ANALYSIS 

ENTERPRISE DRIVE/BOICES LANE – KINGSTON (T/O ULSTER), NY 

Gross Site Area: 157.17± acres Shape: Irregular 

Excess Land: None Topography: Generally level 

Surplus Land: None Historical Use: Former IBM-Kingston 

Access: Enterprise Drive and Boices Lane Zoning District: OM – Office Manufacturing 
District 

Road Frontage: Enterprise Drive and Boices Lane Current Use: Largely unused 

Other Frontage: Railroad Flood Panel No.: 36111C0480E 

Soil Conditions: Known subsurface contamination Flood Panel Date: 09/25/2009 

  Flood Zone: Zone X 

  Flood Insurance 

Required: 

No 

 

Characteristic Rating Characteristic Rating 

Access Average Adequacy of Utilities Good 

Visibility Average Landscaping Minimal 

Functional Utility Average Drainage Assumed adequate 

Traffic Volume Light Adjacent Land Uses Industrial 

 

Utility Provider Adequate Other Yes No Unknown 

Water Municipal Yes Toxic Hazards X   

Sewer Municipal Yes Detrimental Easements X   

Natural Gas National Grid Yes Encroachments  X  

Electricity National Grid Yes Deed Restrictions   X 

Telephone Various Yes Reciprocal Parking X   

   Common Ingress-Egress X   

SITE SUMMARY & CONCLUSION  

The subject of this report consists of seventeen (17) tax parcels identified by the town of Ulster 

assessor as tax map numbers 48.7-1-29.110, -29.120, -29.130, -29.140, -29.150, -29.160, -

29.170, -29.240, -29.250, -29.260, -29.270, -29.300, -29.400, -29.500, -29.700, -29.800 and -

29.900. The subject site includes a combined 157.17± acres and encompasses the majority of 

the TechCity Commerce Park, former IBM-Kingston campus. The campus was subdivided in 1997 

leaving the majority of the parcels as building footprints only. Access to all parcels and parking is 

provided by the master parcel for the campus, 48.7-1-29.270, which is subject to a management 

agreement requiring maintenance of the roadways, common area utilities, etc. According to the 

agreement, all expenses incurred are distributed proportionately to the recipient parcels according 

to the percentage of total assessment. However, as the properties have been operating as one 

economic unit for several decades and are being purchased together, our analysis has analyzed 

the subject as such.  
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It should be noted, environmental investigations on the TechCity campus have been on-going 

since 1980 due to the presence of subsurface contamination from the former IBM operations. It 

is our understanding that as IBM is the responsible party for the subsurface contamination, all 

subsurface monitoring, subsurface investigations and required clean-up (if necessary) is to be 

funded by IBM. While this does remove the financial burden and risk from the subsurface 

contamination, the New York State Department of Environmental Conservation (NYSDEC) has 

implemented an Interim Site Management Plan (ISMP) which incorporates various Environmental 

Easements (EEs) on the campus to restrict certain uses, and mandate operation, maintenance, 

monitoring, and reporting measures. According to the “Final Statement of Basis,” see Addenda B, 

the restrictions in place include restricting the use of groundwater, compliance with the various 

EEs, restricting the site’s use to restricted residential and/or commercial and compliance with an 

ISMP. In general, the ISMP will include an excavation work plan and provisions for vapor intrusion 

evaluations for new buildings and when currently vacant buildings are re-occupied and/or 

renovated for use. 

While we are not environmental professionals, it is our interpretation that the restrictions in place 

limits potential development and any future excavation/development would need to be completed 

under the guidance of the NYSDEC. Along with the known environmental concerns, the sheer size 

of the property and the required investment needed has limited the pool of investors interested 

in undertaking the project. Furthermore, the environmental concerns on-site will likely limit the 

borrowing power for the property through typical commercial lending institutions.  

As such, we have attempted to account for these restrictions and limitations along with the 

apparent stigma from the known environmental conditions on-site within our analysis. 

Overall, the site is adequately sized for large scale redevelopment.  
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AERIAL MAP 
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OVERHEAD FROM FORMER MARKETING BROCHURE 
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FLOOD MAP 
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IMPROVEMENT ANALYSIS 

ENTERPRISE DRIVE/BOICES LANE – KINGSTON (T/O ULSTER), NY 

Gross Building Area: 783,066± square feet Year Built: 1975-1990 

Net Rentable Area: Same as above Actual Age: 32-47 years 

Construction Type: Steel & Masonry Effective Age: 30-35 years  

Construction Class: Class C – Avg Total Economic Life: 40 years  

Ceiling Height: 9-20 Feet Deferred Maintenance: See below 

Parking Adequate Functional Obsolescence: See below 

Number of Stories: 1-3 External Obsolescence: None Noted 

  Estimated Depreciation: 75.0-87.5% 

Construction Details Description Good Avg. Fair Poor 

Foundation Slab.  X   

Frame Masonry and steel framed.  X   

Exterior Walls Masonry and metal.  X   

Roof With exception for Building 29, roof leaks are present within 
all buildings on site. 

   X 

Interior Partitions Drywall walls within the office spaces.   X  

Electrical System Assumed adequate.   X   

HVAC System Buildings 21, 22, 23 and 24 include split heating and air-
conditioning systems. 

  X  

Ceiling/Lighting Ceilings within Buildings 5N, 21, 22, 23 and 24 are 9 feet. 
Building 1 includes 16-foot ceilings. Building 29 includes 20-
foot ceilings. 

Lighting was adequate throughout buildings 21, 22, 23 and 24.  

 X X  

Flooring Flooring is a mix of unfinished concrete and vct flooring.   X X  

Windows - Doors The buildings have aluminum framed windows and entry 
doors. 

 X   

Loading The buildings include a total of fourteen (14) overhead doors 
at dock height.  

 X X  

Finished Space Buildings 22, 23 and 24 are primarily fit-up for office space. 
The finished spaces are of poor to fair quality grade and 
condition material. 

  X X 

Sprinkler 100.0 percent, wet system.  X   

Restrooms Restrooms are of fair quality.   X  

Plumbing Assumed adequate; public sewer and public water.  X   

Other Improvements None. N/A    

PROPERTY OVERVIEW AND CONCLUSION 

The subject is improved with a total of seven (7) buildings which combine for 783,066± square 

feet and are in various conditions ranging from poor to fair. The improvements were constructed 

in various phases for IBM who utilized the subject as an office, manufacturing, and research and 

development center until approximately 1995. IBM vacated the property in 1995 due to a 

decrease in business associated with the construction and development of the “mainframe 

computer.” Since that time, much of the property has been left vacant and significant deferred 
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maintenance has occurred. With exception for Building 29, all improvements on-site would require 

major capital improvements be made to bring the buildings to average condition. Considering the 

level of investment required, the contributory value of the improvements is questionable at best. 

Additionally, as the buildings were originally constructed for a single user, IBM, the buildings 

include significant functional obsolescence such as low ceiling heights, limited and/or shared 

loading docks and unseparated utilities. 

The following chart summarizes the improvements on-site: 

 

On the date of inspection, the interiors of Buildings 1 and 5N were not able to be inspected due 

to the asbestos within Building 1 and a significant mold issue within Building 5N. These buildings 

will reportedly be renovated and restored as part of the redevelopment. 

Additionally, the former sewage treatment plant buildings were not safe to be inspected. These 

buildings are not part of the redevelopment. 

Buildings 21, 22, 23 and 24 include significant roof leaks which need repair/replacement. The 

roof leaks have reportedly been ongoing for years and prevent much of the second floors of 

Buildings 22, 23 and 24 from being used. The buildings will reportedly be renovated and restored 

as part of the redevelopment; however, there is significant functional obsolescence present. 

As previously noted, included in the purchase contract is an “Environmental Clean-Up Credit” of 

$7 million to be used towards the costs incurred to remediate the above surface contamination 

on-site. It should be noted, the purchaser is required to provide documentation of the clean-up 

costs and if the costs fall short of the $7 million credit provided, the purchaser must promptly 

repay the difference to the seller. According to verbal estimates provided by the USEPA, removal 

of the asbestos piles (former Buildings 5S and 25) and remediation of Building 1 is in the range 

of $7 to $9 million.  

Overall, the improvements on-site are in poor to fair condition and require a significant investment 

be made to bring the buildings to average condition. Considering the level of investment required, 

as well as the functional obsolescence of the buildings, it is questionable if renovating/restoring 
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one or more of the buildings is economically feasible or if demolishing the existing buildings and 

building new is the best approach to redevelopment. 
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ZONING AND TAX ANALYSIS 

ZONING 

The subject property is situated within the OM – Office Manufacturing District zoning district 

within the town of Ulster. These zoning regulations are summarized below. 

ZONING SUMMARY 

Current zoning: OM – Office Manufacturing District 

Legally conforming?: Yes 

Uses permitted: 1) Industry, light; 2) Industrial Park; 3) Manufacture small, medium and large; 4) 
Marinas, boat launch and boat repair; 5) Research office complex (w/limited 
manufacturing); 6) Self-storage facility; 7) Warehouses; 8) Wholesale business; 
along with others. 

Uses requiring a special 
use permit and site plan 
review: 

1) Airports and air facilities; 2) Contractors storage yard; 3) Excavation and 
processing, commercial; 4) Junkyards; 5) Mining; 6) Recycling yards; 7) Trucking 
companies; along with others. 

Zoning change Not likely 

Category Zoning Requirements 

  

Minimum Lot Area: N/A 

Minimum Lot Width: N/A 

Minimum Setback: Front – 40 Feet 

Side – 10 Feet 

Rear – 10 Feet 

Maximum Building Height: 75 Feet 

Max. Bldg. Lot Coverage: 50% 

Minimum Green Space: 10% 

Source:  Town of Ulster Zoning Ordinance 

Compiled by:  Hilco Real Estate Appraisal LLC 

Based on our cursory review of the current zoning ordinance, the subject is a legally conforming. 

The zoning regulations are included in the Addenda.  
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TAX AND ASSESSMENT DATA 

Based on our review of the current tax bills, there are no known tax exemptions applicable to the 

subject property. The equalization rate within the town of Ulster is 63.5 percent.  The tax rate 

illustrated in the chart below includes all applicable tax rates.  The property’s taxes are calculated 

as follows: 

 

The subject’s total tax obligation (excluding relevys) for the 2021-2022 tax year is $893,071.  

Based on an equalization rate of 63.5 percent, the Assessor’s estimated market value for the 

subject as one economic unit is $23,959,313.  Our concluded As Is market value of $9,000,000 

is significantly lower than the Assessor’s estimated market value. 
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HIGHEST AND BEST USE 

DEFINITION 

According to the Sixth Edition of The Dictionary of Real Estate Appraisal (Appraisal Institute, 

2015), “highest and best use’ is defined as “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.” 

DISCUSSION OF CONCEPT 

In appraisal practice, the concept of highest and best use represents the premise upon which 

value is based. The four criteria that the highest and best use must meet are: 

• legal permissibility; 
• physical possibility; 
• financial feasibility; and 
• maximum profitability. 

Highest and best use analysis involves evaluating the subject as if vacant and as improved. 

AS VACANT 

The physical and legal aspects of the site impose the first constraints on any possible use of the 

property. Given the dimensions and topography of the site, its configuration would not constrain 

development.  The subject is located within the OM – Office Manufacturing District zoning district. 

This district permits a variety of different uses including office/industrial.  

Financial feasibility is the next step in estimating the highest and best use of the property.  A 

wide variety of permitted uses are possible.  Given the subject’s location, and surrounding uses, 

the site appears to be best suited for office/industrial use.  

SUMMARY OF SITE CHARACTERISTICS  

Characteristic Notes 

Visibility Average 

Accessibility to Site Average 

Traffic Count Light 

Access to Transportation Network Good 

Surrounding Uses Industrial 

Recent Construction in Area Minimal 

Trends Generally Positive  

Zoning OM – Office Manufacturing District 

Compiled by: Hilco Real Estate Appraisal, LLC 

Based on the zoning and surrounding uses, the most likely financially feasible use is for 

office/industrial development. 
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AS IMPROVED 

The subject is improved with seven (7) buildings which combine for 783,066± square feet. 

However, these buildings are in varying condition from poor to fair and include functional 

obsolescence as they were originally constructed for a single user, IBM. Considering the significant 

investment required to bring the buildings to average condition, it is questionable if 

renovating/restoring one or more of the buildings is economically feasible or if demolishing the 

existing buildings and building new is the best approach to redevelopment. 

While the purchaser has plans to redevelop the property into a mixed-use development, given 

the strength of the current industrial market, the historic use of the property for office/industrial 

and the overall similarity of the subject property with properties purchased for office/industrial 

development, we believe the highest and best use of the property is for office/industrial. 

Therefore, redevelopment of the property consistent with the existing use as an office/industrial 

complex appears to represent the highest and best use as improved. 

As evidenced by the pending sale of the subject, the most likely purchaser is a developer. 
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APPRAISAL METHODOLOGY 

INTRODUCTION 

The appraisal process is defined as an orderly program by which the appraisal problem is 

identified, the appraisal process is planned, and the data involved is acquired, classified, analyzed 

and interpreted into an estimate of value.  In this process three basic approaches to value are 

considered: Income Capitalization Approach, Sales Comparison Approach, and Cost Approach.  In 

appraisal practice, an approach to value is included or omitted based on its applicability to the 

property type being valued and the quality and quantity of information available. 

THE COST APPROACH 

The Cost Approach is based upon the principle of substitution, which infers that a prudent 

purchaser would pay no more for the subject property than the cost of producing an equally 

desirable substitute product with comparable utility.  It is also based on the premise that market 

participants relate value to cost.  Using the Sales Comparison Approach, the appraiser must first 

estimate the market value of the land, assuming it were vacant and available for development, 

to its highest and best use.  The appraiser must then calculate the reproduction cost new of the 

subject.  From the reproduction cost new, deductions for the physical deterioration, functional 

obsolescence and external obsolescence are made.  The resulting estimate of depreciated 

reproduction cost of the improvements is added to the value of the underlying land.  Cost 

Approach techniques are often employed to derive information needed in the Sales Comparison 

and Income Capitalization Approaches. 

SALES COMPARISON APPROACH 

Using the Sales Comparison Approach, the appraiser produces a value indication by comparing 

the subject property to similar properties referred to as comparable sales.  After consideration of 

various elements of comparison, adjustments are applied to the sale prices of these properties 

for differences between the subject and the comparable sales.  This approach is considered to be 

most useful for owner-user type properties and when many similar properties have recently sold 

and there are similar properties currently for sale in the subject market area. 

INCOME CAPITALIZATION APPROACH 

Using the Income Capitalization Approach, the appraiser measures the present value of future 

benefits of property ownership by estimating a property’s income potential and converting the 

income into value.  The approach is based upon the principle that value in income producing 

properties is created upon the expectation of monetary benefits to be derived in the future.  In 

determining value through the Income Capitalization Approach, the appraiser can employ two 

valuation methods: Direct Capitalization and Discounted Cash Flow (DCF) analysis.  Direct 
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Capitalization converts an estimate of a single year’s income stream into value in one step, either 

dividing the income estimate by an appropriate capitalization rate or by multiplying the income 

estimate by an appropriate factor.  Using the Discounted Cash Flow analysis, the appraiser 

converts future income streams over a projected holding period, and the reversionary value of 

the property, to present value by discounting each future benefit at an appropriate discount rate. 

RECONCILIATION AND VALUE CONCLUSIONS 

The final step in the appraisal process is reconciliation, whereby the appraiser analyzes alternative 

conclusions and selects a final value estimate.  In this section, the appraiser weighs the relative 

significance, applicability and defensibility of each approach as it relates to the type of property 

being appraised. 

All three traditional approaches to value, Income, Sales Comparison, and Cost were considered 

in preparing this appraisal.   

The Cost Approach is not typically employed by sophisticated real estate investors when pricing 

properties of this type and age; therefore, we have rejected this approach to value. 

Considering the overall vacancy of the property and the level of investment required to bring the 

existing buildings to tenable condition, developing the Income Capitalization Approach would be 

speculative. Therefore, the Income Capitalization Approach has been omitted from this analysis. 

In valuing the subject property, the Sales Comparison Approaches has been fully developed. 
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SALES COMPARISON APPROACH 

Using the Sales Comparison Approach, the appraiser produces a value indication by comparing 

the subject property to similar properties referred to as comparable sales.  After consideration of 

various elements of comparison, adjustments are applied to the sale prices of these properties 

for differences between the subject and the comparable sales.  This approach is considered to be 

most useful when many similar properties have recently sold and there are similar properties 

currently for sale in the subject market area. 

Proper application of this approach requires that a degree of comparability of each sale to the 

subject be considered, that differences in physical, functional and economic characteristics be 

noted, and that adjustments for these differences be made.  Also, only market transactions should 

be considered in the analysis.  For a conveyance to qualify as a market transaction, the following 

factors must be present: 

MARKET TRANSACTION CRITERIA 

1. The conveyance must be “arm’s length;” that is, it must be made between two non-related 

parties, each acting in self-interest. 

2. Neither the buyer nor the seller should have been under compulsion to act.  In situations 

where non-market conditions of sale are present (i.e. when a purchaser pays more than 

market value for a lot needed in site assemblage), the circumstances of the sale must be 

thoroughly researched by the appraiser so that appropriate adjustments can be made. 

3. The property should be available for a reasonable period of time to the class of purchasers 

best able to utilize the property. 

4. The price must be expressed in cash or terms equivalent to cash, adjusted for any special 

financing, concessions, or special terms. 

VERIFICATION 

The appraiser must verify factual information regarding property characteristics, financing terms, 

conditions of sale, and property rights conveyed.  Primary sources used for verification include 

deeds, tax records, the grantor or grantee, attorneys, brokers, appraisers, property managers, 

lenders, real estate periodicals and listing/reporting services.  Verification is also used to elicit 

additional information about the market. 

UNITS OF COMPARISON 

There are various units of comparison available in the evaluation of sales data in this approach.  

The units of comparison selected depend upon the appraisal problem and the nature of the 

property.  Examples of physical units of comparison include price per square foot of gross building 
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area or gross leasable area, price per apartment unit, price per guestroom, price per seat, and 

price per acre.  As part of our selection of sale comparables we considered (1) the sale price per 

square foot of gross building area, (2) the sale price per square foot of developable building area 

and (3) the sale price per acre for all comparable sales analyzed.  

The sale price per acre is the most used for redevelopment properties similar to the subject. As 

such, the following adjustment grid analysis has been completed based on the sale price per acre 

basis. 

ELEMENTS OF COMPARISON 

Elements of comparison are the characteristics of properties and transactions that cause prices 

paid for real estate to vary.  Basic elements of comparison that should be considered in sales 

comparison analysis of include property rights conveyed, financing terms, conditions of sale, 

expenditures made immediately after purchase such as capital costs, market conditions, location, 

physical characteristics (size, construction quality and condition), economic characteristics 

(occupancy, operating expenses, lease provisions management, tenant mix), use (zoning), and 

non-realty components of value. 

DEGREE OF COMPARABILITY GUIDELINES 

1. Choose sales considered to be in the same competitive market as the subject.  For 

properties that are particularly large, unique or when local comparables are scarce, it may 

be necessary to expand the search criteria to include regional comparables. 

2. Choose sales whose sale dates are as close as possible in time to the appraisal date in 

order to minimize the effect of varying market conditions. The boundaries of a market are 

consequently economic in character, and not purely physical or geographical. 

3. Choose sales that are reasonably similar to the subject with respect to physical 

characteristics. 

4. Choose sales whose functional adequacy compared with the subject are competitive in 

terms of the ability of each to support similar, although not necessarily identical, uses. 

COMPARABLE SALES  

The subject is a large-scale office/industrial complex slated for redevelopment. While the property 

is currently improved with seven (7) buildings which combine for 783,066± square feet, 

considering the poor to fair condition of the buildings, level of investment required, as well as the 

functional obsolescence of the existing buildings, it is questionable if renovating/restoring one or 

more of the buildings is economically feasible or if demolishing the existing buildings and building 

new is the best approach to redevelopment. As such, in our opinion the contributory value of the 

improvements is limited, and the market value of the property is driven by the land. 
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Our research yielded several recent sales in the subject’s greater market area. The following 

comparable sales are considered the most relevant to the valuation of the subject property.   

 

SALES LOCATION MAP 
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ANALYSIS OF COMPARABLE SALES 

In estimating the subject’s market value using the Sales Comparison Approach methodology, we 

have analyzed four sales located within the subject’s market. Numerous sales were researched, 

and the sales utilized are believed to be the most comparable and relevant to the valuation of the 

subject property.  

ADJUSTMENT GRID PROCESS 

To account for relevant differences that exist between the subject and each of the comparable 

sales presented, appropriate adjustments must be made. The following paragraphs summarize 

this process. 

Initial adjustments (property rights, financing terms, conditions of sale, and market conditions) 

are made on a dollar ($) basis while physical and economic adjustments are made on a 

percentage basis.  Each initial item is adjusted independently, and then summed to arrive at a 

base amount for each comparable sale.  Physical and economic adjustments are also adjusted 

independently, and then summed to arrive at a final adjustment to the previously adjusted base 

determined in the first phase of the adjustment process. Adjustments are of three types and are 

explained below. 

Each element of comparison with no adjustment indicates a degree of similarity or equality 

between the comparable and the subject property, sufficient to justify no numerical adjustment. 

Each element of comparison with a positive (+) adjustment indicates a degree of inferiority of 

the property when compared to the subject property. In this case, the subject could be expected 

to sell for more on a square foot basis than the comparable property if that factor alone were 

considered. 

Each element of comparison with a negative (-) adjustment indicates a degree of superiority of 

the property when compared to the subject property.  In this case, the subject could be expected 

to sell for less on a square foot basis than the comparable property if that factor alone were 

considered.   

The adjustment grid can be found following the summary of adjustments and conclusion. 
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SUMMARY OF ADJUSTMENTS AND CONCLUSIONS 

Initial Adjustments 

Property Rights, Financing Terms, Conditions of Sale and Market Conditions 

The subject and all sales represent fee simple property interests. No adjustments are warranted 

for property rights. There were no atypical financing terms of which we are aware.  The appraisers 

are unaware of any atypical sale conditions. Based on our research and data presented within 

the Market Analysis, we believe the direct market has remained relatively stable during the 

timeframe analyzed, the past approximately two years based on the comparable sales used. 

Therefore, no market condition adjustments are applied. However, Sale 4 is a pending sale. To 

account for typical negotiations a 10.0 percent downward adjustment has been applied to the 

listing price.   

Physical Adjustments 

Location– The subject is located in Ulster County and includes good interstate access. Sale 1 is 

located within Dutchess County and has superior interstate access to the subject. As such, a 

negative adjustment has been applied. Sale 2 is located within Orange County and has inferior 

interstate access to the subject. As such, a positive adjustment has been applied. Sale 3 is also 

located within Orange County but has superior interstate access to the subject. As such, a 

negative adjustment has been applied. Sale 4 is located within Ulster County and has inferior 

interstate access to the subject. As such, a positive adjustment has been applied.  

Size - The subject includes 157.17± acres.  Typically, size adjustments are applied based on the 

economies of scale principle, which indicates that all else being equal, larger properties tend to 

sell for less on a per acre basis compared to smaller properties. Slight adjustments have been 

made to Sales 2 and 4 based on this principle. It is important to note, while Sale 3 includes 187.20 

acres total, the listing broker reported approximately 80.0 acres of the site are not usable due to 

wetlands and slope. As such, we have utilized 107.20 acres for our analysis. 

Other Physical Factors  

Other factors (frontage/access, shape, topography, utilities and zoning) are relatively 

straightforward and obvious with respect to comparison. For example, buyers would typically 

desire the availability of public utilities over private well and septic. Sale 3 required a positive 

adjustment based on the availability of utilities. No other adjustments were warranted. 

Improvements – As noted previously, the subject property is currently improved with seven (7) 

structures totaling 783,066 square feet. However, based on the condition and functional 

obsolescence of the buildings, their contributory values are questionable. It is noted that the 
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redevelopment plans currently in place are to renovate and restore the buildings. As such, we 

have not deducted for demolition costs. 

Other – As noted previously, there is known subsurface contamination on-site from the former 

IBM operations. It is our understanding that as IBM is the responsible party for the subsurface 

contamination, all subsurface monitoring, subsurface investigations and required clean-up (if 

necessary) is to be funded by IBM. While this does remove the financial burden and risk from the 

subsurface contamination, the New York State Department of Environmental Conservation 

(NYSDEC) has implemented an Interim Site Management Plan (ISMP) which incorporates various 

Environmental Easements (EEs) on the campus to restrict certain uses, and mandate operation, 

maintenance, monitoring, and reporting measures. According to the “Final Statement of Basis,” 

see Addenda B, the restrictions in place include restricting the use of groundwater, compliance 

with the various EEs, restricting the site’s use to restricted residential and/or commercial and 

compliance with an ISMP. In general, the ISMP will include an excavation work plan and provisions 

for vapor intrusion evaluations for new buildings and when currently vacant buildings are re-

occupied and/or renovated for use. 

While we are not environmental professionals, it is our interpretation that the restrictions in place 

limits potential development and any future excavation/development would need to be completed 

under the guidance of the NYSDEC. Along with the known environmental concerns, the sheer size 

of the property and the required investment needed has limited the pool of investors interested 

in undertaking the project. Furthermore, the environmental concerns on-site will likely limit the 

borrowing power for the property through typical commercial lending institutions.  

In our opinion a typical purchaser/investor of the subject would account for the added risk from 

the known contamination on-site by applying a discount to the overall purchase price. 

The appraisers are aware of one recent improved sale within the TechCity property which included 

similar environmental concerns. The sale transferred on August 17, 2021, for a recorded sale 

price of $12,733,346 or $29.76 per square foot of building area. The property transferred included 

5 tax parcels addressed as 70-78, 80-88 and 90-98 Boices Lane and 1600-1678 and 1700-1798 

Enterprise Drive. According to the purchaser’s representative, the known environmental concerns 

impacted the marketability of the subject significantly and a discount was paid due to the known 

concerns. While the property representative indicated a discount of 57.6 percent, this figure was 

based on an appraised value assuming no impact from contamination of $30 million or $70.25 

per square feet which appears high. Based on several sales we have analyzed; we believe an 

appraised value in the range of $35.79 to $49.31 per square foot of building area is reasonable 

assuming no environmental concerns. This range indicates a discount ranging from 16.7 to 39.5 

percent.  

Based on such, we will apply a 25.0 percent deduction to Sales 1, 2 and 3 to account for the 

subject property’s known environmental concerns on-site as these sales reportedly had no similar 
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concerns.  Similar to the subject, Sale 4 is a brownfield with known subsurface contamination. As 

such, no adjustment is warranted. 

The adjustment grid is located on the following page. Our value conclusions are show below.  

Conclusion – Prior to adjustments, the comparables ranged from $50,542 to $145,337 per acre.  

After adjustments, the indicated values for the subject range from $45,138 to $87,202 per acre, 

with an average of $59,717.  All four sales appear to be good representatives of the subject 

property’s overall value. Sale 4 is considered most comparable to the subject given the brownfield 

status of the site and being located in Ulster County. As such, greatest emphasis has been placed 

on Sale 4 and we reconcile at $59,000 per acre.  

Our value conclusion via the Sales Comparison Approach is illustrated in the chart below. 

AS IS 

SALES COMPARISON APPROACH 

 As Is 

Size (Acres) 157.17± acres 

Value per Acre $59,000 

Indicated Value $9,273,030 

Concluded Rounded Value  $9,300,000 

Compiled by: Hilco Real Estate Appraisal 
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RECONCILIATION OF VALUE 

SUMMARY OF VALUE CONCLUSIONS 

 As Is  

Cost Approach Not Applicable  
Sales Comparison Approach $9,300,000  
Income Capitalization Approach Not Applicable  

Source: Hilco Real Estate Appraisal, LLC 

COST APPROACH 

The Cost Approach is predicated on the principle that an investor would pay no more for an 

existing property than it would cost to acquire land and construct a building with similar utility.  

Based our analysis of the subject’s area, market participants are generally not buying, selling, 

investing, or lending with reliance placed on the methodology of the Cost Approach to establish 

value.  As such, the Cost Approach has been omitted from this analysis. 

SALES COMPARISON APPROACH 

The Sales Comparison Approach is predicated on the principle that an investor would pay no more 

for an existing property than for a comparable property with similar utility. The applicability of 

this approach is contingent on the reliability and comparability of available data.  Overall, the 

quality and quantity of sales data is good and has been developed in this analysis.   

INCOME CAPITALIZATION APPROACH 

The Income Capitalization Approach is considered the most persuasive method for valuing income 

producing properties. This approach is predicated on the principle of anticipated economic 

benefits and best reflects the investment characteristics of a property. Investors typically 

purchase leased properties based on this approach.  Considering the overall vacancy of the 

property and the level of investment required to bring the existing buildings to tenable condition, 

developing the Income Capitalization Approach would be speculative. Therefore, the Income 

Capitalization Approach has been omitted from this analysis. 

RECONCILIATION 

We have relied on the Sales Comparison Approach for the purpose of this analysis. Our concluded 

opinion of value is as follows: 
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VALUE CONCLUSION 

Appraisal Premise Interest Appraised Date of Value Value Conclusion 

Market Value – As Is Fee Simple Estate January 21, 2022 $9,300,000 

Source: Hilco Real Estate Appraisal, LLC   

Our value opinion was formed on our experience in the field of real property valuation, as well as 

the research and analysis set forth in this appraisal.  Our value conclusion is subject to the 

Assumptions and Limiting Conditions and Certification in this appraisal report. 

PENDING CONTRACT 

The pending net acquisition price of $9,000,000 is within five percent of our opinion of market 

value and is supportive of our conclusion.  
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ASSUMPTIONS AND LIMITING CONDITIONS 

1. Unless otherwise specifically noted in the body of the report, it is assumed that title to the property or properties 
appraised is clear and marketable and that there are no recorded or unrecorded matters or exceptions to title that 
would adversely affect marketability or value. Hilco Real Estate Appraisal, LLC is not aware of any title defects nor 
has it been advised of any unless such is specifically noted in the report.  Hilco Real Estate Appraisal, LLC, however, 
has not examined title and makes no representations relative to the condition thereof.  Documents dealing with 
liens, encumbrances, easements, deed restrictions, clouds and other conditions that may affect the quality of title 
have not been reviewed.  Insurance against financial loss resulting in claims that may arise out of defects in the 
subject property’s title should be sought from a qualified title company that issues or insures title to real property. 

2. Unless otherwise specifically noted in the body of this report, it is assumed: that the existing improvements on the 
property or properties being appraised are structurally sound, seismically safe and code conforming; that all 
building systems (mechanical/electrical, HVAC, elevator, plumbing, etc.) are in good working order with no major 

deferred maintenance or repair required; that the roof and exterior are in good condition and free from intrusion 
by the elements; that the property or properties have been engineered in such a manner that the improvements, 
as currently constituted, conform to all applicable local, state, and federal building codes and ordinances.  Hilco 
Real Estate Appraisal, LLC professionals are not engineers and are not competent to judge matters of an 
engineering nature.  Hilco Real Estate Appraisal, LLC has not retained independent structural, mechanical, 
electrical, or civil engineers in connection with this appraisal and, therefore, makes no representations relative to 
the condition of improvements.  Unless otherwise specifically noted in the body of the report: no problems were 
brought to the attention of Hilco Real Estate Appraisal, LLC by ownership or management; Hilco Real Estate 
Appraisal, LLC inspected less than 100% of the entire interior and exterior portions of the improvements; and Hilco 
Real Estate Appraisal, LLC was not furnished any engineering studies by the owners or by the party requesting 
this appraisal.  If questions in these areas are critical to the decision process of the reader, the advice of competent 
engineering consultants should be obtained and relied upon.  It is specifically assumed that any knowledgeable 
and prudent purchaser would, as a precondition to closing a sale, obtain a satisfactory engineering report relative 
to the structural integrity of the property and the integrity of building systems.  Structural problems and/or building 
system problems may not be visually detectable.  If engineering consultants retained should report negative factors 
of a material nature, or if such are later discovered, relative to the condition of improvements, such information 
could have a substantial negative impact on the conclusions reported in this appraisal.  Accordingly, if engineering 
consultants report negative findings, Hilco Real Estate Appraisal, LLC reserves the right to amend the appraisal 
conclusions reported herein. 

3. Unless otherwise stated in this report, the existence of hazardous material, which may or may not be present on 
the property was not observed by the appraisers.  Hilco Real Estate Appraisal, LLC has no knowledge of the 
existence of such materials on or in the property.  Hilco Real Estate Appraisal, LLC, however, is not qualified to 
detect such substances.  The presence of substances such as asbestos, urea formaldehyde foam insulation, 
contaminated groundwater or other potentially hazardous materials may affect the value of the property.  The 
value estimate is predicated on the assumption that there is no such material on or in the property that would 
cause a loss in value.  No responsibility is assumed for any such conditions, or for any expertise or engineering 
knowledge required to discover them.  The client is urged to retain an expert in this field, if desired. 

4. We have inspected, as thoroughly as possible by observation, the land; however, it was impossible to personally 
inspect conditions beneath the soil.  Therefore, no representation is made as to these matters unless specifically 
considered in the appraisal. 

5. All furnishings, equipment and business operations, except as specifically stated and typically considered as part 
of real property, have been disregarded with only real property being considered in the report unless otherwise 
stated.  Any existing or proposed improvements, on or off-site, as well as any alterations or repairs considered, 
are assumed to be completed in a workmanlike manner according to standard practices based upon the information 
submitted to Hilco Real Estate Appraisal, LLC This report may be subject to amendment upon re-inspection of the 
subject property subsequent to repairs, modifications, alterations and completed new construction.  Any estimate 
of Market Value is as of the date indicated; based upon the information, conditions and projected levels of 
operation. 

6. It is assumed that all factual data furnished by the client, property owner, owner’s representative, or persons 
designated by the client or owner to supply said data are accurate and correct unless otherwise specifically noted 
in the appraisal report.  Unless otherwise specifically noted in the appraisal report, Hilco Real Estate Appraisal, LLC 
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has no reason to believe that any of the data furnished contain any material error.  Information and data referred 
to in this paragraph include, without being limited to, numerical street addresses, lot and block numbers, Assessor’s 
Parcel Numbers, land dimensions, square footage area of the land, dimensions of the improvements, gross building 
areas, net rentable areas, usable areas, unit count, room count, rent schedules, income data, historical operating 
expenses, budgets, and related data.  Any material error in any of the above data could have a substantial impact 
on the conclusions reported.  Thus, Hilco Real Estate Appraisal, LLC reserves the right to amend conclusions 
reported if made aware of any such error.  Accordingly, the client-addressee should carefully review all 
assumptions, data, relevant calculations, and conclusions within 30 days after the date of delivery of this report 
and should immediately notify Hilco Real Estate Appraisal, LLC of any questions or errors. 

7. The date of value to which any of the conclusions and opinions expressed in this report apply, is set forth in the 
Letter of Transmittal.  Further, that the dollar amount of any value opinion herein rendered is based upon the 
purchasing power of the American Dollar on that date.  This appraisal is based on market conditions existing as of 
the date of this appraisal.  Under the terms of the engagement, we will have no obligation to revise this report to 
reflect events or conditions that occur subsequent to the date of the appraisal.  However, Hilco Real Estate 

Appraisal, LLC will be available to discuss the necessity for revision resulting from changes in economic or market 
factors affecting the subject. 

8. Hilco Real Estate Appraisal, LLC assumes no private deed restrictions, limiting the use of the subject property in 
any way. 

9. Unless otherwise noted in the body of the report, it is assumed that there are no mineral deposit or subsurface 
rights of value involved in this appraisal, whether they be gas, liquid, or solid.  Nor are the rights associated with 
extraction or exploration of such elements considered unless otherwise stated in this appraisal report.  Unless 
otherwise stated it is also assumed that there are no air or development rights of value that may be transferred. 

10. Hilco Real Estate Appraisal, LLC is not aware of any contemplated public initiatives, governmental development 
controls, or rent controls that would significantly affect the value of the subject. 

11. The estimate of market value, which may be defined within the body of this report, is subject to change with 
market fluctuations over time.  Market value is highly related to exposure, time promotion effort, terms, motivation, 
and conclusions surrounding the offering.  The value estimate(s) consider the productivity and relative 
attractiveness of the property, both physically and economically, on the open market. 

12. Any cash flows included in the analysis are forecasts of estimated future operating characteristics are predicated 
on the information and assumptions contained within the report.  Any projections of income, expenses and 
economic conditions utilized in this report are not predictions of the future.  Rather, they are estimates of current 
market expectations of future income and expenses.  The achievement of the financial projections will be affected 
by fluctuating economic conditions and is dependent upon other future occurrences that cannot be assured.  Actual 
results may vary from the projections considered herein.  Hilco Real Estate Appraisal, LLC does not warrant these 
forecasts will occur.  Projections may be affected by circumstances beyond the current realm of knowledge or 
control of Hilco Real Estate Appraisal, LLC. 

13. Unless specifically set forth in the body of the report, nothing contained herein shall be construed to represent any 
direct or indirect recommendation of Hilco Real Estate Appraisal, LLC to buy, sell, or hold the properties at the 
value stated.  Such decisions involve substantial investment strategy questions and must be specifically addressed 
in consultation form. 

14. Also, unless otherwise noted in the body of this report, it is assumed that no changes in the present zoning 

ordinances or regulations governing use, density, or shape are being considered.  The property is appraised 
assuming that all required licenses, certificates of occupancy, consents, or other legislative or administrative 
authority from any local, state, nor national government or private entity or organization have been or can be 
obtained or renewed for any use on which the value estimates contained in this report is based, unless otherwise 
stated. 

15. This study may not be duplicated in whole or in part without the specific written consent of Hilco Real Estate 
Appraisal, LLC nor may this report or copies hereof be transmitted to third parties without said consent, which 
consent Hilco Real Estate Appraisal, LLC reserves the right to deny.  Exempt from this restriction is duplication for 
the internal use of the client-addressee and/or transmission to attorneys, accountants, or advisors of the client-
addressee.  Also exempt from this restriction is transmission of the report to any court, governmental authority, 
or regulatory agency having jurisdiction over the party/parties for whom this appraisal was prepared, provided 
that this report and/or its contents shall not be published, in whole or in part, in any public document without the 
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express written consent of Hilco Real Estate Appraisal, LLC which consent Hilco Real Estate Appraisal, LLC reserves 
the right to deny.  Finally, this report shall not be advertised to the public or otherwise used to induce a third party 
to purchase the property or to make a “sale” or “offer for sale” of any “security”, as such terms are defined and 
used in the Securities Act of 1933, as amended.  Any third party, not covered by the exemptions herein, who may 
possess this report, is advised that they should rely on their own independently secured advice for any decision in 
connection with this property.  Hilco Real Estate Appraisal, LLC shall have no accountability or responsibility to any 
such third party. 

16. Any value estimate provided in the report applies to the entire property, and any pro ration or division of the title 
into fractional interests will invalidate the value estimate, unless such pro ration or division of interests has been 
set forth in the report. 

17. The distribution of the total valuation in this report between land and improvements applies only under the existing 
program of utilization.  Component values for land and/or buildings are not intended to be used in conjunction 
with any other property or appraisal and are invalid if so used. 

18. The maps, plats, sketches, graphs, photographs and exhibits included in this report are for illustration purposes 
only and are to be utilized only to assist in visualizing matters discussed within this report.  Except as specifically 
stated, data relative to size or area of the subject and comparable properties has been obtained from sources 
deemed accurate and reliable.  None of the exhibits are to be removed, reproduced, or used apart from this report. 

19. No opinion is intended to be expressed on matters that may require legal expertise or specialized investigation or 
knowledge beyond that customarily employed by real estate appraisers.  Values and opinions expressed presume 
that environmental and other governmental restrictions/conditions by applicable agencies have been met, including 
but not limited to seismic hazards, flight patterns, decibel levels/noise envelopes, fire hazards, hillside ordinances, 
density, allowable uses, building codes, permits, licenses, etc.  No survey, engineering study or architectural 
analysis has been made known to Hilco Real Estate Appraisal, LLC unless otherwise stated within the body of this 
report.  If the Consultant has not been supplied with a termite inspection, survey or occupancy permit, no 
responsibility or representation is assumed or made for any costs associated with obtaining same or for any 
deficiencies discovered before or after they are obtained.  No representation or warranty is made concerning 
obtaining these items.  Hilco Real Estate Appraisal, LLC assumes no responsibility for any costs or consequences 
arising due to the need, or the lack of need, for flood hazard insurance.  An agent for the Federal Flood Insurance 

Program should be contacted to determine the actual need for Flood Hazard Insurance. 

20. Acceptance and/or use of this report constitutes full acceptance of the Contingent and Limiting Conditions and 
special assumptions set forth in this report.  It is the responsibility of the Client, or client’s designees, to read in 
full, comprehend and thus become aware of the aforementioned contingencies and limiting conditions.  Neither 
the Appraiser nor Hilco Real Estate Appraisal, LLC assumes responsibility for any situation arising out of the Client’s 
failure to become familiar with and understand the same.  The Client is advised to retain experts in areas that fall 
outside the scope of the real estate appraisal/consulting profession if so desired. 

21. Hilco Real Estate Appraisal, LLC assumes that the subject property analyzed herein will be under prudent and 
competent management and ownership; neither inefficient nor super-efficient. 

22. 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 in the appraisal report. 

23. No survey of the boundaries of the property was undertaken.  All areas and dimensions furnished are presumed 
to be correct.  It is further assumed that no encroachments to the realty exist. 

24. The Americans with Disabilities Act (ADA) became effective January 26, 1992.  Notwithstanding any discussion of 
possible readily achievable barrier removal construction items in this report, Hilco Real Estate Appraisal, LLC has 
not made a specific compliance survey and analysis of this property to determine whether it is in conformance 
with the various detailed requirements of the ADA.  It is possible that a compliance survey of the property together 
with a detailed analysis of the requirements of the ADA could reveal that the property is not in compliance with 
one or more of the requirements of the ADA.  If so, this fact could have a negative effect on the value estimated 
herein.  Since Hilco Real Estate Appraisal, LLC has no specific information relating to this issue, nor is Hilco Real 
Estate Appraisal, LLC qualified to make such an assessment, the effect of any possible non-compliance with the 
requirements of the ADA was not considered in estimating the value of the subject property. 

25. Client shall not indemnify Appraiser or hold Appraiser harmless unless and only to the extent that the Client 
misrepresents, distorts, or provides incomplete or inaccurate appraisal results to others, which acts of the Client 
proximately result in damage to Appraiser.  The Client shall indemnify and hold Appraiser harmless from any 
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claims, expenses, judgments or other items or costs arising as a result of the Client’s failure or the failure of any 
of the Client’s agents to provide a complete copy of the appraisal report to any third party.  In the event of any 
litigation between the parties, the prevailing party to such litigation shall be entitled to recover from the other 
reasonable attorney fees and costs. 

26. The report is for the sole use of the client; however, client may provide only complete, final copies of the appraisal 
report in its entirety (but not component parts) to third parties who shall review such reports in connection with 
loan underwriting or securitization efforts. Appraiser is not required to explain or testify as to appraisal results 
other than to respond to the client for routine and customary questions. Please note that our consent to allow an 
appraisal report prepared by Hilco Real Estate Appraisal, LLC or portions of such report, to become part of or be 
referenced in any public offering, the granting of such consent will be at our sole discretion and, if given, will be 
on condition that we will be provided with an Indemnification Agreement and/or Non-Reliance letter, in a form 
and content satisfactory to us, by a party satisfactory to us. We do consent to your submission of the reports to 
rating agencies, loan participants or your auditors in its entirety (but not component parts) without the need to 
provide us with an Indemnification Agreement and/or Non-Reliance letter. 
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ADDENDA 
 

A. Letter of Engagement 

B. NYSDEC Statement of Basis 

C. Zoning Ordinance 

D. NYS Certifications 

E. Summary of Qualifications 
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Addendum A 

Letter of Engagement 
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Addendum B 

NYSDEC Statement of Basis 
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Addendum C 

Zoning Ordinance
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Addendum D 

NYS Certifications
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Addendum E 

Qualifications 
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Dear Mr. Weidemann, 

At your request, we have conducted the inspections, investigations and analyses necessary to 
prepare an Appraisal Report of the above referenced real property. The purpose of this appraisal 
report is to develop an opinion of market value for the subject property in the Fee Simple Estate, 
as is as of January 21, 2022, the date of inspection. The client and intended user of this report is 
the Ulster County Economic Development Alliance, Inc. The intended use is to assist the client 
with internal decision making in relation to a potential sale of the property.  

The subject of this report consists of one (1) tax parcel identified by the town of Ulster Assessor 
as tax map number 48.7-1-29.600. The reputed owner is Ag Prop of Kingston LLC. The subject 
site encompasses 7.40± acres, located within the TechCity Commerce Park, former IBM-Kingston 
campus. The campus was subdivided in 1997 leaving the majority of the parcels as building 
footprints only. Access to all parcels within the campus is provided by the master parcel, 48.7-1-
29.270, which is subject to a management agreement requiring maintenance of the roadways, 
common area utilities, etc. According to the agreement, all expenses incurred are distributed 
proportionately to the recipient parcels according to the percentage of total assessment. 
Therefore, the subject parcel is reliant on the owner of master parcel to clear roadways etc. to 
provide access to the site. 

The following chart summarizes the improvements on site: 

 

As shown by the chart above, Building 31 is the former pumphouse for the TechCity campus. On 
the date of inspection, the building was in poor condition with a major flooding issue located 
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within the basement and according to the property representative, the building has asbestos 
containing material. While the building is a detriment to the subject property, demolition and 
removal is likely cost restrictive. As such, there is no contributory value to Building 31 and we 
have identified the subject of this appraisal as Building 32 throughout.  However, we have 
accounted for the existence of Building 31 within our capitalization rate selection and by making 
a deduction within the Sales Comparison Approach. 

Building 32 is currently an operational multi-tenant warehouse with four-tenant spaces. On the 
date of inspection, three of the four tenant spaces were tenant occupied. The fourth tenant space 
is utilized by on-site maintenance staff and is considered owner-occupied. As the leases for the 
existing tenants were not made available to the appraisers, we have been instructed to assume 
the leases in place are short term and/or could be terminated upon sale of the property. See 
extraordinary assumptions. 

Lastly, the property includes a former water tower on-site which has remained unused for many 
years. Similar to Building 31, demolition and removal is likely cost restrictive. While the water 
tower is currently an eyesore, cleaning up and re-painting the tower could be completed at 
minimal cost and would lessen the adverse impact on the property. 

It should be noted, environmental investigations on the TechCity campus have been on-going 
since 1980 due to the presence of subsurface contamination from the former IBM operations. It 
is our understanding that as IBM is the responsible party for the subsurface contamination, all 
subsurface monitoring, subsurface investigations and required clean-up (if necessary) is to be 
funded by IBM. While this does remove the financial burden and risk from the subsurface 
contamination, the New York State Department of Environmental Conservation (NYSDEC) has 
implemented an Interim Site Management Plan (ISMP) which incorporates various Environmental 
Easements (EEs) on the campus to restrict certain uses, and mandate operation, maintenance, 
monitoring, and reporting measures. According to the “Final Statement of Basis,” see Addenda B, 
the restrictions in place include restricting the use of groundwater, compliance with the various 
EEs, restricting the site’s use to restricted residential and/or commercial and compliance with an 
ISMP. In general, the ISMP will include an excavation work plan and provisions for vapor intrusion 
evaluations for new buildings and when currently vacant buildings are re-occupied and/or 
renovated for use.  

While we are not environmental professionals, it is our interpretation that the restrictions in place 
limit potential development and any future excavation/development would need to be completed 
under the guidance of the NYSDEC. In our experience, known environmental concerns typically 
limits the pool of investors interested. Furthermore, the environmental concerns on-site will likely 
limit the borrowing power for the property through typical commercial lending institutions.  

As such, we have attempted to account for these restrictions and limitations along with the 
apparent stigma from the known environmental conditions on-site within our analysis. 

The property is more fully described, legally and physically, within the following report. 

Based on the analysis contained in the following report, the market value conclusion for the 
subject is detailed within the following chart: 
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VALUE CONCLUSION 

Appraisal Premise Interest Appraised Date of Value Value Conclusion 

Market Value – As Is Fee Simple Estate January 21, 2022 $600,000 

Source: Hilco Real Estate Appraisal, LLC   

Our concluded opinion of value is subject to the Assumptions, Limiting Conditions and Certification 
in this appraisal report.  Assuming competent and normal marketing conditions, it is our opinion 
that the subject property could be sold within 12 months at the above-indicated market value. 

The following extraordinary assumptions are applicable to our opinion of value developed for the 
subject. 

Our value conclusion assumes any leases in place are short term and/or could be terminated 
upon sale of the property. Our value conclusions assume all subsurface monitoring, subsurface 
investigations and required clean-up (if necessary) is to be funded by the responsible party, IBM. 

These assumptions are directly related to this specific assignment, as of the effective date of the 
assignment results which, if found to be false, could alter our opinions or conclusions.  

According to the 2021 Dictionary of Real Estate Appraisal, Seventh Edition, an extraordinary 
assumption is “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. 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 about the integrity of data used in an analysis.” An extraordinary assumption may be used in 
an assignment only if: 1) It is required to properly develop credible opinions and conclusions; 2) 
The appraiser has a reasonable basis for the extraordinary assumption; 3) Use of the 
extraordinary assumption results in a credible analysis; and 4) The appraiser complies with the 
disclosure requirements set for in USPAP for extraordinary assumptions. 

The following appraisal sets forth the most pertinent data gathered, methodology and reasoning 
leading to our opinion of value. The analyses, opinions and conclusions were developed based 
on, and this report has been prepared in conformance with, our interpretation of the guidelines 
and recommendations set forth in the Uniform Standards of Professional Appraisal Practice 
(USPAP) and the requirements of the Code of Professional Ethics and Standards of Professional 
Appraisal Practice of the Appraisal Institute. Furthermore, this report has been prepared in 
conformance with our interpretation of the appropriate regulations and guidelines set forth by 
the client. 

To develop the opinion of value, we performed an Appraisal Report, which is intended to comply 
with the reporting requirements set forth under Standards Rule 2-2(a) of the Uniforms Standards 
of Professional Appraisal Practice.  The following report presents a summarized description of the 
data, reasoning, and analyses used in the appraisal process to develop our opinion of value.  In 
addition, at the request of the client, this report is consistent with the previous USPAP reporting 
requirements for a Summary Appraisal Report. 
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The user of this report should note that this appraisal was completed during the tail end of an 
economically volatile period with macroeconomic conditions stabilizing. A resumption in consumer 
confidence and buying patterns is anticipated as CDC guidelines recommend reopening of most 
businesses closed during the pandemic; however, significant unknowns in the global economy 
and pandemic containment linger. Considering the macroeconomic environment, the user of this 
report may wish to consider a collateral review at more frequent intervals, depending on the 
company's policies as significant changes in the national or global economy could have a 
significant impact on the value conclusion reported within this appraisal. 

The appraisers are not qualified to determine environmental issues. If a more detailed analysis is 
needed in relation to the environmental concerns on-site, we recommend a qualified 
environmental engineer perform an assessment on the property.  We reserve the right to amend 
our estimate of value if additional environmental concerns are discovered at the subject property. 

Respectfully Submitted, 
Hilco Real Estate Appraisal LLC  
by:  

  
    

Chris L. Harland, MAI   Dan Dickinson 
Managing Director – Northeast Region Real Estate Appraiser 
New York State Certification #46000026600  
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CERTIFICATION OF THE APPRAISERS  

We certify that to the best of our knowledge and belief:   

1. The statements of fact contained in this report are true and correct. 

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

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

4. We have no bias with respect to the property that is the subject of this report or to the parties 
involved with this assignment. 

5. Our engagement in this assignment was not contingent upon developing or reporting 
predetermined results.   

6. 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.   

7. Our analyses, opinions, and conclusions were developed, and this report has been prepared, in 
conformity with the Uniform Standards of Professional Appraisal Practice of The Appraisal 
Foundation and the requirements of the Code of Professional Ethics and the Standards of 
Professional Appraisal Practice of the Appraisal Institute.  In addition, this report conforms to the 
requirements of the Financial Institution Reform, Recovery, and Enforcement Act (FIRREA). 

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

9. Chris L. Harland, MAI has completed the requirements of the continuing education program for 
designated members of the Appraisal Institute. 

10. Dan Dickinson made a personal inspection of the property that is the subject of this report. Chris 
L. Harland, MAI has not made a personal inspection. 

11. No one provided significant real property appraisal assistance to the persons signing this 
certification.   

12. Chris L. Harland, MAI and Dan Dickinson have extensive experience in the appraisal/review of 
similar property types. 

13. Chris L. Harland, MAI is certified in the state where the subject is located. 

14. We have performed no prior services for the subject property, appraisal or otherwise, within the 
three years preceding the appraisal date.        

  

  
    

Chris L. Harland, MAI   Dan Dickinson 
Managing Director – Northeast Region Real Estate Appraiser 
New York State Certification #46000026600  
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SUBJECT PHOTOGRAPHS 

60-64 BOICES LANE – KINGSTON (T/O ULSTER), NY  

 
 

Enterprise Drive Facing South Enterprise Drive Facing North 

 
 

Exterior View – Bldg. 31 Interior View – Bldg. 31 

  

Exterior View – Bldg. 32 Interior View –Bldg. 32 
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SUMMARY OF SALIENT FACTS 

Location: 60-64 Boices Lane 
Kingston (T/O Ulster), Ulster County, NY 12401 

Assessor’s Parcel Number(s): 48.7-1-29.600 

Site Description: The site consists of 7.40± acres. Access to the property is 
provided by the master parcel for the TechCity campus, 
48.7-1-29.270. The property is more fully described in the 
Site Analysis section of this report. 

Improvements: The subject is improved with one (1) operational building, 
known as Building 32. Building 32 is a 20,029± square foot 
multi-tenant warehouse with four-tenant spaces, 14-foot 
clear height ceilings and seven (7) drive-in overhead doors. 
The improvements are further detailed within the 
Improvement Analysis section of this report.  

Parking: Adequate on-site parking. 

Zoning: OM – Office Manufacturing District. According to our 
cursory review of the zoning ordinance the subject is legally 
conforming. See zoning analysis. 

Highest and Best Use  

As Vacant: Industrial development.   

As Improved: Continuation of the existing use for warehouse. 

Occupancy: Any leases in place are assumed to be short term and/or 
could be terminated upon sale of the property. 

Valuation As Is  

Property Rights Appraised: Fee Simple Estate   

Date of Value: January 21, 2022  

Cost Approach: Not Applicable  

Sales Comparison Approach: $600,000  

Income Capitalization Approach: $600,000  

Final Value $600,000  

Per Acre $57,263  

Estimated Marketing Time: Within 12 months  
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INTRODUCTION 

PROPERTY DESCRIPTION  

Location: 60-64 Boices Lane 
Kingston (T/O Ulster), Ulster County, NY 12401 

The subject property is located within the town of Ulster 
and has a mailing address of Kingston. 

Assessor’s Parcel Number(s): 48.7-1-29.600 

Land Area: 7.40± acres 

OWNERSHIP & PROPERTY HISTORY  

Owner: Ag Prop of Kingston LLC 

Sold Within Past Three Years: No 

Currently Listed for Sale: No 

Comments: Our opinion of value of $600,000 is based on our projected 
income/expense figures for the subject and recent 
comparable sales from the market.  

PROPERTY INSPECTION AND VALUATION  

Inspection Date: January 21, 2022 

Present at Inspection: Dan Dickinson of Hilco Real Estate Appraisal inspected the 
subject property. 

Date of Valuation: January 21, 2022 

Intended User(s) The intended user of this report is the client, Ulster County 
Economic Development Alliance, Inc. 

Intended Use of Report: The intended use is to assist the client with internal decision 
making in relation to a potential sale of the property. 

Purpose of Appraisal: To develop an opinion of market value for the subject 
property in the Fee Simple Estate, as is as of January 21, 
2022, the date of inspection. 

Property Rights Appraised: Fee Simple Estate 

Definition of Market Value: Market value is one of the central concepts of the appraisal 
practice.  Market value is differentiated from other types of 
value in that it is created by the collective patterns of the 
market.  Market value means the most probable price that 
a property should bring in a competitive and open market 
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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: 

1. Buyer and seller are typically motivated; 

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

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

market; 

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

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

the sale. 1 

SCOPE OF WORK  

Steps Completed by Appraisers for 
this Assignment: 

1. Identified and inspected the subject property, as well as 
its surrounding environs; identified and considered 
those characteristics that may have a legal, economic or 
physical impact on the subject; 

2. Investigated the micro and/or macro market 
environments with respect to physical and economic 
factors relevant to the valuation process; interviewed 
regional and local market participants; reviewed 
available published data and other various resources; 

3. Conducted regional and/or local research with respect 
to applicable tax data, zoning requirements, flood zone 
status, demographics, and other information that could 
affect the value of the subject property; 

4. Verified and analyzed comparable sales and listings.  
Primary sources used for verification include deeds, tax 
records, the grantor or grantee, attorneys, brokers, 
appraisers, property managers, lenders, real estate 
periodicals and listing/reporting services.  Verification is 

 
1 This definition is from regulations published by federal regulatory agencies pursuant to Title XI of the Financial 

Institutions Reform, Recovery, and Enforcement Act (FIRREA) of 1989 between July 5, 1990, and August 24, 1990, by 
the Federal Reserve System (FRS).  National Credit Union Administration (NCUA), Federal Deposit Insurance 
Corporation (FDIC), the Office of Thrift Supervision (OTS), and the Office of Comptroller of the Currency (OCC). This 
definition is compatible with the definition of market value contained in The Dictionary of Real Estate Appraisal, Sixth 
Edition, and the Uniform Standards of Professional Appraisal Practice adopted by the Appraisal Standards Board of The 
Appraisal Foundation, 2015 edition.  This definition is also referenced in regulation jointly published by the OCC, OTS, 
FRS, and FDIC on June 7, 1994, and in the Interagency Appraisal and Evaluation Guidelines, dated October 27, 1994. 
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also used to elicit additional information about the 
market. 

5. Obtained information on comparable rentals to 
determine an appropriate potential gross income.  
Deducted appropriate vacancy and collection loss and 
operating expenses to estimate the stabilized net 
operating income for the subject.  Converted net 
operating income into value through a capitalization 
and/or discounting process. 

6. Prepared the Sales Comparison and Income 
Capitalization Approaches. 

7. Estimated a reasonable exposure time associated with 

the value estimates. 

 To develop our opinion(s) of value, we performed an 
Appraisal Report, which is intended to comply with the 
reporting requirements set forth under Standards Rule 2-
2(a) of the Uniforms Standards of Professional Appraisal 
Practice.  The following report presents a summarized 
description of the data, reasoning, and analyses used in 
the appraisal process to develop our opinion of value.  In 
addition, at the request of the client, this report is 
consistent with the previous USPAP reporting 
requirements for a Summary Appraisal Report. 

Special Appraisal Instructions: None 

Extraordinary Assumptions: Our value conclusion assumes any leases in place are 
short term and/or could be terminated upon sale of the 
property. Our value conclusions assume all subsurface 
monitoring, subsurface investigations and required clean-
up (if necessary) is to be funded by the responsible party, 
IBM. 

These assumptions are directly related to this specific 
assignment, as of the effective date of the assignment 
results which, if found to be false, could alter our opinions 
or conclusions.  

Hypothetical Conditions: None 

Exposure Time: Within 12 months 

Marketing Time: Within 12 months 
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REGIONAL ANALYSIS 

 

This section of the report is designed to isolate and examine the discernible economic trends in 

the region that influence and create value for the subject property. 

LOCATION 

The subject property is located in Ulster County, New York.  Ulster County is bordered by Greene 

County to the north, Orange County to the south, Sullivan and Delaware Counties to the west, 

and Columbia and Dutchess Counties to the east. Ulster County is part of the Hudson Valley 

Region.  The area consists of Dutchess, Orange, Putnam, Rockland, Sullivan, Ulster and 

Westchester Counties.  In addition, Ulster County is part of the Kingston, New York MSA.   

KINGSTON NEW YORK MSA ECONOMIC HIGHLIGHTS 

(As outlined by Economy.com, see following pages.) 



Page 5  Regional Analysis 

 

Hilco Real Estate Appraisal, LLC 

 



Page 6  Regional Analysis 

 

Hilco Real Estate Appraisal, LLC 



Page 7  Regional Analysis 

 

Hilco Real Estate Appraisal, LLC 



Page 8  Regional Analysis 

 

Hilco Real Estate Appraisal, LLC 



Page 9  Regional Analysis 

 

Hilco Real Estate Appraisal, LLC 



Page 10  Regional Analysis 

 

Hilco Real Estate Appraisal, LLC 



Page 11  Regional Analysis 

 

Hilco Real Estate Appraisal, LLC 



Page 12  Regional Analysis 

 

Hilco Real Estate Appraisal, LLC 



Page 13  Regional Analysis 

 

Hilco Real Estate Appraisal, LLC 
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KEY COMPARISONS AND PROJECTIONS 

The following information is taken from the previously presented economic and statistical data 

provided Economy.com as of May 2021.  The subject is located in Ulster County, which is part of 

the Kingston, NY MSA as determined by economy.com. 

UNITED STATES NORTHEAST KINGSTON 

Total Employment   

146,200,000 29,647,000 57,600 

Employment Change %   

2.8 2.5 2.9 

Unemployment Rate %   

5.5 6.5 5.5 

Personal Income Growth   

6.2 4.5 0.8 

Strengths   

• Very productive workforce. • Highly educated labor 
force and productive high-
tech industries. 

• Proximity to New York City. 

• Labor market attracts 
skilled and unskilled 
immigrants. 

• A global financial capital. • Low business costs for the 
Northeast.  

• High innovation and 
entrepreneurship.   

• High per capita income. • Below-average 
employment volatility. 

• Mobile labor force, flexible 
labor system. 

• Sizable university and 
hospital presence. 

 

Weaknesses   

• Large budget, current 
account deficits. 

• Higher costs and density 
than the nation. 

• Exposure to hard-hit small 
businesses. 

• Skewed income and 
wealth distribution. 

• Aging and slow-growing 
population. 

• Below-average share of 
high-wage jobs.  

• Polarized and fractured 
political system. 

• Inadequate reserves and 
pension liabilities plague 
state finances. 

• Overreliance on 
government coupled with 
few private-sector growth 
drivers. 

• Demographic challenges.    • Shrinking working-age 
population. 

  • High poverty rate. 
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NORTHEAST REGION OUTLOOK 

“The forecast for the Northeast is the brightest it has been since before the pandemic, but many 

dark clouds remain. The COVID-19 vaccine provides a pathway back to normalcy, but increased 

remote work could hold back gains. Longer term, cost disadvantages and out-migration will drive 

continued underperformance.”  (Precis: Metro May 2021 Moody’s Analytics) 

LOCAL AREA OUTLOOK 

“Kingston’s recovery is stuck in neutral. On net, employment has not budged in the past eight 

months, underperforming New York’s upward trend. KIS has recovered just over half of the jobs 

lost due to the pandemic, compared with the two-thirds recovered nationally. Although 

leisure/hospitality and retail are rebounding at an above-average pace, KIS’s key healthcare 

industry and government sector continue to shed jobs. The unemployment rate is only 2 

percentage points above its pre-pandemic level, but recent progress is due to declines in the labor 

force. Meanwhile, the housing market is hot. House prices are appreciating at double the state’s 

pace, causing affordability to drop below the U.S. average. 

Kingston will take longer than the state or nation to recover from the pandemic. Leisure/hospitality 

will continue to lead the recovery as the contributions of healthcare and government remain 

limited. Longer term, poor demographic trends and a lack of high-value drivers will keep KIS a 

below-average performer.” (Precis: Metro May 2021 Moody’s Analytics) 
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MARKET ANALYSIS 

INTRODUCTION 

The subject is a 20,029± square foot multi-tenant warehouse. The following analysis has been 

developed with information provided by CoStar Market Reports, discussions with brokers active 

in the region, observations at the time of inspection, and our knowledge of the market. 

INDUSTRIAL INVENTORY & NEW CONSTRUCTION 

According to CoStar’s Current Kingston Industrial Market Report, the current industrial inventory 

in the Kingston MSA is 9,775,786 square feet.  Development remains minimal: Nothing has 

delivered over the past three years, and no projects are currently underway. 

INDUSTRIAL VACANCY RATES 

The chart below shows the historical vacancy rates for the Kingston Industrial market since 2016. 

INDUSTRIAL VACANCY RATES 

 2022 YTD 2021 2020 2019 2018 2017 2016 

Kingston MSA 3.1% 3.8% 3.6% 3.3% 2.7% 9.3% 11.6% 

Source: CoStar’s Current Kingston Industrial Market Report 

CoStar’s reported average vacancy rate shows fairly stable rates dating back to 2018, hovering 

around 3.0 percent. 

INDUSTRIAL RENTAL RATES 

The following table shows the average asking industrial rental rates for the Kingston MSA based 

on a triple net lease structure.   

INDUSTRIAL AVERAGE ASKING RENTAL RATES 

 2022 YTD 2021 2020 2019 2018 2017 2016 

Kingston MSA $8.00 $7.96 $7.33 $6.95 $6.59 $6.42 $5.94 

Source: CoStar’s Current Kingston Industrial Market Report 

As shown within the chart, average industrial rental rates have been increasing over the 6 plus 

years shown.  

CONCLUSION 

Overall, demand for industrial and warehouse space is high.  Vacancy rates for industrial properties 

are relatively low and market rents show positive trends. Given the minimal levels of new 

construction and the increasing demand for industrial space, the subject’s market is expected to 

continue to tighten with decreasing vacancy rates and increasing rental rates.    
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NEIGHBORHOOD ANALYSIS 

 

LOCATION 

The subject neighborhood is located in the town of Ulster, New York.  The neighborhood 

boundaries are generally delineated by the map shown above.   

ADJACENT PROPERTIES 

The subject is situated within the TechCity Commerce Park, former IBM-Kingston campus on the 

southern side of Boices Lane. The subject is surrounded by industrial properties. To the north, 

south and west are industrial properties. To the east is an active rail line.  

ACCESS 

Accessibility to the neighborhood is considered good. The TechCity Commerce Park is situated at 

the southwest corner of the intersection of US Routes 9W and 209. Additionally, I-87 is located 

approximately one mile west of the subject. The Hudson River is located approximately 2 miles 

east of the subject.  
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DEMOGRAPHICS 

 

CONCLUSION 

The subject property is situated within the TechCity Commerce Park in the town of Ulster, New 

York.  The location has good access to interstates; however, in addition to the subsurface 

contamination which has been monitored for decades, many of the properties within the park 

have not been maintained and include significant deferred maintenance. There are multiple areas 

within the park where remanence of demolished buildings exists. According to property 

representatives, the debris from the demolished buildings includes asbestos and requires 

specialized removal.  

It was recently announced that a large portion of the TechCity Commerce Park is to be sold to a 

Greenwich-based developer, National Resources, who has significant experience in revitalizing 

former industrial campuses around the Hudson Valley, including another former IBM campus in 

East Fishkill. This is a positive indicator for the neighborhood; however, the current condition of 

the park is a detriment to the neighborhood. 

Population and total household figures show positive trends overall. We expect the character of 

the subject’s neighborhood to improve as redevelopment of the TechCity Commerce Park begins. 

 

1-Mile 3-Mile 5-Mile

Population

2027 Projection 2,085 27,062 48,779

2022 Estimate* 1,988 25,876 46,766

2010 Census 1,958 25,732 46,827

2010-2022 % Change 1.53% 0.56% -0.13%

2022-2027 % Change 4.88% 4.58% 4.30%

Households

2027 Projection 1,035 11,633 21,083

2022 Estimate* 979 11,055 20,060

2010 Census 942 10,791 19,640

2010-2022 % Change 3.93% 2.45% 2.14%

2022-2027 % Change 5.72% 5.23% 5.10%

$41,404 $55,147 $63,222

$62,648 $78,294 $90,174

2022 Median Housing Value $216,990 $232,502 $258,454

* 2022 Estimates are based upon actual 2010 Census figures.

Source: Environics Analytics (Claritas)

Compiled by: Hilco Real Estate Appraisal, LLC

NEIGHBORHOOD DEMOGRAPHICS

60-64 BOICES LANE, KINGSTON (T/O ULSTER), NY

2022 Median Household Income

2022 Average Household Income
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SITE ANALYSIS 

60-64 BOICES LANE – KINGSTON (T/O ULSTER), NY 

Gross Site Area: 7.40± acres Shape: Irregular 

Excess Land: None Topography: Generally level 

Surplus Land: None Historical Use: Industrial 

Access: Boices Lane Zoning District: OM – Office Manufacturing 
District 

Road Frontage: Boices Lane Current Use: Industrial 

Other Frontage: Railroad Flood Panel No.: 36111C0480E 

Soil Conditions: Known subsurface contamination Flood Panel Date: 09/25/2009 

  Flood Zone: Zone X 

  Flood Insurance 

Required: 

No 

 

Characteristic Rating Characteristic Rating 

Access Below Average Adequacy of Utilities Good 

Visibility Average Landscaping Minimal 

Functional Utility Average Drainage Assumed adequate 

Traffic Volume Light Adjacent Land Uses Industrial 

 

Utility Provider Adequate Other Yes No Unknown 

Water Municipal Yes Toxic Hazards X   

Sewer Municipal Yes Detrimental Easements X   

Natural Gas National Grid Yes Encroachments  X  

Electricity National Grid Yes Deed Restrictions   X 

Telephone Various Yes Reciprocal Parking X   

   Common Ingress-Egress X   

SITE SUMMARY & CONCLUSION  

The subject of this report consists of one (1) tax parcel identified by the town of Ulster Assessor 

as tax map number 48.7-1-29.600. The reputed owner is Ag Prop of Kingston LLC. The subject 

site encompasses 7.40± acres, located within the TechCity Commerce Park, former IBM-Kingston 

campus. The campus was subdivided in 1997 leaving the majority of the parcels as building 

footprints only. Access to all parcels within the campus is provided by the master parcel, 48.7-1-

29.270, which is subject to a management agreement requiring maintenance of the roadways, 

common area utilities, etc. According to the agreement, all expenses incurred are distributed 

proportionately to the recipient parcels according to the percentage of total assessment. 

Therefore, the subject parcel is reliant on the owner of master parcel to clear roadways etc. to 

provide access to the site. 

It should be noted, environmental investigations on the TechCity campus have been on-going 

since 1980 due to the presence of subsurface contamination from the former IBM operations. It 

is our understanding that as IBM is the responsible party for the subsurface contamination, all 
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subsurface monitoring, subsurface investigations and required clean-up (if necessary) is to be 

funded by IBM. While this does remove the financial burden and risk from the subsurface 

contamination, the New York State Department of Environmental Conservation (NYSDEC) has 

implemented an Interim Site Management Plan (ISMP) which incorporates various Environmental 

Easements (EEs) on the campus to restrict certain uses, and mandate operation, maintenance, 

monitoring, and reporting measures. According to the “Final Statement of Basis,” see Addenda B, 

the restrictions in place include restricting the use of groundwater, compliance with the various 

EEs, restricting the site’s use to restricted residential and/or commercial and compliance with an 

ISMP. In general, the ISMP will include an excavation work plan and provisions for vapor intrusion 

evaluations for new buildings and when currently vacant buildings are re-occupied and/or 

renovated for use.  

While we are not environmental professionals, it is our interpretation that the restrictions in place 

limit potential development and any future excavation/development would need to be completed 

under the guidance of the NYSDEC. In our experience, known environmental concerns typically 

limits the pool of investors interested. Furthermore, the environmental concerns on-site will likely 

limit the borrowing power for the property through typical commercial lending institutions.  

As such, we have attempted to account for these restrictions and limitations along with the 

apparent stigma from the known environmental conditions on-site within our analysis. 

Overall, the site is adequate for its current use and is configured such that it is generally 

commensurate with other warehouse properties within the subject’s market of similar age and 

size.  
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AERIAL MAP 
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FLOOD MAP 

 



Page 23  Improvement Analysis 

Hilco Real Estate Appraisal, LLC 

IMPROVEMENT ANALYSIS 

60-64 BOICES LANE – KINGSTON (T/O ULSTER), NY 

Gross Building Area: 20,029± square feet Year Built: 1970 

Net Rentable Area: Same as above Actual Age: 52 years 

Construction Type: Steel Effective Age: 20 years  

Construction Class: Class S – Avg Total Economic Life: 40 years  

Ceiling Height: 14 Feet Deferred Maintenance: None Noted 

Parking Adequate Functional Obsolescence: None Noted 

Number of Stories: 1 External Obsolescence: None Noted 

  Estimated Depreciation: 50.0% 

Construction Details Description Good Avg. Fair Poor 

Foundation Slab.  X   

Frame Steel framed.  X   

Exterior Walls Metal.  X   

Roof Adequate, no reported leaks.  X   

Interior Partitions Drywall and metal.  X   

Electrical System Assumed adequate.   X   

HVAC System Natural gas fired ceiling hung space heaters.  X   

Ceiling/Lighting Ceilings are 14-foot clear height. Lighting was adequate 
throughout building.  

 X   

Flooring Flooring is unfinished concrete.   X   

Windows - Doors The building has aluminum framed windows and entry doors.  X   

Loading The building includes seven (7) overhead doors at grade.   X   

Finished Space None.  X X  

Sprinkler 100.0 percent, wet system.  X   

Restrooms Restrooms are of fair quality.   X  

Plumbing Assumed adequate; public sewer and public water.  X   

Other Improvements Former Pumphouse and Water tower.    X 

PROPERTY OVERVIEW AND CONCLUSION 

The above chart details the operational building only, Building 32. 

The following chart summarizes the improvements on site: 
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As shown by the chart above, Building 31 is the former pumphouse for the TechCity campus. On 

the date of inspection, the building was in poor condition with a major flooding issue located 

within the basement and according to the property representative, the building has asbestos 

containing material. While the building is a detriment to the subject property, demolition and 

removal is likely cost restrictive. As such, there is no contributory value to building. 

Building 32 is currently an operational multi-tenant warehouse with four-tenant spaces. On the 

date of inspection, three of the four tenant spaces were tenant occupied. The fourth tenant space 

is utilized by on-site maintenance staff and is considered owner-occupied. As the leases for the 

existing tenants were not made available to the appraisers, we have been instructed to assume 

the leases in place are short term and/or could be terminated upon sale of the property. See 

extraordinary assumptions. 

Lastly, the property includes a former water tower on-site which has remained unused for many 

years. Similar to Building 31, demolition and removal is likely cost restrictive. While the water 

tower is currently an eyesore, cleaning up and re-painting the tower could be completed at 

minimal cost and would lessen the adverse impact on the property. 

Overall, the operational building is in average condition. The former pumphouse, Building 31, and 

the former water tower are considered a detriment to the property which has been accounted for 

within our capitalization rate selection and by making a deduction within the Sales Comparison 

Approach. 
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ZONING AND TAX ANALYSIS 

ZONING 

The subject property is situated within the OM – Office Manufacturing District zoning district 

within the town of Ulster. These zoning regulations are summarized below. 

ZONING SUMMARY 

Current zoning: OM – Office Manufacturing District 

Legally conforming?: Yes 

Uses permitted: 1) Industry, light; 2) Industrial Park; 3) Manufacture small, medium and large; 4) 
Marinas, boat launch and boat repair; 5) Research office complex (w/limited 
manufacturing); 6) Self-storage facility; 7) Warehouses; 8) Wholesale business; 
along with others. 

Uses requiring a special 
use permit and site plan 
review: 

1) Airports and air facilities; 2) Contractors storage yard; 3) Excavation and 
processing, commercial; 4) Junkyards; 5) Mining; 6) Recycling yards; 7) Trucking 
companies; along with others. 

Zoning change Not likely 

Category Zoning Requirements 

  

Minimum Lot Area: N/A 

Minimum Lot Width: N/A 

Minimum Setback: Front – 40 Feet 

Side – 10 Feet 

Rear – 10 Feet 

Maximum Building Height: 75 Feet 

Max. Bldg. Lot Coverage: 50% 

Minimum Green Space: 10% 

Source:  Town of Ulster Zoning Ordinance 

Compiled by:  Hilco Real Estate Appraisal LLC 

Based on our cursory review of the current zoning ordinance, the subject is legally conforming. The 

zoning regulations are included in the Addenda.  
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TAX AND ASSESSMENT DATA 

Based on our review of the current tax bills, there are no known tax exemptions applicable to the 

subject property. The equalization rate within the town of Ulster is 63.5 percent.  The tax rate 

illustrated in the chart below includes all applicable tax rates.  The property’s taxes are calculated 

as follows: 

 

The subject’s total tax obligation (excluding relevys) for the 2021-2022 tax year is $11,740.  Based 

on an equalization rate of 63.5 percent, the Assessor’s estimated market value for the subject is 

$314,961.  Our concluded As Is market value of $600,000 is significantly higher than the 

Assessor’s estimated market value.  While there is risk of future assessment increases, we do not 

believe the current under assessment adversely impacts the marketability or value of the subject 

property.  
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HIGHEST AND BEST USE 

DEFINITION 

According to the Sixth Edition of The Dictionary of Real Estate Appraisal (Appraisal Institute, 

2015), “highest and best use’ is defined as “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.” 

DISCUSSION OF CONCEPT 

In appraisal practice, the concept of highest and best use represents the premise upon which 

value is based. The four criteria that the highest and best use must meet are: 

• legal permissibility; 
• physical possibility; 
• financial feasibility; and 
• maximum profitability. 

Highest and best use analysis involves evaluating the subject as if vacant and as improved. 

AS VACANT 

The physical and legal aspects of the site impose the first constraints on any possible use of the 

property. Given the dimensions and topography of the site, its configuration would not constrain 

development.  The subject is located within the OM – Office Manufacturing District zoning district. 

This district permits a variety of different uses including industrial.  

Financial feasibility is the next step in estimating the highest and best use of the property.  A 

wide variety of permitted uses are possible.  Given the subject’s location, and surrounding uses, 

the site appears to be best suited for industrial use.  

SUMMARY OF SITE CHARACTERISTICS  

Characteristic Notes 

Visibility Average 

Accessibility to Site Average 

Traffic Count Light 

Access to Transportation Network Good 

Surrounding Uses Industrial 

Recent Construction in Area Minimal 

Trends Generally Positive  

Zoning OM – Office Manufacturing District 

Compiled by: Hilco Real Estate Appraisal, LLC 

Based on the zoning and surrounding uses, the most likely financially feasible use is for industrial 

development. 
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AS IMPROVED 

The subject is improved with a 20,029± square foot multi-tenant warehouse built in 1970. The 

subject property has been utilized as a warehouse for decades. The building is in average 

condition overall. In our opinion, the most likely purchaser of the subject would utilize the existing 

building rather than demolishing. There are no apparent alternative uses of the existing 

improvements that would produce a higher net income and/or value over time.  The appraisers 

do not believe that demolition is warranted or financially feasible. Additionally, any new 

development could trigger additional subsurface investigation from the NYSDEC. Therefore, 

continued use in its current capacity as a multi-tenant warehouse appears to represent the highest 

and best use as improved. 

In our opinion the most likely purchaser is a partial owner/user and/or investor.  
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APPRAISAL METHODOLOGY 

INTRODUCTION 

The appraisal process is defined as an orderly program by which the appraisal problem is 

identified, the appraisal process is planned, and the data involved is acquired, classified, analyzed 

and interpreted into an estimate of value.  In this process three basic approaches to value are 

considered: Income Capitalization Approach, Sales Comparison Approach, and Cost Approach.  In 

appraisal practice, an approach to value is included or omitted based on its applicability to the 

property type being valued and the quality and quantity of information available. 

THE COST APPROACH 

The Cost Approach is based upon the principle of substitution, which infers that a prudent 

purchaser would pay no more for the subject property than the cost of producing an equally 

desirable substitute product with comparable utility.  It is also based on the premise that market 

participants relate value to cost.  Using the Sales Comparison Approach, the appraiser must first 

estimate the market value of the land, assuming it were vacant and available for development, 

to its highest and best use.  The appraiser must then calculate the reproduction cost new of the 

subject.  From the reproduction cost new, deductions for the physical deterioration, functional 

obsolescence and external obsolescence are made.  The resulting estimate of depreciated 

reproduction cost of the improvements is added to the value of the underlying land.  Cost 

Approach techniques are often employed to derive information needed in the Sales Comparison 

and Income Capitalization Approaches. 

SALES COMPARISON APPROACH 

Using the Sales Comparison Approach, the appraiser produces a value indication by comparing 

the subject property to similar properties referred to as comparable sales.  After consideration of 

various elements of comparison, adjustments are applied to the sale prices of these properties 

for differences between the subject and the comparable sales.  This approach is considered to be 

most useful for owner-user type properties and when many similar properties have recently sold 

and there are similar properties currently for sale in the subject market area. 

INCOME CAPITALIZATION APPROACH 

Using the Income Capitalization Approach, the appraiser measures the present value of future 

benefits of property ownership by estimating a property’s income potential and converting the 

income into value.  The approach is based upon the principle that value in income producing 

properties is created upon the expectation of monetary benefits to be derived in the future.  In 

determining value through the Income Capitalization Approach, the appraiser can employ two 

valuation methods: Direct Capitalization and Discounted Cash Flow (DCF) analysis.  Direct 
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Capitalization converts an estimate of a single year’s income stream into value in one step, either 

dividing the income estimate by an appropriate capitalization rate or by multiplying the income 

estimate by an appropriate factor.  Using the Discounted Cash Flow analysis, the appraiser 

converts future income streams over a projected holding period, and the reversionary value of 

the property, to present value by discounting each future benefit at an appropriate discount rate. 

RECONCILIATION AND VALUE CONCLUSIONS 

The final step in the appraisal process is reconciliation, whereby the appraiser analyzes alternative 

conclusions and selects a final value estimate.  In this section, the appraiser weighs the relative 

significance, applicability and defensibility of each approach as it relates to the type of property 

being appraised. 

All three traditional approaches to value, Income, Sales Comparison, and Cost were considered 

in preparing this appraisal.   

All three traditional approaches to value, Income, Sales Comparison, and Cost were considered 

in preparing this appraisal.   

The Cost Approach is not typically employed by sophisticated real estate investors when pricing 

properties of this type and age; therefore, we have rejected this approach to value. 

In valuing the subject property, the Sales Comparison and Income Capitalization Approaches have 

been fully analyzed in the subsequent sections. 
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SALES COMPARISON APPROACH 

Using the Sales Comparison Approach, the appraiser produces a value indication by comparing 

the subject property to similar properties referred to as comparable sales.  After consideration of 

various elements of comparison, adjustments are applied to the sale prices of these properties 

for differences between the subject and the comparable sales.  This approach is considered to be 

most useful when many similar properties have recently sold and there are similar properties 

currently for sale in the subject market area. 

Proper application of this approach requires that a degree of comparability of each sale to the 

subject be considered, that differences in physical, functional and economic characteristics be 

noted, and that adjustments for these differences be made.  Also, only market transactions should 

be considered in the analysis.  For a conveyance to qualify as a market transaction, the following 

factors must be present: 

MARKET TRANSACTION CRITERIA 

1. The conveyance must be “arm’s length;” that is, it must be made between two non-related 

parties, each acting in self-interest. 

2. Neither the buyer nor the seller should have been under compulsion to act.  In situations 

where non-market conditions of sale are present (i.e. when a purchaser pays more than 

market value for a lot needed in site assemblage), the circumstances of the sale must be 

thoroughly researched by the appraiser so that appropriate adjustments can be made. 

3. The property should be available for a reasonable period of time to the class of purchasers 

best able to utilize the property. 

4. The price must be expressed in cash or terms equivalent to cash, adjusted for any special 

financing, concessions, or special terms. 

VERIFICATION 

The appraiser must verify factual information regarding property characteristics, financing terms, 

conditions of sale, and property rights conveyed.  Primary sources used for verification include 

deeds, tax records, the grantor or grantee, attorneys, brokers, appraisers, property managers, 

lenders, real estate periodicals and listing/reporting services.  Verification is also used to elicit 

additional information about the market. 

UNITS OF COMPARISON 

There are various units of comparison available in the evaluation of sales data in this approach.  

The units of comparison selected depend upon the appraisal problem and the nature of the 

property.  Examples of physical units of comparison include price per square foot of gross building 
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area or gross leasable area, price per apartment unit, price per guestroom, price per seat, and 

price per acre.  The sale price per square foot of gross building area is the most used for properties 

similar to the subject. 

ELEMENTS OF COMPARISON 

Elements of comparison are the characteristics of properties and transactions that cause prices 

paid for real estate to vary.  Basic elements of comparison that should be considered in sales 

comparison analysis of include property rights conveyed, financing terms, conditions of sale, 

expenditures made immediately after purchase such as capital costs, market conditions, location, 

physical characteristics (size, construction quality and condition), economic characteristics 

(occupancy, operating expenses, lease provisions management, tenant mix), use (zoning), and 

non-realty components of value. 

DEGREE OF COMPARABILITY GUIDELINES 

1. Choose sales considered to be in the same competitive market as the subject.  For 

properties that are particularly large, unique or when local comparables are scarce, it may 

be necessary to expand the search criteria to include regional comparables. 

2. Choose sales whose sale dates are as close as possible in time to the appraisal date in 

order to minimize the effect of varying market conditions. The boundaries of a market are 

consequently economic in character, and not purely physical or geographical. 

3. Choose sales that are reasonably similar to the subject with respect to physical 

characteristics. 

4. Choose sales whose functional adequacy compared with the subject are competitive in 

terms of the ability of each to support similar, although not necessarily identical, uses. 

COMPARABLE SALES  

The subject is a 20,029± square foot multi-tenant warehouse property located in the town of 

Ulster. Our research yielded numerous recent sales in the subject’s greater market area. The 

following comparable sales are considered the most relevant to the valuation of the subject 

property.   
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IMPROVED SALES LOCATION MAP 
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ANALYSIS OF COMPARABLE SALES 

In estimating the subject’s market value using the Sales Comparison Approach methodology, we 

have analyzed four sales located within the subject’s market. Numerous sales were researched 

and the sales utilized are believed to be the most comparable and relevant to the valuation of the 

subject property.  

ADJUSTMENT GRID PROCESS 

To account for relevant differences that exist between the subject and each of the comparable 

sales presented, appropriate adjustments must be made. The following paragraphs summarize 

this process. 

Initial adjustments (property rights, financing terms, conditions of sale, and market conditions) 

are made on a dollar ($) basis while physical and economic adjustments are made on a 

percentage basis.  Each initial item is adjusted independently, and then summed to arrive at a 

base amount for each comparable sale.  Physical and economic adjustments are also adjusted 

independently, and then summed to arrive at a final adjustment to the previously adjusted base 

determined in the first phase of the adjustment process. Adjustments are of three types and are 

explained below. 

Each element of comparison with no adjustment indicates a degree of similarity or equality 

between the comparable and the subject property, sufficient to justify no numerical adjustment. 

Each element of comparison with a positive (+) adjustment indicates a degree of inferiority of 

the property when compared to the subject property. In this case, the subject could be expected 

to sell for more on a square foot basis than the comparable property if that factor alone were 

considered. 

Each element of comparison with a negative (-) adjustment indicates a degree of superiority of 

the property when compared to the subject property.  In this case, the subject could be expected 

to sell for less on a square foot basis than the comparable property if that factor alone were 

considered.   

The adjustment grid can be found following the summary of adjustments and conclusion. 
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SUMMARY OF ADJUSTMENTS AND CONCLUSIONS 

Initial Adjustments 

Property Rights, Financing Terms, Conditions of Sale and Market Conditions 

The rights appraised are the fee simple interest. Similarly, Sales 1, 2 and 4 were fee simple 

transfers. Additionally, Sales 3 and 5 were reportedly leased at or near market rate. As such, an 

adjustment for property rights is not warranted. 

There were no atypical financing terms or conditions of sale of which we are aware.   

Based on our research and data presented within the Market Analysis, we believe the direct 

market has remained relatively stable during the timeframe analyzed, the past approximately two 

years based on the comparable sales used. Therefore, no market condition adjustments are 

applied.  

Physical Adjustments 

Location– The subject is located in Ulster County, within the TechCity campus which includes 

good interstate access. Sale 1 is also located within the TechCity campus. As such, no adjustment 

is warranted. Sales 2 and 3 are located within Dutchess and Orange Counties respectively which 

are rated superior locations. As such, negative adjustments have been applied. Sales 4 and 5 are 

also located within Ulster County and are rated generally similar in location and interstate access. 

Therefore, no adjustments are warranted to these comparables.  

Size - The subject includes 20,029± square feet.  Typically, size adjustments are applied based 

on the economies of scale principle, which indicates that all else being equal, larger properties 

tend to sell for less on a per square foot basis compared to smaller properties. Slight adjustments 

have been made to all five sales based on this principle.  

Other Physical Factors  

Other factors (age, construction quality, condition, ceiling heights, percentage of finished/office 

space, land-to-building ratio and loading ratios) are relatively straightforward and obvious with 

respect to comparison. For example, buyers would typically desire a newer building versus an 

older building due to a longer remaining economic life, lower maintenance costs, etc.  Further, 

buildings with land-to-building ratios have greater area for vehicle maneuvering, parking and/or 

building expansion.  
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Other –  

Environmental Concerns 

As noted previously, there is known subsurface contamination on-site from the former IBM 

operations. It is our understanding that as IBM is the responsible party for the subsurface 

contamination, all subsurface monitoring, subsurface investigations and required clean-up (if 

necessary) is to be funded by IBM. While this does remove the financial burden and risk from the 

subsurface contamination, the New York State Department of Environmental Conservation 

(NYSDEC) has implemented an Interim Site Management Plan (ISMP) which incorporates various 

Environmental Easements (EEs) on the campus to restrict certain uses, and mandate operation, 

maintenance, monitoring, and reporting measures. According to the “Final Statement of Basis,” 

see Addenda B, the restrictions in place include restricting the use of groundwater, compliance 

with the various EEs, restricting the site’s use to restricted residential and/or commercial and 

compliance with an ISMP. In general, the ISMP will include an excavation work plan and provisions 

for vapor intrusion evaluations for new buildings and when currently vacant buildings are re-

occupied and/or renovated for use. 

While we are not environmental professionals, it is our interpretation that the restrictions in place 

limits potential development and any future excavation/development would need to be completed 

under the guidance of the NYSDEC. Along with the known environmental concerns, the sheer size 

of the property and the required investment needed has limited the pool of investors interested 

in undertaking the project. Furthermore, the environmental concerns on-site will likely limit the 

borrowing power for the property through typical commercial lending institutions.  

In our opinion a typical purchaser/investor of the subject would account for the added risk from 

the known contamination on-site by applying a discount to the overall purchase price. 

As previously noted, Sale 1 is also located within the TechCity campus and includes similar 

restrictions and stigma in relation to the known environmental concerns. According to the 

purchaser’s representative, the known environmental concerns impacted the marketability of the 

subject significantly and a discount was paid due to the known concerns. While the property 

representative indicated a discount of 57.6 percent, this figure was based on an appraised value 

assuming no impact from contamination of $30 million or $70.25 per square feet which appears 

high. Based on several sales we have analyzed; we believe an appraised value in the range of 

$35.79 to $49.31 per square foot of building area is reasonable assuming no environmental 

concerns. This range indicates a discount ranging from 16.7 to 39.5 percent.  

Based on such, we will apply a 25.0 percent deduction to Sales 2, 3, 4 and 5 to account for the 

subject property’s known environmental concerns on-site as these sales reportedly had no similar 

concerns.  Sale 1 requires no adjustment. 
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Former Pumphouse and Water Tower 

As noted previously, the presence of the former pumphouse and water tower is considered a 

detriment to the property; however, demolition and removal is likely cost restrictive. We believe 

the most likely purchaser would apply a discount to account for their presence. A 10.0 percent 

deduction has been applied to all five sales. 

The adjustment grid and our conclusions are located on the following pages. 

Conclusion – Prior to adjustments, the comparables ranged from $29.82 to $73.61 per square 

foot.  After adjustments, the indicated values for the subject range from $26.64 to $35.54 per 

square foot, with an average of $30.94.  All five sales appear to be good representatives of the 

subject property’s overall value. Considering the overall condition of the subject property, slightly 

lower than the average is reasonable. As such, we reconcile at $30.00 per square foot.  

Our value conclusion via the Sales Comparison Approach is illustrated in the chart below. 

AS IS 

SALES COMPARISON APPROACH 

Size (Square Feet) 20,029± SF 

Value per Square Foot $30.00 

Indicated Value $600,870 

Concluded Rounded Value  $600,000 

Compiled by: Hilco Real Estate Appraisal 
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INCOME CAPITALIZATION APPROACH 

INTRODUCTION 

The Income Capitalization Approach reflects the subject’s income-producing capabilities.  This 

approach assumes that value is created by the expectation of benefits to be derived in the future.  

Specifically estimated is the amount an investor would be willing to pay to receive an income 

stream plus reversion value from a property over a period of time.  The two common valuation 

techniques associated with the Income Capitalization Approach are direct capitalization and the 

discounted cash flow (DCF) analysis. 

APPROPRIATE VALUATION TECHNIQUE 

Several factors were considered in evaluating the appropriateness of using the direct capitalization 

method and/or the discounted cash flow analysis, including occupancy status, lease structure, 

above-market or below-market rent and typical buyer behavior.  Based on the property type and 

as a result of considering the foregoing factors, the direct capitalization is considered most 

applicable and has been developed in the following analysis. The following process is typically 

employed for this method: 

1. Estimate the Potential Gross Income (PGI) from all sources that a competent owner should 

be able to generate from a property based on existing and/or market rents. 

2. Deduct an estimate of Vacancy and Collection Loss (VCL) to arrive at an Effective Gross 

Income (EGI) estimate. 

3. Deduct operating expenses from the estimate of EGI. The result is an estimate of the stabilized 

Net Operating Income (NOI). 

4. Estimate an Overall Capitalization Rate (Ro, or OAR). 

5. Divide the NOI by Ro, resulting in a value estimate at stabilized occupancy. 

6. Adjust the stabilized value to account for “As Is” condition, if applicable. 

MARKET RENT CATEGORIES 

The subject is a 20,029± square foot multi-tenant warehouse property located in the town of 

Ulster. We have researched various comparable leases in the surrounding communities to 

compare to the subject.       
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ESTIMATE OF MARKET RENT 

The first step in the development of an estimate of net operating income is the determination of 

rent for the subject property.  Rent analysis involves both a study of market (comparable) rentals 

and the subject’s existing rents (if any).  Market rent is the rent that a property would most 

probably command in the open market, indicated by the current rents paid and asked for 

comparable space.  In determining the market rent, numerous comparable leases were analyzed.  

Also, local brokers and other real estate professionals have been consulted concerning rental 

practice and rental rates for similar properties. 

To judge the degree of comparability that exists between the subject and the leases selected for 

direct comparison, several guidelines have been applied. 

1. Each lease is considered to be in the same competitive market as the subject.  For space 

that is particularly large, unique or when local comparables are scarce, it may be necessary 

to expand the search criteria to include regional comparables. 

2. Physical characteristics of the subject and the lease comparables are similar in as many 

respects as possible. 

3. The functional adequacy of each of the leased facilities is comparable so each of the leased 

properties could support similar (although not necessarily identical) functions. 

The appraiser has attempted to choose properties whose leases were negotiated at a time 

when market conditions were similar to market conditions as of the appraisal date.  

SUMMARY COMPARABLE RENTALS 

The appraisers surveyed real estate professionals and owners of competitive properties for lease 

transactions to be analyzed in comparison to the subject’s building and unit types.  While the 

subject is currently configured in four (4) tenant spaces, the tenant spaces are very similar and 

could be rented together. Therefore, we’ve analyzed the property assuming the property would 

be rented to one tenant. The selected comparable rentals range in size from 4,975 to 105,113 

square feet. The most relevant comparable rentals analyzed are shown in the charts on the 

following pages, along with a location map.  
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COMPARABLE RENTALS 

 

 

Rental Comp #1 Rental Comp #2 

 

 

Rental Comp #3 Rental Comp #4 
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COMPARABLE RENTALS LOCATION MAP 
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RENTAL ANALYSIS: MARKET RENT 

As shown within he above chart, he rent comparables indicate a range of $5.50 to $8.50 per 

square foot with varied terms.  

Rental 4 is located within the TechCity campus; however, this comparable is currently listed for 

lease under modified gross terms. Buildings such as the subject are typically rented under triple 

net terms. Additionally, as this comparable is still being marketed, it is reasonable to assume the 

executed rate will be slightly lower than the asking rate. Nonetheless, this comparable has been 

presented to set the upper limit of the range. 

Focusing on Rentals 1, 2 and 3, the indicated range is $5.50 to $7.70 per square foot with an 

average of $6.59. 

Considering the condition of the subject property, slightly lower than the average indicated by 

the comparables is reasonable. As such, $6.50 per square foot triple net has bee concluded for 

market rent of the subject. 

EXPENSE REIMBURSEMENTS 

As indicated by the rent comparables, industrial leases for properties similar to the subject are 

largely written on a triple net basis, where the tenant is responsible for their pro rata share of 

real estate taxes, insurance, common area maintenance (CAM) and utilities.  The landlord is 

responsible for general and administrative costs, management fees and structural repairs.  The 

landlord also pays for all operating costs accrued during vacancy periods.     

OTHER INCOME 

This income category can be derived from several different sources including tenant service 

income, parking income, late fee income, short-term storage income, and professional services 

provided for the tenant(s) by the landlord/management, as well as other miscellaneous sources.  

There is no other income applicable to the subject.   

  



Page 49                        Income Capitalization Approach 

Hilco Real Estate Appraisal, LLC 

POTENTIAL GROSS INCOME 

The potential gross income for the subject property is summarized as follows. 

STABILIZED POTENTIAL GROSS INCOME 

Base Rent Revenue:  

  20,029± SF x $6.50/SF $130,189 

Total Rent Revenue $130,189 

Plus: Expense Reimbursements* $ 30,768 

Plus: Other Income $          0 

Potential Gross Income $160,956 

*See Direct Capitalization Chart Summary page 55.  

Source: Hilco Real Estate Appraisal LLC 

VACANCY AND COLLECTION LOSS 

Vacancy and collection losses are allowances for reductions in potential income attributable to 

vacancy, tenant turnover and non-payment of rent. In the direct capitalization process, a market-

derived, stabilized vacancy and collection loss estimate is typically subtracted from the potential 

gross income in order to arrive at an estimate of effective gross income. 

Based on information presented in the Market Analysis section of this report, industrial vacancy 

rates in the Kingston market have been hovering around 3.0 percent. However, vacancy rates 

within the TechCity campus have been significantly higher than indicated in the market overall.  

While it was announced that the majority of the campus will be sold to a developer who plans to 

clean-up the property and redevelop, the timeline for redevelopment is uncertain. Factoring for 

the high level of vacancy within the TechCity campus, a combined vacancy rate and credit loss 

factor of 15.0 percent is reasonable for the subject property and will be applied. 

EFFECTIVE GROSS INCOME 

Given our estimate of potential gross income, other income, and a vacancy and collection loss, 

the estimated effective gross income is derived as follows: 

EFFECTIVE GROSS INCOME 

Potential Gross Income: $160,956 

Less:  Vacancy & Collection Loss (15.0%) ($24,143) 

Effective Gross Income: $136,813 

Source: Hilco Real Estate Appraisal 
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OPERATING EXPENSE ANALYSIS 

As historical income and expenses for the subject were not made available to the appraisers, in 

order to estimate the subject’s expenses, we have analyzed the expenses of similar type 

properties within the marketplace. 

Additionally, as shown within the following chart, we have also referenced the 4th Quarter 2021 

RealtyRates.com Investor Survey to estimate replacement reserves, which we reconciled on the 

high end of the range considering the subject is an older facility. 

According to market participants and brokers in the area, management fees are typically between 

2.0 and 10.0 percent of the effective gross income.  We have estimated 10.0 percent for the 

subject, towards the upper end of the range considering the high level of vacancy projected. 
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TOTAL CONCLUDED OPERATING EXPENSES 

The concluded stabilized operating expenses for the subject total an estimated $3.07 per square 

foot with an operating expense ratio of 44.93 percent. Our projection is based primarily on the 

comparable expenses analyzed for similar properties and the surveys reviewed.  

Overall, our stabilized operating expense projection is supported by the expense comparables 

analyzed.  

DIRECT CAPITALIZATION 

As previously discussed, direct capitalization is a method used to convert a single year’s estimated 

stabilized net operating income into a value indication. Once the net operating income has been 

estimated, this conversion is accomplished by dividing the NOI estimate by an appropriate rate. 

In direct capitalization, no precise allocation is made between the return on and the return of 

capital because the method does not simulate investor assumptions or forecasts concerning the 

holding period, the pattern of income, or changes in the value of original investment.  However, 

a satisfactory rate of return for the investor and recapture of the capital invested are implicit in 

the rates or factors used in direct capitalization because they are derived from similar investment 

properties. 

CAPITALIZATION RATE 

Comparable Sales 

This is the preferred method when enough data exists.  Data on each property’s sale price, 

income, expenses, financing terms, and market conditions at the time of sale is needed.  Dividing 

the net operating income by the sale price extracts the overall capitalization rate. 

We were able to extract capitalization rates from two of the five sales analyzed within the sales 

comparison approach. The following exhibits these sales and the capitalization rates indicated. 

 

The capitalization rates above range from 7.80 to 10.0 percent, with an average of 8.90 percent.  

It should be noted, a prudent investor would likely account for the environmental concerns on-
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site within the capitalization rate selected. Therefore, somewhat higher than the range indicated 

is reasonable for the subject. 

Investor Surveys 

Another method for establishing an overall capitalization rate is to review the criteria of major 

investors in the marketplace.  This may serve as a check against other techniques or may be a 

primary source when ample data exists.  The results of relevant published investor survey data 

are summarized below. 

OVERALL CAPITALIZATION RATE – WAREHOUSE 

Investor Survey OAR Range Average 

3rd Quarter 2021 3.00% - 6.50% 4.43% 

2nd Quarter 2021 3.30% - 6.50% 4.77% 

3rd Quarter 2020 3.40% - 7.00% 4.84% 

3rd Quarter 2018 1.50% - 6.25% 4.62% 

Source: PwC Real Estate Investor Survey 

As indicated in the above chart, capitalization rates for the National Warehouse Market generally 

range between 3.00 and 6.50 percent, with an average of 4.43 percent and on average, 

warehouse capitalization rates have been contracting. It is important to note, the National 

Investor Survey referenced above is based on major metropolitan areas, whereas the subject is 

located within a more secondary market.  Generally, capitalization rates within the subject’s region 

are 100 to 250 basis points higher than indicated by the investor survey. Therefore, somewhat 

higher than the national survey indication is reasonable for the subject. 

In addition to the national survey, Rynne, Murphy & Associates, Inc. issues a quarterly survey of 

various types of properties in specifically in upstate New York and western New England which is 

more similar to the subject’s area.  The most recent report published was as of the 2nd Quarter 

2021. The survey indicates capitalization rates for light industrial properties ranged from 6.50 to 

14.25 percent, with an average of 8.25 percent.   

The capitalization rate reflects the quality and duration of income stream as well as the physical 

and locational characteristics of the property.  Again, factoring for the environmental concerns 

on-site, slightly higher than the range indicated by the Rynne, Murphy & Associates, Inc. survey 

is reasonable for the subject. 

Debt Service Coverage Formula 

Another method of estimating an overall capitalization rate is the debt coverage formula.  

Institutional lenders, who are generally fiduciaries, often employ this technique.  They manage 

and lend money of others and therefore are particularly sensitive to the safety of loan 

investments.  Therefore, when loans are underwritten on income producing properties, lenders 
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attempt to provide a buffer so that the borrower will be able to satisfy the debt coverage 

obligation to the loan even if the building income declines.  By using the current financial terms 

available, an overall rate may be calculated through the following equation. 

Ro =DCR x RM x M 

Where: Ro is the Overall Rate of Return 

DCR is the Debt Coverage Ratio 

RM is the Mortgage Constant 

M is the Loan-to-Value Ratio 

In order to ascertain the above rates and ratios, we have analyzed market information provided 

by RealtyRates.com. 

REALTYRATES.COM INVESTOR SURVEY 

Property Type Amort. Term (Years) Interest Rate Loan to Value Ratio Debt Service Coverage Ratio 

Industrial – All Types 15 – 40 2.65% - 7.19% 50% - 80% 1.15 – 2.05 

Industrial – Average 25 4.65% 69.7% 1.46 

Source: RealtyRates.com Investor Survey (4th Quarter 2021) 

Based on the previous survey, and considering the physical, location and economic characteristics 

of the subject property, we have chosen to utilize an amortization period of 20 years, an interest 

rate of 6.00 percent, a loan to value ratio of 70.0 percent and a Debt Coverage Ratio of 1.70.  

These criteria indicate a mortgage constant of 0.0860.  With the variables determined, the overall 

rate can be determined using the debt coverage formula. 

Debt Coverage Formula 

R0 = (DCR x RM) x M 

R0 = (1.70 x 0.0860) x 0.70 

R0 = 0.1023 

R0 = 10.23% 

The indicated overall capitalization rate using this method is 10.23 percent (rounded). 

CAPITALIZATION RATE CONCLUSION 

The following table summarizes the OAR conclusions. 
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OVERALL CAPITALIZATION RATE – CONCLUSION 

Source Indicated OAR 

Comparable Sales 7.80% - 10.00% 

National Investor Survey 3.00% - 6.50% 

Regional Investor Survey 6.50% - 14.25% 

Debt Service Coverage Formula 10.23% 

Conclusion 12.50% 

Source: Hilco Real Estate Appraisal, LLC  

In estimating a capitalization rate for the subject, we have considered the subject’s older 

construction, overall condition, size, ceiling heights, specific location in the market and current 

lease structure as primary factors.  Typically, we believe the subject property would transfer in 

the 9.0 to 10.0 percent capitalization rate range; however, factoring for the known environmental 

concerns on-site which restrict future development and could trigger additional subsurface 

investigation, and the presence of Building 31 and the former water tower, we believe a risk level 

of an additional 250 to 350 basis points should be applied. 

Based on the above discussion, we have estimated a capitalization rate of 12.50 percent.   

DIRECT CAPITALIZATION SUMMARY 

A summary of the direct capitalization method as applied to the subject property is illustrated on 

the following page. 
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RECONCILIATION OF VALUE 

SUMMARY OF VALUE CONCLUSIONS 

 As Is  

Cost Approach Not Applicable  
Sales Comparison Approach $600,000  
Income Capitalization Approach $600,000  

Source: Hilco Real Estate Appraisal, LLC 

COST APPROACH 

The Cost Approach is predicated on the principle that an investor would pay no more for an 

existing property than it would cost to acquire land and construct a building with similar utility.  

Based our analysis of the subject’s area, market participants are generally not buying, selling, 

investing, or lending with reliance placed on the methodology of the Cost Approach to establish 

value.  As such, the Cost Approach has been omitted from this analysis. 

SALES COMPARISON APPROACH 

The Sales Comparison Approach is predicated on the principle that an investor would pay no more 

for an existing property than for a comparable property with similar utility. The applicability of 

this approach is contingent on the reliability and comparability of available data.  Overall, the 

quality and quantity of sales data is good and has been developed in this analysis.   

INCOME CAPITALIZATION APPROACH 

The Income Capitalization Approach is considered the most persuasive method for valuing income 

producing properties. This approach is predicated on the principle of anticipated economic 

benefits and best reflects the investment characteristics of a property. Investors typically 

purchase leased properties based on this approach.  Considering that the property could be 

leased, the Income Capitalization Approach has been developed. 

RECONCILIATION 

We have relied on both the Sales Comparison and Income Capitalization Approaches for the 

purpose of this analysis. Our concluded opinion of value is as follows:  

VALUE CONCLUSION 

Appraisal Premise Interest Appraised Date of Value Value Conclusion 

Market Value – As Is Fee Simple Estate January 21, 2022 $600,000 

Source: Hilco Real Estate Appraisal, LLC   
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Our value opinion was formed on our experience in the field of real property valuation, as well as 

the research and analysis set forth in this appraisal.  Our value conclusion is subject to the 

Assumptions and Limiting Conditions and Certification in this appraisal report. 
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ASSUMPTIONS AND LIMITING CONDITIONS 

1. Unless otherwise specifically noted in the body of the report, it is assumed that title to the property or properties 
appraised is clear and marketable and that there are no recorded or unrecorded matters or exceptions to title that 
would adversely affect marketability or value. Hilco Real Estate Appraisal, LLC is not aware of any title defects nor 
has it been advised of any unless such is specifically noted in the report.  Hilco Real Estate Appraisal, LLC, however, 
has not examined title and makes no representations relative to the condition thereof.  Documents dealing with 
liens, encumbrances, easements, deed restrictions, clouds and other conditions that may affect the quality of title 
have not been reviewed.  Insurance against financial loss resulting in claims that may arise out of defects in the 
subject property’s title should be sought from a qualified title company that issues or insures title to real property. 

2. Unless otherwise specifically noted in the body of this report, it is assumed: that the existing improvements on the 
property or properties being appraised are structurally sound, seismically safe and code conforming; that all 
building systems (mechanical/electrical, HVAC, elevator, plumbing, etc.) are in good working order with no major 

deferred maintenance or repair required; that the roof and exterior are in good condition and free from intrusion 
by the elements; that the property or properties have been engineered in such a manner that the improvements, 
as currently constituted, conform to all applicable local, state, and federal building codes and ordinances.  Hilco 
Real Estate Appraisal, LLC professionals are not engineers and are not competent to judge matters of an 
engineering nature.  Hilco Real Estate Appraisal, LLC has not retained independent structural, mechanical, 
electrical, or civil engineers in connection with this appraisal and, therefore, makes no representations relative to 
the condition of improvements.  Unless otherwise specifically noted in the body of the report: no problems were 
brought to the attention of Hilco Real Estate Appraisal, LLC by ownership or management; Hilco Real Estate 
Appraisal, LLC inspected less than 100% of the entire interior and exterior portions of the improvements; and Hilco 
Real Estate Appraisal, LLC was not furnished any engineering studies by the owners or by the party requesting 
this appraisal.  If questions in these areas are critical to the decision process of the reader, the advice of competent 
engineering consultants should be obtained and relied upon.  It is specifically assumed that any knowledgeable 
and prudent purchaser would, as a precondition to closing a sale, obtain a satisfactory engineering report relative 
to the structural integrity of the property and the integrity of building systems.  Structural problems and/or building 
system problems may not be visually detectable.  If engineering consultants retained should report negative factors 
of a material nature, or if such are later discovered, relative to the condition of improvements, such information 
could have a substantial negative impact on the conclusions reported in this appraisal.  Accordingly, if engineering 
consultants report negative findings, Hilco Real Estate Appraisal, LLC reserves the right to amend the appraisal 
conclusions reported herein. 

3. Unless otherwise stated in this report, the existence of hazardous material, which may or may not be present on 
the property was not observed by the appraisers.  Hilco Real Estate Appraisal, LLC has no knowledge of the 
existence of such materials on or in the property.  Hilco Real Estate Appraisal, LLC, however, is not qualified to 
detect such substances.  The presence of substances such as asbestos, urea formaldehyde foam insulation, 
contaminated groundwater or other potentially hazardous materials may affect the value of the property.  The 
value estimate is predicated on the assumption that there is no such material on or in the property that would 
cause a loss in value.  No responsibility is assumed for any such conditions, or for any expertise or engineering 
knowledge required to discover them.  The client is urged to retain an expert in this field, if desired. 

4. We have inspected, as thoroughly as possible by observation, the land; however, it was impossible to personally 
inspect conditions beneath the soil.  Therefore, no representation is made as to these matters unless specifically 
considered in the appraisal. 

5. All furnishings, equipment and business operations, except as specifically stated and typically considered as part 
of real property, have been disregarded with only real property being considered in the report unless otherwise 
stated.  Any existing or proposed improvements, on or off-site, as well as any alterations or repairs considered, 
are assumed to be completed in a workmanlike manner according to standard practices based upon the information 
submitted to Hilco Real Estate Appraisal, LLC This report may be subject to amendment upon re-inspection of the 
subject property subsequent to repairs, modifications, alterations and completed new construction.  Any estimate 
of Market Value is as of the date indicated; based upon the information, conditions and projected levels of 
operation. 

6. It is assumed that all factual data furnished by the client, property owner, owner’s representative, or persons 
designated by the client or owner to supply said data are accurate and correct unless otherwise specifically noted 
in the appraisal report.  Unless otherwise specifically noted in the appraisal report, Hilco Real Estate Appraisal, LLC 
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has no reason to believe that any of the data furnished contain any material error.  Information and data referred 
to in this paragraph include, without being limited to, numerical street addresses, lot and block numbers, Assessor’s 
Parcel Numbers, land dimensions, square footage area of the land, dimensions of the improvements, gross building 
areas, net rentable areas, usable areas, unit count, room count, rent schedules, income data, historical operating 
expenses, budgets, and related data.  Any material error in any of the above data could have a substantial impact 
on the conclusions reported.  Thus, Hilco Real Estate Appraisal, LLC reserves the right to amend conclusions 
reported if made aware of any such error.  Accordingly, the client-addressee should carefully review all 
assumptions, data, relevant calculations, and conclusions within 30 days after the date of delivery of this report 
and should immediately notify Hilco Real Estate Appraisal, LLC of any questions or errors. 

7. The date of value to which any of the conclusions and opinions expressed in this report apply, is set forth in the 
Letter of Transmittal.  Further, that the dollar amount of any value opinion herein rendered is based upon the 
purchasing power of the American Dollar on that date.  This appraisal is based on market conditions existing as of 
the date of this appraisal.  Under the terms of the engagement, we will have no obligation to revise this report to 
reflect events or conditions that occur subsequent to the date of the appraisal.  However, Hilco Real Estate 

Appraisal, LLC will be available to discuss the necessity for revision resulting from changes in economic or market 
factors affecting the subject. 

8. Hilco Real Estate Appraisal, LLC assumes no private deed restrictions, limiting the use of the subject property in 
any way. 

9. Unless otherwise noted in the body of the report, it is assumed that there are no mineral deposit or subsurface 
rights of value involved in this appraisal, whether they be gas, liquid, or solid.  Nor are the rights associated with 
extraction or exploration of such elements considered unless otherwise stated in this appraisal report.  Unless 
otherwise stated it is also assumed that there are no air or development rights of value that may be transferred. 

10. Hilco Real Estate Appraisal, LLC is not aware of any contemplated public initiatives, governmental development 
controls, or rent controls that would significantly affect the value of the subject. 

11. The estimate of market value, which may be defined within the body of this report, is subject to change with 
market fluctuations over time.  Market value is highly related to exposure, time promotion effort, terms, motivation, 
and conclusions surrounding the offering.  The value estimate(s) consider the productivity and relative 
attractiveness of the property, both physically and economically, on the open market. 

12. Any cash flows included in the analysis are forecasts of estimated future operating characteristics are predicated 
on the information and assumptions contained within the report.  Any projections of income, expenses and 
economic conditions utilized in this report are not predictions of the future.  Rather, they are estimates of current 
market expectations of future income and expenses.  The achievement of the financial projections will be affected 
by fluctuating economic conditions and is dependent upon other future occurrences that cannot be assured.  Actual 
results may vary from the projections considered herein.  Hilco Real Estate Appraisal, LLC does not warrant these 
forecasts will occur.  Projections may be affected by circumstances beyond the current realm of knowledge or 
control of Hilco Real Estate Appraisal, LLC. 

13. Unless specifically set forth in the body of the report, nothing contained herein shall be construed to represent any 
direct or indirect recommendation of Hilco Real Estate Appraisal, LLC to buy, sell, or hold the properties at the 
value stated.  Such decisions involve substantial investment strategy questions and must be specifically addressed 
in consultation form. 

14. Also, unless otherwise noted in the body of this report, it is assumed that no changes in the present zoning 

ordinances or regulations governing use, density, or shape are being considered.  The property is appraised 
assuming that all required licenses, certificates of occupancy, consents, or other legislative or administrative 
authority from any local, state, nor national government or private entity or organization have been or can be 
obtained or renewed for any use on which the value estimates contained in this report is based, unless otherwise 
stated. 

15. This study may not be duplicated in whole or in part without the specific written consent of Hilco Real Estate 
Appraisal, LLC nor may this report or copies hereof be transmitted to third parties without said consent, which 
consent Hilco Real Estate Appraisal, LLC reserves the right to deny.  Exempt from this restriction is duplication for 
the internal use of the client-addressee and/or transmission to attorneys, accountants, or advisors of the client-
addressee.  Also exempt from this restriction is transmission of the report to any court, governmental authority, 
or regulatory agency having jurisdiction over the party/parties for whom this appraisal was prepared, provided 
that this report and/or its contents shall not be published, in whole or in part, in any public document without the 
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express written consent of Hilco Real Estate Appraisal, LLC which consent Hilco Real Estate Appraisal, LLC reserves 
the right to deny.  Finally, this report shall not be advertised to the public or otherwise used to induce a third party 
to purchase the property or to make a “sale” or “offer for sale” of any “security”, as such terms are defined and 
used in the Securities Act of 1933, as amended.  Any third party, not covered by the exemptions herein, who may 
possess this report, is advised that they should rely on their own independently secured advice for any decision in 
connection with this property.  Hilco Real Estate Appraisal, LLC shall have no accountability or responsibility to any 
such third party. 

16. Any value estimate provided in the report applies to the entire property, and any pro ration or division of the title 
into fractional interests will invalidate the value estimate, unless such pro ration or division of interests has been 
set forth in the report. 

17. The distribution of the total valuation in this report between land and improvements applies only under the existing 
program of utilization.  Component values for land and/or buildings are not intended to be used in conjunction 
with any other property or appraisal and are invalid if so used. 

18. The maps, plats, sketches, graphs, photographs and exhibits included in this report are for illustration purposes 
only and are to be utilized only to assist in visualizing matters discussed within this report.  Except as specifically 
stated, data relative to size or area of the subject and comparable properties has been obtained from sources 
deemed accurate and reliable.  None of the exhibits are to be removed, reproduced, or used apart from this report. 

19. No opinion is intended to be expressed on matters that may require legal expertise or specialized investigation or 
knowledge beyond that customarily employed by real estate appraisers.  Values and opinions expressed presume 
that environmental and other governmental restrictions/conditions by applicable agencies have been met, including 
but not limited to seismic hazards, flight patterns, decibel levels/noise envelopes, fire hazards, hillside ordinances, 
density, allowable uses, building codes, permits, licenses, etc.  No survey, engineering study or architectural 
analysis has been made known to Hilco Real Estate Appraisal, LLC unless otherwise stated within the body of this 
report.  If the Consultant has not been supplied with a termite inspection, survey or occupancy permit, no 
responsibility or representation is assumed or made for any costs associated with obtaining same or for any 
deficiencies discovered before or after they are obtained.  No representation or warranty is made concerning 
obtaining these items.  Hilco Real Estate Appraisal, LLC assumes no responsibility for any costs or consequences 
arising due to the need, or the lack of need, for flood hazard insurance.  An agent for the Federal Flood Insurance 

Program should be contacted to determine the actual need for Flood Hazard Insurance. 

20. Acceptance and/or use of this report constitutes full acceptance of the Contingent and Limiting Conditions and 
special assumptions set forth in this report.  It is the responsibility of the Client, or client’s designees, to read in 
full, comprehend and thus become aware of the aforementioned contingencies and limiting conditions.  Neither 
the Appraiser nor Hilco Real Estate Appraisal, LLC assumes responsibility for any situation arising out of the Client’s 
failure to become familiar with and understand the same.  The Client is advised to retain experts in areas that fall 
outside the scope of the real estate appraisal/consulting profession if so desired. 

21. Hilco Real Estate Appraisal, LLC assumes that the subject property analyzed herein will be under prudent and 
competent management and ownership; neither inefficient nor super-efficient. 

22. 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 in the appraisal report. 

23. No survey of the boundaries of the property was undertaken.  All areas and dimensions furnished are presumed 
to be correct.  It is further assumed that no encroachments to the realty exist. 

24. The Americans with Disabilities Act (ADA) became effective January 26, 1992.  Notwithstanding any discussion of 
possible readily achievable barrier removal construction items in this report, Hilco Real Estate Appraisal, LLC has 
not made a specific compliance survey and analysis of this property to determine whether it is in conformance 
with the various detailed requirements of the ADA.  It is possible that a compliance survey of the property together 
with a detailed analysis of the requirements of the ADA could reveal that the property is not in compliance with 
one or more of the requirements of the ADA.  If so, this fact could have a negative effect on the value estimated 
herein.  Since Hilco Real Estate Appraisal, LLC has no specific information relating to this issue, nor is Hilco Real 
Estate Appraisal, LLC qualified to make such an assessment, the effect of any possible non-compliance with the 
requirements of the ADA was not considered in estimating the value of the subject property. 

25. Client shall not indemnify Appraiser or hold Appraiser harmless unless and only to the extent that the Client 
misrepresents, distorts, or provides incomplete or inaccurate appraisal results to others, which acts of the Client 
proximately result in damage to Appraiser.  The Client shall indemnify and hold Appraiser harmless from any 
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claims, expenses, judgments or other items or costs arising as a result of the Client’s failure or the failure of any 
of the Client’s agents to provide a complete copy of the appraisal report to any third party.  In the event of any 
litigation between the parties, the prevailing party to such litigation shall be entitled to recover from the other 
reasonable attorney fees and costs. 

26. The report is for the sole use of the client; however, client may provide only complete, final copies of the appraisal 
report in its entirety (but not component parts) to third parties who shall review such reports in connection with 
loan underwriting or securitization efforts. Appraiser is not required to explain or testify as to appraisal results 
other than to respond to the client for routine and customary questions. Please note that our consent to allow an 
appraisal report prepared by Hilco Real Estate Appraisal, LLC or portions of such report, to become part of or be 
referenced in any public offering, the granting of such consent will be at our sole discretion and, if given, will be 
on condition that we will be provided with an Indemnification Agreement and/or Non-Reliance letter, in a form 
and content satisfactory to us, by a party satisfactory to us. We do consent to your submission of the reports to 
rating agencies, loan participants or your auditors in its entirety (but not component parts) without the need to 
provide us with an Indemnification Agreement and/or Non-Reliance letter. 
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