ENVIRONMENT
RESOLUTION NO. 2025153

RE: AUTHORIZING EXECUTION OF GRANT AGREEMENT TO
PARTIALLY FUND THE PURCHASE OF A CONSERVATION
EASEMENT ON PROPERTY KNOWN AS THE PRIMROSE HILL
FARM IN THE TOWN OF CLINTON, DUTCHESS COUNTY,
NEW YORK AND REALLOCATING FUNDS THEREFORE

Legislators D’AQUANNI, PAOLONI, GORMAN, and CASWELL offer the following
and move its adoption:

WHEREAS, Dutchess County is considering a recommendation of the Dutchess County
Planning Board (Resolution No. 02/2021) for an award in an amount not to exceed $402,099 in
grant funds available through the Dutchess County Partnership for Manageable Growth Program
(the “Program”), and this award shall partially fund the purchase of a conservation easement, to
be held by the Dutchess Land Conservancy (the “Conservancy”), on approximately +/- 106 acres
of property known as Primrose Hill Farm, (Tax Grid Number: 132400-6367-00-158739), located
on Fiddlers Bridge Road, Rhynders Road and Seelbach Lane in the Town of Clinton, Dutchess
County, New York, and

WHEREAS, a real estate appraisal completed by Paul Herrington, ARA, dated May 18,
2023, which is on file with the Clerk to the Legislature, supports the purchase price as it values the
Easement at approximately $10,288 per acre for a total purchase price of $1,090,000, the total cost
of the project is $1,149,228 which includes closings costs, and

WHEREAS, as a result of the Dutchess Land Conservancy’s organizing efforts and an
application to the Program, New York State Department of Agriculture and Markets shall
contribute up to $615,299, the Dutchess County Partnership for Manageable Growth shall
contribute up to $402,099, the Landowners shall contribute up to $126,830, and the Dutchess Land
Conservancy shall contribute up to $5,000, for a total contribution of up to $1,149,228, and

WHEREAS, the Easement shall provide, among other things, that it shall be held by the
Conservancy which shall assume primary responsibility to monitor and enforce said easement; that
the County shall have third party enforcement rights and the right to share proportionately in the
proceeds which would become available upon extinguishment of said easement, if ever, and

WHEREAS, the proposed Grant Agreement is subject to various contingencies including
approval and acceptance of the Easement and related closing documents (e.g. survey, title report
and insurance) by the County, and receipt by the Conservancy of the necessary funding as outlined
above, and

WHEREAS, Bond Resolutions 2019303 authorized the issuance of serials bonds in the
amount of $2,525,000 and Bond Resolution 2021189 authorized the issuance of serials bonds in



the amount of $1,515,505, for the County’s acquisition of parcels of land, or rights or interests in
such land, for passive park purposes and the preservation of open space and farmland, and

RESOLVED, that the County Executive, or her designee, is hereby authorized to execute
the Grant Agreement in substantially the same form as attached hereto, and any other related
documents that may be necessary, and be it further, and

RESOLVED, that the County Executive is authorized to take such actions as are necessary
and consistent with the requirements of the Dutchess County Partnership for Manageable Growth
Program to complete the acquisition contemplated herein, including minor revisions to the
documents, if necessary, and be it further

RESOLVED, that as a result of the adoption of Resolutions 2019303 and 2021189, funds
are now available in the Capital Projects Account H0547 and H0574, and have been reallocated to
partially fund the purchase of a conservation easement in the amount of $1,149,228, on property
known as the Primrose Hill Farm, and be it further

RESOLVED, that to provide for expenses for the above referenced Project, the
Commissioner of Finance, as appropriate, is hereby authorized, empowered and directed to amend
the 2025 Adopted County Budget as follows:

APPROPRIATION

Decrease

H0547.8020.3006 Easement-Conservation ($265,955)

H0574.8020.3006 Easement-Conservation ($136.144)
(3402.099)

Increase

H0547.8020.3006.7030 Primrose Hill Farm $265,955

H0574.8020.3006.7030 Primrose Hill Farm $136.144

$402.099

CA-125-25

LDF/tjw

R-1062

9/16/25

Fiscal Impact: See Attached

STATE OF NEW YORK
ss!

COUNTY OF DUTCHESS
This is to certify that [, the undersigned Clerk of the Legislature of the County of Dutchess, have compared the forcgoing resolution with the original
resolution now on file in the office of said clerk, and which was adopted by said Legislature on the 14'h day of October 2025, and that the same is 2 true and correct

transcript of said original resolution and of the whole thereof.

IN WITNESS WHEREOF, I have hereunto set my hand and seal of said Legislature this 14 day of October 2025,

LEIGH WAGER, CLERK OF THE LEGISLATURE




FISCAL IMPACT STATEMENT

v NO FISCAL IMPACT PROJECTED

APPROPRIATION RESOLUTIONS
(To be completed by requesting department)

Total Current Year Cost $

Total Current Year Revenue $
and Source

Source of County Funds (check one): % Existing Appropriations, DContingency,
[ Transfer of Existing Appropriations, [] Additional Appropriations, [] Other (exp/ain).

Identify Line ltems(s):
H0547.8020.3006.7030 & H0574.8020.3006.7030 - Easement-Conservation Primrose Hill Farm

Related Expenses: Amount $
Nature/Reason:

Anticipated Savings to County:

Net County Cost (this year):
Over Five Years:

Additional Comments/Explanation:

Requesting the Legislature authorize the execution of a grant agreement concerning a grant from the Partnership for
Manageable Growth (PMG) to facilitate the purchase of a conservation easement on +/- 106-acres known as Primrose
Hill Farm located in the Town of Clinton. The total (not to exceed) cost of the easement is $1,149,228. $402,099 will be
from the Dutchess County Partnership for Manageable Growth (PMG) Program and the Dutchess Land Conservancy will
provide the balance of funds. Dutchess County will receive a conservation easement on the property, to conserve viable
agricultural land by preventing the conversion of the property to non-farm uses.The source of County funds is Capital
Accounts H0547 & H0574, bonds approved by Dutchess County Legislature Resolution No. 2019303 & 201189,
respectively, to support the Partnership for Manageable Growth (PMG) Program.

Prepared by: Clayton Gurnett Prepared On:9/9/2025

Dut.pdf




SUE SERINO
COUNTY EXECUTIVE

EOIN WRAFTER, AICP
COMMISSIONER

DUTCHESS COUNTY GOVERNMENT
DEPARTMENT OF PLANNING & DEVELOPMENT

To: Gregg Pulver, Assistant County Executive

From: Eoin Wrafter, Commissioner of Planning & Development'@

Re: Partnership for Manageable Growth Resolution Request: Primrose Hill Farm
Date: September 9, 2025

Enclosed is a Resolution Request for inclusion on the October agenda of the Legislature, requesting the
Legislature authorize the execution of a grant agreement with respect to a grant from the Dutchess
County Partnership for Manageable Growth (PMG) grant program, to partially fund the purchase of a
conservation easement on approximately +/- 106 acres known as Primrose Hill Farm, in the Town of
Clinton, in partnership with the Dutchess Land Conservancy.

The Primary Purpose of this easement is to conserve viable agricultural land by preventing the
conversion of the property to non-farm uses.

The total (not to exceed) cost of the easement is $1,149,228. $402,099 or 35% of the total cost will be
from the Dutchess County Partnership for Manageable Growth (PMG) Program (where PMG Guidelines
allow for funding up to 50%), and the Dutchess Land Conservancy will provide the balance of funds.
Funding provided by the Dutchess Land Conservancy includes grant funds received from the NYS Dept. of
Agriculture and Markets.

The source of County funds is Capital Accounts H0547 & H0574, bonds approved by Dutchess County
Legislature Resolution No 2019303 & 2021189, respectively, to support the Partnership for Manageable
Growth Program.

85 Civic Center Plaza, Suite 107, Poughkeepsie, NY 12601 | (845) 486-3600 | Fax:(845)486-3610
dutchessny.gov



DUTCHESS COUNTY PLANNING BOARD
RESOLUTION NO 02/2021

RECOMMENDING FIVE APPLICATIONS FOR CONSIDERATION THROUGH THE PARTNERSHIP FOR
MANAGEABLE GROWTH (PMG) PROGRAM

WHEREAS, by Resolution No. 990382, Dutchess County established the Open Space and
Farmland Protection Matching Grant Program and authorized the Dutchess County Planning
Board to review applications for and recommend awards of said funds; and

WHEREAS, by Resolution No. 201276, Dutchess County revised the Matching Grant
Program to create the Dutchess County Partnership for Manageable Growth and to increase
potential matching grant awards from a maximum of one third to a maximum of one half of the
total cost of the acquisition of development rights on farmland preservation and open space
acquisition projects; and

WHEREAS, by Resolution No. 2015183, Dutchess County revised the Partnership for
Manageable Growth, as follows: (a) funding clarification; (b) removal of the requirement that the
County be “last in” for funding; (c) addition of a preliminary review option; (d) clarification of
differences between “open space” and “farmland protection” projects; (e) stipulation that there
will be no retroactive funding; (f) passive recreation only; and (g) establishment of criteria for the
Municipal Planning Grants; and

WHEREAS, by Resolution No. 2018085, Dutchess County revised the Partnership for
Manageable Growth Water and Wastewater Facility Planning and Development Grants, by
removing the Dutchess County Water and Wastewater Authority ownership and operation
requirement; and

WHEREAS, by Resolution Nos. 2019148 & 2019303, Dutchess County authorized the
issuance of $485,810 & $2,525,000 (respectively) Serial Bonds of the County of Dutchess to pay
the cost of the acquisition of parcels of land, or rights or interests in such land, for passive park
purposes and the preservation of Open Space and Farmland in and for said county; and

WHEREAS, Resolution No. 2021189, was submitted to the Dutchess County Legislature
for consideration at their December 2, 2021 meeting and it would authorize the issuance of an
additional $1,515,505 Serial Bonds of the County of Dutchess to pay the cost of the acquisition
of parcels of land, or rights or interests in such land, for passive park purposes and the
preservation of Open Space and Farmland in and for said county; and

WHEREAS, in September 2021 the Dutchess County Planning Board received four
applications for matching grant funds for the acquisition of agricultural conservation easements
on a total of 458 acres; and

WHEREAS, the total cost of the four farm conservation easements, including the
administrative costs associated with finalizing the acquisitions, are estimated to be
$4,887,936; and



WHEREAS, the owners of the properties have signed letters of intent stating their interest
in selling the development rights on the properties and granting a conservation easement
restricting or limiting future non-farm development on said property; and

WHEREAS, the farmland properties are included in an Agricultural Priority Area identified
in the 2015 County Agricultural and Farmland Protection Plan; and

WHEREAS, in September of 2021 the Dutchess County Planning Board received an
application for matching grant funds, submitted by the Dutchess Land Conservancy on behalf of
the Millbrook Community Partnership for the acquisition of the 32-acre, former Bennet College
property; and

WHEREAS, the total cost of the open space acquisition, including the administrative costs
associated with finalizing the acquisition, is estimated to be $1,109,500; and

WHEREAS, the owner of the property has signed a letter of intent stating their interest in
selling a conservation easement restricting future development on said property and allowing
public access (subject to reasonable regulation); and

WHEREAS, the Board finds that each of the five applications met or exceeded the program
criteria; and

WHEREAS, the Board has reviewed the five applications based on the program criteria,
toured the sites and subsequently prioritized the projects as shown in Attachment A; and

RESOLVED, that the Dutchess County Planning Board recommends that up to
$2,241,858 of the total project costs described above, be awarded for the acquisition of an open
space parcel and development rights on the four farms, based on the following contingencies:

1) Completion of administrative tasks including but not limited to survey, title search, and
base line documentation pursuant to negotiation of an appropriate conservation
easement;

2) Negotiation of an agricultural conservation easement conveying the development rights
on the Farm property to the appropriate land conservancy, with such rights in New York
State, Dutchess County, and the Town as appropriate for program purposes and
restricting future use of the property under easement to agriculture-related uses; or

Negotiation of the sale of the open space parcel to the applicants and negotiation of a
conservation easement on the property restricting future development on said property
and allowing public access (subject to reasonable regulation) to be conveyed to Dutchess
County;

3) Development of a Monitoring Agreement between Dutchess County and the appropriate
land conservancy for the purpose of enforcing the provisions of the conservation
easement acquired with Partnership for Manageable Growth Program funds;

4) Completion of review and approval of the proposed acquisition by the Dutchess County
Legislature in its capacity as Lead Agency under the State Environmental Quality Review
Act (SEQRA), and be it further



RESOLVED, that an implementation team consisting of representatives from the
appropriate land conservancy, the landowners, the Dutchess County Attorney's Office, the
Dutchess County Department of Planning and Development, and others as appropriate to
complete administrative tasks associated with the acquisition, will be established for the purpose
of completing the acquisition,
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Hans Klingzahn, Chair
James Nelson, Vice Chair
Gary Baright

Colleen Cruikshank

Phil DeRosa

Dale Culver

Ryan Arket

Edith Greenwood

J. Patrick Lambert

Ken Migliorelli

Jill Way

Frederick Wilhelm

J. Randall Williams

N

| K

SRR
|

|
NRRER

N

Approve.d by thg"Dq/t_cﬁess County Planning Board

) AL ;
Litno (4L ,~{ 11/17/2021
Hans KIingzahn,,gh'é'il‘ Date




Attachment A

Partnership for Manageable Growth
2021 Applications Summary

Total Project DCPMG Applicant NYSDAM Cost Per % of
PB Score Project Title Category Acreage Location Cost Request Funds funds Other Funds  Other Funds Source Acre PMG
161 of 215 Hahn Farm Farmland 100 Town of Pleasant Valley $603,113 $145,778 $5,000 $452,335 S0 $6,031 24%
89 of 120 Bennet College Open Space 32 T/Washington & /V Millbrook $1,109,500 $554,750 S0 S0 $554,750 Landowner (Bargain Sale) $34,671 50%
154 of 215 Primrose Hill Farm  Farmland 109 Town of Clinton $1,022,398 $402,099 $5,000 $615,299 $0 $9,380 39%
147 of 215 Heritage Acres Farmland 105 Town of East Fishkill $1,314,500 $657,250 50 $0 $657,250 USDA ACEP/ALE $12,495 50%
146 of 215 Obercreek Farm Farmland 144 Town of Wappinger $1,947,925 $481,981 $5,000 $1,460,944 $0 $13,527 25%

490 $5,997,436 $2,241,858 $15,000 $2,528,578 51,212,000

11/17/2021



COUNTY OF DUTCHESS

Marcus J. Molinaro
County Executive

January 24, 2022

Rebecca Thornton
Dutchess Land Conservancy
PO Box 138

Millbrook, NY 12545

DearMs.pérnt =g —

We are pleased to inform you that Dutchess County has awarded $402,099 in matching funds through
the Partnership for Manageable Growth Program for the following project: Purchase of development
rights to +/- 109 acres known as Primrose Hill Farm.

County funding is contingent upon the following: procurement of matching funds, administrative tasks
including but not limited to survey, title search, and baseline documentation pursuant to the negotiation
of an agricultural conservation easement; and development of a Monitoring Agreement between
Dutchess County and the Dutchess Land Conservancy.

We appreciate the longstanding partnership between the County and the Dutchess Land Conservancy
and look forward to the successful completion of the farmland preservation project at the Primrose Hill
Farm. The Department of Planning and Development will contact you to begin the contract process
within the next few weeks. If you have any questions, please feel free to contact Brad Barclay at (845)
486-3630, or email him at bbarclay@dutchessny.gov

Sincerely,

Altery

Marcus J. Molina
Dutchess County Executive

C: A Gregg Pulver, Chairman, Dutchess County Legislature
Chris Baiano, Assistant County Executive
Eoin Wrafter, Commissioner, Department of Planning and Development
Brad Barclay, Department of Planning and Development
Erin Hoagland, Dutchess Land Conservancy

22 Market Street, Poughkeepsie New York 12601 » (845) 486-2000 e Fax: (845) 486-2021
mmolinaro@dutchessny.gov
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Deed of Conservation Easement

THIS CONSERVATION EASEMENT ("Easement") is granted this day of
2025, by PRIMROSE HILL FARM PARTNERS, LLC, a Limited Liability

Company with a business address at 3778 Broadway Drive, Cincinnati, OH, 45208 (the “Grantor”) to
DUTCHESS LAND CONSERVANCY, INC., a New York not-for-profit corporation having an
office at 4289 Route 82, Millbrook, New York, 12545 and a mailing address of Post Office Box 138,
Millbrook, New York, 12545 (the “Grantee”).

WHEREAS:

A. Grantor is the Owner of certain real property (the “Property”) consisting of 105.947 acres, in
one (1) tax map parcel located on Fiddlers Bridge Road, Rhynders Road and Seelbach Lane in
the Town of Clinton, Dutchess County, New York, more fully described in the legal survey
description of the property (“Exhibit A”) and shown on the Easement Map (“Exhibit B”), both
attached hereto and as depicted on a survey map titled “Survey Map of Conservation Easement
on the “Primrose Hill Farm”*, prepared by ~Kirk K. Horton, Licensed Land Surveyor, dated
November 27, 2022 and last revised on July 13, 2023, and filed in the Dutchess County Clerk’s
Office on as Filed Map No. , and attached hereto as “Exhibit C”.

B. Grantee is a New York not-for-profit conservation organization within the meaning of Article
49, Title 3 of the Environmental Conservation Law of the State of New York (together with
any successor statute, the “ECL”), is organized for, among other purposes, conserving real
property, is a tax exempt and qualified organization within the meaning of Sections 501(c)(3),
509(a) and 170(b)(1)(A)(vi) of the Internal Revenue Code (the “Code”), and is a “qualified
organization” to accept, purchase, and hold conservation easements under Section 170(h) of the
Code and Treasury Regulation Section 1.170A-14(c).

C. The Property meets the criteria for acceptance of easements of the Grantee and is in close
proximity to other private land which is already permanently protected by the Grantee.

D. Article 14, Section 4 of the New York State Constitution states: “The policy of this state shall
be to conserve and protect its natural resources and scenic beauty and encourage the
development and improvement of its agricultural lands for the production of food and other
agricultural products;”

E. Section 49-0301 of the ECL states: “The legislature hereby finds and declares that in order to
implement the state policy of conserving, preserving and protecting its environmental assets
and natural and manmade resources, the preservation of open spaces, the preservation,
development and improvement of agricultural and forest lands, ..., is fundamental to the
maintenance, enhancement and improvement of...balanced economic growth and the quality of
life in all areas of the state;”

F. Article 25-AAA, Section 321 of the AML states: “It is hereby found and declared that
agricultural lands are irreplaceable state assets. In an effort to maintain the economic viability,
and environmental and landscape preservation values associated with agriculture,” the
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Commissioner is authorized to administer programs to assist counties in developing agricultural
and farmland protection plans and to assist both county and municipal governments in the
implementation of such plans. The Commissioner gives priority to projects that will preserve
viable agricultural land, are located in areas facing significant development pressure and serve
as a buffer for a significant natural public resource containing important ecosystem or habitat
characteristics.

The Property is actively farmed and is located in the Hudson Valley. The 2016 New York State
Open Space Conservation Plan prepared by the Department of Environmental Conservation, the
Office of Parks, Recreation and Historic Preservation, and the Department of State (the “NYS
OS Plan”) identifies farmland in the Hudson Valley as a “vital component of the New York
City/Hudson Valley “Foodshed™” due to its potential to provide fresh local foods and “bolster
food security of the New York City metropolitan region and the Hudson Valley”. The NYS OS
Plan refers to priority farmland clusters of important agricultural areas as shown in the Dutchess
County Agricultural and Farmland Protection Plan adopted by Dutchess County in 2015. The
Property is located within these priority areas.

The Property is located in an area identified as the Hudson River Estuary Area of Biological
Concern in Wildlife and Habitat Conservation Framework: An Approach for Conserving
Biodiversity in the Hudson River Estuary Corridor, (the “Conservation Framework™) produced
in 2006 by New Y ork Cooperative Fish and Wildlife Research Unit at Cornell University, and
New York State Department of Environmental Conservation, Hudson River Estuary Program.
Located within the Hudson River Valley, the Hudson River Estuary Area is an area of high
biological and geological diversity, and is significant within the context of biodiversity in New
York State and the New England and Mid-Atlantic portions of the United States. The Hudson
River Estuary Area faces conservation threats such as habitat loss and fragmentation, and the
Conservation Framework recommends protecting large, contiguous, unaltered tracts of land,
including preservation of farmland using conservation easements as means to protect the
biodiversity of the Hudson River Estuary Area.

The Comprehensive Wildlife Conservation Strategy Plan (“the CWCS Plan”) prepared by New
York State Department of Environmental Conservation identifies the area in which the Property
is located as the Upper Hudson Basin, an ecologically vital area with high plant and wildlife
diversity across a landscape that includes wetland habitats. The CWCS Plan identifies wetlands
as critical habitats for New York State’s Species of Greatest Conservation Need (SGCN) and
breaks the State into six distinct regions. The Property is located in the Hudson Valley region
and is mostly wooded with a large, wooded wetland on its eastern border. The CWCS Plan
describes wetland complexes in the lower Hudson Valley as “a hot spot for amphibian and
reptile biodiversity in New York State”. The Property is located on the edge of the East
Park/Hyde Park Wetland Complex, one of four major wetland complexes in Dutchess County
that provide important habitat for these diverse species. The New York Natural Heritage
Program (NYNHP) has identified endangered species in the wetland on the Property. The
CWCS Plan also identifies the top prominent hazard in the Hudson Valley as being habitat loss
and fragmentation and encourages the use of easements as a land protection mechanism.
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The Property is located within Dutchess County, which adopted an Agricultural and Farmland
Protection Plan in March 2015. The Plan recommends that Dutchess County and its partners
“Continue to purchase the development rights on key farm properties — through multiple
funding partners including federal, state, and local government, and local land trusts.” and also
recommends identifying “opportunities to create and/or build upon existing core areas of
preserved farmland in each of the County’s farming communities.” The Plan also emphasizes
the strong farmland conversion pressure that exists in Dutchess County, which can result in “a
loss of farm production, open space, and loss of agricultural jobs...” The Property is located
within an Agricultural Priority Area in the Plan and the priority areas containing farmland are
identified as being important for preservation.

The Dutchess County Legislature, in the County Master Plan, Directions, adopted by the
Dutchess County Legislature in 1988, has identified the area in which the Property is located as
an area in which agricultural lands and steep slopes should be preserved. Directions emphasizes
the preservation of prime agricultural soils, steep slopes and wetlands and encourages open
space land uses and the protection of scenic resources. Policy 4.4 supports efforts to maintain
the vitality, and increase the diversity of agricultural enterprises in the county. Policy 4.5
supports local land use management techniques that serve to protect agricultural lands,
especially within the agricultural districts. Policy 5.14 advocates the protection of wetlands and
their buffers from development activities. Policy 5.16 supports measures to preserve the
county’s prime and important agricultural soils. Policy 5.19 advocates the preservation of steep
slopes and ridgelines. Policy 5.20 advocates the preservation of the county’s scenic resources
and significant natural areas. Policy 5.22 encourages the use of forest management practices
that are compatible with forest conservation and enhancement. Policy 5.23 encourages the
protection and recognition of uncommon or especially-sensitive forest resources, such as
hemlock groves, forests with particularly large trees, beech woods, and the woodland buffers
around water bodies, wetlands and roadways. Policy 5.24 encourages the preservation of
woodland “greenbelt” corridors through communities, especially along streams, floodplains,
wetlands, and other sensitive areas, to provide recreational space, wildlife habitat, natural
buffers and aquifer protection. Policy 7.11 encourages the provision of open space areas and
greenbelt corridors as a fundamental land use that is carefully planned as part of the land use
pattern. Policy 7.13 discourages the subdivision of prime and important agricultural soils and
large forested tracts into lots which preclude the future use for agriculture and forestry. Policy
11.3 encourages the use of innovative development techniques, such as planned unit
development, conservation easement and cluster subdivision, to provide recreational areas and
facilities at minimal public cost. Policy 11.18 encourages the maintenance of open space as a
technique for preserving unique ecological features, such as floodplains, wetlands, steep slopes
and major aquifers. Directions recommends low density development to prevent degradation of
the area's rural, natural and scenic characteristics through subdivision and development; Policy
11.21 supports the use of conservation easements to preserve open space in rural areas.

The Property is located within Dutchess County’s Agricultural District #21, created pursuant to
Article 25-AA of the New York State Agriculture and Markets Law (the “AML”). Section 300
states: “It is hereby found and declared that many of the agricultural lands in New York State
are in jeopardy of being lost for any agricultural purposes. When nonagricultural development
extends into farm areas, competition for limited resources results. ... Itis, therefore, the
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declared policy of the state to conserve, protect and encourage the development and
improvement of its agricultural land for production of food and other agricultural products. ...
It is the purpose of this article to provide a locally-initiated mechanism for the protection and
enhancement of New York State’s agricultural land as a viable segment of the local and state
economies and as an economic and environmental resource of major importance;”

The Property is located within the Hudson Valley EcoRegion as described in Chapter 6,
Biological Resources and Biodiversity of Dutchess County, written by Mary Ann Cunningham,
Neil Curri, and Robert Wills for the Natural Resource Inventory of Dutchess County (the
“Dutchess NRI”), a 2010 collaborative project of Cornell Cooperative Extension Dutchess
County (CCEDC) Environment and Energy Program, Cary Institute of Ecosystem Studies,
Dutchess County Department of Planning and Development, Dutchess County Environmental
Management Council (EMC) and Vassar College Environmental Research Institute. The
Hudson Valley EcoRegion extends along the entire western boundary of Dutchess County,
consisting of plains broken by hills and terraces, in which common land uses include pasture
and cropland.

Priority habitats identified in the Hudson Valley EcoRegion include streams, wetlands, and
contiguous forest and open grasslands; habitats on the property are predominantly streams,
wetlands and contiguous forest with some grasslands. The Dutchess NRI recommends the use
of conservation easements as a component of a habitat conservation strategy.

The Property is located within the Town of Clinton which adopted an Open Space Protection
Plan in October 2011. The Plan identifies the Property as being located in an “Important
Farmland Area” and ranks the land in the highest category for agricultural resources. The Open
Space Protection Plan encourages the use of conservation easements via the purchase of
development rights as a tool/technique for open space protection. The Open Space Protection
Plan also identifies the Property as an historic site within the Town and shows it on Map 3:
“Open Space Map, Cultural Resources within the Town of Clinton Open Space Plan”.

The Town of Clinton Comprehensive Plan (the “Comprehensive Plan), adopted in 2012,
identifies preserving the natural resources of the Town as one of its main goals and
recommends preserving the agricultural potential of land by protecting prime and statewide
important farmland soils. The Comprehensive Plan recommends preserving open space and
agricultural lands by promoting the use of purchase of development rights programs. The
Property is identified on the Comprehensive Plan’s map of “Parcels with Historic Sites” and on

its Centers and Greenspaces Plan (Figure 9.1) as being located in an area covering more than
1,000 acres of habitat.

The Property consists primarily of productive agricultural land. The Property contains
approximately 14 acres of prime soils, and approximately 68 acres of soils of statewide
importance as defined by the U.S. Department of Agriculture Natural Resources Conservation
Service.

The Property contains headwaters of the Crum Elbow Creek, a tributary to the Hudson River
that is wholly contained within Dutchess County. The Hudson River Drinking Water
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Intermunicipal Council memorandum of agreement signed on May 31, 2018 by municipal
leaders of seven municipalities formed the “Hudson 7” council which represents 100,000
people that depend on the Hudson River for drinking water. The Crum Elbow watershed is
included on a map titled, “Source Waters for the “Hudson 7” prepared by the Dutchess County
Department of Planning and Development dated September, 2018 and hosted by Riverkeeper,
Inc.

The Property contains approximately a 13-acre portion of 21 acre Freshwater Wetland No. SP-
55, a Class I wetland, designated pursuant to Article 24 of the New York Conservation Law for
the protection of water quality and for minimizing adverse impacts of adjacent development on
fragile wetland ecosystems. Approximately 6 acres of wetlands designated as a freshwater pond
on the National Wetlands Inventory by the United States Department of the Interior overlaps with
the wetland described herein.

The policy of New York State, as set forth in Title 5, Article 15 of the Conservation Law, is to
preserve and protect the state's lakes, rivers, streams and ponds. The Property contains the
headwaters and an 800-foot length of the Crum Elbow Creek (H-124) a Class A stream that has
been classified by the New York State Department of Environmental Conservation according to
its best use for drinking water. This classification helps to meet the goals of the Federal Clean
Water Act and encourages continuous protection to keep the stream clean for the future.

The Property contains approximately 50 acres of forest lands that are part of a relatively unbroken
tract of forest lands that extend for hundreds of acres and represents valuable habitat as a
contiguous forest.

Hudsonia Ltd., which is a not-for-profit institute for research, education, and technical assistance

in the environmental sciences located in the Hudson Valley, has identified marsh, wet meadow,
ponds, hardwood and shrub swamp, upland shrubland, upland meadow, upland conifer forest,
upland hardwood forest and upland mixed forest and an intermittent woodland pool on the
Property, as referenced in Significant Habitats in the Town of Clinton, Dutchess County, New
York, by Christopher Graham, Kristen Bell Travis and Gretchen Stevens, Hudsonia Ltd.,
December 2012.

The New York State Department of Agriculture and Markets (the “Department of Agriculture
and Markets”) has awarded a grant toward the total project costs of acquiring a perpetual
Easement on the Property pursuant to grant contract number C00788GG pursuant to Article 25-
AAA of the Agriculture and Markets Law, and as a condition to the Department of Agriculture
and Markets participation, the Department of Agriculture and Markets is granted a role as
Intervenor and Mediator Regarding Interpretation of Selected Definitions and Terms and
Selected Implementation of Provisions as provided in Section 22 below, and a right to be
notified of the re-use of proceeds resulting from an extinguishment of this Easement as
provided in Section 32 below.

Dutchess County is a municipal corporation with an address at 22 Market Street, Poughkeepsie,
New York (the “County”). The County has authorized a grant through the Dutchess County
Partnership for Manageable Growth Program to partially fund the purchase of the Easement.
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The grant is in the amount of Four Hundred Two Thousand Nine Hundred Ninety-Nine Dollars
($402,999) and as a condition to the County’s participation, the County is granted a third-party
enforcement right in this Easement and a right to claim a portion of the proceeds resulting from
an extinguishment of this Easement as provided in Section 32 below.

X. Grantor has received independent legal and financial advice regarding this Easement to the
extent that Grantor has deemed necessary. Grantor freely signs this Easement in order to
accomplish its purposes.

NOW, THEREFORE, in consideration of the foregoing, Nine-Hundred Sixty-Seven Thousand Nine
Hundred Forty-Eight Dollars ($967,948) and the mutual covenants, terms, conditions and restrictions
contained herein, the parties agree as follows:

1. Grant of Conservation Easement.
Grantor hereby grants and conveys to Grantee a conservation easement (the “Easement”), an
immediately vested interest in real property defined by Article 49 of Title 3 of the ECL of the nature
and character described herein, for the benefit of the general public, which Easement shall run
with and bind the Property in perpetuity. Grantor will neither perform, nor knowingly allow others

to perform, any act on or affecting the Property that is inconsistent with the covenants contained
herein. Grantor authorizes Grantee to enforce these covenants in the manner described below.

2. Purposes.
The Primary Purpose of this Easement is to conserve Viable Agricultural Land by preventing the
conversion of the Property to non-farm uses, except for those allowed herein. In achieving such
prevention the Property shall be forever reserved for continued Agricultural Use. All other
purposes listed below shall be secondary and none shall conflict with or significantly diminish the
Primary Purpose of this Easement.

The Secondary Purposes of this Easement include: to conserve the scenic, open, wooded, and
natural character of the Property and to protect the quality of its steep slopes, woodlands, prime and
important farmland soils, streams habitat, and scenic quality by restricting development and use of
the Property. The Grantor and the Grantee intend that this Easement will confine the use of the
Property to activities that are consistent with the Purposes of this Easement and will prohibit and
prevent any use of the Property that will materially impair or interfere with the Purposes of this
Easement.

3. Implementation.
This Easement shall be implemented by limiting and restricting the non-agricultural development
and non-farm use of the Property in accordance with its provisions. The Property remains subject
to all applicable local, state and federal laws and regulations. This Easement and the
administration of its provisions shall not unreasonably restrict or regulate Farm Operations in

contravention of the purposes of Article 25-AA of the AML.

4. Definitions.
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4(a).

4(b).

4(c).

4(d).

4(e).

4(f).

4(2)-

“Accessory Apartment:” Dwelling unit containing complete housekeeping facilities,
including kitchen and bathroom facilities for one family, located within a Principal
Residence, Accessory Structure or Agricultural Structure, and that is subordinate or
accessory to, and located on the same lot as, a Principal Residence.

“Accessory Residence:” Residential Dwelling that is detached and separate from the
Principal Residence and Farm Labor Housing, that is subordinate and secondary to the
Principal Residence and located on the same lot, and that is typically used to house farm
operator/manager, tenants, or guests of the Owner.

“Accessory Structure:” Structure that is incidental and subordinate to the Principal
Residence and which is not intended for human habitation (unless it includes an
Accessory Apartment), including but not limited to, a shed, garage, swimming pool,
related changing facility, lean-to, woodshed, sculpture, indoor recreational court, outdoor
recreational court, well house, and gazebo.

“Agricultural Structures and Improvements:” Structures or Improvements built for
the purpose of, or utilized for, Agricultural Uses. Agricultural Structures and
Improvements include, but are not limited to, customary barns, sheds, greenhouses,
Run-in Sheds and other animal shelters and equestrian facilities. An Agricultural
Structure may contain facilities or uses directly related to Agricultural Use, such as a
farm office and bathroom facility, but may not be used for human habitation except as
specifically permitted by this Easement.

“Agricultural Use:” Those activities necessary to:
(i)  produce “Crops, Livestock and Livestock Products”; or

(ii.)  use the Property as a “Farm Operation” to the extent permitted by this
Easement; or

(iii.)  be actively enrolled in any federal or state or local program whose intent is
to temporarily suspend (for a specified period of one or more years or crop
seasons) the production of Crops, Livestock and Livestock Products for the
stipulated purpose of soil and water conservation, wildlife habitat, or similar
conservation purpose; or

(iv.)  manage the Property or a portion thereof in a fallow or otherwise idled
manner provided such management is described in a Conservation Plan.

“Agricultural Tourism:” As defined in Article 25-AA of the AML, or such successor
law as enacted. In the event that this definition or all of Article 25-AA (and all such
successor laws) shall be repealed, then the definition existing at the time of repeal shall
serve thereafter.

“Cabin:” A roofed Structure that is not a permanent residential dwelling and is self-
sufficient, not serviced by water supply, sewer, natural gas, electrical power grid, or
similar utility services. The cabin shall operate completely independently of all
traditional public utility services and utility services generated from Renewable Energy
Facilities, sourced from on or off the Property.
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4(h).

4(i).

4(j).

(4Kk).

4(D).

4(m).

4(n).

4(0).

4(p).
4(q)-

@r).

“Commercial Uses:” Any use or activity undertaken for business purposes, including,
but not limited to, the Agricultural and Forestry Uses permitted herein. Membership
Clubs and activities in which obtaining financial benefit is incidental to the purpose of
the activity, such as hobbies, shall not be considered Commercial Uses.

“Conservation Plan:” An Agricultural Environmental Management (AEM)
Conservation Plan (Tier 3 or higher), or such equivalent document that has been
prepared by the local Soil and Water Conservation District, or other qualified
conservation professional, in cooperation with the Grantor.

“Crops, Livestock and Livestock Products:” shall be defined pursuant to Article 25-
AA of the AML, or such successor law as enacted or amended. In the event that this
definition or all of Article 25-AA (and all such successor laws) shall be repealed, then
the definition existing at the time of repeal shall serve thereafter.

“Educational Uses:” Environmental and other outdoor educational programs,
including the study and enjoyment of plants, birds, wildlife, geology, soils, water, and
other natural outside features.

“Farm Labor Housing:” Dwellings or Structures, together with accessory
improvements used to house seasonal and/or full-time employees where such residences
are provided by the farm Owner and/or operator, the worker is an essential employee of
the farm Owner and/or operator employed in the operation of the farm and the farm
worker is not a partner or Owner of the Farm Operation. For instance, a structure used
as the primary residence of a farm Owner and/or operator is not “Farm Labor Housing”.

“Farm Operation:” shall be defined pursuant to Article 25-AA of the AML, or such
successor law as enacted or amended. In the event that this definition or all of Article
25-AA (and all such successor laws) shall be repealed, then the definition existing at the
time of repeal shall serve thereafter.

“Footprint Area:” The area of a Structure at the horizontal ground plane measured
along the exterior walls of a Structure. In the case of a Structure or Improvement that is
not enclosed by walls, the Footprint Area shall be the total area covered by Impervious
Surfaces.

“Forestry Uses:” Gathering, cultivating, maintaining, harvesting or managing forests,
woodlands, or tree plantations for timber, firewood or other products or for water
quality, wildlife habitat and other conservation purposes. See Section 15.

“Grantee:” includes the original Grantee and its successors and assigns.

“Grantor” includes the original Grantor and its heirs, successors and assigns.

“Height:” The measurement from the natural mean grade (prior to construction or grade

Page 8 of 53



T A N

4(s).

A(1).

4(u).

4(v).

4(w).

4(x).

4(y)-

4(z).

alteration) to the top of the Structure or Improvement. Natural mean grade shall be
calculated by averaging the natural grade at the highest and lowest points of the building's
proposed footprint. In the case of a Structure or Improvement with a roof, the top of the
Structure or Improvement, including any decorative Improvement but exclusive of
chimneys, shall be considered the top of the roof line and measured accordingly.

“Impervious Surfaces” Structures or Improvements that permanently cover soil
resources. Impervious Surfaces do not include permeable surfaces such as gravel roads and
parking areas; Structures whose principal purpose is to protect soil and water resources,
such as manure storage areas; and Structures and Improvements lacking permanent
foundations. As used herein, "permanent foundations" are defined to be any continuous
hardened surface (e.g., concrete, asphalt, or other similar stabilizing material) that is
attached to, placed on or inserted in the ground and that underlies such building,
Structure or Improvement.

“Improvement:” Anything, temporary or permanent, that is constructed, installed or
placed on, over, under or across the Property (including a Structure as defined herein),
and shall include, but is not limited to, driveways, farm roads and woods roads, trails,
bridges, parking areas, ponds, wells, septic systems, drainage ways, and utility lines.
The term "Structure" is one type of Improvement.

“Industrial Uses:” Commercial Uses that involve the manufacture, assembly,
treatment, processing, or packaging of products. Industrial Uses shall not include
Agricultural Uses, Forestry Uses, or Rural Enterprises as permitted by this Easement.

“Institutional Uses:” Uses that provide services and/or accommodations to groups of
unrelated individuals on a non-profit or for-profit basis for specific commercial or non-
commercial purposes, including but not limited to hospitals, assisted living facilities,
nursing homes, prisons, juvenile detention facilities, monasteries, retreat centers,
religious worship and educational facilities, schools, universities, research institutes,
conference centers, educational facilities, and mental health facilities.

“Invasive Species:” A plant, animal or other organism that is not native to an
ecosystem whose introduction causes or is likely to cause economic or environmental
harm, or harm to human health.

“Owner” Any individual or entity, including any heir, successor or assign, of any legal
or equitable interest in all or any portion of the Property, and any party entitled to the
possession or use of all or any part thereof.

“Principal Residence:” The primary or main Residential Dwelling on a Property,
typically occupied by the Owner and family when the Owner is in residence on the

Property.

“Qualified Farmer:” shall be defined as
e an individual or corporation, OR
e family partnership, OR
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4(aa)

4(bb).

4(cc).

4(dd).

4(ee).

A(ff).

4(gg)-

* amember of a limited liability company, OR
* ashareholder of an S corporation, OR
* abeneficiary of an estate or trust that receives an average of at least 2/3 of its
federal gross income from Agricultural Use associated with a Farm Operation
over the most recent taxable year and the two previous consecutive taxable
years, except that, alternatively, any new or beginning farmer may be deemed to
be a Qualified Farmer if each of the following criteria are met:
1. the above-referenced individual or entity must be in the first ten (10)
years of having an ownership interest in the Farm Operation; and
2. gross sales of any one or more Crops, Livestock and Livestock Products
of at least $10,000 in the most recent taxable year.

“Recreational Structures:” Structures used for passive recreational activities such as
an open-air pavilion, gazebos, picnic shelters, board walks for nature trails, viewing
platforms, hunting platforms, observation blinds, bridges, docks, benches, storage
facilities, tree houses, swimming pools, tennis courts, and other Structures and
Improvements which are reasonably necessary for the use and enjoyment of the

Property.

“Recreational Uses” Lawful personal or commercial activities including, but not
limited to, hunting, fishing, cross-country skiing, camping, horseback riding and
snowmobiling. Recreational Uses shall not include golf courses and ranges.

“Renewable Energy Facilities:” Structures or Improvements for the generation of energy
from renewable resources including, but not limited to, wind, solar, hydroelectric,
methane, wood, biomass and alcohol.

“Residential Dwelling” Dwellings or Structures, together with accessory Improvements
that comprise single-family, multi-family, apartments, “in-law” apartments, guest houses
and Farm Labor Housing, whether or not the Structure(s) are used as the primary residence
of a farm Owner and/or operator.

“Residential Uses:” Use of the land by the Owner, or other persons permitted by the
Owner, for living on the Property full-time, part-time, seasonally, and/or occasionally,
in Residential Dwellings that are permitted by this Easement.

“Run-in Shed:” A three-sided shed with an open front and an earthen floor that provides
horses and other farm animals with a temporary shelter from weather elements.

“Rural Enterprises” Commercial activities conducted on the Property, which are
clearly incidental, secondary, and subordinate to the Agricultural Use of the Property,
and are owned by, and primarily operated by, the Grantor and other residents of the
Property, with limited outside employees, including, but not limited to, professional
office, home office of salesperson, artist’s studio, arts instruction, bed and breakfast, crafts
production and sales, computer repair, small engine repair, firewood distribution, and
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beauty salon.

4(hh). “Sound Agricultural Practices:” Practices used for on-farm production, prcparation, and
marketing of agricultural commodities that do not cause bodily harm or property damage
on or off the farm, achieve the intended results in an ecologically sound and reasonable
manner, and are in compliance with applicable laws.

4(ii). “Structure:” Any building or object, temporary or permanent, with or without anchors or
foundations, constructed, installed or placed on, over, under or across the Property and
shall include but is not limited to a Residential Dwelling, barn, garage, shed, Renewable
Energy Facility, porch, deck, recreational court and swimming pool. "Structure" is a type
of Improvement.

4(jj). “Telecommunications:” The transmission, receipt, or exchange of information using
technology involving the Property and any other location.

4(kk). The following “Use Areas” are defined for the Easement:
“Split Farmstead Areas:” An area depicted on Exhibit B, consisting of two areas
designated as Parts A and B, that each center on existing farm Structures or future
planned Structures. For the purposes of this Easement, the aggregate of the two Parts
comprises a single Split Farmstead Area. “Resource Protection Areas:” Areas
depicted on Exhibit B which encompass an ecologically sensitive wetland that
contributes to a public water supply and adjacent uplands.
“Farm Area:” The remaining area of the Property, as depicted on Exhibit B of this
Easement.

4(ll). “Viable Agricultural Land:” Land highly suitable for a Farm Operation.

5. Restrictions Applicable to the Property. By this Easement, the Grantor agrees to restrictions that

apply to the entire Property as set forth in this Easement. The Grantor may take some actions without
prior notice or approval as permitted by this Easement and may take other actions only after giving the
Grantee prior notice and/or obtaining the Grantee’s prior permission. No Structures or Improvements
shall be built, expanded, or replaced anywhere on the Property except in compliance with this
Easement. All Structures and Improvements allowed by this Easement may be expanded or replaced
consistent with the restrictions set forth in this Easement and may be reconstructed if damaged, razed
or destroyed. If the Grantor removes or razes any Structure or Improvement and does not build a new
Structure or Improvement in the same location, the Grantor shall stabilize the site with suitable
vegetation.

Use of Property. Except as provided specifically herein, the Property shall be used solely for
Residential, Agricultural, Recreational, Educational, and Forestry Uses. Commercial Uses of the
Property shall be limited to commercial Agricultural Use, commercial Agricultural Tourism,
commercial Recreational Use, commercial Forestry Use, and Rural Enterprises that are compatible
with the Purposes of this Easement. No Institutional Use of the Property is permitted except with
the prior permission of the Grantee. Industrial Uses of the Property are prohibited
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7. Reserved Rights Retained by Grantor.
Grantor reserves all customary rights and privileges of ownership subject to the terms of this
Easement, including the right of exclusive use, possession, and enjoyment of the Property and,

the rights to sell, lease, mortgage, and devise the Property. In addition, Grantor reserves other rights
compatible with the Purposes set forth in Section 2 (“Purposes”) that are not specifically prohibited or
limited by this Easement and which do not unreasonably restrict or regulate Farm Operations in
contravention of the purposes of Article 25-AA of the AML.

Nothing in this Easement relieves Grantor of any obligation with respect to the Property or restriction
on the use of the Property imposed by law, and nothing in this Easement shall require Grantor to take
any action to restore the condition of the Property from damage or change that could not be
reasonably anticipated by Grantor or that is beyond Grantor’s reasonable control and occurs
without Grantor’s fault or negligence, including but not limited to natural disasters such as
earthquakes, hurricanes or floods or to political or social upheavals such as wars or riots.

7(a). Right to Use Property for Agricultural Uses.
Grantor has the right to engage in Agricultural Use of the Property and to use the
Property as a Farm Operation provided that processing, marketing or retailing of Crops,
Livestock and Livestock Products and similar activities involving processed products
associated with crops or livestock are not permitted on the Farm Area. As used in this
Section 7(a), “processing” shall not include boiling maple sap, grinding or mixing of
materials to produce feed for livestock kept on the Property or on other properties
owned or operated by the Grantor, or similar non-industrial activities provided that any
such “processing” shall be conducted on a de minimus portion of the Farm Area. Said
farming practices shall be carried out consistent with the Conservation Plan and
conducted in accordance with Sound Agricultural Practices. Notwithstanding the
foregoing, the Resource Protection Area shall not be used for the production of any
livestock or livestock products except for the placement of apiaries.

7(b). Right to Use Property for Rural Enterprises.
Grantor has the right to operate lawful Rural Enterprises, subject to the limitations set
forth in this Easement, including Section 10 (“Construction of Buildings and Other
Improvements™). Rural Enterprises must be compatible with the Purposes of this
Easement and subordinate to the Agricultural Use of the Property.

7(c). Right to Use Property for Recreational and Educational Uses.
Grantor retains the right to use the Property for Recreational and Educational Uses,
subject to the limitations set forth in this Easement, including Section 10 (“Construction
of Buildings and Other Improvements™). Recreational and Educational Uses must be
compatible with the Purposes of this Easement and subordinate to the Agricultural Use
of the Property.

8. Conservation Plan.
Grantor and Grantee recognize that changes in economic and environmental conditions, in
agricultural technologies, in accepted farm management practices and in the Farm Operations of
Grantor may result in changes in the Agricultural Uses of the Property. It is the intention of this
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Easement to maintain Grantor’s discretion to employ its choices of farm uses and management
practices so long as those uses and practices are conducted in accordance with Sound Agricultural
Practices and in a manner consistent with a Conservation Plan prepared by a qualified conservation
professional or by the local Soil and Water Conservation District in cooperation with the Grantor.
Further, all farm uses and farming practices identified in the Conservation Plan shall be consistent
with the Purposes of this Easement and shall be only those not otherwise specifically prohibited by
this Easement. The Conservation Plan shall identify potential adverse environmental impacts of
agricultural activities, provide for enhancement of the agricultural productivity and economic
viability of the Property and include the prohibition of livestock and livestock products within the
Resource Protection Area contained in Section 7(a) (“Right to Use Property for Agricultural
Uses”). Where the Property is subject to an accepted forestry management plan for Commercial
Forestry pursuant to Section 15(c) (“Forestry™), the forestry management plan will control. The
Conservation Plan shall be updated periodically and whenever the Farm Operation changes
substantially. Upon request, Grantor shall provide a copy of the most current Conservation Plan to
Grantee.

Access.

Nothing contained in this Easement shall give or grant to the public a right to enter upon or to use
the Property or any portion thereof where no such right existed in the public immediately prior to
the execution of this Easement.

Construction of Buildings and Other Improvements.
The Property consists of three (3) Use Areas that are further described in the Baseline
Documentation Report (referenced in Section 23 herein. Two of these Use Areas are identified on
the Easement Map attached hereto as Exhibit B: 1) the Split Farmstead Area and 2) the Resource
Protection Area. A third Use Area, the Farm Area, consists of all land that is not within either of
those two Use Areas. Grantor may undertake construction, erection, installation, removal or
placement of buildings, Structures, or other Improvement to the Property within these areas only as
provided in this Easement and set forth below.

10(a). Impervious Surfaces.
This Easement limits the extent of construction or placement of Impervious Surfaces on the
Property. Subject to the limitations set forth below, Impervious Surfaces may be constructed
or placed on a maximum of five percent (5%) of the Farm Area. There is no limitation on
Impervious Surfaces within any designated Farmstead Area.

10(b). Fences.
Existing fences may be repaired, removed, and replaced, and new fences may be built
anywhere on the Property for purposes of reasonable and customary management of livestock
and wildlife, for safety and general property management, and to prevent trespassing on the
Property. Fencing unrelated to Agricultural Use of the Property may not impair the views of
the Property from public roadways. Additional types of fencing shall require permission of
the Grantee pursuant to Section 19 (“Permission of and Notice to Grantee”).

10(c). Agricultural Structures and Improvements.
Agricultural Structures and Improvements may be placed or constructed on the Property in
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accordance with the provisions of this Section 11(c) and may be repaired, removed, enlarged,
and replaced at their respective locations, subject to the Impervious Surface coverage
limitations set forth in Section 10(a) (“Impervious Surfaces”).

Farmstead Areas: Without permission of Grantee, Agricultural Structures and
Improvements, including accessory roads and parking areas, are permitted within any
designated Farmstead Area.

Resource Protection Area: Structures and Improvements are prohibited within the
Resource Protection Area except for apiaries.

Farm Area: Subject to the Impervious Surface coverage limitations set forth in Section
10(a) (“Impervious Surfaces”), Grantor may place or construct Agricultural Structures and
Improvements on up to two percent (2%) of the Farm Area without permission of Grantee.
However, no building, Structure or Improvements on the Farm Area shall be used in any
manner that is associated with the processing, marketing or retailing of any Crops, Livestock
and Livestock Products and no similar activities involving any processed product associated
with crops or livestock shall be permitted on the Farm Area. As used in this Section 10(c),
“processing” shall not include boiling maple sap, grinding or mixing of materials to
produce feed for livestock kept on the Property or on other properties owned or operated
by the Grantor, or similar non-industrial activities, provided that any such “processing”
shall be conducted on a de minimis portion of the Farm Area. With prior permission of
Grantee pursuant to Section 19 (“Permission of and Notice to Grantee™) herein, Grantor may
place or construct Agricultural Structures and Improvements that cover up to an additional
three percent (3%) of the Farm Area. In the construction or placement of any Impervious
Surfaces within the Farm Area, the Grantor shall use all practical means to minimize the
extent of coverage over or associated impacts to prime soils and soils of statewide
importance. Bridges, culverts, or other means of crossing wet areas may be constructed or
placed subject to obtaining required permits from the New York State Department of
Environmental Conservation, or such other governmental authorities as required by law.
All such Improvements shall be subject to the Impervious Surface coverage limitations
specified in Section 10(a) above.

10(d). Residential Dwellings.
Residential Dwellings may be placed or constructed on the Property in accordance with the
provisions of this Section 10(d). Each such Residential Dwelling may be repaired, removed,
enlarged, and replaced at its respective location. Residential Uses shall be compatible with
the Purposes of this Easement and subordinate to the Agricultural Uses of the Property.

Farmstead Areas: Without permission of Grantee, Residential Dwellings, together with
accessory Structures and Improvements, are permitted within the Farmstead Areas to the
extent allowed below, subject to any applicable local, state, or federal laws and
regulations.

Principal Residence. No more than one (1) single family Principal Residence
shall be permitted on the Property. As of the date of this Easement, there was one (1)
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such residence on the Property. The Principal Residence, built and existing on the date
hereof, shall not be expanded to exceed a Footprint Area of 4,000 square feet and a
Height of 35 feet and no new or replacement Principal Residence shall exceed a Footprint
Area of 4,000 square feet and a Height of 35 feet.

{1 I Y
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Accessory Residences. No more than two (2) detached Accessory Residences shall
be permitted on the Property. As of the date of this Easement, no such residence exists on
the Property. No Accessory Residence shall exceed a Footprint Area of 1,500 square feet
and a Height of 25 feet. No Accessory Residence may be sold separately from the
Principal Residence with which it is associated.

Accessory Apartments. Accessory Apartments may be located within any
permitted Structure. If located within a Residential Dwelling the combined Footprint Area
of the Accessory Apartment and Residential Dwelling shall not exceed the limits in this
Section 10. As of the date of this Easement no Accessory Apartment exists on the Property.
No Accessory Apartment may be sold separately from the Principal Residence with which
it is associated.

Farm Labor Housing. Farm Labor Housing as defined in Section 4, is permitted
provided that detached Farm Labor Housing units do not exceed a Footprint Area of
1,500 square feet each and a Height of 25 feet. No Farm Labor Housing unit may be
sold separately from the Principal Residence with which it is associated. As of the date
of this Easement, no Farm Labor Housing units exist on the Property.

Resource Protection Area: Residential Dwellings, including those for Farm Labor Housing,
are prohibited within the Resource Protection Area

Farm Area: Subject to the Impervious Surface coverage limitations set forth in Section
10(a) (“Impervious Surfaces™), and with the prior permission of Grantee pursuant to Section
19 (“Permission of and Notice to Grantee™), Grantor may place or construct Residential
Dwellings to be used exclusively for Farm Labor Housing on up to one-quarter of one
percent (0.25%) of the Farm Area if proven to Grantee’s satisfaction that it is necessary to
locate such housing in the Farm Area in order to conduct Farm Operations. Any such
Farm Labor Housing Unit may be placed on footings or slabs, but not on excavated
foundations. No detached Farm Labor Housing Unit shall be built or expanded to exceed
a Footprint Area of 1,500 square feet and a Height of 25 feet each. The land on which
these Residential Dwellings, Structures and Improvements stand shall not be subdivided.
Residential Dwellings shall be consistent with the Purpose of this Easement and
subordinate to the Agricultural Uses of the Property.

10(e). Rural Enterprises.
Structures and Improvements associated with Rural Enterprises may only be established
within the Split Farmstead Area unless otherwise permitted in this Section 10 (“Construction
of Buildings and Other Improvements™). Structures and Improvements related to Agricultural
Tourism are permitted only within the Farmstead Areas. Activities related to Agricultural
Tourism are permitted in the Farm Areas. In all cases, such uses and any necessary Structures
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or Improvements, shall be compatible with the Purposes of this Easement and subordinate to
the Agricultural Use of the Property. Enterprises that market non-agricultural petroleum or
chemical products or involve handling of hazardous substances (such as a junkyard or gas
station), are prohibited unless such activities are an integral part of the Farm Operation. The
land on which these Structures and Improvements stand shall not be subdivided.

10(f). Structures and Improvements associated with Recreational and Educational Uses.
Structures and Improvements associated with Recreational and Educational Uses are permitted
on the Property in accordance with the provisions of this Section 10(f), and subject to the
Impervious Surface coverage limitations set forth in Section 10(a) (“Impervious Surfaces™), so
long as such Structures and Improvements are consistent with the Purposes of this Easement
and subordinate to the Agricultural Use of the Property. No Structures or Improvements
associated with Recreational or Educational Uses shall impair in any way the Agricultural Use
of the Farm Area. Structures and Improvements may be repaired, removed, enlarged and
replaced at their respective locations subject to the Impervious Surface coverage limitations
set forth in Section 10(a) (“Impervious Surfaces”).

Farmstead Areas: Without permission of Grantee, Structures and Improvements associated
with Recreational and Educational Uses are permitted within any designated Farmstead
Area.

Resource Protection Area: With prior permission of Grantee, Grantor may place or
construct boardwalks and blinds for Recreational and Educational Uses. All other Structures
and Improvements associated with Recreational and Educational Uses are prohibited in the
Resource Protection Area.

Farm Area: Without permission of Grantee, Grantor may place or construct Structures
and Improvements associated with commercial and non-commercial Recreational Uses
with a maximum aggregate Footprint Area of one thousand (1,000) square feet .
Permission of Grantee is required for Structures and Improvements associated with
Recreational and Educational Uses that exceed an aggregate footprint of one thousand
(1,000) square feet. All Structures and Improvements associated with Recreational and
Educational Uses shall be subject to the Impervious Surface coverage limitations set forth in
Section 10(a) (“Impervious Surfaces™) and shall be sited in a manner that minimizes impacts
to prime soils and soils of statewide importance.

10(g). Cabins.
A total of two (2) Cabins used for short term rentals and personal use are permitted on the
Property. Without permission of Grantee, Grantor may place and construct Cabins in the
Farmstead Area. With prior permission of the Grantor pursuant to Section 19 (“Permission
of and Notice to Grantee™) Cabins may be located in the Farm Area, provided that the
locations are subordinate to Agricultural Use and vehicular access is limited to agricultural
vehicles, all-terrain-vehicles, or similar personal off-road vehicles. Construction of parking
areas at Cabins in the Farm Area is prohibited. No Cabin shall exceed a Footprint Area of
500 square feet and a Height of 20 feet. Cabins may be placed on footings or slabs, but not
on excavated foundations. Cabins are prohibited within the Resource Protection Area. The

Page 16 of 53



PRLE - LT T

L N

Cabins and all associated Structures and Improvements shall be subject to the Impervious
Surface coverage limitations set forth in Section 10(a) (“Impervious Surfaces”).

10(h). Utility Services and Septic Systems.

Wires, lines, pipes, cables, tanks, or other facilities providing electrical, gas, water, sewer,
sanitary sewer, septic, communications, or other like services to or from the improvements
permitted in this Easement may be installed, maintained, repaired, removed, relocated and
replaced for such purposes. All such services and systems shall be compatible with the
Purposes of this Easement, subordinate to the Agricultural Use of the Property and sited in a
manner that minimizes the impact to prime soils or soils of statewide importance.

10(i). Structures and Improvements associated with Renewable Energy and

Telecommunications.
With permission from the Grantee pursuant to Section 19 (“Permission of and Notice to
Grantee™), Renewable Energy Facilities for non-Commercial Use principally to serve
Structures permitted on the Property may be built pursuant to this Section 10(h). Grantor
shall comply with any applicable New York State Department of Agriculture and Markets
guidelines regarding agricultural impact avoidance, mitigation and remediation. Grantor
shall provide to Grantee the Footprint Area, design, location, size, Height and output of any
such facilities and such Structures shall comply with federal, state and local laws. Excess
energy generated above that required for use on the Property, may be sold to an electrical
supplier in compliance with federal, state and local laws. Wireless Telecommunications
towers or associated antennas are prohibited, except that no more than one (1) New York
State Mesonet weather station or similar Telecommunications Structure may be installed on
the Property for the sole purpose of providing data collection and communications services
for research or scientific purposes.

Farmstead Areas: With prior permission of Grantee, all Structures and Improvements
associated with Renewable Energy generation, including access roads and other accessory
Improvements, may be built within any designated Farmstead Area. Such facilities shall
be subordinate to the Agricultural and Residential Uses of the Property.

Resource Protection Area: Renewable Energy Structures and Improvements are
prohibited within the Resource Protection Area.

Farm Areas: Subject to the Impervious Surface coverage limitations set forth in Section
10(a) (“Impervious Surfaces™), with the prior permission from the Grantee pursuant to
Section 19 (“Permission of and Notice to Grantee™), facilities for the generation of energy
from renewable resources for non-Commercial Use, principally on the Property may be
constructed or placed in the Farm Area. Such facilities may include access roads and
other accessory Improvements. Renewable Energy improvements must be compatible
with the Purposes of this Easement and must be subordinate to the Agricultural Use of the
Property. They must also be sited in a manner that minimizes impacts to prime
agricultural soils and soils of statewide importance as well as impacts to scenic views
from public vantage points. Grantee may impose conditions in its approval of such
facilities to ensure compliance with these requirements. Such conditions may include
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posting a bond. Any such Structures and Improvements are permitted only if the activity
is limited and localized in impact, affecting no more than two percent (2%) of the Farm
Area at one time. Such facilities shall be subordinate to the Agricultural Uses of the
Property. Any such Structure or Improvement may be enlarged or relocated with
permission of the Grantee.

Maintenance and Improvement of Water Sources.
Grantor may use, maintain, establish, construct, and improve water sources, water courses and water
bodies within the Property for the uses permitted by this Easement. Grantor may alter the natural flow
of water over the Property in order to improve drainage of agricultural soils, reduce soil erosion and/or
flooding, provide irrigation for the Property, and improve the agricultural and forest management
potential of the Property. Such alteration must be consistent with the Conservation Plan and
compatible with the Purposes of this Easement, must be conducted in accordance with Sound
Agricultural Practices, and must be carried out in accordance with applicable local, state and federal
laws and regulations. Grantor may maintain berms, dams, water control Structures, and drainage ways
existing at the time of this Easement as documented in the Baseline Documentation Report described
in Section 23 below. No change to any existing ponds, streams or wetlands, and no construction or
alteration of any Structure or Improvement (including septic disposal systems) for non-Agricultural
Uses shall be permitted within 100 feet of any existing pond, stream, or wetland, except with
permission of the Grantee pursuant to Section 19 (“Permission of and Notice to Grantee”).

12. Water Rights.

13.

14.

to

15.

Grantor may use any appurtenant water rights sufficient to maintain the agricultural productivity of the
Property in accordance with applicable local, state, and federal laws and regulations. Grantor shall not
transfer, encumber, lease, sell or otherwise sever such water rights from title to the Property itself.

Subdivision.

The Property is currently comprised of one (1) tax map parcel owned by Grantor.

There shall be no subdivision of the Property into parcels or lots for the purpose of conveyance into
separate ownership.

Boundary Line Adjustments. Pursuant to IRS Notice 2023-30, Grantor and the Grantee agree that
boundary line adjustments to the real property subject to the restrictions may be made only pursuant
a judicial proceeding to resolve a bona fide dispute regarding a boundary line’s location.

Clearing of Trees and Vegetation. All clearing of trees and vegetation shall be conducted in

conformity with sound land and forest management practices to minimize erosion and adverse impacts
on natural resources. There shall be no removal, destruction or cutting of mature live trees on the Property
with a trunk diameter at breast height of eight inches or more, except as follows:

15(a) Clearing without Prior Permission. Without prior permission of the Grantee,
trees and vegetation may be removed (1) in association with the harvesting and management of
Christmas trees produced within the Farm Area; (2) within any designated Farmstead Area (3)
as needed to facilitate Agricultural Use in the Farm Area; (4) which endanger public safety, are
diseased, damaged or fallen; (5) which need to be cleared to ensure the health of other trees; (6)
in connection with the construction of permitted Structures, parking areas, and other
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Improvements to the minimum extent necessary, provided that such clearings do not exceed three
acres; (7) to construct and/or maintain walking or hiking trails; (8) to maintain and manage
habitat areas; (9) to enhance the overall diversity of native plant species; (10) to provide control
of Invasive Species; (11) to support the ecological health and biodiversity of the Property; and
(12) to maintain the scenic and natural character of the Property, in compliance with the
restrictions set forth below in this Section 15.

15(b) Clearing with Prior Permission. With the prior permission of the Grantee
pursuant to Section 19, trees may be removed (1) to clear-cut areas of the Property to create open
land for agriculture, habitat management, shooting fields, and views; (2) to clear more than three
acres for permitted Structures and Improvements; and (3) as otherwise permitted by the Grantee
pursuant to Section 19 (“Permission of and Notice to Grantee™). Clearing of trees is prohibited
in the Resource Protection Area. In the event that a natural disaster or other event outside of
Grantor’s control results in the creation of new open spaces in the Resource Protection Area,
such open spaces shall not be maintained in an open condition, but rather shall be permitted to
revegetate naturally or otherwise in a manner approved by Grantee pursuant to Section 19
(“Permission of and Notice to Grantee™).

15(c) Forestry. With the prior permission of Grantee pursuant to Section 19
(“Permission of and Notice to Grantee™), Forestry Uses may be conducted if in conformity with
accepted silvicultural practices and sound land and forest management practices to minimize
erosion and adverse effects on natural resources. Commercial Forestry shall be conducted in
accordance with a forestry management plan approved by the Conservancy, except that for
properties under the NYS 480-a program, noted below, the Conservancy shall only require notice,
pursuant to Section 19 (“Permission of and Notice to Grantee”)., and a copy of the plan required
New York State for its files. Such management plan shall conform to: (1) accepted New York
State Department of Environmental Conservation sustainable forestry guidelines; (2) any
applicable guidelines of the Natural Resource Conservation Service of the United States
Department of Agriculture (or successor governmental departments or agencies), and (3) (if
applicable), logging guidelines set forth in Section 480-a of the New York State Real Property
Tax Law (or other applicable state forestry tax programs). Forestry Uses shall be prohibited in
the Resource Protection Area unless the Property is enrolled in the NYS 480-a program and
complies with all requirements in this Section 15(c).

1. Mining, Transmission Lines, Pipelines and Landfills.
There shall be no surface or subsurface mining or quarrying on the Property. However, in
compliance with Section 170(h)(5)(B)(1) of the Internal Revenue Code and Section 1.170A-
14(g)(4) of the Treasury Regulations, as amended, Grantor may utilize sand and gravel located on
the Property, provided that (a) the sand and gravel is used only on the Property, (b) such use has a
limited, localized impact on the Property, and is not irremediably destructive of the Purposes of the
Easement contained in Section 2, (¢) production facilities are concealed or compatible with existing
topography and landscape, (d) the cumulative total land area disturbed to obtain the sand and
gravel is no more than 1.5 acres, (e) any surface alteration is restored to its original state unless
Grantee approves a restoration plan that further advances the Property’s conservation Purposes,
and (f) Grantor and its assigns, agents and lessees comply with any applicable New York State
Department of Agriculture and Markets guidelines regarding agricultural impact avoidance,
mitigation and remediation. There shall be no placement of high-voltage transmission lines,
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18.

19.

pipelines, landfills or other land uses detrimental to the scenic character or ecosystems of the
Property, except for facilities or activities that are duly authorized under the Federal Natural Gas
Act (15 U.S.C. Sections 717-717w) pursuant to ECL 49-0305(3)(b) and any other applicable
federal and state laws. The preceding sentence shall not prevent the installation and maintenance of
local utility distribution lines.

Road Construction.

Subject to the Impervious Surface coverage limitations set forth in Section 11(a) (“Impervious
Surfaces), Grantor may construct, maintain and repair roads to provide access to and parking for
permitted buildings, improvements, and activities. Roads constructed in the Farm Area shall be
located in a manner that minimizes impacts to prime soils and soils of statewide importance. No
driveways or roads, except for farm roads, shall be constructed or improved that traverse the Property
to gain access to neighboring lands not protected by this Easement, except with the permission of the
Grantee pursuant to Section 19 (“Permission of and Notice to Grantee™). Such permission, if granted,
shall be limited to access exclusively for Agricultural Use of the neighboring lands.

Dumping and Trash.

The dumping, land filling, burial, application, injection, or accumulation of any kind of garbage,
trash or debris on the Property is prohibited, other than agriculturally -related waste or
biodegradable material as described below. Without permission of Grantee, Grantor may (i) store,
compost, apply or inject agriculturally-related waste or biodegradable material; (ii) store old farm
equipment to be used for parts; (iii) temporarily store trash and household waste in receptacles for
periodic off-site disposal and (iv) compost or re-use biodegradable materials generated off the
Property for use on the Property or for commercial use or sale. All such activities shall be
conducted in accordance with Sound Agricultural Practices and in a manner consistent with the
Conservation Plan and all applicable local, state or federal laws and regulations. Notwithstanding
the foregoing, the storage and treatment of sewage associated with permitted Uses and Structures
on the Property is allowed by this Easement.

Permission of and Notice to Grantee.

Prior written permission of and/or notice to the Grantee is required for certain actions as
specifically set forth in this Easement. To request written permission of the Grantee and/or to
provide notice, the Grantor shall submit plans and a description of the proposal in accordance with
Section 37 (“Notices™). Such submission shall contain sufficient information to enable the Grantee to
make an informed determination as to whether the proposal is permitted by and consistent with the
Purposes and restrictions of this Easement. The Grantor shall reimburse the Grantee for reasonable
costs incurred in connection with review of any proposals for which Grantee’s permission is required.
The Grantee may waive review of any Structure, Improvement or alteration permitted by the
Easement which it deems to have no or an insubstantial impact on the Purpose and provisions of the
Easement.

19(a). Standards and Timetable for the Grantee's Permission.
Where the Grantee's written permission is required, the Grantee shall grant or withhold its
permission in writing within 35 days of receipt of the Grantor’s request for permission
accompanied by plans and other materials the Grantee deems sufficient for its review. The
Grantee may withhold permission only upon a reasonable determination by the Grantee that the
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Grantor’s proposal would be inconsistent with the Purposes or specific provisions of this
Easement. The Grantee may grant its permission subject to reasonable conditions which must
be satisfied. The actual clearing of land and the completed Structure, Improvement or alteration
shall conform in all material respects to the proposal that receives the permission of the Grantee.

19(b). Standards and Timetable for the Giving Notice to Grantee.
Where only prior notice is required, the Grantor shall give the Grantee at least 35 days' prior
written notice before commencement of site preparation, construction, expansion, excavation,
replacement, relocation or removal of any Structure, Improvement, or any significant landscape
alteration. Prior to commencing any activity requiring prior notice, the Grantor shall submit
sufficient information to enable the Grantee to make an informed determination as to whether
such Structures or Improvements are permitted by and consistent with the Purposes and
restrictions of this Easement. Such information may include, but is not limited to, survey
information, site plans, and/or physically marking the boundaries of the proposed Structure or
Improvement. If Grantee determines that an activity requiring prior notice does not meet the
standards of this Section 19, it shall promptly notify Grantor of such determination.

20. Ongoing Responsibilities of Grantor and Grantee.
Other than as specified herein, this Easement is not intended to impose any legal or other
responsibility on Grantee, or in any way to affect any obligations of Grantor as owner of the Property,
including, but not limited to, the following:

20(a). Taxes.
Grantor shall be solely responsible for payment of all taxes and assessments levied against the
Property.

20(b). Upkeep and Maintenance.
Grantor shall be solely responsible for the upkeep and maintenance of the Property, to the
extent required by law and this Easement. Grantee shall have no obligation for the upkeep or
maintenance of the Property.

20(c). Liability and Indemnification.
Grantee has no affirmative obligations whatsoever, express or implied, relating to the use,
maintenance, management or operation of the Property. Grantee’s exercise of, or failure to
exercise, any right conferred by this Easement shall not be deemed to be management or
control of the activities of the Property. Grantee shall not be responsible for injury, damage,
or death to persons or property or other harm in connection with the Grantee’s
administration and/or enforcement of this Easement or otherwise, provided that the
foregoing shall not absolve Grantee of any liability it might otherwise have, independently
of this Easement, for wrongfully and directly, without the participation or consent of the
Grantor, causing any dangerous condition o arise on the Property. Except in the last
described instance, Grantor agrees to indemnify and hold Grantee harmless from any and
all costs, claims, or liability, including but not limited to reasonable attorneys’ fees arising
from any personal injury, accidents, negligence, or damager related to the Property, or any
claims thereof, unless due to the negligence of Grantee, or its agents, in which case liability
shall be apportioned accordingly. Grantor further agrees to indemnify and hold Grantee and
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the State of New York, Department of Agriculture and Markets harmless from and against
any and all costs, claims, expenses, fines penalties, assessments or citations, personal injury
or death, and the like arising from or out of the existence (actual or alleged) of any and all
environmentally hazardous or toxic substances or materials whatsoever on or under the
Property. Grantee shall have no liability to Grantor or any other Owner for Grantee’s acts
taken in good faith in connection with the administration of this Easement.

Grantor shall indemnify and hold harmless the Grantee and the New York State Department
of Agriculture and Markets, and their employees, agents, and assigns from any and all
liabilities, claims, demands, losses, expenses, damages, fines, fees, penalties, suits,
proceedings, actions and costs of actions, sanctions asserted by or on behalf of any person
or governmental authority, and for other liabilities (whether legal or equitable in nature,
including, without limitation, court costs, and reasonable attorneys’ fees and attorneys’ fees
on appeal) to which the Grantee and the Department of Agriculture and Markets may be
subject or incur relating to the Property, which may arise from, but are not limited to, any
personal injury, accidents, negligence or damage, Grantor’s ownership of the Property,
Grantor’s breach of any representation, warranty, covenant, agreements contained in this
Easement, or Grantor’s violations of any Federal, State, or local laws, including all
Environmental Laws, unless due to the negligence of the Grantee and the Department of
Agriculture and Markets or their agents, in which case liability shall be apportioned
accordingly. Grantor further agrees to indemnify and hold harmless the Grantee and the
Department of Agriculture and Markets or their employees, agents, and assigns, from and
against any and all claims, costs, expenses, fines, penalties, assessments, citations, personal
injury or death, and the like arising from or out of the existence (actual or alleged) of any
and all environmentally hazardous or toxic substances or materials whatsoever on or under
the Property. The Grantee and the Department of Agriculture and Markets shall have no
liability to Grantor or any other Owner for acts of the Grantee and the Department of
Agriculture and Markets or their, taken in good faith in connection with the exercise of their
rights under this Easement.

21. State as Intervenor and Mediator Regarding Interpretation of Selected Definitions and Terms

and Selected Implementation of Provisions.
Consistent with the policy of this state as contained in Section 4 of Article 14 of the New York
State Constitution and as (i) articulated in Section 300 of Article 25-AA of the AML, and (ii)
demonstrated by the New York State share of the consideration paid for this Easement as
authorized by Section 325 of Article 25-AAA of the AML, the New York State Department of
Agriculture and Markets shall perpetually retain the right to intervene on any of the matters listed
below provided any such intervention or mediation shall also be specifically limited as set forth
below:

(i.)  advise the Grantor and Grantee of the State’s interpretation of the following specific
terms and definitions contained in and as used throughout this Easement —

Agricultural Use,

Conservation Plan,

Crops, Livestock and Livestock Products,

Farm Labor Housing,

Farm Operation,

o po TP
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f. Sound Agricultural Practices, and
g. Viable Agricultural Land;
(ii.)  advise the Grantor and Grantee of the State’s interpretation of the Purpose of this
Easement; and
(iii.)  advise the Grantor and Grantee of the State’s interpretation of the Grantee’s proposed or
demonstrated administration of the provisions of this Easement that the Department
would deem as unreasonably restrictive on the Farm Operation on this Property so as to
be in contravention of the purposes of Article 25-AA of the AML.
Any such intervention by the Department shall be offered and intended to serve as non-binding
advice to the Grantor and Grantee in an effort to avoid potential violations of this Easement that
would have arisen from either party’s misinterpretation of any specific item noted above.

Furthermore, if a dispute arises between the Grantor and the Grantee concerning the consistency of
any proposed use or activity with the Purposes of this Easement or any of the specific provisions
contained herein, and Grantor agrees not to proceed with the use or activity pending resolution of
the dispute, either party may request a meeting between the parties and the New York State
Department of Agriculture and Markets for mediation. Within ten (10) days of such request,
Grantor and Grantee shall schedule a meeting with the New York State Department of Agriculture
and Markets, which will recommend potential resolutions of the dispute.

Notwithstanding anything in Section 3 (“Implementation”), nothing in this clause shall preempt or
prohibit the Grantor or the Grantee from requesting mediation pursuant to Section 27 (“Dispute
Resolution”) or to otherwise diminish Grantee’s rights under Section 25 (“Enforcement”).

22. Extinguishment of Development Rights.
Except as otherwise reserved to the Grantor in this Easement, all non-agricultural development rights
appurtenant to the Property are hereby released, terminated and extinguished, and may not be used on
or transferred to any portion of the Property as it now or hereafter may be bounded or described, or to
any other property adjacent or otherwise, or used for the purpose of calculating permissible lot yield of
the Property or any other property.

23. Baseline Documentation.
By its execution of this Easement, Grantee acknowledges that the present uses of, and related
Structures and Improvements on the Property are permitted by this Easement. To evidence the
present condition of the Property so as to facilitate future monitoring and enforcement of this
Easement, a Baseline Documentation Report (the “Report”), including relevant maps and
photographs, describing such condition at the date hereof, has been prepared and subscribed by
both parties. A copy thereof has been delivered to Grantor and a copy will be kept on file with
Grantee. The Report may be used by Grantee to establish that a change in the use or character of the
Property has occurred, but its existence shall not preclude the use by Grantee of other evidence to
establish the condition of the Property as of the date of this Easement.

24. Right of Inspection.
Grantee shall have the right to enter upon the Property with forty-eight (48) hours advance notice to
Grantor for the purpose of inspecting for compliance with the terms of this Easement. Such

inspection shall be conducted between the hours of 9 a.m. and 7 p.m. on a weekday that is not
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a legal holiday recognized by the State of New York or at a date and time that is mutually
agreeable to the Grantee and Grantor. In the instance of a violation or suspected violation of
the terms of this Easement which has caused or threatens to cause irreparable harm to any of
the agricultural or other resources this Easement is designed to protect, no such advance notice

is required. Representatives of the New York State Department of Agriculture and Markets and the

County, pursuant to Section 26 (“Third Party Enforcement Right of the County of Dutchess”), shall
have the same right of inspection.

25, Enforcement.

26.

If Grantee determines that a violation of this Easement has occurred, Grantee shall so notify Grantor,
giving Grantor thirty (30) days to cure the violation. Notwithstanding the foregoing, where Grantee in
Grantee's sole discretion determines that an ongoing or threatened violation could irreversibly
diminish or impair the Purposes of this Easement, Grantee may bring an action to enjoin the violation.

Grantee shall also be entitled to seek the following remedies in the event of a violation: 1) money
damages, including damages for the loss of the resources protected under the Purposes of this
Easement; and 2) restoration of the Property to its condition existing prior to such violation.

Said remedies shall be cumulative and shall be in addition to all remedies now or hereafter existing
at law or in equity. In any case where a court finds that a violation has occurred, Grantor shall
reimburse Grantee for all its expenses incurred in stopping and correcting the violation, including,
but not limited to, reasonable attorneys’ fees. The failure of Grantee to discover a violation or to
take immediate legal action shall not bar Grantee from doing so later. In any case where a court
finds no violation has occurred, each party shall bear its own costs.

Nothing in this Easement relieves Grantor of any obligation with respect to the Property or restriction
on the use of the Property imposed by law. Nothing in this Easement shall require Grantor to take any
action to restore the condition of the Property from damage or change that could not be reasonably
anticipated by Grantor or that is beyond Grantor’s reasonable control and which occurs without
Grantor’s fault or negligence, including but not limited to natural disasters such as earthquakes,
hurricanes or floods or political or social upheavals such as wars or riots.

Third Party Enforcement Right of the County of Dutchess.

The County of Dutchess (the “County”), a New York municipal corporation having an office and a
mailing address at 22 Market Street, Poughkeepsie, New York, 12601, and its successor agency
shall have the right to enforce a material violation of this Easement subject to the following
provisions.

26(a). Prior to commencing an enforcement action, the County must first notify Grantee and
Grantor, give Grantee thirty (30) days to take appropriate action, including commencing an
enforcement action, and give Grantor thirty (30) days from the receipt of such notice to cure the
violation.

26(b). If the County determines that Grantor is diligently proceeding to cure the violation or, if
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not, that Grantee is taking appropriate action and/or diligently prosecuting an enforcement
action in good faith, it shall not have a right to take legal action for the same violation of this
Easement unless pursuant to a written request by Grantee.

26(c). In any case, where a court finds that a violation has occurred, Grantor shall reimburse the
County for all its expenses incurred in stopping and correcting the violation, including, but not
limited to, reasonable attorneys’ fees. In any case where a court finds no violation has occurred,
each party shall bear its own costs.

Nothing in this clause shall diminish the Grantee’s rights under Section 25 (“Enforcement”) or
this Section 26 (“Third Party Enforcement Right of the County of Dutchess™).

27. Dispute Resolution.

28.

If a dispute arises between the Grantor and the Grantee concerning the consistency of any proposed
use or activity with the Purposes of this Easement or any of the specific provisions contained
herein, and Grantor agrees not to proceed with the use or activity pending resolution of the dispute,
either party may request a meeting between the parties or refer the dispute to mediation by written
request. Within twenty (20) days of such request, Grantee shall schedule a meeting or the parties
shall select a single trained and impartial mediator knowledgeable about production agriculture to
recommend potential resolutions of the dispute. The actual total cost of the mediator and any
reimbursable expenses of the mediator shall be divided equally between the Grantor and Grantee.
For all other associated expenses (such as legal fees and witness costs), each party shall pay its own
costs.

As an alternative to the mediation described above or as an initial step prior to initiating the
mediation described above, either party may request mediation pursuant to Section 21 (“State as
Intervenor and Mediator Regarding Interpretation of Selected Definitions and Implementation of
Provisions”). However, any mediation conducted subject to Section 21 shall not prevent the
mediation allowed under this Section 27. Furthermore, nothing in this clause shall diminish
Grantee’s rights under Section 25 (“Enforcement”) or the rights of the County of Dutchess under
Section 26 (“Third Party Enforcement Right of the County of Dutchess™).

Assignment of Easement.

Grantee shall have the right to transfer this Easement to any private non-governmental organization or
public agency that, at the time of transfer is a “public body” or a “not-for-profit conservation
organization” as defined by Article 49 of the ECL and that is a “qualified organization” under
Section 170(h) of the Code, including a soil and water conservation district board pursuant to Section
9 (4-a) of the Soil and Water Conservation Districts Law, provided the transferee expressly agrees to
assume the responsibility imposed on Grantee by this Easement. If Grantee ceases to exist or qualify
under Article 49 of the ECL and Section 170(h) of the Code, a court of competent jurisdiction shall
transfer this Easement to another qualified organization having similar purposes that agrees to assume
the responsibilities imposed by this Easement. Grantor and the New York State Department of
Agriculture and Markets must be notified in writing in advance of any such transfer. The Department
of Agriculture and Markets or its successor agency, if any, must approve the choice of any new non-
governmental organization or public agency designated as “Grantee.”
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29. Sale, Transfer and Subdivision of Property.

29(a). Required Language in Future Deeds, Mortgages and Leases. Any subsequent
conveyance, including, without limitation, transfer, lease or mortgage of the Property, or any
portion thereof, shall be subject to this Easement, and any deed or other instrument evidencing
or effecting such conveyance shall contain language substantially as follows: "This
[conveyance, lease, mortgage, easement, etc.] is subject to a Conservation Easement which
runs with the land and which was granted to Dutchess Land Conservancy, Inc. on

_(month/day/year) , and recorded in the Dutchess County Clerk’s Office on at
Document # ." The failure to include such language shall not affect the Vahdlty or
applicability of this E Easement

29(b). Notice and Effect of Boundary Line Adjustment. Prior to any permitted boundary
line adjustment of the Property into parcels of land having differing ownership, the conveying
Owner or Owners shall give notice of such conveyance to the Grantee. After any such
boundary line adjustment, this Easement shall continue to encumber the land conveyed.
References in this Easement to the Property, or to the Owner or Owners or Grantors, shall be
deemed to refer to the Owner or Owners of each such parcel conveyed, and no Owner or
Owners of any parcel shall have any responsibility or liability to the Grantee for any violation
of this Easement which may occur on any other portion of the Property. In the event that an
Owner of a subdivided parcel requests an amendment of this Easement, and the Grantee agrees
to such amendment, the amendment shall affect only the parcel of land for which the request
was made and shall have no effect on any other land protected by this Easement.

29(c). Allocation of Permitted Structures. In the event that a boundary line adjustment
occurs pursuant to Section 13 (“Subdivision”), in any deed of conveyance of a portion of the
Property to an adjacent landowner, the Grantor shall, if appropriate, allocate to the portion
being conveyed the right to build a specified square footage of Structures or Improvements
(including Impervious Surfaces) whose total number or square footage is limited by this
Easement. If such deed fails to so allocate, then no right to build shall be allocated to the
portion conveyed. In no event shall there be allocated to the portion being conveyed a greater
number or square footage of Structures or Improvements than that allowed on the portion of the
Property owned by such Grantor immediately prior to such conveyance. Any such conveyance
of any portion in the Property shall, if applicable, also include a provision allocating permitted
Structures and Footprint Area in the deed of conveyance. Such provision shall be approved by
the Grantee pursuant to Section 19 (“Permission of and Notice to Grantee™).

29(d). Transfer Fee. At such time as all or any portion of the title to the Property is conveyed
and before title is passed, the buyer shall be required to pay a transfer fee to the Grantee in an
amount as shall be determined from time to time by the Grantee's Board of Directors, but which
shall not exceed an amount equal to one hundred dollars ($100.00) increased (to allow for
inflation) at a compound rate of 3% per annum for the years elapsed since the date of this
Easement. This fee is required in recognition of the Grantee's continuing obligation to monitor
and enforce this Easement, to devote staff time to updating Grantee’s records and monitoring
program, to introduce new Owners to the Purposes and provisions of this Easement, to perform
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its other Grantee responsibilities required under the Easement in connection with a transfer of
ownership, and to otherwise further the Grantee’s mission. The purpose of this fee is to benefit
the community, the Property, and the Owners of the Property by ensuring continuity in the
administration of this Easement. The Grantor agrees to incorporate this transfer fee requirement
in the terms of any agreement of sale for any portion of the Property and to familiarize the
buyer with such terms prior to the sale.

29(e). Easement Binding on Future Owners and Others. The provisions of this Easement
shall run with the land and shall be binding on each Owner and any party entitled to possession
or use of the Property while such party is entitled to possession or use thereof. As used in this
Section, the term “Owner” shall include the Owner of any beneficial equity interest in the
Property. The preceding sentence shall not impose personal liability on any such beneficial
Owner except to the extent such beneficial Owner has personal liability with respect to the
Property under the instrument creating such equity interest and under applicable law.

29(f). Discharge of Owner Upon Transfer. In the event any Owner transfers fee ownership
of all or any portion of the Property, such Owner shall be discharged from all obligations and
liabilities under this Easement with respect to such portion transferred, except for acts or
omissions which occurred during such Owner's period of ownership.

30. Amendment of Easement.

This Easement may be amended only with the written permission of Grantee and the then current
Owner of the Property and with the approval of the New York State Department of Agriculture and
Markets. Any such amendment shall be consistent with and have a neutral or positive effect on the
Purposes of this Easement and shall comply with the ECL or any regulations promulgated thereunder.
Such amendment shall not unreasonably restrict or regulate Farm Operations in contravention
of the purposes of Article 25-AA of the AML or such successor law as enacted or amended. In
order to approve an amendment, the Grantee must make written findings that the proposed
amendment: () is consistent with the Purposes of this Easement and will have a positive or neutral
effect on those Purposes; (b) is consistent with the Grantee’s mission as a not-for-profit conservation
organization; (c) complies with all specific provisions of this Easement other than those being
amended; (d) does not affect the perpetual existence and validity of this Easement; and (e) will not
result in private inurement or impermissible private benefit. The Grantee shall have no obligation to
amend this Easement and any such amendment to this Easement shall be at the discretion of the
Grantee. The Grantee may establish such requirements for the submission of plans and other
documentation as it deems necessary to make an informed decision. Subject to the foregoing,
amendments may include changes necessary to effectuate this Easement in response to effects caused
by global warming and climate change. Any such amendment to this Easement shall be duly recorded.

31. Judicial Extinguishment of Easement.

Pursuant to IRS Notice 2023-30, Grantor and Grantee agree that if a subsequent unexpected change in
conditions surrounding the Property renders impossible or impractical the continued use of the Property
for conservation purposes, the conservation purpose can nonetheless be treated as protected in
perpetuity if (1) the restrictions are extinguished by judicial proceeding and (2) all of Grantee’s
portion of the proceeds (as determined below) from a subsequent sale or exchange of the Property
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are used by the Grantee in a manner consistent with the conservation purposes of the original
contribution.

31(a) Consideration of Future Circumstances. In granting this Easement the Grantors have
fully and carefully considered the possibility that a use of the Property that is expressly
prohibited, or prohibited because it is inconsistent with the Purposes of this Easement, may be
more economically valuable than permitted uses, or that neighboring properties may allow uses
that are not permitted hereunder. It is the intent of both Grantors and Grantee that if such a
situation occurs, it shall not justify the termination or extinguishment of this Easement pursuant
to this Section 31. In addition, Grantors’ inability or difficulty in carrying on any or all of the
permitted uses, or the unprofitability of doing so, shall not affect the validity or enforceability of
this Easement or be considered grounds for its termination or extinguishment.

31(b). Eminent Domain. If condemnation by exercise of the power of eminent domain makes it
impossible to continue use of all or such portion of the Property for the Purpose of this Easement
as described in Section 2 (“Purposes”) herein, the restrictions may be extinguished as to any such
portion so condemned by judicial proceeding. Upon any subsequent sale, exchange or
involuntary conversion by the Grantor, Grantee shall be entitled to a portion of the proceeds from
any subsequent sale or other disposition of the Property, or title insurance proceeds, in accordance
with Section 32 (“Proceeds™) herein.

31(c). Grantee’s Right to Proceeds. In the event that Grantor retains the Property subsequent
to any such extinguishment or partial extinguishment, Grantee shall be entitled to receive from
Grantor an amount equal to the fair market value of the Property or a portion of the Property as
to which the extinguishment applies times the percentage determined under Section 32.

31(d) Judicial Extinguishment Initiated by Landowner. If this Easement is extinguished
pursuant to a judicial proceeding initiated by the Grantors or their successors, Grantors shall
pay to Grantee the greater of the amount specified in Section 31(c) and the fair market value of
the Easement on the date of judicial extinguishment, as determined by independent appraisal.
The cost of such appraisal shall be divided equally between the Grantors and the

Grantee. Grantee may, in its sole discretion, waive the provisions of this Section 31(d) and
value its proportionate share under Section 31(c). Grantee agrees to devote the proceeds it
receives in a manner consistent with the Purposes of this Easement.

32. Proceeds.

The grant of this Easement gives rise to a property right, immediately vested in Grantee, which
property right has a monetary value in the event of an extinguishment, partial extinguishment, sale or
other disposition of the Property as contemplated in Section 31 (“Judicial Extinguishment of
Easement”). That monetary value is determined as follows: multiply (a) times (b), where —

(@) = the Grantee’s Proportionate Share, and

(b) = the value of that portion of the Property no longer encumbered by this Easement as the

result of the extinguishment.

Grantee’s Proportionate Share shall be determined by dividing the value of this Easement, calculated
as of the date hereof, by the unencumbered value of the Property, also calculated as of the date hereof.
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For this Easement, the Grantee’s Proportionate Share is sixty percent (61%), and shall remain
constant, subject only to reasonable adjustment to the extent permissible under Section 170(h) of the
Code for any improvements which may hereafter be made on the Property.

With regard to the portion of such Proportionate Share equal to that paid using State grant funds,
Grantee agrees to use such portion in a manner compatible with the Primary Purpose of this Easement.
The Grantee’s share includes New York State’s contribution toward the purchase price for acquiring
this Easement. Prior to such re-use, Grantee must provide written notification to the New York State
Department of Agriculture and Markets and to the Dutchess County Agricultural and Farmland
Protection Board.

Because Dutchess County contributed funds toward the amount of consideration of this Easement
equivalent to 37% of the appraised value of this Easement at the time of its conveyance, it shall be
entitled to receive 37% of the Proportionate Share proceeds as described above in this Section 32. The
County hereby acknowledges this entitlement by signing the attached Acknowledgement. The
remaining balance of any Proportionate Share of the proceeds as referenced above shall be provided to
the Grantee.

33. Interpretation.
This Easement shall be interpreted under the laws of the State of New York, or federal law, as
appropriate. This Easement shall be liberally construed to effect the Purposes of this Easement. If any
provision in this Easement is found to be ambiguous, an interpretation consistent with the Purposes of
this Easement that would render the provision valid shall be favored over any interpretation that would
render it invalid.

If a dispute arises between the Grantor and the Grantee concerning the interpretation of any clause of
this Easement such that there is a conflict between the clauses required by the New York State
Department of Agriculture and Markets (“Department”), listed in the attached Appendix A, and the
remaining clauses of the Easement, an interpretation consistent with the Department clauses that
would render the Department clauses valid shall be favored over any interpretation that would render
such clauses invalid.

34, Recitals and Exhibits Incorporated Herein.
All recitals in this Easement are agreed by the parties to be accurate, are incorporated into this
Easement by this reference, and shall constitute integral terms and conditions of this Easement. All
exhibits and addenda attached to and referred to in this Easement are hereby incorporated into this
Easement as if fully set out in their entirety herein.

35. Successors.
Every provision of this Easement that applies to Grantor or Grantee shall also apply to their respective
agents, heirs, executors, administrators, assigns, and other successors in interest, and shall continue as
a servitude running in perpetuity with the Property.

36. Severability.
Invalidity of any of the covenants, terms or conditions of this Easement, or any part thereof, by court
order or judgment shall in no way affect the validity of any of the other provisions hereof which shall

Page 29 of 53



37.

38.

39.

40.

41.

remain in full force and effect.

Notices.

Any notice required or desired to be given under this Easement shall be in writing and shall be sent
(1) by personal delivery, (ii) via registered or certified mail, return receipt requested, or (iil) via
Federal Express or other private courier of national reputation providing written evidence of
delivery. Notice shall be deemed given upon receipt in the case of personal delivery, and upon
delivery by the U.S. Postal Service or private courier. All notices shall be properly addressed as
follows: 1) if to Grantee, at the address set forth above; 2) if to Grantor, at the address set forth
above; 3) if to any subsequent owner, at the address of the Property; or 4) if to New York State
Department of Agriculture and Markets, 10B Airline Drive, Albany, New York 12235. Any party
may change the address to which notices are to be sent to him, her or it by duly giving notice
pursuant to this Section 37.

Title.

The Grantor covenants and represents that the Grantor is the sole Owner and is seized of the
Property in fee simple and has good right to grant and convey the aforesaid Easement; that the
Property is free and clear of any and all mortgages not subordinated to this Easement, and that the
Grantee shall have the use of and enjoyment of the benefits derived from and existing out of the
aforesaid Easement.

Subsequent Liens on Property.

No provisions of this Easement should be construed as impairing the ability of Grantor to use this
Property, or a portion thereof encompassing entire separately deeded parcels, as collateral for a
subsequent borrowing. Any subsequent liens on the Property must be subordinate to this Easement.

Subsequent Encumbrances.

The grant of any easements or use restrictions is allowed with the permission of Grantee pursuant to
Section 19(a) (“Standards and Timetable for the Grantee's Permission”). Any future encumbrances
shall be consistent with the Primary Purpose of this Easement and shall not unreasonably restrict or
regulate Farm Operations in contravention of the purposes of Article 25-AA of the Agriculture and
Markets Law.

Preemptive Purchase Right.

Grantor acknowledges that the continued ownership of the Property by a party capable of
conducting Agricultural Use on the Property is integral to fulfilling the Purposes of the Easement.
Accordingly, Grantor hereby grants to Grantee a preemptive right to purchase the Property in
accordance with the provisions of this Section 41 (“Preemptive Purchase Right”) upon a proposed
sale of the Property as more fully set forth below. The Preemptive Purchase Right constitutes a
restriction that runs with the land and shall apply to each Conveyance (as hereinafter defined) in

perpetuity.

41(a). Trigger of the Preemptive Purchase Right. Grantee shall have the right to exercise
the preemptive purchase right in the event that Grantor proposes to sell or otherwise transfer (a)
the Property or any part of the Property, (b) any interest in the Property or (c) any interest in a
corporation, limited liability company, partnership or other entity holding title to the Property
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(any such transaction or occurrence is hereinafter referred to as a “Conveyance”). Unless
otherwise permitted by the Easement, the Property shall only be sold in its entirety.

41(b). Exempt Transactions. Notwithstanding the foregoing, the following Conveyances
shall not trigger Grantee's rights hereunder (each an “Exempt Transaction™):

i Any conveyance of the Property to a transferee who agrees in writing to continue
Agricultural Use, provided that the following conditions are also satisfied:
a. The price must be no greater than the as-restricted value (as described below in
41(H)(1)
b. The conveyance must be made to:

i. atransferee who personally, or whose spouse or life-partner either
currently meets the definition of Qualified Farmer or who previously met
the definition of Qualified Farmer for a minimum of seven (7) years
within the past twenty (20) years; or

il. a spouse, life-partner, parent, grandparent, sibling, child, stepchild, niece,
nephew, or grandchild of Grantor (any one or more of whom are
hereinafter referred to as a “Relative™); or

iii. a trust for the exclusive benefit of Grantor and/or a Relative; or

iv. a family partnership, family limited partnership, family limited liability
company, or other similar family entity, provided that all interests in any
such entity are owned, legally and beneficially, by Grantor and/or a
Relative; or

v. anonprofit organization whose mission includes facilitating access to
farmland at prices affordable to Qualified Farmers, and which has made
a written commitment to continue Agricultural Use of the Property.

5

Any mortgage, pledge, or other assignment of the Property to an institutional lender as
security for any indebtedness of Grantor provided that any such mortgage, pledge, or
other assignment of the Property requires that:

a. Qrantee shall receive concurrent notice of any default under any such
indebtedness and shall be afforded a reasonable opportunity to cure such default
on behalf of Grantor; and

b. Any party acquiring the Property as result of a default of Grantor in the payment
of such indebtedness shall be bound by the terms of this Easement in the same
manner as Grantor hereunder, including being subject to this preemptive
purchase right.

41(c). Notice of Intent to Market. Whenever Grantor intends to market the Property for sale,
Grantor shall so notify Grantee in writing. Such notice shall be referred to herein as “notice of
intent to market,” and shall be delivered to Grantee not later than ten (10) days after the
Property is either listed for sale with a broker or other person or any marketing materials for
Conveyance of the Property or interest therein have been prepared, whichever occurs first. The
notice of intent to market shall include a copy of any brokerage agreement, listing materials or
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other materials used or proposed to be used in connection with the marketing of the Property,
including the proposed offering price for the Property.

41(d). Notice of Intent to Convey. Whenever Grantor intends to enter into a transaction that
would constitute a conveyance of the Property, including an exempt transaction, Grantor shall
so notify Grantee in writing. Such notice shall be referred to herein as “notice of intent to
convey” and shall be delivered to Grantee not later than five (5) days following the receipt by
the Grantor of an offer for the Property that the Grantor is inclined to accept.

The notice of intent to convey shall include:

iii.

A copy of any written offer that Grantor has received and is willing to accept; and

To the extent then executed, a copy of any written agreement between Grantor and a
proposed transferee relating to the proposed Conveyance (together with such other
instruments as may be required to show that proposed agreement has been entered into
in good faith). Grantor acknowledges and agrees that any written agreement executed
by Grantor with respect to any conveyance shall specifically state that it is subject to the
rights of Grantee pursuant to this Easement with preemptive purchase right; and

A written description of the transferee’s training and experience as an agricultural
producer and an agricultural business plan for the Property, including a description of
(1) agricultural activities to be conducted or facilitated by transferee, (2) the retail or
wholesale markets the transferee intends to utilize for sale of the agricultural products
from the Property, (3) any proposed improvements to the Property, (4) a statement of
anticipated agricultural income and expenses derived from the Property for a three-year
period following transferee’s acquisition of the Property, (4) a twelve-month cash flow
projection or (5) other documentation of the transferee’s capacity and intention to
conduct Agricultural Use of the Property as determined by Grantee at its sole discretion.
If transferee has no such training and experience or no intention of operating an
agricultural business on the Property, a written statement to that effect.

If the proposed conveyance is represented to be an exempt transaction, the notice to
convey shall also include the documents needed to establish the conveyance as such,
including:

a. Documentation sufficient to show that the conveyance is at or below the as-

restricted value. Such documentation may include:

i. A copy of an appraisal determining the as-restricted value of the Property in
accordance with Section 39(f)(i); or

ii. Any other adequate documentation the Grantor may provide sufficient to
prove that the conveyance is at or below the as-restricted value.
Determination of the adequacy of said documentation is at the Grantee’s sole
discretion.

b. Documentation sufficient to establish the required Qualified Farmer status and
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the relationship(s) used to claim an exempt transaction under the terms of
Section 39(b)(i), or the buyer’s federal income tax filings from the previous two
years, if the exempt transaction is claimed under Section 39(b)(ii). The
sufficiency of such documentation shall be determined by Grantee, at its sole
discretion.

41(e). Notice of Intent to Exercise Preemptive Purchase Right: If Grantee determines that the
proposed conveyance is not an exempt transaction, Grantee may exercise the preemptive purchase
right by giving Grantor notice thereof (“notice of intent to exercise”) promptly, but in no case more
than sixty (60) days following receipt of Grantor's notice of intent to convey. Failure by Grantee to
provide such notice within 60 days shall constitute a waiver of Grantee's rights under the preemptive
purchase right with respect to the proposed conveyance that is the subject of such notice of intent to
convey. Grantee shall notify Grantor immediately upon a determination that it will not exercise this
Preemptive Purchase Right with respect to a proposed conveyance. Failure to exercise this right with
respect to a proposed conveyance shall not constitute a waiver of any of Grantee’s rights with respect
to a subsequent conveyance.

41(f). Purchase Agreement. If Grantee gives Grantor a notice of intent to exercise, Grantor
and Grantee shall, either within sixty (60) days of delivery of said notice if Grantee chooses not
to seek an appraisal, or within ten (10) days of receipt of the final appraisal if the purchase
price (defined below) is determined pursuant to Section 41(f)(1) below, enter into a written
agreement with respect to the sale of the Property (the “purchase agreement™). Unless
otherwise agreed by the parties, the purchase agreement shall contain the following terms:

@) Purchase Price. The price for which Grantee shall have the right to purchase the
Property (the “permitted resale price™) shall be the lesser of the offer price set
forth in any written agreement delivered by Grantor to Grantee pursuant to
Section 41(d)(1) above, or a price equal to the as-restricted fair market value of
the Property (“as-restricted value”) determined as follows:

a. An appraisal of the as-restricted value of the Property, including all
improvements thereon, based on its use value for productive Agricultural
Use (hereinafter, the “agricultural use value”) of the land comprising the
Property, assuming that its highest and best use is commercial
agricultural production commonly occurring within the market area
where the Property is located on the date that the notice of intent to
exercise is given, as determined by a jointly approved qualified,
independent appraiser selected by Grantor and Grantee, with the cost of
such appraisal to be at Grantee’s sole expense. If Grantor and Grantee
cannot jointly agree on a qualified, independent appraiser, Grantor and
Grantee shall each select their own qualified, independent appraiser,
each at their own expense. Ifthe value of the Grantor and Grantee’s
individual appraisals are within 10% of one another, for the purpose of
determining the permitted resale price the as-restricted value shall be the
average of the two appraised values. If the Grantor and Grantee’s
individual appraisals vary by more than ten percent (10%) then Grantors’
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(ii)

(iii)

(iv)

appraiser and Grantee’s appraiser shall together appoint a third duly
licensed appraiser with experience in the appraisal of agricultural real
estate, who shall appraise the Property according to the requirements of
the paragraph above. The cost of the third appraisal shall be equally
borne by Grantee and Grantors. The value of the Property determined by
the third appraiser in such case shall be the as-restricted value. As an
alternative to appointing a third appraiser, Grantor and Grantee may
agree upon a price based upon averaging the two appraisals or otherwise.

b. Appraisal(s) shall be completed by a licensed appraiser with
experience in the appraisal of agricultural real estate and shall take into
consideration the permitted and restricted uses set forth in the Easement
as well as the impact on value resulting from the preemptive purchase
right. The appraiser shall consider at least three approaches to valuation,
including the Cost, Income, and Sales Comparison Approaches and shall
value the land and all permanent structures and improvements (including
permanently installed land improvements such as in-ground irrigation
systems, farm roads, and tiling) by such appraisal methods as said
appraiser finds appropriate for determining the as-restricted value of the

Property.

Grantee's Right of Entry in Furtherance of the Preemptive Purchase Right.
Grantee and Grantee’s designees shall have the right to enter upon the Property
at reasonable times upon reasonable advance notice for the purpose of preparing
for the purchase of the Property (or interest therein), including but not limited to
conducting appraisals, surveys, soils tests, engineering studies, and obtaining
other desired information about the Property. Such entry onto or testing of the
Property shall be conducted in a manner that reasonably limits any disturbance
the use and enjoyment of the Property by Grantor.

Closing. The closing of the transaction contemplated by the purchase
agreement will take place within ninety (90) days following execution of the
purchase agreement.

Title. Grantor shall convey to Grantee, by bargain and sale deed with covenant
against grantor’s acts, in customary, recordable form, good, clear, record and
marketable title to the Property free of all liens, leases, tenancies, occupancies or
other encumbrances, subject only to (a) customary utility distribution easements
(b) rights of the general public to use public roads; (c) rights of way and other
easements that do not, in the Grantee's opinion, materially impair beneficial use
of the Property; (d) the permitted exceptions in existence as of the date of this
Easement and (e) the terms and conditions of this Easement. Grantor shall
provide to Grantee copies of any existing title insurance policies, abstracts of
title and survey maps of the Property. The state of title to the Property shall be
determined by a title examination paid for by Grantee, and Grantee may obtain
title insurance at Grantee's expense. In the event Grantor is unable to convey
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(vi)

(vii)

(viii)

good and marketable title as required hereunder despite Grantor's best efforts
(including the application of the purchase price to reduce any monetary liens),
then Grantee may elect to terminate the purchase agreement and its cxcreise of
this preemptive purchase right or to accept such title as Grantor shall be able to
deliver and pay the purchase price without reduction, but the foregoing shall not
limit any other rights which Grantee may have on account of Grantor’s
activities.

Approvals. Grantor agrees to obtain at his sole expense any and all permits and
approvals required under law or regulation for the conveyance of the Property
(or interest therein) to Grantee under the purchase agreement. The parties shall
extend the closing date as necessary to enable Grantor to obtain all such final
permits and approvals.

Hazardous Materials. Upon execution of the purchase agreement, Grantor shall
update the representation made below regarding the presence or release of
hazardous materials. In the event that Grantee discovers that any hazardous
material has been found or released from or onto the Property, or that any
violation of law related thereto has occurred on the Property, Grantee may at
Grantee's option terminate the purchase agreement and declare its exercise of the
preemptive purchase right to be null and void.

Representation: Grantor represents to Grantee that Grantor is not now aware of
the placement or dumping on the Property of any “hazardous material,”
including but not limited to petroleum products, fuel oil, waste oils, explosives,
reactive materials, ignitable materials, corrosive materials, hazardous chemicals,
hazardous wastes, hazardous substances, extremely hazardous substances, toxic
substances, toxic chemicals, radioactive materials, infectious materials, or any
other element, compound, mixture, solution or substance which may pose a
present or potential hazard to human health or the environment, or of the
existence of any violation of federal, state or local law related thereto. The term
“hazardous material” shall not include petroleum products, fertilizers, pesticides,
herbicides, manure, and other substances used, stored or generated, in
compliance with all applicable laws, in reasonable quantities for a lawful
agricultural operation.

Prorations and Fees. Grantor and Grantee shall prorate property taxes,
assessments, fuel on the premises and rents as of the date of closing. Other
transfer taxes and other taxes, fees and charges will be allocated in accordance
with the customary practice in Dutchess County.

Casualty. In the event any structure on the Property is substantially destroyed
by fire or other casualty, Grantee may elect to (a) proceed to closing and accept
the proceeds of any insurance policy Grantor may have with respect to such
destruction; or (b) if such insurance proceeds are less than the value of the
structure as determined by appraisal using the methodology described above,
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proceed to closing and accept the proceeds of said insurance policy and reduce
the purchase price by the difference between such contributory value and
insurance proceeds; or (c) terminate the purchase agreement and withdraw its
election to exercise the preemptive purchase right, but the foregoing shall not
limit any other rights which Grantee may have on account of Grantor’s
activities.

(ix)  No Changes in Property. Grantor shall not physically alter the Property or the
improvements on the Property or enter into any lease after Grantee delivers the
notice of intent to exercise without Grantee’s written consent, except to perform
generally accepted agricultural practices and normal repairs and maintenance.

x) Personal Property. All personal property, livestock, machinery and equipment
not included in the sale or other transfer shall be removed from the Property, and
all other waste and debris shall be removed from the Property prior to closing.

(xi)  Assignment. Grantee may by written instrument, a copy of which shall be
delivered to Grantor, assign its rights under the purchase agreement to a third
party who, in the reasonable opinion of Grantee, will use or will facilitate the
use of the Property for productive Agricultural Use.

(xii) Form of Agreement. Grantor acknowledges receipt of, and accepts, the form of
purchase and sale agreement heretofore delivered by Grantee to Grantor and
agrees that such form conforms to the requirements of this Section.

(xiii) Power of Attorney. In the event Grantor fails to execute the purchase agreement
within ten (10) days of delivery to Grantor (provided that the purchase
agreement conforms to the requirements of this Section), Grantor hereby
constitutes and appoints Grantee as Grantor’s true and lawful attorney-in-fact for
Grantor and in Grantor’s name to execute, acknowledge and deliver such
purchase agreement as the act and deed of Grantor.

41(g). Waiver of Preemptive Purchase Right for Specific Proposed Conveyance. If
Grantee fails to provide delivery of a notice of intent to exercise or, if Grantee elects to
terminate the preemptive purchase right under the terms of the purchase agreement, or if
Grantee unjustifiably fails to purchase the Property within ninety (90) days following execution
of the purchase agreement (as the same may be extended pursuant to the terms of the purchase
agreement), then at the request of Grantor, Grantee shall promptly execute and deliver to
Grantor a document in suitable form for recording waiving Grantee's rights hereunder in
connection with the proposed conveyance, and Grantor may proceed with the proposed
conveyance; provided, however, that the proposed conveyance by Grantor to such prospective
transferee must be completed within the twelve (12) month period following delivery of the
notice of intent to convey given with respect thereto. Any such waiver of the preemptive
purchase right shall state or automatically be deemed to state that it waives the preemptive
purchase right only for purposes of the specific conveyance in question and that the preemptive
purchase right (and the balance of this Easement) shall continue to be in effect for all other
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future conveyances. Grantee shall have the right to waive this preemptive purchase right with
respect to the proposed conveyance at any time, including following execution of a purchase
agreement.

42. Grantor's Environmental Warranty.

Grantor warrants that it has no actual knowledge of a release or threatened release of hazardous
substances or wastes on the Property, as such substances and wastes are defined by applicable law,
and hereby promises to hold harmless, defend, and indemnify Grantee and New York State
Department of Agriculture and Markets against and from, any and all loss, cost, claim (without regard
to its merit), liability or expense (including reasonable attorneys' fees) arising from or with respect to
any release of hazardous waste or violation of environmental laws.

If at any time after the effective date of this Easement there occurs a release in, on, or about the
property of any substance now or hereafter defined, listed, or otherwise classified pursuant to any
federal, state, or local law, regulation, or requirement as hazardous, toxic, polluting, or otherwise
contaminating to the air, water, or soil, or in any way harmful or threatening to human health or the
environment, Grantor agrees to take all steps that may be required under federal, state, or local law
necessary to assure its containment and remediation, including any cleanup.

Nothing in this Easement shall be construed as giving rise to any right or ability in Grantee, or the
New York State Department of Agriculture and Markets to exercise physical or management
control over the day-to-day operations of the Property, or any of Grantor’s activities on the
Property, or otherwise to become an operator or arranger with respect to the Property within the
meaning of The Comprehensive Environmental Response, Compensation, and Liability Act of
1980, as amended (“CERCLA”) or any corresponding state and local statute or ordinance.

43. Duration of Easement.

Except as expressly otherwise provided herein, this Easement shall be of perpetual duration, and no
merger of title, estate or interest shall be deemed effected by any previous, contemporaneous, or
subsequent deed, grant, or assignment of an interest or estate in the Property, or any portion thereof, to
Grantee, it being the express intent of the parties that this Easement not be extinguished by, or merged
into, any other interest or estate in the Property now or hereafter held by Grantee.

44. Entire Agreement.

This instrument sets forth the entire agreement of the parties with respect to the Easement and
supersedes all prior discussions, negotiations, understandings and agreements relating to the
Easement, all of which are merged herein. No alteration or variation of this instrument shall be
valid or binding unless contained in an amendment that complies with Section 30 (“Amendment of
Easement”).

45. Waiver.

The Grantee may on a case-by-case basis waive any provision of this Easement that it deems not to be
essential in fulfilling this Easement's Purposes. Such waivers may not be granted with respect to the
number of Residential Dwellings that may be built. Any such waiver must be supported by written
findings in the minutes of the meeting of the Grantee at which it was approved. Such findings shall
state the rationale for allowing the waiver and shall indicate any impacts to landscape features or
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46.

47.

48.

scenic panoramas as seen from public vantage points (if a waiver to size or location restrictions). The
Grantee must find that the waiver: (a) is consistent with the Purposes of this Easement and will have a
positive or neutral effect on those Purposes; (b) is consistent with the Grantee’s mission as a not-for-
profit conservation organization; (c) complies with all specific provisions of this Easement; (d) does
not affect the perpetual existence and validity of this Easement; and (e) will not result in private
inurement or impermissible private benefit. Such individual waivers will not affect the future
applicability of any waived provision as applied to other situations, and the provision waived in an
individual case shall continue in full force and effect for other cases. Any such waiver shall comply
with Article 49, Title 3 of the Conservation Law and Section 170(h) of the Internal Revenue Code (or
any successor provisions of applicable law), and any regulations promulgated pursuant thereto.
Copies of resolutions of the Grantee’s Board of Directors approving such waivers shall be kept in the
Grantee’s permanent file with this Easement. The Grantee shall, if requested by an Owner of the
Property, issue a certificate of compliance indicating that an alteration of the Property or other action
undertaken pursuant to this Section was undertaken pursuant to an approved waiver of this Easement.

Binding Effect.

The provisions of this Easement shall run with the Property in perpetuity and shall bind and be
enforceable against the Grantor and against all future Owners and any party deriving from the
Grantor any interest or right to use, possess, or occupy the Property, in the same manner as against
the Grantor, while such party is an Owner or entitled to possession, occupancy, or use thereof.
Notwithstanding the foregoing, upon any transfer of title, the transferor shall, with respect to the
Property transferred, cease being a Grantor or Owner with respect to such Property for purposes of
this Easement and shall have no further responsibility, rights or liability hereunder for acts done or
conditions arising thereafter on or with respect to such Property, but the transferor shall remain liable
for earlier acts and conditions done or occurring during the period of his or her ownership or conduct.

Lien Law.
This conveyance is made subject to the trust fund provisions of Section Thirteen of the New York
Lien Law.

Captions.

The captions in this instrument have been inserted solely for convenience of reference and are not a
part of this instrument and shall have no effect upon construction or interpretation.
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IN WITNESS WHEREOF, Grantor and Grantee, intending to be legally bound hereby, have hereunto

set their hands on the date first above written.

LANDOWNER
Primrose Hill Farm Partners, LLC

By:

“Robert A. Schoch
Title: Managing Member

GRANTEE
Dutchess Land Conservancy, Inc.

By:

Rebecca E.C. Thornton
President
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State of New York )

County of Dutchess ), ss:

On the day of in the year 20 before me, the undersigned, personally appeared
Robert A. Schoch, personally known to me or proved to me on the basis of satisfactory evidence to be
the individual whose name is subscribed to the within instrument and acknowledged to me that he
executed the same in his capacity, and that by his signature on the instrument, the individual, or the person
upon behalf of which the individual acted, executed the instrument.

Signature/office of individual taking acknowledgement

State of New York )

County of Dutchess ), ss:

On the day of in the year 20 before me, the undersigned, personally appeared
Rebecca E.C. Thornton, personally known to me or proved to me on the basis of satisfactory evidence
to be the individual whose name is subscribed to the within instrument and acknowledged to me that she
executed the same in her capacity, and that by her signature on the instrument, the individual, or the
person upon behalf of which the individual acted, executed the instrument.

Signature/office of individual taking acknowledgement
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ACKNOWLEDGMENT
For the Purpose of Acknowledging the Contribution of Funds to the Purchase of this Easement,
and Acceptance of the Role of Third Party Right of Enforcecment

DUTCHESS COUNTY

By:

Susan J. Serino
County Executive

State of New York )
County of Dutchess ), ss:

On , before me, the undersigned, a notary public in and for said State,
personally appeared Susan J. Serino personally known to me or proved to me on the basis of
satisfactory evidence to be the individual whose name is subscribed to the within instrument and
acknowledged to me that she executed the same in her capacity, and that by her signature on the
instrument, the individual, or the person upon behalf of which the individual acted, executed the
instrument.

Signature/office of individual taking acknowledgement

APPENDIX A
DEPARTMENT CLAUSES
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required “WHEREAS” provisions (“C,” “D,” “E,” “I,” “K,” “M” and “O”)

“Purposes”

“Implementation”

“Definitions™: “Agricultural Use,” “Conservation Plan,” “Crops, Livestock and Livestock
Products,” “Farm Labor Housing,” “Farm Operation,” “Qualified Farmer,” and “Viable
Agricultural Land.”

“State as Intervenor and Mediator Regarding Interpretation of Selected Definitions and Terms and
Selected Implementation of Provisions”

Other miscellaneous policies: “Impervious Surfaces,” “Land Disturbances Associated with Non-
Agricultural Activities,” “Sound Agricultural Practices,” “Proceeds” and “Interpretation
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EXHIBIT A
Description of the Property

All that certain plot, piece or parcel of land, with the buildings and Improvements thereon erected,
situated, lying and being in the Town of Clinton, Dutchess County, New York, more particularly
described as follows:

West Farm Parcel

Beginning at the northeast corner of the herein described parcel at a point in the westerly user
boundary of Fiddler's Bridge Road located at New York State Plane East Zone coordinates of
1.103,415.494 feet North by 668,406.547 feet Fast;

Thence along said Fiddler's Bridge Road,

South 26°58'42" West for 522.51 feet,
South 21°08'06" West for 252.10 feet, and
South 34°05'37" West for 55.28 feet;

Thence along the lands now or formerly of Conroad Associates, LP, described by deed recorded as
Document No. 2-2019-1758,

North 4°42'48" East for 72.78 feet to an angle in a stone wall, and along said wall,
North 4°42'48" East for 227.24 feet,

North 3°53'15" East for 114.42 feet,

North 2°50'45" East for 162.49 feet, and

North 1°45'45" East for 125.90 feet to an iron rod found in a stone wall intersection;

Thence along lands now or formerly of Auspitz, described by deed recorded as Document No. 2-

2018-663, following the stone wall,
North 67°45'55" East for 8.82 feet, and
North 82°1221" East for 309.27 feet to the point or place of beginning;
Containing 2.379 acres.

BEING all that portion of Parcel 1 described in “Schedule A” in a deed to the grantor herein recorded
in Liber 1986 of Deeds at page 260 lying WEST of Fiddler's Bridge Road.

East Farm Parcel

Beginning at the corner of a stone wall marking the northeast comer of the herein described parcel
located at New York State Plane East Zone coordinates of 1,103,647.375 feet North by 669,992.153
feet East;

Thence along lands now or formerly of Schimmelpfennig, described by deed recorded in Liber 1937
of Deeds at page 208, following a stone wall,

South 7°00'15" East for 70.64 feet to the end of said wall;
Thence along the westerly user boundary of Seelbach Lane,
South 4°13'57" East for 138.53 feet,
South 11°04'32" East for 170.80 feet to the north end of a stone wall, and along the same,
South 7°52'46" East for 174.14 feet to a point in said wall;
Thence along the aforementioned lands of Schimmelpfennig, following said wall,
South 4°54'36" East for 71.48 feet,
South 10°0221" East for 86.58 feet to the south end of said wall, across a wetland,
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South 5°57'11" East for 420.33 feet to the north end of a stone wall, and along the same,
South 7°42'21" East for 108.34 feet, and
South 9°0926" East for 49.58 feet to a point in said wall;
Thence along lands now or formerly of Mulvey & Yusun, described by deed recorded in Liber 1696
of Deeds at page 859, following said wall,
South 5°23'06" East for 105.09 feet,
South 7°57'21" East for 326.97 feet,
South 5°55'46" East for 142.50 feet to the south end of said wall, and
South 12°15'11" East for 41.39 feet to an iron rod found;
Thence along lands now or formerly of Lim, described by deed recorded as Document No. 2-2019-
385,
North 88°53'08" West for 523.70 feet to a point at the west end of a stone wall, and
South 6°15'08" East for 400.39 feet to a point in a stone wall;
Thence along lands now or formerly of Seelbach LLC, described by deed recorded as Document No.
2-2002-6948, following said stone wall,
North 86°41'44" West for 208.55 feet,
North 89°58'58" West for 118.81 feet,
North 89°21'50" West for 213.54 feet, and
North 85°18'00" West for 116.89 feet to an intersection of walls;
Thence along lands now or formerly of Bowers, described by deed recorded as Document No. 2-
2001-10836, following said stone wall,
North 3°22'02" East for 38.45 feet,
North 0°46'39" West for 162.79 feet to an intersection of walls, and continuing along same,
North 87°52'34" West for 323.72 feet,
South 87°30'49" West for 35.00 feet,
North 82°26'37" West for 26.69 feet,
North 87°42'17" West for 154.38 feet,
South 88°43'59" West for 42.53 feet to an intersection of walls, and continuing along same,
South 6°40'31" East for 112.44 feet,
South 8°40'37" East for 41.82 feet,
South 5°59'19" East for 102.17 feet to an iron rod found at an intersection of walls, and continuing
along a stone wall,
South 82°26'40" West for 514.92 feet to an iron rod found in a wall corner;
Thence along lands now or formerly of D'Amico, described by deed recorded as Document No. 2-
2001-8432, following a stone wall,
North 2°46'49" West for 327.64 feet to an intersection of walls, and continuing along same,
North 2°02'35" West for 247.20 feet,
North 3°00'47" West for 379.01 feet,
North 2°07'11" West for 231.71 feet, and
North 4°18'16" West for 84.51 feet to an iron rod found in an intersection of walls;
Thence along the easterly user boundary of Fiddler's Bridge Road, following a stone wall,
North 62°11'56" East for 126.67 feet to a point, leaving said wall and still along said road,
North 20°43'49" East for 346.80 feet to the south end of a stone wall,
North 29°26'09" East for 112.58 feet to the north end of said wall,
North 25°17'41" East for 183.82 feet, and
North 27°47'59" East for 240.51 feet;
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Thence along lands now or formerly of Fiddler's Bridge, LLC, described by deed recorded as
Document No. 2-2022-50564, following a stone wall,
North 80°29'26" East for 131.94 feet,
North 82°0721" East for 401.82 feet to an intersection of walls, and continuing along same,
North 82°47'46" East for 77.52 feet and
North 80°03'53" East for 49.44 feet;
Thence along lands now or formerly of Whist, described by deed recorded as Document No. 2-2009-
4650, following a stone wall,
North 78°5726" East for 45.81 feet,
North 81°58'08" East for 156.01 feet to the east end of the wall, across a wetland and stream,
North 81°3022" East for 258.96 feet to the west end of stone wall remains,
North 83°06'05" East for 131.69 feet to a point at or near the south side of a rebuilt stone wall, and
generally along said rebuilt wall in a straight line,
North 81°01'05" East for 300.05 feet to the point or place of beginning;
Containing 93.025 acres.

BEING all that portion of Parcel 1 described in “Schedule A” in a deed to the grantor herein recorded
in Liber 1986 of Deeds at page 260 lying EAST of Fiddler's Bridge Road.

West Woodlot Parcel

Beginning at an iron rod found marking the southwest corner of the herein described parcel at a
point in the easterly user boundary of Seelbach Lane located at New York State Plane East Zone
coordinates of 1,103,728.491 feet North by 670,064.189 feet East;

Thence along said Seelbach Lane,

North 9°10'17" East for 80.64 feet,
North 7°0025" West for 70.38 feet to the south end of a stone wall, and along same,
North 0°57'30" West for 145.39 feet,
North 12°44'59" East for 37.62 feet;
Thence along the southwesterly user boundary of Rhynders Road, following said wall in part,
North 47°54'55" East for 16.19 feet,
North 71°07'30" East for 13.91 feet,
South 75°46'33" East for 17.24 feet,
South 37°36'10" East for 22.95 feet,
South 25°03'21" East for 128.79 feet, and
South 51°41'05" East for 242.52 feet to an iron rod found;

Thence along lands now or formerly of McCormack, described by deed recorded as Document No.
2-2018-5583,

South 79°59'45" West for 70.73 feet to the east end of a stone wall, along said wall,

South 78°18'23" West for 102.54 feet to the west end of said wall, and

South 80°10'57" West for 142.87 feet to the point or place of beginning;
Containing 1.184 acres.

BEING all that portion of Parcel 2 (the Woodlot) described in “Schedule A” in a deed to the grantor
herein recorded in Liber 1986 of Deeds at page 260 lying WEST of Rhynders Road.
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East Woodlot Parcel

Beginning at an iron rod found marking the northwest corner of the herein described parcel at the
intersection of the easterly user boundary of Seelbach Lane with the northeasterly user boundary of
Rhynders Road located at New York State Plane East Zone coordinates of 1,104,163.545 feet North by
670,060.547 feet East;

Thence along lands now or formerly of Maccarriello, described by deed recorded in Liber 1311 of
Deeds at page 363, along a stone wall,

North 79°20'50" East for 32.26 feet to the east end of said wall, across a wetland,

North 82°06'47" East for 287.46 feet to the west end of a stone wall, and along same,

North 81°18'53" East for 50.69 feet,

North 83°04'32" East for 162.28 feet, and

North 85°23'55" East for 32.17 feet to a point in said wall, from which an iron rod found bears
North 12°57'23” East and 2.95 feet distant;

Thence along lands now or formerly of Bertolozzi, described by deed recorded as Document No. 2-

2019-2801, along said wall,
North 85°00'02" East for 23.01 feet to the east end of said wall,
North 72°27'49" East for 44.92 feet to the west end of a stone wall, and along the same,
North 73°25'33" East for 91.07 feet to the east end of said wall,
North 73°41'04" East for 133.70 feet to the west end of a stone wall, and along same,
North 73°08'21" East for 247.34 feet to a point in said wall;

Thence along lands now or formerly of Naor, described by deed recorded as Document No. 2-2020-
52431,

South 2°45'34" East for 504.05 feet to an iron rod found at the west end of a stone wall;

Thence along lands now or formerly of Hollitz, described by deed recorded as Document No. 2-
2021-52608,

South 80°41'14" West for 55.01 feet to the east end of a stone wall, and along same,
South 84°22'18" West for 83.37 feet,
South 79°46'30" West for 63.27 feet,
South 83°23'12" West for 42.47 feet to the west end of said wall,
South 84°21'25" West for 193.33 feet,
South 84°58'23" West for 178.31 feet to the west end of a short section of stone wall, and
South 79°34'32" West for 98.68 feet;
Thence along the northeasterly user boundary of the aforementioned Rhynders Road,
North 70°28'12" West for 88.46 feet,
North 50°22'37" West for 103.88 feet,
North 43°16'54" West for 147.90 feet,
North 19°51'19" West for 68.42 feet,
North 39°46'13" West for 54.48 feet, and
North 52°48'58" West for 88.37 feet to the point or place of beginning;
Containing 9.359 acres.

BEING all that portion of Parcel 2 (the Woodlot) described in “Schedule A” in a deed to the grantor
herein recorded in Liber 1986 of Deeds at page 260 lying EAST of Rhynders Road.
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The basis of coordinates, bearings, and distances used in the above descriptions is the North
American Datum of 1983 State Plane Coordinate System for the New York East Zone.

Farmstead Area 1

Beginning at the southwest corner of the herein described area at a point in the easterly user
boundary of Fiddler's Bridge Road located at New York State Plane East Zone coordinates of
1,102,619.430 feet North by 668,086.934 feet East;

Thence along the easterly user boundary of Fiddler's Bridge Road,

North 20°43'49" East for 346.80 feet,

North 29°26'09" East for 112.58 feet, and

North 25°17'41" East for 41.76 feet;
Thence leaving said road and running through the above described East Farm Parcel,

South 87°00'00" East for 333.68 feet,

South 21°24'00" West for 225.00 feet,

South 14°00'00" West for 262.00 feet,

North 75°00'00" West for 221.00 feet, and

South 78°00'00" West for 174.00 feet to the point or place of beginning;
Containing 3.666 acres.

Farmstead Area 2

Beginning at the northwest corner of the herein described area at a point in the interior of the above
described East Farm Parcel located at New York State Plane East Zone coordinates of
1,101,855.339 feet North by 668,595.579 feet East;

Thence through said interior of said Parcel,
South 88°00'00" East for 314.90 feet,
South 2°00'00" West for 192.37 feet,
North 87°517223" West for 361.19 feet,
South 87°00'00" West for 326.00 feet,
North 3°00'00" West for 109.00 feet,
North 87°00'00" East for 382.00 feet, and
North 2°00'00" East for 78.00 feet to the point or place of beginning;
Containing 2.334 acres.

Resource Protection Area

Beginning at the corner of a stone wall marking the northeast corner of the herein described area
located at New York State Plane East Zone coordinates of 1,103,647.375 feet North by 669,992.153
feet East;

Thence along lands now or formerly of Schimmelpfennig, described by deed recorded in Liber 1937
of Deeds at page 208, following a stone wall,

South 7°00'15" East for 70.64 feet to the end of said wall;
Thence along the westerly user boundary of Seelbach Lane,
South 4°13'57" East for 138.53 feet,
South 11°04'32" East for 170.80 feet to the north end of a stone wall, and along the same,
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South 7°52'46" East for 174.14 feet to a point in said wall;
Thence along the aforementioned lands of Schimmelpfennig, following said wall,
South 4°54'36" East for 71.48 feet,
South 10°02'21" East for 86.58 feet to the south end of said wall, across a wetland,
South 5°57'11" East for 420.33 feet to the north end of a stone wall, and along the same,
South 7°42'21" East for 108.34 feet, and
South 9°09'26" East for 49.58 feet to a point in said wall;
Thence along lands now or formerly of Mulvey & Yusun, described by deed recorded in Liber 1696
of Deeds at page 859, following said wall,
South 5°23'06" East for 105.09 feet,
South 7°5721" East for 326.97 feet,
South 5°55'46" East for 142.50 feet to the south end of said wall, and
South 12°15'11" East for 41.39 feet to an iron rod found;
Thence along lands now or formerly of Lim, described by deed recorded as Document No. 2-2019-
385,
North 88°53'08" West for 300.00 feet to a point;
Thence running through the above described East Farm Parcel,
North 37°55'31" West for 879.90 feet,
North 5°00'00" West for 785.00 feet,
North 86°00'00" East for 175.00 feet,
North 24°00'00" East for 135.00 feet, and
North 20°00'00" West for 210.00 feet;
Thence along lands now or formerly of Whist, described by deed recorded as Document No. 2-2009-
4650,
North 81°3022" East for 83.96 feet to the west end of stone wall remains,
North 83°06'05" East for 131.69 feet to a point at or near the south side of a rebuilt stone wall, and
generally along said rebuilt wall in a straight line,
North 8§1°01'05" East for 300.05 feet to the point or place of beginning;
Containing 25.886 acres.

The basis of coordinates, bearings, and distances used in the above descriptions is the North
American Datum of 1983 State Plane Coordinate System for the New York East Zone.

SUBIJECT to utility easements of record.
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EXHIBIT B
Conservation Easement Map
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Exhibit B:
Conservation Easement Map

Primrose Hill Farm
105.947-Acre Property

Fiddlers Bridge Road
Town of Clinton, Dutchess County NY
105.947 Acres +/- (Per Survey)

June 4, 2025
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Existing Structures
1. Principal Residence
2. Barn (4)

3. Solar Panel

Property boundaries are based on a
survey map titled, “Survey Map of
Conservation Easement on the
Primrose Hill Farm,* prepared by Kirk
K Horton, Licensed Land Surveyor,
dated November 27, 2022, revised July
13, 2023, fifed In Office the of the
Dutchess County Clerk an XXX as flled
Map No. XXX.

Location of streams and wetlands as
shown is based on wellands mapped
by Hudsonia Lid. Data is approximate
and localing exact wetland boundarnes
requires field delineation by a qualfied
expert

Note' All areas of the conservation
easemeant not within he Resource
Protection Area or Farmslead Areas
are within the Farm Areas.

Location Map
(Scale 1" = 4000 Feel)



EXHIBIT C
Survey Map
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GRANT AGREEMENT
FOR THE ACQUISITION OF CONSERVATION EASEMENT

THIS AGREEMENT, made this day of _ , 2025, by and between PRIMROSE
HILL FARM PARTNERS, LLC (the “Owner”) having a mailing address of 203 Fiddlers Bridge
Road, Clinton, New York 12580; the COUNTY OF DUTCHESS, a municipal corporation with
offices at 22 Market Street, Poughkeepsie, New York 12601 (the “County”); and DUTCHESS
LAND CONSERVANCY, INC. with offices at 4289 Route 82, Millbrook, New York 12545 (the
“Conservancy”), and a mailing address of P.O. Box 138, Millbrook, New York, 12545.

WITNESSETH:

WHEREAS, the Owner is the sole owner in fee simple of real property, currently operating
as Primrose Hill Farm, which consists of approximately 105.947 acres described in the deed
attached hereto as “Exhibit A” and desires to sell and convey to the Conservancy a conservation
easement reducing the development rights on the entire property (the “Property”), more fully
described in “Exhibit B” attached hereto and incorporated by reference, located on Fiddlers Bridge
Road, Rhynders Road and Seelbach Lane in the Town of Clinton, Dutchess County, New York
(Tax Grid Number 132400-6367-00-158739); and

WHEREAS, the Conservancy wishes to purchase such conservation easement, provided
that funds therefore are available through the New York State Department of Agriculture and
Markets Farmland Protection Implementation Grant Program authorized by Contract C00788GG,
and that needed matching funds are available through the Dutchess County Partnership for
Manageable Growth Grant Program authorized by the County pursuant to Resolutions 2023134
and . Additional funds will be provided by the Conservancy as well as the Owner in the
form of a bargain sale.

Now, therefore, the parties agree as follows:

1. PURCHASE OF CONSERVATION EASEMENT. The Owner agrees to sell and
convey to the Conservancy, and the Conservancy agrees to purchase from the Owner, one
conservation easement (the “Conservation Easement”) on the subject Property, currently
operating as Primrose Hill Farm upon the terms and conditions hereinafter set forth. Among other
terms under the Conservation Easement, the Conservancy shall hold the Conservation Easement
and have enforcement rights pursuant to the terms of the Conservation Easement and the County
shall have third party enforcement rights pursuant to the terms of the Conservation Easement.
The Conservancy and the County shall have the right to claim portions of the monetary value of
the Conservation Easement in the event the Conservation Easement is extinguished as provided
in the Conservation Easement. The Conservation Easement shall be substantially in the form
attached to this Agreement as “Exhibit B.” The Exhibit B Conservation Easement has been
approved by the Conservancy’s Board of Directors.

2. PAYMENT. The development rights for the Property were appraised at One Million
Ninety Thousand Dollars ($1,090,000), or approximately $10,288 per acre. The bargain sale
purchase price for the Conservation Easement for these development rights shall be Nine-



Hundred Sixty-Seven Thousand Forty-Eight Dollars ($967,048). The purchase price for the
Conservation Easement shall be paid in full at closing, in accordance with paragraph “6” below
and subject to the contingencies set forth in paragraph “7”.

The County will contribute a total of Four Hundred Two Thousand Ninety-Nine Dollars
($402,099) to the purchase price of the Conservation Easement which includes the cost of a
preemptive purchase right, using funds from the County. The remaining portion of the purchase
price shall be provided by the Conservancy using funds provided by New York State, and all
transaction expenses including the survey, appraisal, title insurance, closing and administrative
costs will be paid by the Conservancy using funds from the Conservancy and funds provided by
New York State. The exact amount of costs other than the purchase price will be determined on,
or before, the closing date. See Exhibit D “Financial Worksheet” for more detail. The Owner will
donate the remaining value of the development rights of approximately $123,000 as a bargain
sale, and will be responsible for all of its own costs and fees in relation to this agreement,
including the New York State Transfer Tax.

3. SURVEY MAP. The Property to be subject to the Conservation Easement is shown on a
survey map completed by Kirk K. Horton, Licensed Land Surveyor, titled, “Conservation
Easement on the Primrose Hill Farm” dated November 27, 2022 and last revised July 13, 2023,
a photo reduction of which is shown in Exhibit B. The survey map will be filed with Office of
the Dutchess County Clerk prior to closing. The survey shall be certified to the Owner, the
County, the Conservancy, and Stewart Title Insurance Company. Cost of the surveys will be
borne by the Conservancy.

4, MONITORING. The Conservancy, in its role as a land conservation organization, has
obtained extensive experience monitoring and administering conservation easements, and as
holder of the Conservation Easement, will monitor and administer this Conservation Fasement
in furtherance of the shared farmland conservation goals of the County and the Conservancy. See
Monitoring Agreement attached as “Exhibit C”.

5. APPRAISAL. (a) The Real Property Appraisal Report prepared by Paul Herrington, ARA,
dated May 18, 2023, valued the Conservation Easement One Million Ninety Thousand Dollars
($1,090,000), or approximately $10,288 per acre. This valuation was based on the surveyed
acreage of 105.947 acres.

6. CLOSING. Closing shall take place at the offices of the Conservancy at 4289 Route 82,
Millbrook, New York on or about October 27, 2025, or at such other time and place as the parties
shall mutually agree, promptly after funds are made available therefore, pursuant to the New
York State Department of Agriculture and Markets Farmland Protection Implementation Grant
Program, Dutchess County Partnership for Manageable Growth Grant Program, and the
Conservancy, as referenced above.

7. CONTINGENCIES. This Agreement, and the closing are subject to the following
contingencies:

(a) Approval of the proposed Conservation Fasement (“Exhibit B”) by the New
York State Department of Agriculture and Markets, and the County. If the Conservation



Easement in Exhibit B is modified prior to closing, the modified Conservation Easement must
also be approved by the Conservancy’s Board of Directors.

(b) Receipt by the Conservancy of additional funds necessary to purchase the
Conservation Easement and pay related closing and administrative costs, through a New York
State Department of Agriculture and Markets Farmland Protection Implementation Grant
Program grant, NYS Contract No. C00788GG (grant of $615,299 to be used toward both the
purchase price and the transaction costs); the Dutchess County Partnership For Manageable
Growth Program (an amount not to exceed $402,099 to be used toward the purchase price
including the cost of a preemptive purchase right), and the funds of the Conservancy (an amount
not to exceed $5,000 to be used toward the transaction costs).

© Conveyance of title satisfactory to the New York State Department of
Agriculture and Markets, the County, and the Conservancy, subject only to utility company
rights, licenses and/or easements to maintain pole, lines, wires and other installations presently
servicing the property providing same do not, in the judgment of funding agencies, significantly
impede the purposes of the Conservation Easement or significantly reduce its value.

(d) Any documentation, approvals or consents as may be required by the New York
State Department of Agriculture and Markets, the County, or the Conservancy in order to comply
with Program requirements.

(e) Conveyance, free of all mortgages and encumbrances of any nature
whatsoever or, if any such mortgages or encumbrances exist, subordination of such mortgages
or encumbrances to the Conservation Easement to the satisfaction of the New York State
Department of Agriculture and Markets, the County, and the Conservancy.

8. CANCELLATION. If the contingencies set forth in Section 7 are not satisfied, the
County or the Conservancy may cancel this Agreement on written notice to the Owner and no
party will have any claim or cause of action against any other arising out of this Agreement.
Notwithstanding the above, if the parties have not successfully closed this matter by April 30,
2026, the Owner may cancel this Agreement upon written notice to the Conservancy at its address
as shown herein, attention Rebecca E. C. Thornton, President, and no party shall have any claim
or cause of action for damages against any other party arising out of this Agreement.

9. OWNER’S REPRESENTATIONS. The Owner represents (a) that it has, and will have
at the closing, the power, and if applicable, corporate authorization to sell, transfer and convey
the Conservation Easement to the Conservancy subject only to the terms of this agreement; (b)
that the Owner is not aware of any actions or proceedings which affect the Owner’s title to the
Property; (c) that there are no uncured notices which have been served upon the Owner by any
governmental agency, notifying the Owner of any violations of law, ordinance or regulation
which would affect the Property; (d) there are no actual impending mechanics liens against the
Property; and (e) that the Owner has not entered into, nor does there exist any license, lease,
option, right of first refusal or other agreement, which affects title of the Property or would affect
its obligations hereunder.

The Owner has no knowledge of any condition at, on, under or related to the Property presently
or potentially posing a significant hazard to human health or to the environment (whether or not



such condition constitutes a violation of law that would result in liability to the Owner, County
or Conservancy under any Federal, State or local environmental laws).

Should any of the above representations or warranties cease to be true at any time prior to the
closing, the Owner shall immediately so advise the County and Conservancy in writing, except
insofar as the Owner has advised the County and Conservancy to the contrary. Each of the above
representations and warranties shall be deemed to have been made as of the closing and shall
survive the closing.

10. NO BROKERS COMMISSION. Each of the parties represents that no broker was used
in connection with this Agreement or with any of the transactions contemplated herein.

11. SEVERABILITY. Each provision of this Agreement is severable from any and all other
provisions of the Agreement. Should any provision of this Agreement be, for any reason,
unenforceable, the parties shall negotiate an equitable adjustment in the provisions of this
Agreement with a view to effecting the purpose of this Agreement and the enforceability of the
remaining provisions of this Agreement shall not be affected thereby.




IN WITNESS WHEREOF, the parties hereto have executed this Agreement.

APPROVED AS TO FORM: ACCEPTED: COUNTY OF DUTCHESS

By:
Linda D. Fakhoury, Assistant County Attorney Susan J. Serino, County Executive
County Attorney’s Office

STATE OF NEW YORK )
) SS:
COUNTY OF DUTCHESS )

On this day of , 2025, before me, the undersigned, personally appeared
Susan J. Serino, personally known to me or proved to me on the basis of satisfactory evidence to
be the individual whose name is subscribed to the within instrument and acknowledged to me that
she executed the same in her capacity, and that by her signature on the instrument, the individual
or the person upon behalf of which the individual acted, executed the instrument.

Notary Public



IN WITNESS WHEREOF, the parties hereto have executed this Agreement.

STATE OF NEW YORK

LANDOWNER
PRIMROSE HILL FARM PARTNERS, LLC

By: Robert A. Schoch

DUTCHESS LAND CONSERVANCY, INC.

By:

Rebecca E. C. Thornton
President

SS:
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COUNTY OF DUTCHESS )

On this day of , 2025, before me, the undersigned, personally appeared
Robert A. Schoch, personally known to me or proved to me on the basis of satisfactory evidence
to be the individual whose name is subscribed to the within instrument and acknowledged to me
that he executed the same in his capacity, and that by his signature on the instrument, the individual
or the person upon behalf of which the individual acted, executed the instrument.

Notary Public
STATE OF NEW YORK )
) SS:
COUNTY OF DUTCHESS )
On this day of , 2025, before me, the undersigned, personally appeared

Rebecca E.C. Thornton, personally known to me or proved to me on the basis of satisfactory
evidence to be the individual whose name is subscribed to the within instrument and acknowledged
to me that she executed the same in her capacity, and that by her signature on the instrument, the
individual or the person upon behalf of which the individual acted, executed the instrument.

Notary Public
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EXHIBIT D to the Grant Agreement
Financial Worksheet

Landowner/Seller:

Buyer of Conservalion Easement:
Property Name:

Cons. Easement Acreage:
Location:

Parties to the Transaction

Primrose Hill Farm Partners, LLC
Dutchess land Conservancy, Inc.
Primrose Hill Farm
105.947
Fiddlers Bridge Rd. and Rhynders Rd.
Town of Clinton, Dutchess County, New York

Dutchess County ("County™)

$402,099

Dutchess Land Conservancy ("DLC")*

$620,299

*Funding provided by the DLC includes grant funds received from the

NYS Dept. of Agriculture and Markets (C00788GG)

Value of Purchased Development Rights: $967,048
Transaction Expenses: $55,350.00
Landowner Expenses: $126,830.00
Total Project Budget: $1,149,228

Payment Timeline

Prior to After

Expenses Responsible Party Amount ($) Closing | At Closing | Closing
Conservation Easement Acquisition Expenses
Purchase Price County $402,099 X
Purchase Price DLC $564,949 X
Purchase Price Landowner Bargain Sale $122,952 X
Total Purchase of Dev. Rights: $1,090,000
Due Diligence/Transactional Expenses
Title Insurance and Recording Fees DLC $6,350 X
Survey DLC $9,000
Final Appraisal DLC $3,000
DLC Lega! Fees DLC $6,000 X
Total Due Diligence/Transaction: $24,350.00
Stewardship Expenses
Baseline Documentation Report DLC $3,000 X
Stewardship Fee DLC $10,000 X
Total for Stewardship: $13,000
DLC Staff Expenses
DLC Staff costs ] DLC | $18,000] X
Landowner
NYS Transfer Tax | Landowner [ $3,878] X

TOTAL PROJECT BUDGET:  $1,149,228.00
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MONITORING AGREEMENT

THIS AGREEMENT, made this day of , 2025, by and between the COUNTY
OF DUTCHESS, a municipal corporation with offices at 22 Market Street, Poughkeepsie, New York
12601 (hereinafter referred to as the “County”), and DUTCHESS LAND CONSERVANCY, INC.,
with offices at 4289 Route 82, Millbrook, New York 12545 (hereinafter referred to as the
“Conservancy”).

WITNESSETH:

WHEREAS, the Conservancy has secured funding, which will result in the acquisition by the
Conservancy of a Conservation Easement of approximately 105.947 acres of property owned by
Primrose Hill Farm Partners, LLC, operating as Primrose Hill Farm, located on Fiddlers Bridge
Road, Rhynders Road and Seelbach Lane, in the Town of Clinton, Dutchess County, New York (the
“Property”), and

WHEREAS, the Conservancy has secured funds for this acquisition through the New York
State Department of Agriculture and Markets and the County will provide a matching share through
the Dutchess County Partnership for Manageable Growth Program.

WHEREAS, the Conservancy will hold the Conservation Easement on the Property,
assuming such rights, obligations, and responsibilities as set forth therein, and the County will have
third party enforcement rights pursuant to the terms of the Conservation Easement, and

WHEREAS, the Conservancy, in its role as a land conservation organization, has obtained
extensive experience monitoring and administering conservation easements, and as holder of the
Conservation Easement, will monitor and administer this Conservation Easement in furtherance of
the shared farmland conservation goals of the County and the Conservancy, and

WHEREAS, this Agreement further defines the rights, obligations and responsibilities
associated with monitoring and administering the Conservation Easement,

NOW, THEREFORE, it is mutually agreed by and between the parties as follows:

1. SCOPE OF SERVICES. The Conservancy is primarily responsible for enforcement of
the Conservation Easement and for monitoring the Property in a systematic manner to ensure
compliance with the terms of the Conservation Easement, as further set forth in the Conservation
Easement, attached hereto and incorporated herein as “Exhibit A.” The Conservancy shall provide,
following the Standards and Practices established by the Land Trust Alliance, and, in strict
compliance with all applicable federal, state and local laws, regulations and procedures, the services
as set forth on “Exhibit B” annexed hereto and made a part of this Agreement.

If any term of the Scope of Services (Exhibit B) contradicts or creates an ambiguity with any
term of this Agreement, this Agreement shall govern.

2. TERM OF AGREEMENT. This Agreement shall become effective upon the conveyance
of'a Conservation Easement of approximately 105.947 acres owned by Primrose Hill Farm, LLC, on
the Property (Dutchess County Tax Map Number 132400-6367-00-158739) to the Conservancy and
shall remain in effect as long as the Conservancy holds the Conservation Easement.

Dutchess County Stewardship and Monitoring Agreement 1



3. PAYMENT. The Conservancy has undertaken its responsibilities hereunder because the
Conservation Easement to be acquired protects the agricultural values and natural resources of the
Property and promotes the use of sound agricultural practices, which will further the Conservancy’s
charitable purposes of preserving the natural, ecological, cultural and scenic values of Dutchess
County. In recognition of the costs the Conservancy may incur in monitoring compliance with the
Conservation Easement, the Conservancy has secured, at no cost to the County, a stewardship fee of
$10,000.00 to defray the costs of monitoring and administering the above referenced Conservation
Easement.

4. INDEPENDENT CONTRACTOR STATUS. The Conservancy agrees that it is an
independent contractor and that it shall not hold itself out to be an employee or officer of the County,
and that therefore, no federal, state or local income tax or payroll tax of any kind shall be withheld or
paid by the County on behalf of the Conservancy or its employees; that the Conservancy shall not be
eligible for, and shall not be entitled to participate in, any employee pension, health, retirement or
other fringe benefit plan of the County; that the Conservancy shall have no workers’ compensation
or disability coverage through the County for the Conservancy or its employees, and that the
Conservancy shall not be entitled to make any claim against the County for these or any other rights
or privileges of an officer or employee of the County.

5. INDEMNIFICATION BY THE CONSERVANCY. The Conservancy shall hold the
County harmless from any and all claims or causes of action for damages arising directly or indirectly
out of its negligence in the discharge of its responsibilities pursuant to this Agreement.

6. INDEMNIFICATION BY THE COUNTY. The County shall hold the Conservancy
harmless from any and all claims or causes of action for damages arising directly or indirectly out of
its negligence in the discharge of its responsibilities pursuant to this Agreement.

7. INSURANCE REQUIREMENTS. Atall times during the term of this Agreement,
the Conservancy shall maintain at its own cost the following insurance and shall provide proof thereof
to the County, in the form of a Certificate of Insurance, prior to commencing work under this
Agreement:

(a) Statutory Worker’s Compensation coverage in compliance with the
Compensation Law of the State of New York.

b General Liability Insurance coverage in the comprehensive or commercial
general liability form including blanket contractual coverage for the operation
of the program under this Agreement in the amount of $1,000,000.00. This
insurance shall include coverage for bodily injury and property damage and
shall be on an occurrence form with a waiver of subrogation. The County
must be listed as an additional named insured.

Prior to cancellation or material change in any policy, a thirty (30) day notice shall be given
to the County Attorney at the address listed below:

Dutchess County Attorney
County Office Building

22 Market Street

Poughkeepsie, New York 12601

Dutchess County Stewardship and Monitoring Agreement 2
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On receipt of such notice, the County shall have the option to cancel this Agreement
without further expense or liability to the County, or to require the Conservancy to replace any
cancelled insurance policy, or rectify any material change in the policy, so that the insurance coverage
required by this paragraph is maintained continuously throughout the term of this Agreement in form
and substance acceptable to the County. Failure of the Conservancy to take out or maintain, or the
taking out or the maintenance of any required insurance, shall not relieve the Conservancy from any
liability under this Agreement.

All Certificates of Insurance shall be approved by the County Director of Risk
Management prior to commencement of any work under this Agreement.

All policies of insurance referred to above shall be underwritten by companies authorized to
do business in the State of New York and acceptable to the County. In addition, every policy required
above shall be primary insurance and any insurance carried by the County or its officers or employees
shall be excess and not contributory insurance to that provided by the Conservancy. The additional
insured endorsement for the Comprehensive General Liability insurance required above shall not
contain any exclusion for bodily injury or property damage arising from completed operations. The
Conservancy shall be solely responsible for any deductible losses under each of the policies required
above. Proof of additional insured coverage shall be evidenced through an additional insured
endorsement provided by the insurance carrier.

9. USE OF PRIVATE AUTOMOBILES. The Conservancy represents that it does not
own any automobiles and its employees use their own private automobiles when an automobile is
necessary for Conservancy business. The Conservancy will ensure that all of its employees and any
others discharging responsibilities pursuant to this Agreement, shall be licensed to drive in New York
State and shall have, at least, the statutory insurance coverage required by New York State Law.

10. QUALIFICATIONS OF CONSERVANCY. The Conservancy represents it is a New
York not-for-profit corporation within the meaning of Article 49, Title 3 of the Environmental
Conservation Law of the State of New York (together with any successor statute, the “ECL”), is
organized for, among other purposes, conserving real property, is a tax-exempt and qualified
organization within the meaning of Sections 501(c)(3), 509(a)(1) and 170(b)(1)(A)(iv) of the Internal
Revenue Code, and is a “qualified organization” to accept, purchase, and hold Conservation
Easements under Section 170(h) of the Internal Revenue Code and Treasury Regulation Section
1.170A-14(c); and the Conservancy covenants that it will take all actions necessary to maintain such
status at all times during the term of this agreement.

The Conservancy specifically represents that it, and its members, officers, employees, agents,
servants, consultants and sub-contractors, have the experience, knowledge, and character necessary
to perform their particular duties under this Agreement.

11. NON-DISCRIMINATION. No services to be rendered pursuant to, or in connection
with, this Agreement may be refused to any person because of age, race, color, creed, sex, national
origin, disability or marital status.

The Conservancy shall take all affirmative steps necessary to ensure equal employment
opportunities without discrimination because of age, race, creed, color, sex, national origin, disability
or marital status and to comply with all federal, state and local civil rights laws including, but not
limited to, the Americans with Disabilities Act.

Dutchess County Stewardship and Monitoring Agreement 3



12. RETENTION OF RECORDS. The Conservancy agrees to maintain and have available
for audit such records as may be required by the County, New York State or United States
governmental agencies related to this Agreement and the Conservation Easement. These records shall
be available for inspection by properly identified personnel of the above governmental agencies upon
reasonable notice. The Baseline Documentation Report and the monitoring records shall be
permanently maintained in an Archival Storage Facility. All correspondence pertaining to the
Conservation Easement shall be maintained in perpetuity. Other records shall be maintained for a
period of six (6) years on an ongoing basis unless the County requires otherwise. In such event, the
County shall, upon request of the Conservancy, provide an Archival Storage Facility for such other
records.

In the event that the Conservancy were to cease to exist, cease to be a qualified organization
under Section 170(h) of the Internal Revenue Code, or cease to be qualified to acquire and hold
conservation easements under Article 49, Title 3, of the Conservation Law, the Conservancy agrees
to transfer all records associated with this Agreement and the Conservation Easement to the County
or to such private non-governmental organization or public agency, which has agreed to assume the
responsibility of holding the Conservation Easement.

13. NON-ASSIGNMENT. This Agreement may not be assigned by the Conservancy and its
right, title or interest therein may not be assigned, transferred, conveyed, sublet or disposed of without
the previous written consent of the County.

14. NO FINANCIAL OBLIGATION FOR COUNTY. It is understood and agreed that
neither this Agreement nor any representation by any public employee or officer creates any legal or
moral obligation for the County to request, appropriate, or make available moneys for the purpose of
this Agreement.

15. NOTICE. Except as otherwise provided in this Agreement, notice required to be given
pursuant to this Agreement shall be made in writing and addressed to the following or such other
person as the parties may designate:

If to the County: any notices necessary or convenient hereunder shall be directed in writing to the
Dutchess County Attorney and the Dutchess County Commissioner of Planning and Development, or
their successors at their official addresses, which at present are:

Dutchess County Attorney

22 Market Street

Poughkeepsie, New York 12601

Attn: Linda Fakhoury, Assistant County Attorney

Dutchess County Commissioner of Planning and Development
85 Civic Center Plaza, Suite 107

Poughkeepsie, New York 12601

Attn: Eoin Wrafter, Commissioner

If to the Conservancy: any notices necessary or convenient hereunder shall be directed in writing to
the President, or her successor at her official address, which at present is:

Dutchess Land Conservancy, Inc.
PO Box 138

Dutchess County Stewardship and Monitoring Agreement 4
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Millbrook, New York 12545
Attn: Rebecca E. C. Thornton, President

16. NON-WAIVER. Failure of any party to exercise any rights under this Agreement for a
breach thereof shall not be deemed a waiver thereof or a waiver of any subsequent breach.

17. SEVERABILITY. If any provision of this Agreement shall be held unenforceable, the
rest of the Agreement shall nevertheless remain in full force and effect.

18. CHOICE OF LAW, VENUE. Any dispute arising directly or indirectly out of this
Agreement shall be determined pursuant to the laws of the State of New York. The parties hereby
choose the New York State Supreme Court, Dutchess County as the forum for any such dispute.

19. NO ARBITRATION. Disputes involving this Agreement, including the breach or
alleged breach thereof, may not be submitted to binding arbitration but must instead be heard in
accordance with the paragraph above entitled “Choice of Law, Venue.”

20. SERVICE OF PROCESS. In addition to the methods of service allowed by the New
York State Civil Practice Law & Rules (“CPLR”), the Conservancy hereby consents to service of
process on it by registered or certified mail, return receipt requested or by facsimile (fax) transmission.
Service hereunder shall be complete when deposited in the United States mail, duly addressed and
with proper postage or when the fax has connected. The Conservancy must promptly notify the
County, in writing, of each and every change of address to which service of process can be made.
Service by the County to the last known addresses shall be sufficient. The Conservancy will have
thirty (30) calendar days after service is complete in which to respond.

21. CAPTIONS. The captions are inserted only as a matter of convenience and reference,
and in no way define, limit or describe the scope or intent of this Agreement nor in any way affect
the terms hereof.

22. COUNTERPARTS. This Agreement may be executed in any number of counterparts,
each of which shall be an original and shall constitute the same Agreement.

23. GENDER. Words of the masculine or feminine gender in this Agreement, unless the
meaning of the sentence indicates otherwise, shall be deemed to refer to either male or female persons.

24. ENTIRE AGREEMENT. The terms of this Agreement, including its attachments and
exhibits, represent the final intent of the parties. Any modification, rescission or waiver of the terms
of this Agreement must be in writing and executed and acknowledged by the parties with the same
formalities accorded this basic Agreement.

Dutchess County Stewardship and Monitoring Agreement 5
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IN WITNESS WHEREQF, the parties hereto have executed this Agreement.

APPROVED AS TO FORM: ACCEPTED: COUNTY OF DUTCHESS
By:

Linda D. Fakhoury Susan J. Serino, County Executive

County Attorney’s Office

APPROVED AS TO CONTENT: ACCEPTED: Dutchess Land Conservancy, Inc
By:

Eoin Wrafter Rebecca E. C. Thornton, President

Commissioner of Planning & Development

STATE OF NEW YORK )
) SS:
COUNTY OF DUTCHESS )

On this day of , 2025, before me, the undersigned, personally appeared
Susan J. Serino, personally known to me or proved to me on the basis of satisfactory evidence to be
the individual whose name is subscribed to the within instrument and acknowledged to me that she
executed the same in her capacity, and that by her signature on the instrument, the individual or the
person upon behalf of which the individual acted, executed the instrument.

Notary Public
STATE OF NEW YORK )
) SS:
COUNTY OF DUTCHESS )
On this day of , 2025, before me, the undersigned, personally appeared

Rebecca E.C. Thornton, personally known to me or proved to me on the basis of satisfactory
evidence to be the individual whose name is subscribed to the within instrument and acknowledged
to me that she executed the same in her capacity, and that by her signature on the instrument, the
individual or the person upon behalf of which the individual acted, executed the instrument.

Notary Public

EXHIBIT A TO THE MONITORING AGREEMENT
CONSERVATION EASEMENT
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EXHIBIT B TO THE MONITORING AGREEMENT
SCOPE OF SERVICES

The parties recognize that this Scope of Service outlines the monitoring techniques presently

contemplated. As these techniques change over time, the general intent of this Scope of Services
will be maintained.

A.

Dutchess County Stewardship and Monitoring Agreement

General Approach
O In-person site visit and/or fly over property by aerial over flight by Conservancy staff to
ensure compliance with the Conservation Easement.

Minimum Frequency for Monitoring Visits

O Aerial monitoring to occur annually, typically in the late fall to early spring when the
foliage is off vegetation. Ground monitoring of the property to occur approximately once
every three years. Monitoring during hunting season will be avoided.

Procedure
O Verify property ownership before monitoring to detect any changes.
O Contact landowner by letter well in advance of visit. Site visits can be done with
landowner present, although it is not necessary for the landowner to be present during the
visit.
O Review baseline file including:

(1) Conservation Easement or Conservation Easement Summary

(2) Baseline documentation maps and photographs

(3) Existing Conditions Report

(4) Previous monitoring records

Ground Monitoring
O Visit property, bringing:
(1) Copy of Conservation Easement
(2) Camera
(3) Tablet/GPS Device with property details and other features loaded.
(4) Maps showing boundaries and other property features
(5) Compass, measuring tape, and fluorescent flagging
(6) Copy of report and materials from most recent ground monitoring visit
(7) Copy of the property’s structure inventory and structure photos
(8) Copies of relevant correspondences
O Meet with landowner (upon request), review easement terms, answer any questions
O Inspect property:
(1) Find and walk boundaries
(2) Check trouble spots identified by prior visits, aerial imagery or correspondence
(3) Note and photograph any significant changes to the property, natural or manmade
(4) Photograph structures and take measurements when needed
(5) Write report using GPS data, photographs and observations made in the field
(6) Identify problems that merit follow-up from the Conservancy

Aerial Monitoring

O Aerial monitoring to be performed by Conservancy staff who know the property and
can interpret the property from the air

O Prepare flight plan



(1) Easement summary
(2) Camera, back up camera
(3) Maps showing boundaries and other property features
(4) Notebook, pens/pencils
O Note any changes/questionable areas and take photographs
O Follow up questionable areas with on-the-ground inspection

Post-Inspection Record Keeping

O Fill out inspection form, sign and date it

O Label and file photographs as an addendum to the baseline files

O Send landowner letter summarizing findings

O Send County letter summarizing findings

O Store monitoring records safely together. Archive originals with original Baseline
Documentation Report and keep one copy in the office for reference.

Landowner Relationships

O Landowner Contact —a good working relationship with the landowner is

fundamental to a successful stewardship program
(1) Build a spirit of cooperation, beginning before easements are signed
(2) Explain monitoring program, easement holder’s role in enforcement, what the
landowner can expect
(3) Personally contact a new landowner any time land changes hands, even within
the same family
(4) Make sure new owner understands the purposes and terms of the easement and
the monitoring program
(5) Maintain personal contact with all landowners periodically, even if aerial
monitoring

Handling Violations
O In the event of a violation of, or non-compliance with, the terms of the Conservation
Easement, the Conservancy will notify the County in writing within 48 hours or two
business days of the discovery.
O The Conservancy, as lead monitor, will then notify the landowner about the violation.
O The Conservancy will try to resolve the problem through negotiation:

(1) Establish plan for restoration and set a deadline for compliance

(2) Follow up all contacts in writing, via certified mail

(3) Inspect restoration work and document compliance

O Consult County Attorney’s office if violation activity continues or if landowner refuses to

cooperate with restoration plan.

Dutchess County Stewardship and Monitoring Agreement
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SMPR TITLE AGENCY, INC.

Albawy/Troy Hudson/Poughkeepsie Saratoga/Schenectady
50 Chaped 5t, Albany, NY 12207 One Hudson City Cenire, Hudson, NY 12534 317 Broadway, Suite 204
Saratoga Springs, NY 12868
Ph 518-434-0127 / Fax 518-434-0007 Ph 518-828-4351 /Fax 518-828-7404 Ph 518-885-8700 7 Fax 518-884-2564
/_\; e-mail — info@smprtitle.com — website — wwaw.smprtitle.com
APPLICANT Title Number M-082681
Nate Nardi-Cyrus Phone: (845)-677-3002
Dutchess Land Conservancy Fax:
Email:  naten@dutchessland.org
Reference: Dutchess Land Conservancy, Inc. from Primrose Hill Farm Partners, LLC
REPORTS HAVE BEEN SENT TO

PROPERTY INFORMATION

203 Fiddlers Bridge Road, Clinton, NY
County: Dutchess Town: Clinton

Tax ID Sec. 6367 Block 00 Lot 158739

PARTIES

Owner(s): Primrose Hill Farm Partners, LLC
Buyer(s):  Dutchess Land Conservancy, Inc. and Dutchess County

SERVICES
" 1sing and Building Violation Report, Certificate of Occupancy

| TITLE POLICIES
Owners Policy: $961,000.00 Easement Fee Premium: $3,513.00

Underwriter: Stewart Title Insurance Company

Report Printed On 03/06/2025 Page 1 of 1



SMPR TITLE AGENCY, INC.
COMMERCIAL OWNER / SELLER AFFIDAVIT

Title Report issued by SMPR Title Agency, Inc., as agent

Insurer: Stewart Title Insurance Company

SMPR Order No: M-082681

Owner: Primrose Hill Farm Partners, LLC

Purchaser: Dutchess Land Conservancy, Inc. and Dutchess County

Lender: N/A

Property: 203 Fiddlers Bridge Road, Town of Clinton, Dutchess County , NY
State of New York }

County of } ss.

the undersigned (the “Deponent”), being duly sworn, deposes and says:

1. The Deponent is the of the Owner of the Property described in the Title Report and as such is
fully familiar with the facts and circumstances set forth herein.

2. The Owner has owned and occupied the Property, peaceably and undisturbed since . Tomy
knowledge, title to the Property has never been questioned or disputed, nor insurance thereof refused. | know of no
reason any other person might claim any right, title or interest in or to any portion of the Property.

3. There are no taxes, assessments, water charges or sewer rents against the Property now due and owing. Except
as set forth in the Title Report, there are no unsatisfied judgments, liens, federal tax liens, state tax warrants,
mechanics liens or mortgages filed against the Owner or the Property anywhere. The Owner has never been the
subject of a bankruptcy proceeding.

4. There are no tenants, lessees or other persons in possession of any portion of the Property except:

. (If Applicable). Such tenants are month-to-
month or pursuant to written leases, as tenants only, unconditionally subordinated to all existing and future
mortgages, for terms not in excess of months without rights to renew. No lease or separate agreement
contains an option to purchase or rights of first refusal.

5. Other than as set forth in the Title Report, the Owner has allowed no one to encroach on the Property, to have
any easements therein, or to use any portion thereof for any purpose. There are no rights of way or common
driveways running along or through the Property. The Owner has not encroached on any adjoining premises. |
have no knowledge of any breach or violation of any covenants, restrictions or agreements affecting the Property.

6. (If applicable) A survey dated made by shows the
Property as it exists today. There have been no changes to the Property that are not shown on the survey.

7. There have been no changes a) in the membership of the Owner partnership / limited liability company, or b) to its
operating agreement since its formation. The person(s) executing the closing instruments are authorized to bind the
Owner limited liability company.

8. If the Title Insurance Company is forwarding payment to the holder of an existing morigage in satisfaction of the
Owner’s indebtedness, the Owner will pay any additional sums which may be required by such holder to obtain and
record a discharge of such mortgage. The Title Insurance Company is appointed the Owner’s agent for the purpose
of taking any actions necessary to obtain such discharge.

9. The Owner is about to grant a Conservation Easement on the Property. There are no facts known to me relating
to the title to the Property which have not been set forth in this affidavit. The Deponent makes this affidavit to induce
the Title Insurance Company to insure the title free and clear of the aforesaid, knowing they are relying hereon.

Sworn to before me this
day of , the Deponent

print name

Notary Public



Stewart Title Insurance Company
Issued by

SMPR TITLE AGENCY, INC.

CERTIFICATE FOR TITLE INSURANCE

Stewart Title Insurance Company ("the Company") certifies to the proposed insured named in Schedule A that an examination
of title to the premises described in Schedule A has been made in accordance with its usual procedure and agrees to issue its
standard form of title insurance policy authorized by the Insurance Department of the State of New York, in the amount set
forth herein, insuring the interest set forth herein, and the marketability thereof, in the premises described in Schedule A,
after the closing of the transaction in conformance with the requirements and procedures approved by the Company and after
the payment of the premium and fees associated herewith excepting (a) all loss or damage by reason of the estates, interests,
defects, objections, liens, encumbrances and other matters set forth herein that are not disposed of to the satisfaction of the
Company prior to such closing or issuance of the policy and (b) any question or objection coming to the attention of the
Company before the date of closing, or if there be no closing, before the issuance of the policy.

This agreement to insure shall terminate (1) if the prospective insured, their attorney or agent makes any untrue statement
with respect to any material fact or suppresses or fails to disclose any material fact or if any untrue answers are given to
material inquiries by or on behalf of the Company; or (2) upon the issuance of title insurance in accordance herewith. In the
event that this Certificate is endorsed and redated by an authorized representative of the Company after the closing of the
transaction and payment of the premium and fees associated herewith, such “redated” Certificate shall serve as evidence of
the title insurance issued until such time as a policy of title insurance is delivered to the insured. Any claim made under the
redated Certificate shall be restricted to the conditions, stipulations and exclusions from coverage of the standard form of
title insurance policy issued by the Company.

CONDITIONS AND STIPULATIONS

1. This Certificate shall be null and void:

A. if the fees therefore are not paid;

B. if the prospective insured, their attorney or agent makes any untrue statement with respect to any material fact, or
if any untrue answers are given to material inquiries by or on behalf of the Company;

C. when the policy shall issue provided that the failure to issue such policy is not the fault of the Company;

D. until the amount of the policy or policies requested is inserted in Schedule A hereof by the Company, either at the

ne of the issuance of this Certificate or by subsequent endorsement.

2. If the title, interest or lien to be insured was acquired by the prospective insured prior to delivery hereof, the Company
assumes no liability except under its policy when issued.
3. The liability of this Company under this Certificate shall not exceed the amount stated in Schedule A hereof and such
liability is subject to the insuring provisions, the Exclusions from Coverage and the Conditions and Stipulations of the form of
policy or policies shown in Schedule A hereof in favor of the proposed insured which are hereby incorporated by reference
and are made a part of this Certificate except as expressly modified herein.

This certificate is intended for lawyers only. Such exceptions as may be set forth herein may affect marketability of title.
Your lawyer should be consulted before taking any action based upon the contents of this certificate. The Company’s
representative at the closing hereunder may not act as legal advisor to any of the parties or draw legal instrument for them.
Such representative is permitted to be of assistance only to an attorney. It is advisable to have your attorney present at the
closing.

THIS REPORT IS NOT A TITLE INSURANCE POLICY!

PLEASE READ IT CAREFULLY. THE REPORT MAY SET FORTH EXCLUSIONS UNDER THE
TITLE INSURANCE POLICY AND MAY NOT LIST ALL LIENS, DEFECTS, AND
ENCUMBRANCES AFFECTING TITLE TO THE PROPERTY.

YOU SHOULD CONSIDER THIS INFORMATION CAREFULLY.

IN WITNESS WHEREOF, Stewart Title Insurance Company has caused its corporate name and seal to be hereunto affixed by
Its duly authorized officers on the date shown in Schedule A.

Stewart Title Insurance Company
By: SMPR Title Agency, Inc.

= Sk~
AR
i

.-!y: -
Authorized Officer or Agent Direct questions to: James Monahan

Its

SMPR Order No.: M-082681
Stewart Title Insurance Company - SMPR Title Agency, Inc. Date: March 6, 2025
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SMPR TITLE AGENCY, INC.

SCHEDULE A

1. Effective Date: 2/19/2025
Redated:

2. Policy or Policies to be issued:
(a) ALTA Owners Policy — 2021

Proposed Insured: Dutchess Land Conservancy, Inc. and $961,000.00
Dutchess County
(b) ALTA Loan Policy — 2006
Proposed Insured:

The following endorsements are a part of this policy:
Standard New York Endorsement

3. Title to the Fee Simple estate or interest in the land described or referred to in this commitment is at the
effective date hereof vested in:

Primrose Hill Farm Partners, LLC, a New York limited liability company acquired title by deed from
Viola P. Schoch dated 10/9/1986 recorded in the Dutchess County Clerk’s Office 11/6/1996 in Liber 1986 pag
260, which deed also conveys additional premises.

4. The land referred to in this Commitment is described as follows:
"SEE SCHEDULE A DESCRIPTION ATTACHED"
For Information Only:

Address: 203 Fiddlers Bridge Road, Town of Clinton, County of Dutchess, NY
Section 6367 Block 00 Lot 158739

Title Certification — Page 1 of T~
SMPR Order No.: M-082681
Stewart Title Insurance Company - SMPR Title Agency, Inc. Date: March 6, 2025

TITLE
CERTIFICATION



Stewart Title Insurance Company
Issued by

SMPR TITLE AGENCY, INC.

SCHEDULE A DESCRIPTION

ALL those certain pieces or parcels of land, with the buildings and improvements thereon erected, situate,
lying and being in the Town of Clinton, County of Dutchess, and State of New York, which are shown on a map
entitled “Survey Map of Conservation Easement on the Primrose Hill Farm” recorded at the office of the
Dutchess County Clerk on , 2023 as Filed Map No. , and which are bounded and
described according to said map as follows:

West Farm Parcel

Beginning at the northeast corner of the herein described parcel at a point in the westerly user boundary of
Fiddler's Bridge Road located at New York State Plane East Zone coordinates of 1,103,415.494 feet North by
668,406.547 feet East;

Thence along said Fiddler's Bridge Road,

South 26°58'42" West for 522.51 feet,
South 21°08'06" West for 252.10 feet, and
South 34°05'37" West for 55.28 feet;

Thence along the lands now or formerly of Conroad Associates, LP, described by deed recorded as
Document No. 2-2019-1758,

North 4°42'48" East for 72.78 feet to an angle in a stone wall, and along said wall,
North 4°42'48" East for 227.24 feet,

North 3°53'15" East for 114.42 feet,

North 2°50'45" East for 162.49 feet, and

North 1°45'45" East for 125.90 feet to an iron rod found in a stone wall intersection;

Thence along lands now or formerly of Auspitz, described by deed recorded as Document No. 2-2018-663,

following the stone wall,
North 67°45'55" East for 8.82 feet, and
North 82°12'21" East for 309.27 feet to the point or place of beginning;
FOR INFORMATION ONLY, NOT INSURED: Containing 2.379 acres.

East Farm Parcel

Beginning at the corner of a stone wall marking the northeast corner of the herein described parcel located at
New York State Plane East Zone coordinates of 1,103,647.375 feet North by 669,992.153 feet East;
Thence along lands now or formerly of Schimmelpfennig, described by deed recorded in Liber 1937 of Deeds
at page 208, following a stone wall,
South 7°00'15" East for 70.64 feet to the end of said wall;
Thence along the westerly user boundary of Seelbach Lane,
South 4°13'57" East for 138.53 feet,
South 11°04'32" East for 170.80 feet to the north end of a stone wall, and along the same,
South 7°52'46" East for 174.14 feet to a point in said wall;
Thence along the aforementioned lands of Schimmelpfennig, following said wall,
South 4°54'36" East for 71.48 feet,
South 10°02'21" East for 86.58 feet to the south end of said wall, across a wetland,
South 5°57'11" East for 420.33 feet to the north end of a stone wall, and along the same,
South 7°42'21" East for 108.34 feet, and
South 9°09'26" East for 49.58 feet to a point in said wall;

Schedule A — Legal Description — Page 1 of 4
SMPR Order No.: M-082681
Stewart Title Insurance Company — SMPR Title Agency, Inc. Date: March 6, 2025
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Stewart Title Insurance Company
Issued by

SMPR TITLE AGENCY, INC.

Thence along lands now or formerly of Mulvey & Yusun, described by deed recorded in Liber 1696 of Deeds
at page 859, following said wall,
South 5°23'06" East for 105.09 feet,
South 7°57'21" East for 326.97 feet,
South 5°55'46" East for 142.50 feet to the south end of said wall, and
South 12°15'11" East for 41.39 feet to an iron rod found;
Thence along lands now or formerly of Lim, described by deed recorded as Document No. 2-2019-385,
North 88°53'08" West for 523.70 feet to a point at the west end of a stone wall, and
South 6°15'08" East for 400.39 feet to a point in a stone wall;
Thence along lands now or formerly of Seelbach LLC, described by deed recorded as Document No. 2-2002-
6948, following said stone wall,
North 86°41'44" West for 208.55 feet,
North 89°58'58" West for 118.81 feet,
North 89°21'50" West for 213.54 feet, and
North 85°18'00" West for 116.89 feet to an intersection of walls;
Thence along lands now or formerly of Bowers, described by deed recorded as Document No. 2-2001-
108386, following said stone wall,
North 3°22'02" East for 38.45 feet,
North 0°46'39" West for 162.79 feet to an intersection of walls, and continuing along same,
North 87°52'34" West for 323.72 feet,
South 87°30'49" West for 35.00 feet,
North 82°26'37" West for 26.69 feet,
North 87°42'17" West for 154.38 feet,
South 88°43'59" West for 42.53 feet to an intersection of walls, and continuing along same,
South 6°40'31" East for 112.44 feet,
South 8°40'37" East for 41.82 feet,
South 5°59'19" East for 102.17 feet to an iron rod found at an intersection of walls, and continuing along a
stone wall,
South 82°26'40" West for 514.92 feet to an iron rod found in a wall corner;
Thence along lands now or formerly of D'Amico, described by deed recorded as Document No. 2-2001-8432,
following a stone wall,
North 2°46'49" West for 327.64 feet to an intersection of walls, and continuing along same,
North 2°02'35" West for 247.20 feet,
North 3°00'47" West for 379.01 feet,
North 2°07'11" West for 231.71 feet, and
North 4°18'16" West for 84.51 feet to an iron rod found in an intersection of walls;
Thence along the easterly user boundary of Fiddler's Bridge Road, following a stone wall,
North 62°11'56" East for 126.67 feet to a point, leaving said wall and still along said road,
North 20°43'49" East for 346.80 feet to the south end of a stone wall,
North 29°26'09" East for 112.58 feet to the north end of said wall,
North 25°17'41" East for 183.82 feet, and
North 27°47'59" East for 240.51 feet;
Thence along lands now or formerly of Fiddler's Bridge, LLC, described by deed recorded as Document No.
2-2022-50564, following a stone wall,
North 80°29'26" East for 131.94 feet,
North 82°07'21" East for 401.82 feet to an intersection of walls, and continuing along same,
North 82°47'46" East for 77.52 feet and
North 80°03'53" East for 49.44 feet;

Schedule A — Legal Description — Page 2 of 4™~
SMPR Order No.: M-082681
Stewart Title Insurance Company — SMPR Title Agency, Inc. Date: March 6, 2025
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Thence along lands now or formerly of Whist, described by deed recorded as Document No. 2-2009-4650,
following a stone wall,
North 78°57'26" East for 45.81 feet,
North 81°58'08" East for 156.01 feet to the east end of the wall, across a wetland and stream,
North 81°30'22" East for 258.96 feet to the west end of stone wall remains,
North 83°06'05" East for 131.69 feet to a point at or near the south side of a rebuilt stone wall, and
generally along said rebuilt wall in a straight line,
North 81°01'05" East for 300.05 feet to the point or place of beginning;
FOR INFORMATION ONLY, NOT INSURED: Containing 93.025 acres.

West Woodlot Parcel

Beginning at an iron rod found marking the southwest corner of the herein described parcel at a point in the
easterly user boundary of Seelbach Lane located at New York State Plane East Zone coordinates of
1,103,728.491 feet North by 670,064.189 feet East;

Thence along said Seelbach Lane,

North 9°10'17" East for 80.64 feet,
North 7°00'25" West for 70.38 feet to the south end of a stone wall, and along same,
North 0°57'30" West for 145.39 feet,
North 12°44'59" East for 37.62 feet;
Thence along the southwesterly user boundary of Rhynders Road, following said wall in part,
North 47°54'55" East for 16.19 feet,
North 71°07'30" East for 13.91 feet,
South 75°46'33" East for 17.24 feet,
South 37°36'10" East for 22.95 feet,
South 25°03'21" East for 128.79 feet, and
South 51°41'05" East for 242.52 feet to an iron rod found:;

Thence along lands now or formerly of McCormack, described by deed recorded as Document No. 2-2018-
5583,

South 79°59'45" West for 70.73 feet to the east end of a stone wall, along said wall,
South 78°18'23" West for 102.54 feet to the west end of said wall, and
South 80°10'57" West for 142.87 feet to the point or place of beginning;

FOR INFORMATION ONLY, NOT INSURED: Containing 1.184 acres.

East Woodlot Parcel

Beginning at an iron rod found marking the northwest corner of the herein described parcel at the intersection
of the easterly user boundary of Seelbach Lane with the northeasterly user boundary of Rhynders Road
located at New York State Plane East Zone coordinates of 1,104,163.545 feet North by 670,060.547 feet East;

Thence along lands now or formerly of Maccarriello, described by deed recorded in Liber 1311 of Deeds at
page 363, along a stone wall,

North 79°20'50" East for 32.26 feet to the east end of said wall, across a wetland,

North 82°06'47" East for 287.46 feet to the west end of a stone wall, and along same,

North 81°18'53" East for 50.69 feet,

North 83°04'32" East for 162.28 feet, and

North 85°23'55" East for 32.17 feet to a point in said wall, from which an iron rod found bears North
12°57'23” East and 2.95 feet distant;

Schedule A — Legal Description — Page 3 of 4
SMPR Order No.: M-082681
Stewart Title Insurance Company — SMPR Title Agency, Inc. Date: March 6, 2025
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Thence along lands now or formerly of Bertolozzi, described by deed recorded as Document No. 2-2019-
2801, along said wall,
North 85°00'02" East for 23.01 feet to the east end of said wall,
North 72°27'49" East for 44.92 feet to the west end of a stone wall, and along the same,
North 73°25'33" East for 91.07 feet to the east end of said wall,
North 73°41'04" East for 133.70 feet to the west end of a stone wall, and along same,
North 73°08'21" East for 247.34 feet to a point in said wall;
Thence along lands now or formerly of Naor, described by deed recorded as Document No. 2-2020-52431,
South 2°45'34" East for 504.05 feet to an iron rod found at the west end of a stone wall;
Thence along lands now or formerly of Hollitz, described by deed recorded as Document No. 2-2021-52608,
South 80°41'14" West for 55.01 feet to the east end of a stone wall, and along same,
South 84°22'18" West for 83.37 feet,
South 79°46'30" West for 63.27 feet,
South 83°23'12" West for 42.47 feet to the west end of said wall,
South 84°21'25" West for 193.33 feet,
South 84°58'23" West for 178.31 feet to the west end of a short section of stone wall, and
South 79°34'32" \West for 98.68 feet;
Thence along the northeasterly user boundary of the aforementioned Rhynders Road,
North 70°28'12" West for 88.46 feet,
North 50°22'37" West for 103.88 feet,
North 43°16'54" West for 147.90 feet,
North 19°51'19" West for 68.42 feet,
North 39°46'13" West for 54.48 feet, and
North 52°48'58" West for 88.37 feet to the point or place of beginning;
FOR INFORMATION ONLY, NOT INSURED: Containing 9.359 acres.

The basis of coordinates, bearings, and distances used in the above descriptions is the North American
Datum of 1983 State Plane Coordinate System for the New York East Zone.

Schedule A — Legal Description — Page 4 of 4
SMPR Order No.: M-082681
Stewart Title Insurance Company - SMPR Title Agency, Inc. Date: March 6, 2025
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SCHEDULE B — REQUIREMENTS

l. IDENTITY OF PARTIES.
Photo identification must be presented at closing for all parties (sellers, purchasers, borrowers) to the transaction to be
insured herein.

1L SECTION 13 OF LIEN LAW

Deeds and mortgages must contain the covenant required by Section 13 of the Lien Law and such covenant must be
absolute and not conditional. The covenant is not required in deeds from referees or other persons appointed by a court
for the sole purpose of selling property.

M. ASSIGNMENT OF MORTGAGE OR OTHER LIENS

When the transaction is an assignment of a mortgage or other lien, an estoppel certificate executed by the owner of the
fee and by the holders of all subsequent encumbrances must be obtained. When the transaction is a mortgage, the
amount actually advanced should be reported to the Company.

Iv. MATTERS AFTER EFFECTIVE DATE OF CERTIFICATE

Defects, liens, encumbrances, adverse claims or other matters, if any, created, first appearing in the public records or
attaching subsequent to the effective date hereof but prior to the date the proposed insured acquires for value of record
the estate or interest or mortgage thereon covered by the Certificate.

V. CONTRACT
If this certificate requires a conveyance of the fee estate and the contract has not been submitted to the Company, it
should be furnished for consideration prior to closing.

i PROOF OF NO OTHER NAME

oof is required to show that the persons certified as owners herein have not been known by any other name in the 10
years last past. If they have been known by another name, all searches must be amended and run against such name
and title is subject to returns, if any, on such amended searches.

VIL PERSONAL PROPERTY
Title to any personal property, whether the same be attached to or used in connection with the premises. (The policy to
be issued will contain an exception as to this item without change or modification).

VIII. MARKET VALUE ENDORSEMENT - APPLIES TO RESIDENTIAL OWNERS POLICY ONLY

Section 6409(c) of the Iinsurance Law requires that titte companies offer, at or prior to closing, an optional endorsement to
cover the owner-occupant of real property used predominantly for residential purposes and consisting of not more than
four dwelling units, for loss in excess of the purchase price (policy stated amount of liability) and up to the future market
value of the property. If you do not wish this additional optional coverage, you must waive the same by signing below.

Purchaser Purchaser

Scheduie B — Requirements — Page 1 of 1
SMPR Order No.: M-082681
Stewart Title Insurance Company ~ SMPR Title Agency, Inc. Date: March 6, 2025
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SMPR TITLE AGENCY, INC.

SCHEDULE B - SECTION 1 —
MATTERS TO BE DISPOSED OF:

The following are the requirements to be complied with:

Owner/Sellers Affidavit must be completed and submitted to this Company.

Mortgage set forth in Mortgage Schedule herein to be satisfied, released or subordinated to the
Conservation Easement interest to be insured hereunder.

This report does not purport to show the provisions of the Mortgage(s) shown herein or the
effect of unrecorded agreements, if any, in modification thereof or balances due. Consent by
the mortgagee to the sale of the premises may be required. Inquiry should be made from
mortgagee respecting the status of the mortgage and all of the aforesaid.

The Mortgage in Mortgage Schedule herein is to be satisfied, the mortgage is held of record by
private lenders. The original mortgage, note or bond and original properly executed and
acknowledged Satisfaction(s) must be delivered at or prior to closing. Company will not accept
a payoff letter or a verbal representation of payment or amount due.

FOR INFORMATION ONLY: Uncertified checks over $500.00 will not be accepted unless
approved by the Company. No third party or seller's checks will be accepted in any amount.

REVISED 3/6/2025-JMM: Searches for Judgments and Federal Tax Liens have been made in
the indexes on file in the County Clerk's office in which the property is located against the
following:

Names: Primrose Hill Farm Partners, LLC
Dutchess Land Conservancy, Inc.
Dutchess County

Returns: None:

Note: Judgment vs. Primrose Hill Farm Partners, LLC in prior versions of title report has
expired - JMM

REVISED 3/6/2025-JMM: Primrose Hill Farm Partners, LLC, a New York limited liability
company, was formed on 10/31/1996. Cepies-ofthe-Articles-of-Organization-Operating
Agreement-any-and-all-amendments-thereto-and-a-Cerlificate-of- Good Standing by-Secretary
of- State-to-be-supplied-to-this-Cempany. Proof to be supplied that the transaction to be insured
has been authorized in accordance with the Operating Agreement.

Stricken Items have been provided.

Agreement made between Primrose Hill Partners, LLC, Donald R. Schoch. Richard H. Schoch
and Robert A. Schoch dated 12/24/2012 and recorded 1/8/2013 in Document No. 02-2013-128
to be disposed of to the satisfaction of the company.

Proposed disposition: a) provide at closing a termination of the agreement for recording or b)
provide at closing a release and consent to the Conservation Easement Interest to be insured
for recording.

Schedule B Section 1 — Matters To Be Disposed Of — Page 1 of 2~
SMPR Order No.: M-082681
Stewart Title Insurance Company — SMPR Title Agency, Inc. Date: March 6, 2025
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SMPR TITLE AGENCY, INC.

SCHEDULE B - SECTION 1
MATTERS TO BE DISPOSED OF:

FeeP_LoanP The following are the requirements to be complied with:

8. OMITTED 3/6/2025-JMM: Tax-Let-does-not-conform-to-record-deseription-which-is-the
remaining-parcel-of-96-358-acres-set-forth-in-the-deed-to-thecertified-owner-afterthe
conveyance-ofthe10.042-acres-parcelin-the-deed-to-anetherparty—No-title-will-be-insured-in
W%WWMM%%%MM&%@G—MMM

9. Interest to be insured hereunder is a Conservation Easement as defined by Environmental
Conservation Law, Article 49, Title 3.

Schedule B Section 1 — Matters To Be Disposed Of — Page 2 of 2
SMPR Order No.: M-082681
Stewart Title Insurance Company — SMPR Title Agency, Inc. Date: March 6, 2025
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SMPR TITLE AGENCY, INC.

SCHEDULE B — SECTION 2 =

EXCEPTIONS:

The policy or poliéies to be issued will contain exceptions to the following
FeeP LloanP unless the same are disposed of to the satisfaction of this Company):

1. Rights of tenants or persons in possession, if any.

2. Water and Sewer Rents, if any. Municipal department charges, if any, not returned to
county tax enforcing officer for collection.

3. OMITTED 3/20/2023-JMM: Subject to any state of facts that an accurate survey would
show.

4, OMITTED 3/20/2023-JMM: Exact location, courses and distances of the premises
described in Schedule "A" cannot be guaranteed without an accurate survey.

5. OMITTED 3/20/2023-JMM: Rights and easements, if any, of public utility companies and
municipalities to maintain and operate installations on the premises herein and streets
adjacent thereto.

6. No title is insured to any land lying in the bed of any public street, avenue, road or
highway abutting, adjoining, passing through or crossing the premises herein.

7. REVISED 3/20/2023-JMM: Policy excepts riparian rights and easements of others in, to
and over streams and swamp areas, but Policy does not insure any riparian rights or
easements in favor of the owner of the premises herein.

8. ADDED 3/20/2023-JMM: Survey dated 11/27/2022, revised 12/12/2022 made by Kirk K.
Horton shows the following exceptions to coverage:

(a) Utility lines with poles shown on and crossing premises.
(b) For Information Only: NYS DEC Wetland shown on premises.

Schedule B Section 2 — Exceptions — Page 1 of 1
SMPR Order No.: M-082681
Stewart Title Insurance Company - SMPR Title Agency, Inc. Date: March 6, 2025
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-PRIVATE MORTGAGESMPR TITLE AGENCY, INC., ("SMPR") requires that all payoffs be handled through
SMPR's Mortgage Payoff & Discharge Service in order for SMPR to issue title insurance.

REQUIREMENTS UNDER SMPR MORTGAGE PAYOFF & DISCHARGE SERVICE

The payoff letter must be provided to SMPR 5 days prior to closing;

The payoff check must include 5 additional days of interest, plus weekends and holidays;
The payoff check must be in compliance with the payoff letter; and

The payoff amount must be verified by the SMPR closer or employee at or prior to closing;

The Discharge recording fee must be made payable to SMPR, not to the County Clerk, if the recording
fee is not included in the payoff amount.

ghwh=

MORTGAGE SCHEDULE

ONE-PRIVATE MORTGAGE
Mortgage in the amount of $995,000.00 given by Primrose Hill Farm Partners, LLC to Viola P. Schoch,
Donald R. Schoch and Richard H Schoch whose interests are as provided in the note dated 12/24/2012

recorded on 1/8/2013 in the Office of the County Clerk, Dutchess County, New York in Document No. 01-
2013-301.

Mortgage Schedule — Page 1 of 1
SMPR Order No.: M-082681
Stewart Title Insurance Company - SMPR Title Agency, Inc. Date: March 6, 2025
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TAXES, ASSESSMENTS, WATER RATES, AND SEWER CHARGES
WHICH ARE LIENS ON REAL PROPERTY

ASSESSED VALUATION: Land $886,900 SCHOOL DISTRICT: Hyde Park CSD

Total $1,348,000
EXEMPTION: AG IN DIST CODE: 41720 AMOUNT: $398,204 (C/T/S)
EXEMPTION: FOREST LAND CODE: 47460 AMOUNT: $294,760 (C/T/S)

ASSESSED TO: Primrose Hill Farm Partners LLC; Richard Schoch

ASSESSED AS: 203 Fiddlers Bridge Road

PROPERTY CODE & TYPE: 240 — Rural Residence

ACRES OR DIMENSIONS: 108.70 Acres

COUNTY OF: Dutchess MUNICIPALITY: Town of Clinton
SWIS CODE: 132400

SBL OR GRID NO.: Section 6367 Block 00 Lot 158739-0000

H RETURNS )
(Some of the items returned hereon may have been paid but payment not officially posted. Receipts for such items should be produced at closing.)

UPDATED 2/28/2025 (KMA)

2024/2025 School Tax (Period 7/1-6/30, Due 9/1)
Full Tax $11,348.57 (includes Exemption Savings of $12,005.68) PAID 10/15/2024
*School Tax Bill Attached.

2025 General Tax (Period 1/1-12/31, Due 1/1)
Full Tax $3,899.00 (includes Exemption Savings of $2,786.70) PAID 2/26/2025
*Property Tax Bill Attached.

TAX SEARCH

Our policy does not insure against taxes, water rates, assessments, and other matters relating to taxes which have not
become a lien up to the date of the policy or installments due after the date of the policy. Neither our tax search nor our
policy covers any part of the streets on which the premises to be insured abut.

Tax Search — Page 1of 1
SMPR Order No.: M-082681
Stewart Title Insurance Company - SMPR Title Agency, Inc. Date: March 6, 2025

TAX & OTHER
SEARCHES



Fiscal Year Start: 7/1/2024

Collection: School 2024
Fiscal Year End: 6/30/2025

Warrant Date: 8/8/2024

Tlotal Tax Due (minus penalties & interest) $0.00
Entered Posted Total Tax Amount| Penalty Surcharge | Via | Type
10/21/2024 $11,348.57 $11,348.57 $0.00 $0.00 | Mail | Full Payment
Tax Bill # SWIS Tax Map # Status
000761 132400 6367-00-158739-0000 Payment Posted
Address Municipality School
203 Fiddlers Bridge Rd Hyde Park CSD HYDE PARK
Owners Property Information Assessment Information
Primrose Hill Farm Roll Section: 1 Full Market Value: 1348000.00
Partners Llc Property Class: Rural res Total Assessed Value: 1348000.00
Richard Schoch - : s
32 Sunset Circle Lot Size: 108.70 Uniform %: 100.00
Lititz, PA 17543
Exemption Amount
AG In Dist 398204.00
FOREST LAN 294760.00
Description Tax Levy Fercant Taxable Value Rate Tax Amount
Change
School Taxes 70786506 3.7000 655036.000 17.32511100 $11,348.57

Mail Payments To:
Donna Kuklis, Tax Collector

PO Box 2033, Hyde Park, NY 12538 ~ hpcsdschooltax@hpesd.org

Total Taxes: $11,348.57
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Collection: Town & County 2025
Fiscal Year Start: 1/1/2025 Fiscal Year End: 12/31/2025 Warrant Date: 12/18/2024

Total Tax Due (minus penalties & interest) $0.00

Entered Posted Total Tax Amount Penalty Surcharge | Via Type
2/26/2025 2/26/2025 $3,899.00 $3,899.00 $0.00 $0.00 [Mail | Full Payment
Tax Bill # SWIS Tax Map # Status
001689 132400 6367-00-158739-0000 Payment Posted
Address Municipality School
203 Fiddlers Bridge Rd Town of Clinton Hyde Park CSD
Owners Property Information Assessment Information
Primrose Hill Farm Roll Section: 1 Full Market Value: 1348000.00
Partners Llc Property Class: Rural res Total Assessed Value: 1348000.00
Richard Schoch . . T
32 Sunset Circle Lot Size: 108.70 Uniform %: 100.00
Lititz, PA 17543
Exemption Amount
FOREST LAN 294760.00
AG In Dist 398204.00
Description Tax Levy Percent Taxable Value Rate Tax Amount
Change
County Tax 102108559 2.8000 655036.000 2.16914600 $1,420.87
Town Tax 2009258 4.9000 655036.000 1.71977500 $1,126.51
Clinton Comm Library 154800 3.3000 655036.000 0.13249700 $86.79
West Clinton Fire 653286 12.7000 1348000.000 0.93830100 $1,264.83

Total Taxes: $3,899.00

Estimated State Aid - Type Amount
County 112605652.00
Town 571652.00
Mail Payments To:

Tax Collector
Town of Clinton
1215 Centre Road Rhinebeck, NY 12572
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Stewart Title Insurance Company
Issued by

SMPR TITLE AGENCY, INC.

MUNICIPAL DEPARTMENT SEARCHES AND STREET REPORT
Any searches or returns reported herein are furnished FOR INFORMATION ONLY. The searches will not be
insured and the company assumes no liability for the accuracy thereof. The searches will not be continued to
the date of closing.

Certificate of Occupancy: Attached.
Housing and Building Violations: Attached.
Street Report: Fiddlers Bridge Road as a public street.

Fire Department. NOT AVAILABLE.

Municipal Searches — Page 1of 1
SMPR Order No.: M-082681
Stewart Title Insurance Company - SMPR Title Agency, Inc. Date: March 6, 2025

TAX & OTHER
SEARCHES
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Building Department

TOWN OF CLINTON

1215 Centre Road

Rhinebeck, NY 12572

(845) 266-5704 X115 (845) 266-5748 — Fax

February 16, 2022

Amilia Waterson
50 Chapel St
Albany NY 12207
RE: Order No. M-082681
Grid #6367-00-158739
FPrimrose Hill Farm Partners LLC
203 Fiddlers Bridge Road
Dear Ms. Waterson:
Attached, the main dwelling on the property was built circa 1854 at a time when building permits
were not required. It predates the zoning. The other structures on the property were also built
prior to zoning (1850, 1940, 1900).

Building Permit no. BP-2019-6901 (Ground Mounted Solar Panel) is still open and is in violation.,
Please contact the Building Department to start the process in closing the permit out.

Fiddlers Bridge Road is maintained by the Town.

No physical inspection was made.,

Sincerely,

o

Michael Coseriza
Building Inspector

www. TownofClinton.com
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No. BP-2019-6901 - Tssue Date 05/09/2019
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~ Application No. PA-2019-05-09-03 ' Permit No. BP-2019-6901

TOWN OF CLINTON DUTCHESS COUNTY
(845) 266-5704 -

“Location: Fiddlers Bridge Rd .

Tax Grid No: 6367-00-158739-0000 |
Building .Permit 3

(This pemut must be kept on thc premises with one set of approved plans and speclﬁcatlons until
: full completion of the work aurthorized.)

{

Expiration Date: 05/09/2021

Permission is hereby granted to
Primrose Hill Farm

* 32 Sunset Circle

Lititz, PA 17543
FOR:

9.8 kW DG/ 7.6 kW AC Grouhd Mounted SES
pet PB approval 5-7-19

Note: QhECk.PB approval before the CC issuance
At 'premises located at: 203 Fiddlers Bridge Rd

pursuant to zbove nmnbered apphcatlon and plans and specifications approved by the
Supenn’rzndcnt of Buildings.

Cost of Construction: $29 823 76
Fee: $169.47

Not Valid Unless Signed By Designated Town'C

- Other Permits / Approvals
Driveway Perm1t~—County/Town & Dutchess County Health Dept--- Wel[ and Septic
Form: Pexmit/File: ClintBP.frm/Print: Building Permit

NN



SMPR TITLE AGENCY, INC.

Albany/Troy Hudson/Poughkeepsie - Saratoga/Schenectady
50 Chapel St, Albany, NY 12207 One Hudson City Centre, Hudson, NY 12534 36 Remsen St, Ballston Spa, NY 12020
1518-434-0127 / Fax 518-434-9997 Ph 518-828-4351 / Fax 518-828-7494 Ph 518-885-8700 / Fax 518-884-2564
e-mail — titles@smprtitle.com — website — www.smprtitle.com
Privacy Policy Notice
PURPOSE OF THIS NOTICE

Title V of the Gramm-Leach-Bliley Act (GLBA) generally prohibits any financial institution, directly or
through its affiliates, from sharing nonpublic personal information about you with a nonaffiliated third party unless the
institution provides you with a notice of its privacy policies and practices, such as the type of information that it
collects about you and the categories of persons or entities to whom it may be disclosed. In compliance with the

GLBA, we are providing you with this document which notifies you of the privacy policies and practices of SMPR
Title Agency, Inc.

We may collect nonpublic personal information about you from the following sources:

. Information we receive from you such as on a title order application or other forms.

Information about you and / or any of your transactions we secure from our files or from our affiliates or others.
Information we receive from a consumer reporting agency.

Information we receive from others involved in your transaction, such as the real estate agent or lender.

Unless it is specifically stated otherwise in an amended Privacy Policy Notice, no additional nonpublic personal
in  nation will be collected about you.

We may disclose any of the above information that we collect about our customers or former customers to our
affiliates or to nonaffiliated third parties as permitted by law.

WE DO NOT DISCLOSE ANY NONPUBLIC PERSONAL INFORMATION ABOUT YOU WITH
ANYONE FOR ANY PURPOSE THAT IS NOT SPECIFICALLY PERMITTED BY LAW.

We restrict access to nonpublic personal Information about you to those employees who need to know that
information in order to provide products or services to you. We maintain physical, electronic and procedural
safeguards that comply with federal regulations to guard your nonpublic personal information..
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DUTCHEESS COUNTY CLERK RECORDING PAGE
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RECORD & RETURN TO:

HERMAN H TIETJEN ESQ
60 EAST MARKET STREET
P.0. BOX 201
RHINEBECK

NY 12572-0201

RECEIVED FROM: FIERMAN TIETJEN

GRANTOR: SCHOCH VIQLA P

GRANTEE: PRIMROSE HILL FARM PARTNERS LLC

RECORDED IN: DEED
INSTRUMENT TYPE:

RECORDED: 11/06/96
AT: 13:58:42

COUNTY CLERK: #7839

TAX
RISTRICT: CLINTON

EXAMINED AND CHARGED AS FOLLOWS:

RECORDING CHARGE:
TRANSFER TAX AMOUNT:
TRANSFER TAX NUMEER:
E & A FORM: Y

TP-534: b4

66.00

#002003

NUMBER OF PAGES: 8

COUNTY CLERK BY: JJF / ‘
RECEIBT NO: R55143
BATCH RECORD: C00239

R

WILLIAM L. PAROLI, JR.
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N.Y. Deed - Covenant against grantor and lien covenant

THIS INDENTURE, made on (jéz%aéﬁyt 67 ' 195%; ’

BETWEEN VIOLA P. SCHOCH, residing at Fiddlers Bridge Road,
R.R. 1, Box 335, Staatsburg, NY 12580

party of the first part, and

PRIMROSE HTILY. FARM PARTNERS, LIC, a limited 1liability
corporation organized and existing under the laws of the State of
New York, and having its principal place of business at Fiddlars

ridge Road, R.R. 1, Box 335, Staatsburg, NY 12580,

party of the secord part,

WITNESSETH that the party of the first part, in consideration
of OME ($1.00) DOLILAR, actual consideration, lawful money of the
United States, and other good and valuizble consideration paid by
the party of the second part, does hereby grant and release unto
the party of the second part, and said party of the second part’s
heirs, successors and assigns forever,

ALL THAT CERTAIN PIECE OR PARCEL OF WOOD LAND situate in the
Town of Clinton, Dutchess County, New York, bounded and described
as follows:

BEGINNING at a heap of stones on a rock at the corner of the
700-acre lot and at an angle of Albert Cookingham farm and

running thence along the said Albert’s line North 57° West 4

chains 79 links to a stake; thence Morth 2° 30’ East 8 chains 20
links to a stake and stones at the southwest corner of a farm
owned by Abraham LeRoy; thence Northk 78° 45’ East 5 chains 42
links to a heap of stones on said LeRoy’s south line; thence
South 5° West 11 chains 90 links to the place of beginning,

containing four acres two rods and twenty-four perches be the
same more or less.

AND ALSO ALL THAT CERTAIN PIECE OR PARCEL OF LAND, situate,
lying and being .rn the Town of Clinton, County of Dutchess and
State of New York, and bounded and described as follows:
BEGINNING at a s-ake and stones stamding on the east side of the
road that leads “rom Wittenburgh to lands formerly owned by Henry
Sleight; thence North eighty-five degrees East seéven chaing and
seventy-four links to a stake and stones; thence North nine
degrees and thir:y minutes East six chains and fifty links to a
stake and stones: thence South eighty~five degrees West nine
chains to the aforesaid road to a stake and stones; thence South




along the said road to the place of beginning, containing five
acres of land, be the same, more or less.

ALSO, ALL THAT OTHER TRACT OR PARCEL OF LAND situate in the
Town of Clinton, County of Dutchess and State of New York,
bounded and described as follows: BEGINNING at the Northwest
corner of the lot hereby conveyed at a rock cak tree and runs
thence North eighty-one degrees thirty minutes, East seven chains
ninety-four links to a stone set in the West side of a ditch;
thence South six degrees thirty minutes West seveh chains sixty
three links to the butment of a wall in John Dederick’s North
line; thence along said Dederick’s North lire North eighty-eight
degrees thirty minutes West nine chains thirteen links to the
southwest corner of Michael Cookingham’s lot; thence along the
east line of said lot North nineteen degrees thirty minutes East
six chains fifty links to the place of beginning, containing five
acres and three rcds of land be the same more or less.

ALSQ, ALL THAT CERTAIN PIECE, PARCEL OR LOT OF LAND situate
in the Town, County and State aforesaid and bounded and described
as follows: BEGINNING at the southeast corner of the same and at
the northeast corner of Frederick C. Filkins’ farm at a stake and
stones, and runs lhence Nerth 81 degrees 30/ West 7 chains and 99
links to a stake and stones near a sapling marked:; thence Scuth
01 degree East 6 chains and 8 links to a walnut tree marked;
thence North 81 degrees and 30 minutes West 10 chains and 7 links
to a stake and stones; thence North 6 degrees and 45 minutes East
3 chains and 12 lw.nks to the junction of two walls; thence NMorth
g1 degrees and 30 minutes West 8 chains and 83 links to the
junction of two walls; thence North 30 minutes West 8 chains and
54 links to the junction of two walls; thence North 86 cdegrees
West 6 chains and 35 links to the junction of twoe walls; thence
North 10 degrees and 15 minutes East 17 chains and 5 links to the
junction of two fences; thence North 88 degrees and 15 minutes
East 29 chains and 10 links to a stake and stone in the road;
thence South 01 dagrees and 15 minutes East 28 chains and 86
links to the place of beginning, containing 84 acres, 2 rods and
18 perches of land, be the same more or less.

AL50, ALL THAT CERTAIN FARM OF LAND in the Town of Clinton
in said County of which Joseph LeRoy deceased, died seized,
bounded and described as follows, viz.: BEGINNING at a large
chestnut tree standing in the south line of the farm owned by
Abraham LeRoy kncwn as the William Frost farm and running thence
as the magnetic needle now points North 88 degrees East 11l chains
to the junction cf two walls; thence North 88 degrees and 30
minutes East 6 chains and 23 links to the junction of two walls;
thence South 10 degrees and 15 minutes West 17 chains and 5 links
to the junction of two walls; thence South 85 degrees East 6
chains and 35 lirks tc a chestnut tree; thence South 30 minutes




e alualens
art ot

Bast 13 chains and 68 links to the junction of two walls; thence
South 89 degrees %est 23 chains and 95 links to a stone set in
the earth; thence North 77 degrees and 30 minuktes West 21 chains
and 61 links to a point two and one-half feet southwest of the
North barpost; thence North 24 degrees and 45 minutes East 11
chalns and 69 links to a stone heap on a ledge of rocks: thence
North 57 degrees West 4 chains and 79 links to a stake driven
into the earth; thence North 01 degree and 45 minutes West 8
chains and 20 links to a stake and stones; thence North 78
degrees and 45 minutes East 23 chains and 76 links along a line
of marked trees to a stake and stones; thence North 72 degrees
East 54 links to the place of beginning, containing 115 acres 3
rods and 31 perches of land. Excepting therefrem, however, that
portion of said above described premises which were conveyed by
Michael Cookingham and Abigail, his wife, to Edmund Sheriger by
deed dated April .7, 1854, and recorded in the Dutchess County
Clerk’s Office on the 2nd day of May, 1854, in Liber 101 of Deeds
at page 515, which said premises are therein described as
follows: All thaz certain piece parcel or lot of land situate in
the Town, County and State aforesaid and bounded and described as
follows, Lo wit: BEGIMMING at a heap of stones on a rock at the
southeast corner o»f wood lot sold about one year ago by the said
Michael Cookingham to Philip D. Cookingham and running thence
along the east line of said wood lot North 5 degrees East 11
chains and 90 links to a stake and stones on the south line of a
farm owned by Abraham LeRoy; thence along said line North 78
degrees and 45 minutes East 5 chains and 70 links to a stake and
stones; thence South 36 degrees and 30 minutes East 9 chains and
41 links to a bolt driven in a rock; thence North 88 degrees East
8 chains and 60 links to the junction of two walls; thence North
06 degrees West 08 chains and 96 links to a chestnut tree on said
LeRoy’s South line; thence North 88 degrees East 11 chains;
thence North 88 degrees and 30 minuktes East 06 chains and 23
links to a junction of two fences; thence South 10 degrees and 15
minutes West 11 chains and 62 links to the wmiddle of the road
leading from the said Cookingham’s to Hyde Park; thence along the
middle of the sane South 76 degrees West 01 chain 11 links;
thence South 04 degrees and 30 minutes, West 19 chains and 44
links to A.S. Lert’s North line; thence South 89 degrees West 16
c¢hains and 20 lirks to a stone set in the earth; thence North 77
degrees and 30 minutes West 21 chains and sixty links to a stake
and stones; thence North 24 degrees and 45 minutes East 11 chains
and 69 links to the place of beginning, containing 21 acres and
33 perches of lanrd, be the same more or less, the said Michael
Cookingham having reserved to himself, his heirs and assigns, a
right of way to and from a wood lot ownad by the said Michael
Cookingham adjoining the farm of the said LeRoy for the purpose
of drawing wood znd timber from the same. oo
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This conveyance is made subject to any and all covenants,
ecasements, conditions and restrictions of record.

BEING THE SAME AND ENTIRE PREMISES conveyed by deed of Emil
H. Schoch and Vieola P. Schech to Viela P. Schoch dated December
4, 1985, and recorded in the Dutchess County Clerk’s Office on
January 21, 1987, in Liber 1734 of Deeds at page 878.

SEE, ALSC, a more recent description of the premises
conveyed herein, attached hereto as Schedule A, znd made a part
hereof.

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

TO HAVE AND 10O HOLD the premises herein granted unto the party
of the second part, said party of the second partfs heirs,
successors and assigns fcrever.

AND the party of the first part covenants that said party of
the first part has not done or suffered anything whereby the said
premises have beer. encumbered in any way whatever.

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

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

IN WITNESS WHERROF, the party of the first part has hereunto
set hand and seal the day and year first above written.

IN 7HE PRESENCE OF: 2ol R ﬂ)@%\o&\

i v

VIOLA P. SCHOCH
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STATE OF NEW YORK
g£8:
COUNTY OF DUTCHESS

4
On this __lf%}; day of (zhiﬁbéhpt, , 1996, Dbefore me
personally appeared VIOLA P. SCHOCH, ("Subscriber")to me perscnally
known and known to me to be the same person{s) described in and who
executed the within Instrument, and said Subscriber acknowledged to

me that said Subscriber executed the same.

EDitt Eloes

Ngtary Public ¢/

RECORD RND RETURN TQ: ELZABSTH L LYNCH
i pipt A e 520 of New York
HERMAN H, TIETJEN, ESQ. Corslon v ot Y 9,

60 East Market Street
P.0O. Box 201
Rhinebeck, NY 12572-0201

cl:schocded.doc
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Schedule "A" (2 pages)

All that parcel of land situate in the Town of Clinton,County of
Dutchess and the State ¢f New York, bounde? and clescribed as follows:

Beginning at a point at or near the center of Fiddlers Bridge Road
said point marking the Westerly line of the herein described parcel and the Fasterlv
line of lands now or formmerly Miller (see F.M. # 6946), running thence Easterly North
76°-26'-00" East 78.85 feet to a point in range with a stonewall on the Northerly
side of Fiddlers Bridge Road, running the Northexly and crossing said road and
running along a stonewall in part and along the Fasterly line of said Miller Morth
18°-47'-53" East 346.64 feet, North 17°-58'-20" Fast 114.42 feet, North 16°-55'-50"
Fast 162.49 feet, North 15°-50' 50" Cast 125.90 feet to a wall corner marking the
Northerly line of the hevein described parcel ané the Southerly line of lands now
or formerly Walsh, running thence along the same in part and along the Southerly line
of lands naw or fonmerly Leigh and aleong the Southerly line of lands now or formerly
Mayer and along stonewall and or wire fence, North 78°-18'-00" East 6.00 feet, South
83°-34'~00" East 219.00 feet, South 84°-28'-00" East 61.60 feet, Scuth 88°-1%'-00"
East 33.70 thence crossing the aforementicned Fiddlers Bridge Road , South 80°-02°'
40" East 69,65 feet, South 85°-48'~25" East * 103.37 feet, Soutlt B3°-45'-55" East
255.19 feet, Scuth 83°-20'-15" East 231.49 feet, South 85°-20'-25" East 49.25 feet,
Scuth 84°-59'-20" East 742,37 feet, South 849-2B8'~S50" Eask 187.56 feet, South 82°-
48*-50" East 162.37 feet and Scuth 84°-53'-50" Eeost 390.05 feet to wall corner
marking the Easterly line of the herein described parcel and the Westerly line of lot
12 F.M. § 7402, running thence Southerly along the same and along the Vlesterly line
of Seelbach Lane in part, South 07°~04'-50" West 70.64 feat, South 06°-04'35" Wesl
308.81 feet, South 06°-12'~30" West 174,15 fect, South N9°-10'-40" West 71.49 feet,
South 04°-02'-55" West #6.59 feet, South 08%-08'-05" Wesi: 420.36 feet, South 06°-
22'-55" West 108.35 feet and South 04°-55'-50" West 49.58 feet to a point marking the
Westerly line of lot 11 .M. # 7402, running thenue along the save and along a stonewall
South 089-42'-10" West 105.10 feet, Scuth 06°-07'-55" West 327.00 feet, South 08°-
09'-30" West 142.51 feet and South 01°-50'-~05" West 41.39 feet to a point marking the
Mortherly line of lot 1 F.M.§ 7783, rumning thenca along the Northerly and Westerly
line of said lot 1 North 74°-47'-58" West 523.7¢ feet and South Q7°-50'-02" West
404.10 feet to a point maxking the Northerly linz of lands now or formerly Seelbach,
see F.M. # 7783, runninc thence along the same ani along a stonewall,Noxth 71°-08'-
35" test 119,39 feet, Narth 73°-45'-35" ¥est 145.10 feet, North 75°-24'-31" WEst
139,83 fmet, North 75°-18'-23" vest 105.17 feek, Vorth 72°-55'-37" fest 105,58 feet and
Noxth $§9°-211~28" West 43.08 feet to a wall cormer marking the Norxtherly line of the

aforenentioned Miller se= F.M. # 6946, running thenca along the same and along a
stonewall



North 15°-01'-00" East 69.88 feet, North 13°~39'-40" Tast 130.91 feet, North 74°-
17'-00" West 205.70 feel;, North 73°-23'-QQ" West 318.40 feet, North 75°-00'-50" Vest
5%.44 (eet, South 06°-42'-00" viest 151.74 feet, 3outh 07°-49'-~50" West 106.49 feel,
North 83°-27'-56" West %15.07 feet, North 11°-15'~00" East 327.80 feet, North 12°-
12°-00" East 143,60 feet. , North 11°-20'~00" East 437.70 feet and North 11°=43¢~

00' East 273.83 feet arx! North 10°-19'—dg" Fast 113.00 feet to the point or place

oF ' keginning, ‘

Contairing 96.358 acres of land mote or less.

Alsc all that parcel of land kncwn as the “Woodlot" hourxled and
descritwis as follows:

Beginning at a point marking the Northeast corner of the herein
described parcel the Nortlmesterly cormner of lards now or formerly Miller (liber
1432, page 378 parcel 2) arxl the Southerly line of lands now or formerly ¥alsh,
running thence Southerly along the Vesterly iine of lands now or fommer of said Miller
and along a stonewall in part South 02°-16'-35" %est 346.40 feat, South 03°-19'-~00"
West 50.80 feet, South 04°-~02'-00" East 48.60 feet, South 01f 05'-00" west 149.00 feet,
and South04°-02'-00" East62.30 feet to a point marking the Scutheast comer of the
herein described parcel and the dortherly line of the aforementioned Miller, runnig
thence along the same and zlong a stonewall North 83°~37'-00" Vst 168.50 feet,

Scuth 83°-10°-00" West 217.20 feet and South 81°-31'-00" vlest 73,20 feet to a wall
corner marking the Westerly line of the herein described parcel, running thence
along said stonewall, Morth 32°-50'-00" West 37.00 feet, North 57°-00'-00" West
80.90 feet, Noxrth 47¢-~10'-00" West 28.70 feet, North 31°-00'-00" West 48.00 feet,
Morth 61°-52'-00" WEst 21,80 feet, North 31°-25'-00" West: 226.80 feet, North 29°-
38'-00" West 226.80 feet and dorkh 25°-111-30" West 75,39 feet to a wall comer marking
the Northerly line of th: herein described parcel and the Southerly line of the
aforementioned Walsh, ruining thence along the same and 2long 2 stonewall, North 85°-
50'~35" East 246.54 feet, North 87°-05'-40" East 195.91 feet, North 83°-49'-20" East
127.80 feet, North B85°-23'-20" East 157.68 feet, porth B6°-29'-50" East 68.77 feet,
Narth 81°~03'-50" East 67.75 feet and North 88°-10'-50" East 21.22 feet to the point
or place of heginning.

Containing 10.042 acres of land more or less.
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AGREEMENT

THIS AGREEMENT, made December .222 , 2012, between Primrose
Hill Farm Partners, LLC, with a business address al 3778 Broadway Drive, Cincinnati,
OH 45208 (the “Company”) and Donald R. Schoch, having an address at 3778
Broadway Drive, Cincinnati, OH 45208, and Richard H. Schoch, having an address at
31 White Church Road, Brocktondale, NY 14817 and Robert A, Schoeh, having an
address at 32 Sunset Circle, Lititz, PA 17543 ("Unit holders").

WHEREAS, Unit Holders each have proportional ownership in Company; and

WHEREAS, Company is desirous of providing to each Unit Holder, individually
and not as a group, the right to purchase from Company the real property described in

this Agreement, if and when, Company elects to sell or otherwise transfer its interest in
said described real property;

NOW, THEREFORE in consideration of their mutual covenants, and
agreements the respective parties agree as follows:

1. The real property owned by Company which is the subject of this
Agreement is located at 203 Fiddlers Bridge Road, Town of Clinton, Dutchess County,
New York, tax grid no. 132400-6367-00-158739, and more particularly dcscribed as
follows:

All that parcel of land, with the buildings and improvements thereon, situate,
lying and being in the Town of Clinton, County of Dutchess and State of New York,
bounded and described as follows:

Beginning at a point at or near the center of Fiddlers Bridge Road, said point
marking the westerly line of the herein described parcel and the easterly line of lands now
or formerly Mitler (see F.M. #6946), running thence casterly North 76 deg. 26° 00" East
78.85 feel o a point in range with a stonewall on the northerly side of Fiddlers Bridge
Road, running thence northerly and crossing said road and running along a stonewall in
part and along the easterly line of said Miller North 18 deg. 47" 53 East 346.64 feet,
North 17 deg. 58° 20" East 114.42 feet, North 16 deg. 15' 50” East 162.49 feet, North 15
deg.50' S0 East 125.90 feet to a wall corner marking the northerly line of the herein
described parce!l and the southerly line of lands now or formerly Walsh, running thence
along the same in part and along the southerly line of lands now or formerly Leigh and
along the southerly line of lands now or formerly Mayer and along stonewall and/or wire
fence, North 78 deg, 18’ 00" East 6.00 feet, South 83 deg. 34’ 00" East 219.00 feet,
South 84 deg. 28> 00 East 61.60 feet, South 88 deg. 19° 00” East 33.70 feet, thence
crossing the aforementioned Fiddlers Bridge Road, South 80 deg. 02' 40" East 69.65 feet,
South 85 deg. 48’ 25" East 103.37 feet, South 83 deg. 45’ 55 East 255.19 feet, South 83
deg. 30’ 15" East 231.49 feet, South 85 deg. 20° 25" East 49.25 feet, South 84 deg, 59°
20" East 242.37 feet, South 84 deg. 28’ 50" East 187.56 feet, South 82 deg. 48° 50" East
162.37 feet and South 84 deg. 53' 50 East 300.05 feet to wall comer marking the
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casterly line of the herein described parcel and the westerly line of lot 12 F.M, #7402,
running thence southerly along the same and along the westerly line of Seelbach Lane in
part, South 07 deg. 04" 50” West 70.64 feet, South 06 deg. 04° 35 West 308.81 feet,
South 06 deg. 12’ 30” West 174,15 feet, South 09 deg. 10* 40" West 71.49 feet, South 04
deg. 02* 557 West 86.59 feet, South 08 deg. 08’ 05" West 420.36 feet, South 06 deg. 22
55" West 108.35 feet and South 04 deg, 55 50" West 49.58 feet to a point marking the
westerly line of Lot 11 F.M. #7402, running thence along the same and along a stonewall
South 08 dep. 42’ 10” West 105.10 feet, South 06 deg, 07° 55 West.327.00 feet, South
08 deg. 09’ 30” West 142.5] feet and South 01 deg. S0’ 05" West 41.39 feet to a point
marking the northerly line of Lot 1 F.M. #7783, running thence along the northerly and
westerly line of said Lot 1 North 74 deg. 47" 58" West 523.74 feet and South 07 deg. 50’
02" West 404.10 feet to a point marking the northerly line of lands now or formerly
Seelbach, see F.M. #7783, running thence along the same and along a stonewall, North
71 deg. 08’ 35" West 119.39 feet, North 73 deg. 45’ 35" West 145.18 feet, North 75 deg.
24’ 31 West 139.83 feet, North 75 deg. 18> 23" West 105.17 feet, North 72 deg. 55° 37"
West 105.58 feet and North 69 deg. 21" 28” West 43.08 feet to a wall comer marking the
northerly line of the aforementioned Miller see F.M. #6946, running thence along the
same and along a stonewall North 15 deg. 01° 00" East 69.88 feet, North 13 deg. 39" 40"
East 130.91 feet, North 74 deg. 17' 00" West 205.70 feet, North 73 deg. 23 00" West
318.40 feet, North 75 deg. 00’ 50” West 59.44 feet, South 06 deg. 42’ 00" West 151.74
feet, South 07 deg. 49" 50 West 106.49 feet, North 83 deg. 27" 56" West 515.07 feet,
North 11 deg. 15° 00 East 327.80 feet, North 12 deg. 12’ 00" East 143.60 feet, North 11
deg. 20" 00" East 437.70 feet and North 11 deg. 43' 00" East 273.83 feet and North 10
deg. 19" 40" East 113.00 feet to the point or place of beginning. Containing 96.358 acres
of land, more or less. A 6. 4352 A 1p.oU ) Cied e PacR ML, feipr
Ao, 6367-00 - (58 729-002 |

BEING a portion of the premises conveyed by Viola P. Schoch to Primrose Hill
Farm Partners, LLC, by deed dated October 9, 1996, and recorded in the Dutchess
County Clerk’s Office on November 6, 1996, in Liber 1986 of Deeds at page 260.

2. The Company hereby grants to Unit Holders, for which no monetary
consideration is paid to the Company, individually, a right of first purchase in the real
property as set forth in Paragraph 1, above, on the terms and conditions contained herein:

(3)  The right of refusal in each of the Unit Holders shall terminate
upon the death of a Unit Holder, or January 1, 2038, which ever occurs first.;

(b)  If Company elects to sell or otherwise transfer the real property
described in Paragraph 1, above, or any part thereof, to a third party other than Robert A.
Schoch, Company shall advise each Unit Holder of same and at that time provide to each
Unit Holder a fair market appraisal of the said real property made by a qualified appraiser
having an MALI certification with experience in valuation of real property in Dutchess
County, New York, no less than Ninety (90) days prior to the making of the election.

(c) Upon receipt of notice of intention 1o sell or otherwise transfer to a
third party other than Robert A. Schoch, by the Company, if any Unit Holder desires to



exercise his or her right of first refusal, said Unit Holder may commission a fair market
value appraisal to be made by a qualified appraiser having an MAI certification, with
experience in valuation of real property in Dutchess County, New York, said commission
to be made within Thirty (30) days from the receipt of notice and said appraisal to be
completed within an additional (30) days after the making of the commission.

d) If the appraisals made by each party(ies) demonstrate a valuation
difference which is less than ten (10) per cent from each other, the parties agree that the
sales price shall be the average of the two appraisals (the individual appraisals are to be
added together and then divided by (2)); if the difference in value between the two
appraisals is greater than the (10) per cent, the parties shall first attempt to have the
individual appraisers arrive at an agreed value, and if none can be arrived at, the parties
shall engage a third independent appraiser holding an MAI certification with experience
in valuation of real property in Dutchess County, New York, to establish a fair market
value; the parties shall then disregard the appraisal which deviates more than ten (10%)
per cent from the other appraisals and average the remaining two appraisals together to
arrive at an average price/value.

(e) Once a price is arrived at, the parties shall enter info a contract for
the sale and purchase of the real property, which contract shall provide for the ability of
the purchasing party to obtain mortgage financing on reasonable terms, within 60 days of

arriving at an agreed price, with a closing not to exceed 90 days from the date of arriving
at an agreed price.

6] This Agreement shall survive the sale or transfer of the
membership interests of the Unit Holder.

(g)  If any of the Unit Holders elects not to exercise his rights under
this Agreement, or otherwise fails to close in accordance with the terms of this
Agreement afier exercising his right, the Unit Holder shall provide to Company a release
of their right of purchase to be given in such form sufficient to be recordable on the real
property records of the Dutchess County Clerk’s Office.

(h)  If more than one Unit Holder elects to excrcise his rights under this
Agreement, then such Unit Holders shall take title proportionally as tenants in common,
absent agreement to take title in a different manner.

3. All notices to be required to be given to any party herein shall be given by
use of facsimile or electronic mail addressed to the party's last known facsimile number
or electronic mail address AND by regular first class mail, postage paid, through the
United States Postal service addressed to the party’s last known address. Each party

herein shall advise the other parties of their most current facsimile, electronic mail and
postal address.

4. The parties acknowledge that no monetary consideration has been
exchanged between them.
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5. This agreement may be executed in counterparts.

The parties have subscribed this Agreement on the day and date written opposite
their name.

Primrose Hill Farm Partners, LLC

By DSdnoek
Authorized Member

HmE

Richard H. Schoch, Member

D-.Sithech
Donald R. Schoch, Member

Lot § Aob

Robgﬁﬂc ch, Member

STATE OF OHI Susan G, Walsrs
ﬁ}& Notary Stats of Ohlo
COUNTY My Commission Expires 08-15-2010

On December ,\7/7 G- el R.» e undersigned, personally appeared
Donald R. Schoch, managing membcr ol‘@r:mrnsc Hill Farm Partners, LLC,
personally known to me or proved to me on the basis of satisfactory evidence to be the
individual whose name is subscribed to the within instrument and acknowledged o me
that the named individual executed the same in that named individual’s capacity, and that
by the named individual’s signature on the instrument, thg,individual, or the person upon
behalf of which the individual acted, executed the instr

STATE OF OHIO ff 7
Ss: i B
COUNT 1

o
A
S

On December (; ; 2012, emgncd personally appeared

Donald R. Schoch, personally known to me or'ﬁml’é,d to me on the basis of satisfactory
evidence to be the individual whose name is subscribed to the within instrument and

d’
o




acknowledged to me that the named individual executed the same in that named
individual’s capacity, and that by the named individual’s signature on the instrument, the
individual, or the person upon behalf of which thefnidividual acted, executed the
instrument.

STATE OF NEW YORK
SS:
COUNTY OF lom guns

On December ’7/8% 2012, before me, the undersigned, personally appeared
Richard H. Schoch, personally known to me or proved to me on the basis of satisfactory
evidence to be the individual whose name is subscribed to the within instrument and
acknowledged to me that the named individual executed the same-An~that named

individual, or the person upon behalf of which the individual fecuted the

instrument. (RkON E. BARRETT
PUBLIC-STATE OF NEW YORK
No. 01BA6110488

- . . Sukdiled In Tompkins Counly
ary ®lble—" {g.mmlsslon ExplresW f{ 0l

ANE & Yo A
STATE OF PEMNNSYYANRA

SS:
COUNTY OFVATcHESS

On December, Y 2012, before me, the undersigned, personally appeared
Robert A. Schoch personally known to me or proved to me on the basis of satisfactory
evidence to be the individual whose name is subscribed to the within instrument and
acknowledged to me that the named individual executed the same in (hat namcd
individual’s capacity, and that by the named individual’s signature on the instrument, the
individual, or the person upon behalf of which the individual acted, executed the

instrument.

Nofiry Public N

JN
¢o l‘ Norary ‘f; :T “I‘-??: ffvfm:.
h ut . ot a1 o~ 05ng" o
HERMAN H. TIETJEN, Esq. | )
60 EAST VARKET ST. '

P.O. BOX 201
RHINEBECK, N.Y. 12572
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MORTGAGE
WORDS USED OFTEN IN THIS DOCUMENT

(A) “Security Instrument.” This document, which is dated December 2 F , 2012, together
with all Riders to this document, will be called the “Sccurity Instrument.”

(B) “Borrower.” PRIMROSE HILL FARM PARTNERS, LLC, whose address is c/o Robert
Schoch 32 Sunset Circle, Lititz, PA 17543, sometimes will be called “Borrower” and sometimes simply
t:l" Or “me.QE

(C) *“Lender.” VIOLA P. SCHOCH (VPS), DONALD R. SCHOCH (DRS) AND RICHARD H.
SCHOCH (RHS) whose Interests arc as provided in the Note, and whose addrcsses are as follows:
VPS - 3778 Broadway Drive, Cincinnati, OH 45208, (DRS) 1778 Broadway Drive, Cincinnati, OH
45208, and (RHS) 31 White Church Road, Brocktondale, NY 14817

will be called “Lender.”

(D) “Note.” The note signed by Borrower and dated December. ﬂ‘i , 2012 will be called the
“Note.” The Note shows that I owe Lender Ninc-hundred ninety-five Thousand and 00/100 Dollars
(U.S. $995,000.00) plus interest and other amounts that may be payable. [ have promised to pay this debt
in Periodic Payments and to pay the debt in full by February 1, 2023.

(E) “Property.” The property that is described below in the section titled “Description of the

Property,” will be called the “Property.”

(F) *“Loan.” The “Loan” means the debt evidenced by the Note, plus interest, any prepayment charges
and late charges due under the Note, and all sums due under this Security Instrument, plus interest.

(G) “Sums Secured.” The ammounts described below in the section titled “Borrower's Transfer to
Lender of Rights in the Property” sometimes will be called the “Sums Secured.”

(H) “Riders.” All Riders attached to this Security Instrument that are signed by Borrower will be
called “Riders.” The following Riders are to be signed by Borrower [check box as applicable]:

O Adjustable Rate Rider O condominium Rider [0 Second Home Rider
O Balloon Rider O Planned Unit Development Rider O oOthers) [specify)
O 14 Family Rider O Biweckly Payment Rider.

()  “Applicable Law.” All controlling applicable federal, state and local statutes, regulations,
ordinances and administrative rules and orders (that have the effect of law) as well as all applicable final,
non-appealable, judicial opinions will be called “Applicable Law.”

(J) “Community Assoclation Dues, Fecs, and Assessments.” All dues, fees, assessments, and other
charges that are imposed on Borrower or the Property by a condominium association, homeowners
association or similar organization will be called “Community Association Dues, Fees, and Assessments.”

(K) “Electronic Funds Transfer.” “Electronic Funds Transfer” means any transfer of money, other
than by check, draft, or similar paper instrument, which is initiated through an electronic terminal,
telephonic instrument, computer, or magnetic tape so as to order, instruct, or authorize a financial
institution to debit or credit an account. Some comimon examples of an Electronic Funds Transfer are
point-of-sale transfers (where a card such as an asset or debit card is used at a merchant), automated teller
machine (or ATM) transactions, transfers initiated by telephone, wire transfers, and automated
clearinghouse transfers.

v’
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(L) “Escrow ltems.” Those items that are described in Section 3 will be called “Escrow ltems.”

(M) “Misccllaneocus Proceeds,” “Miscellaneous Procceds” means any compensation, seftlement,
award of damages, or proceeds pald by any third party (other than Insurance Proceeds, as defined in, and
paid under the coverage described in, Section 5) for: (i) damage to, or destruction of, the Property; (ii)
Condemnation or other taking of all or any part of the Property; (iii) conveyance in he'u of Condemnation
or sale to avoid Condemnation; or (iv) misrepresentations of, or omissions as to, the value and/or
condition of the Property. A taking of the Property by any governmental authority by eminent domain is

known as “Condemnation.”

(N) “Mortgage Insurance.” “Morgage nsurance” means insurance protecting Lender agginst the
nonpayment of, or default on, the Loan. :

(0) “Periodic Payment.” The regularly scheduled amnount due for (i) principal and interest under the
Note, and (ii) any amounts under Section 3 will be called “Periodic Payment.” |

(P) “RESPA.” “RESPA” means the Real Estate Settlement Procedures Act (12 U, S C. §2601 et seq.)
and its implementing regulation, Regulation X (24 C.F.R. Part 3500), as they might be amended from
time to time, ot any additional or successor legislation or regulation that governs the same subject matter.
As used in this Security Instrument, “RESPA™ refers to all requirements and restrictions that arc imposed
in regard to a “federally related mortgage loan” even if the Loan does not qualify as a “federally related
mortgage loan” under RESPA.

BORROWER’S TRANSFER TO LENDER OF RIGHTS IN THE PROPFRTY

1 mortgage, grant and convey the Property to Lender sub_|ect to the terms of this Sccunty Instrument, This
means that, by signing this Security Instrument, | am giving Lender those rights that are stated in this
Security Instrument and also those rights that Applicable Law gives to lenders who hold mortgages on
real property. | am giving Lender these rights to protect Lender from possible losses that might result if 1
fail to:

(A) Pay all the amounts that | owe Lender as stated in the Note including, but not limited to, all
renewals, extensions and modifications of the Note; l

(B) Pay, with interest, any amounts that Lender spends under this Security Instrument to protect
the value of the Property and Lender’s rights in the Property; and

(C) Keep all of my other promises and agreements under this Security Instrument and the Note.
DESCRIPTION OF THE PROPERTY
I give Lender rights in the Property described in (A) through (G) below:
(A) The Property which is located at Fiddlers Bridge Road, Staatsburg, NY 12380,

]
This Property is in Town of Clinton,/éutchess County. It has the following legal description:

All that parcel of land, with the buildings and improvements thereon, situate, lying and being in the

Town of Clinton, County of Dulchess and State of New York, bounded and described 'lls follows:

Beginning ot a point at or near the center of Fiddlers Bridge Road, said poim marking the

westerly line of the herein described parcel and the easterly line of lands now or formerly Miller (see F.M.




#6946), running thence easterly North 76 deg. 26" 00" East 78.85 feet to a point in range with a stonewall
on the northerly side of Fiddlers Bridge Road, running thence northerly and crossing said road and
running along a stonewall in part and along the easterly line of said Miller North 18 deg. 477 53" East
346.64 feet, North 17 deg. 58° 20" East 114.42 feet, North 16 deg. 15° 50" East 162.49 feet, North 15
dep.50° 50” East 125.90 feet to a wall corner marking the northerly line of the herein described parcel and
the southerly line of tands now or formerly Walsh, running thence along the same in part and along the
southerly line of lands now or formerly Leigh and along the southerly line of lands now or formerly
Mayer and along stonewall and/or wire fence, North 78 deg. 18' 00 East 6.00 feet, South 83 deg, 34* 00”
East 219.00 feet, South 84 deg. 28" 00" East 61.60 feet, South 88 deg. 19" 00" East 33.70 feet, thence
crossing the aforementioned Fiddlers Bridge Road, South 80 deg. 02' 40 East 69.65 feet, South 85 deg.
48’ 25" East 103.37 feet, South 83 deg. 45’ 55" East 255.19 feet, South 83 deg. 30" 15 East 231.49 feet,
South 85 deg. 20’ 25* Cast 49.25 feet, South 84 deg. 59° 20" East 242.37 feet, South 84 deg, 28" 50" East
187.56 feet, South 82 deg. 48’ 50 East 162.37 feet and South 84 deg. 53° 50” East 300.05 feet to wall
corner marking the easterly line of the herein described parcel and the westerly line ofllot 12 F.M. #7402,
running thence southerly along the same and along the westerly line of Seelbach Lane in part, South 07
deg. 04° 50" West 70.64 feet, South 06 deg. 04’ 35* West 308.81 feet, South 06 deg. li:' 30" West 174.15
feet, South 09 deg. 10* 40™ West 71.49 feet, South 04 dep. 02° 55 West 86.59 feel, So{nh 08 deg. 08' 05”
West 420.36 feet, South 06 deg. 22 55” West 108.35 feet and South 04 deg. 55° 50” V!Vest 49.58 feetto a
point marking the westerly line of Lot 11 F.M. #7402, running thence along the Esame and along a
stonewall South 08 deg. 42” 10” West 105.10 feet, South 06 deg. 07* 55” West 327.00 :feet, South 08 deg.
09 30™ West 142.51 feet and South 01 deg. 507 05" West 41.39 feet to a point marking the northerly line
of Lot | F.M, #7783, running thence along the northerly and westerly line of said Lot lI North 74 deg. 47’
58" West 523.74 feet and South 07 deg. 50° 02" West 404.10 feet to a point marking tl:w northerly line of
lands now or formerly Seelbach, see F.M. #7783, running thence along the same andialong a stonewall,
North 71 dep. 08’ 35” West 119.39 feet, North 73 deg. 45° 35" West 145.18 feet, Noni’th 75 deg. 24’ 317
West 139.83 feet, North 75 deg. 18’ 23 West 105.17 feet, North 72 deg. 55’ 37" W?st 105.58 feet and
North 69 deg. 21’ 28" West 43,08 feet to a wall corner marking the northerly line of ihe aforementioned
Miller see F.M. #6946, running thence along the same and along a stonewall North lS deg. 017 00” East
69.88 feet, North 13 deg. 39' 40" East 130.91 feet, North 74 deg. 17° 00" West 205.70;ﬁ:el, North 73 deg.
23° 00” West 318.40 feet, North 75 dep. 007 50” West 59.44 feet, South 06 deg. 42 007 West 151,74 feet,
South 07 deg. 49° 50 West 106.49 feet, North 83 deg. 27° 56” West 515.07 feet, Nolfth 11 deg. 15° 00”
East 327.80 feet, North 12 deg. 12* 00” East 143.60 fect, North 11 deg. 20° 00" Edst 437.70 feet and
North 11 deg. 43 00" East 273.83 feet and North 10 deg. 19’ 40” East 113.00 feet to lI{\c point or place of

beginning. Containing 96.358 acres of land, more or less.
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Mso all that parcel of land krewn as the “Woodlot" boundL and
descrlivs as follows:

Beginndng at a point marking tha Northeast cormer of the herein
dascribed parcel the Northwesterly comer of lands now or formerly Miller (liber
1432, page 378 parcel 2) and ths Southerly line of lands now or foorerly Halsh,
noning thence Southerly along the Yhsterly line of londs now or former of eaid Miller
and along a stonewall in pert South 029-16'-35" West 346.40 Feet, South 039-19'-00"
Hest 50.80 feet, South 04°-D2'-<00" East 48.60 Feet, South D17 05'-D0" Wesk 149,00 Feet,
und South04°-02'~00" East62.30 feet to a polnt narking the Southeast comer of the
herein described parcel and the tioctherly line of the aforementioned Miller, runnig
therca alung the sane and #long a stongwall North 839-37'-00" Vieat 168.50 (eet,
South 81°-10'-00" West 217,20 feet and South 81°-31'-00" Vest 73.20 feet- tb n wall
ccrner marking the Westerly line of the hereln dascriled purcel, running
along said stonewall, tocth 32°-50'-00" test 37.00 feet, North 57"-1‘.!‘(!'--00"I Nast
80.90 feet, Horth 4'.""-10'-00" Wast 28.70 feet, MNorth 11°-00'-00" West 40,00 feet,
Morth §1°-52'-00" VEst 21,80 feet, North 31°-25'-00" Wesl: 226.80 [fest, North 9%~
38'-00" viest 226,80 feet and torth 25%-11'~30" West 75,19 feet to A wall comer marking
the Mortherly line of th: herein described parcel amd the Southerly line of the
aforementloned (alsh, ruaning thence along the samé and 2long & stonewall, ‘North 85°-
50'=35" East 246.54 Eeet, torth 07°-05'-40" East 195,91 feet, North B3°-49'-20" East
127.80 fent, North 85°-23'-20" East 157,68 fest, tioct)i BG°-2Y'~50" East 68,77 fcct,
darth 81°-03'~50" East 67.75 Eeet and North 88°-10'-50" Eost 21.22 feet to the polnt ~
or place of beginndng.

Containing 10.042 acxes of land moxe or less.




BEING a portion of the premises conveyed by Viola P. Schoch to Primrose Hill Farm Partners,
LLC, by deed dated October 9, 1996, and recorded in the Dutchess County Clerk’s Office on November
6, 1996, in Liber 1986 of Deeds at page 260.

(B) Al buildings and other improvements that are located on the Proﬁerty described in
subsection (A) of this section; |

(C) Al vights in other property that I have as owner of the Property described in subsection (A}

of this section. These rights are known as “easements and appurtenances attached to the Property;”

(D)  All rights that I have in the land which lies in the streets or roads in front of; or next to, the
Property described in subsection (A) of this section;

(E)  All fixtures that are now or in the future will be on the Property described in subsections (A)
and (B) of this section;
(F) Al of the rights and property described in subsections (B) through (E) of this section that |
acquire in the future; and
(G) All replacements of or additions to the Property described in subsections|(13) through (F) of

this section and all Insurance Proceeds for loss or damage to, and all Miscellanegus Proceeds of the
Property described in subsections (A) through (F) of this section.

BORROWER’S RIGHT TO MORTGAGE THE PROPERTY AND BORROWER'S
OBLIGATION TO DEFEND OWNERSHIP OF THE PROPERTY

I promise that: (A) 1 lawfully own the Property; (B) 1 have the right to morigage, grant and convey the
Property to Lender; and (C) there are no outstanding claims or charges against the Property, cxcept for
those which are of public record.

I give a general warranty of title to Lender. This means that I will bc fully responsible for any losses
which Lender suffers because someone other than myself has some of the rights in the Property which |
promise that [ have. | promise that [ will defend my ownership of the Property against any claims of such
rights.

PLAIN LANGUAGE SECURITY INSTRUMENT

This Security Instrument contains promises and agreements that arc used in real property security
instruments all over the country. It also contains other promises and agreements that vary in different
parts of the country. My promises and agreements arc stated in “plain language.”

COVENANTS

1 promise and | agree with Lender as follows: i

|

1. Borrower’s Promise to Pay. | will pay to Lender on lime principal and. interest due under

L .
the Note and any prepayment, late charges and other amounts due under the Note. || will also pay all
amounts for Escrow ltems under Section 3 of this Security Instrument.

Payments due under the Note and this Security Instrument shall be made in U.S. [currency. If any of
my payments by check or other payment instrument is returned to Lender unpaid, Lender may require my
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Prz'osc Hill Fsrm Partné-s

LLC
(Seal

STATE OF NEW YORK SS:
COUNTY OF DUTCHESS

Pé'nbeﬂ A. Schach, Ngtmaglng member-Borrower

Oon _ec 2vY 2012, before me, the undersigned, personally appeared Robert A.
Schoch Managing Member of Primrose Hill Farm Partners, LLC persorlally knoévn 1o me or proved
to me on the basis of satisfactory evidence to be the individual] whose name is subscribed to the within
instrument and acknowledged to me that the named individual executed the same in that named

the person upon behalf of which the individual acted, executed

individual’s capacity, and that by the named individual’s sig71urc on the instrument, the individual, or
/i

e instrument.

W’(_/—"'h-

VA_
Notary Public
Nmerv Jr) MAQ\,W
e a4y
la T . Y, oWV
R&R vomn-‘.,: ) A ‘ark
2ot N Vs Tunry
Herman H. Tietjen, Esq. 'S Je LYy

Tietjen Law Office

60 E. Market Street
PO Box 201
Rhinebeck, NY 12572
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Paul Quartararo, Esq., PLL.C
3278 Franklin Avenue, Suite 5
PO Box 65
Millbrook, NY 12545
(845) 605-1355
March 28, 2025

Mr. David Behm

Farmland Protection Program Manager

New York State Department of Agriculture and Markets
10B Airline Drive

Albany, New York 12235

Re: NYSDAM FPIG Contract No. C00788GG
203 Fiddler's Bridge Road, Clinton, #6367-00-158739 — 105.947 acres
Primrose Hill Farm, LLC. ("Owner") to Dutchess Land Conservancy, Inc. (DLC)

Dear Mr. Behm:

This letter has been prepared to explain requirements and exceptions set forth in the title
commitment for this transaction, being SMPR Title Agency Commitment Number M-
082681.

I have been retained to assist in the preparation of this project file. Please note that this letter
and the comments provided herein have been reviewed by Erin Hoagland, Director of

Conservation at the Dutchess Land Conservancy, who is also serving as project manager for
this transaction.

The legal description for the property is based on a survey of the property prepared for this
transaction which have been reviewed by SMPR Title Agency, Inc. and incorporated into
the title report.

Below, please review comments and explanations in relation to the requirements (Schedule
B, Section I) and exceptions (Schedule B; Section II) of the title commitment.

Schedule B, Section 1 (""Matters to Be Disposed Of'') contains nine items, all of which will
be complied with and/or omitted at closing:

Items 1 is a standard closing requirement pertaining to completion of affidavit by
owners/sellers which will be provided by the landowner at closing.

Items 2 and 3. Private Mortgage in the amount of $995,000.00 dated 12/24/2012 and recorded

on 1/8/2013 in the Office of the County Clerk, Dutchess County New York to be satisfied prior
to or at the closing.



Item 4. Standard closing requirement regarding payment with certified checks.

Item 5. Revised 3/6/25 and will be omitted as part of the stub search in at closing. The
judgment against Primrose Hill Farm Partners, LLC has expired.

Item 6. Revised 3/6/2025 Standard closing requirement to provide corporate documentation
including articles of organization, operating agreement, members consent, and certificate
of good standing. All of which will be provided prior to closing.

Item 7. Agreement made between Primrose Partners, LLC, Donald R. Schoch. Richard H.
Schoch and Robert A. Schoch dated 12/24/2012 and recorded 1/8/2013 to be disposed of to the
satisfaction of the title company. A termination of the agreement for recording or a release and
consent to the Conservation Easement Interest to be insured for recording will be provided
prior to or at the closing.

Ttem 8. Omitted 3/6/2025

Item 9. Interest to be insured hereunder is a Conservation Easement as defined by
Environmental Conservation Law, Article 49, Title 3.

Schedule B, Section 2 (""Exceptions") contains eight items, some of which are
standard exceptions, and some of which will be disposed of prior to closing.

Items 1 and 2. Standard closing requirement regarding rights of tenants and water and sewer
rents if any.

Items 3 and 4. Omitted 3/20/2023

Item 5. Omitted 3/20/2023

Item 6. Standard exception of any land lying in the bed of any public street, avenue, road or
highway abutting adjoining or passing through or crossing the premises.

Item 7. Revised 3/20/2023 Standard exceptions regarding riparian rights and easements of
others in, to and over any stream.

Item 8. Added 3/20/2023 to reference survey for the property dated 11/27/2022 and revised

12/12/2022 by Kirk K. Horton with standard exceptions for utility lines and poles, and
wetlands.

I would like to confirm that it is the intention of all parties that all of the closing requirements in
Schedule B of the title commitment will be dealt with and omitted either at, or prior to closing.
Please don't hesitate to contact me or the project manager, Erin Hoagland, with any

questions. Erin Hoagland can be reached by phone at 845-677-3002, or email at
erinh@dutchessland.org.
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Sincerely,

T\ & A—

Paul Quartararo

CC: Erin Hoagland, Dutchess Land Conservancy, Inc.
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PRIMROSE HILL FARM

105.95 +/- ACRES

203 FIDDLERS BRIDGE ROAD
TOWN OF CLINTON
DUTCHESS COUNTY, NY
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COMPLETED BY:
PAUL HERRINGTON, ARA
FARM CREDIT EAST ACA

JUNE 27, 2023
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FARM CREDIT EAST, ACA

June 27, 2023

Dutchess Land Conservancy, Inc.
Attn: Erin Hoagland

4289 Route 82, P.O. Box 138
Millbrook, NY 12545

Re: Appraisal report of the Primrose Hill Farm property, located at 203 Fiddlers Bridge Road in
the Town of Clinton, Dutchess County, New York.

Dear Ms. Hoagland:

In accordance with your request, I have inspected and appraised the above referenced Property (the
subject property of this report) for a potential conservation easement acquisition. The purpose of this
Restricted Appraisal Report is to provide an opinion of market value, as defined herein, of the proposed
easement area before placement of the easement and opinions of value as if the easement is in place.
The potential easement is a HYPOTHETICAL CONDITION, which is defined as: a condition,
directly related to a specific assignment, which is contrary to what is known by the appraiser to
exist on the effective date of the assignment results, but is used for the purpose of analysis.
Reliance on this condition may have affected the assignment results. The difference between the
estimates of value is the effect of the conservation easement on the before market value. The intended
users of this appraisal are the Dutchess Land Conservancy, Inc. and the owners (Primrose Hill Farm
Partners, LLC). The intended use is to negotiate a purchase of the development rights. The valuation
date is May 18, 2023 (the date of inspection).

The property appraised is 105.95 acres. This is based on the 2022 survey map in this report. The
subject includes one tax parcel on one deed, with frontage on Fiddlers Bridge Road, Seelbach Lane and
Rhynders Road. This is a Christmas tree farm with some fields now used for hay. Improvements
include an 1800s house and several barns or garages.

The property has been valued “as is™, as if encumbered by a conservation easement (Scenario 1), and
as if encumbered by a conservation easement and a Preemptive Purchase Right (Scenario 2).

1t is my opinion that the market values of the Subject Property are as follows:

Scenario 1 Scenario 2
“Before Easement” Value $1,800,000.00 $1,800,000.00
“After Easement” Value $1,218,000.00 $ 710,000.00
Easement Value $ 582,000.00 $ 1,090,000.00

The value of the PPR is $508,000 (51,218,000 minus $710,000).

190 State Route 9H, * Hudson, NY, 12534 *(800) 362-4404 *(518) 851-3313 * FAX (518) 851-3319
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The values established are based on the definition of market value contained herein, subject to the
assumptions and limiting conditions found in the accompanying report.

You have also requested an estimate of the easement’s impact on any contiguous property owned
by the donor or the donor’s family. Treasury Regulation 1.170A-14(h)(3)(i) provides that if a
perpetual easement is donated by a taxpayer over land contiguous or near to unencumbered land
owned by the taxpayer or the “donor’s family” the appraiser must consider any enhancement in
value attributable to such properties when estimating the value of an easement donation.

In this case, there is no evidence of other area parcels owned by Primrose Hill Farm Partners, LLC or
members of the Schoch family. In the absence of such ownership there can be no enhancement created
by the easement.

The hypothetical conservation easement, upon which the value estimate is predicated, appears to be
“usual and typical” in scope. A copy of the proposed easement is attached. It is important to note
that the value and assumptions made are subject to a final conservation easement and may be
changed. Any changes to the easement may also change the opinion of value. The portions of the
easement having the most effect on value are quoted or summarized as follows:

e Subdivision will be prohibited

e There will be a 6-acre Split Farmstead Area, with one part including the existing buildings and
the other part in a wooded area at the south end of the property

o About 74 acres are the Farm Area and 25.886 acres (on the east side of the largest section) is
the Resource Protection Area

e Within the Farmstead Area there can be one principal residence not to exceed 4,000 sf
Footprint Area and two accessory residences (guest/tenant/farm manager) not to exceed 1,500
sf Footprint Area each, with no limit on number accessory apartments or farm labor housing

¢ Mining and excavation are prohibited other than excavation for new construction

We appreciate being asked to serve you in this important matter. If you require additional
information, please feel free to call or write at your convenience.

Very truly yours,

FARM CREDIT EAST APPRAISAL SERVICE

D . 5 P

/‘ @il Plo oyoie s 7,-/“,1“

Paul Herrington, ARA

NY Certified General Appraiser #46000049250, expires 9/21/24

190 State Route 9H, * Hudson, NY, 12534 *(800) 362-4404 *(518) 851-3313 * FAX(518) 851-3319
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CERTIFICATE OF APPRAISAL

I certify that, to the best of my knowledge & belief:

Paul Herrington, ARA, made a personal inspection of the appraised property which is the subject
of this report and all comparable sales used in developing the opinion of value. The effective date
of this appraisal is May 18, 2023 which is also the date of inspection.

e The statements of facts contained in this report are true and correct.

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

e [ have no present or prospective interest in the property that is the subject of this report, and no
personal interest with respect to the parties involved. I have no association with this customer in
any lending or financial services relationship.

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

e My engagement in this assignment was not contingent upon developing or reporting
predetermined results.

e My 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.

e No one else provided significant professional assistance to the persons signing this report.

e [ have performed the following services, as an appraiser or in any other capacity, regarding the
property that is the subject of this report within the three-year period immediately preceding
acceptance of this assignment: real estate appraisal.

e The analyses, opinions, and conclusions are not based on a minimum valuation, a specific
valuation, or approval of a loan amount.

e My analyses, opinions and conclusions were developed, and this report has been prepared, in
conformity with the Uniform Standards for Professional Appraisal Practice (USPAP) and the
American Society of Farm Managers & Rural Appraisers.

e Past experience includes appraisals of this property type and purpose.

e As of the date of this report, Paul Herrington has completed the continuing education
requirements of the State of New York and the American Society of Farm Managers & Rural
Appraisers.

It is my opinion that the market value of the Subject Property, as of the effective date of appraisal
(May 18, 2023) is:

$ 1,800,000.00 — “as is”, with only typical encumbrances
$ 1,218,000.00 — “as if encumbered” by a conservation easement
$ 710,000.00 — “as if encumbered” by a conservation easement and a Preemptive Purchase Right

Respectfully Submitted on 6/27/2023:

f)ﬂ’t(,t‘ Dl i tcriqg Lo
s < /4'

Paul Herrington, ARA
NY Certified General Appraiser #46000049250, expires 9/21/24

Farm Credit East
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SUMMARY OF SALIENT FACTS AND CONCLUSIONS

Parcel Identification:
Type of Property:
Property Address:
Town/County/State:
Owners of Record:
Deed References:
Date of Deed:
Ownership History:

Tax Map Number:
Assessed Value:

Property Summary:

Zoning:

Date of Value Estimate:
Opinions of Market Value:

Primrose Hill Farm

Christmas Tree Farm

203 Fiddlers Bridge Road

Town of Clinton, Dutchess County, NY
Primrose Hill Farm Partners, LLC
1986/260 (see copy attached)

October 9, 1996 (and recorded November 6, 1996)

The 1996 deed was an intrafamily transfer for -0- consideration. There
have been no recent transfers or sale listings.

6367-00-158739
$ 1,292,000 (full market value as per the assessors is the same)

106.4 acres as per the deed description. It is in 4 sections that are split by
town roads, with the vast majority in one large block that includes all of
the improvements. The majority of the property is wooded, with about
20% now used for Christmas trees or hay. There are areas of Federal
(NWI) wetlands and NYS DEC wetlands, mainly on the east side of the
largest section. These don’t have all that much impact on value. There are
no class A flood zones. Views are mostly of the subject itself, with area
views to the north and west from the highest spot — these would be
enhanced with clearing. Physical access is a bit limited overall.
Improvements include an 1800s Colonial and several barns or garages,
all on the west side of the largest block. There are two ponds and about
13 acres are enclosed by deer fencing.

ARS (Very Low Density Agricultural Residential): this requires at least 5
acres per lot. "By right" uses include single family residences, plus
agriculture and related uses and a few others.

Part of the property is also subject to a Ridgeline Protection Area
Overlay. This regulates structures on lands that are S00° or more above
sea level. As per the zoning code these do not affect single family
residences and agricultural uses.

May 18, 2023 (The Date of Inspection)

$ 1,800,000.00 — “as is”, with only typical encumbrances

$ 1,218,000.00 — “as if encumbered” by a conservation easement

$ 710,000.00 — “as if encumbered” by a conservation easement and
a Preemptive Purchase Right

Farm Credit East
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SCOPE OF WORK FOR THE APPRAISAL

The Scope of Work section is intended to clarify key appraisal issues and to summarize the
amount and type of information researched and the analysis applied in the assignment. Scope
of Work includes, but is not limited to the following:
e The degree to which the property is inspected or identified;
e The extent of research into physical or economic factors that could affect the
property;
The extent of data research; and
e The type and extent of analysis applied to arrive at opinions or conclusions.*

Site and Improvement Descriptions — Paul Herrington inspected the subject property on May
18, 2023 and previously on June 7, 2021. At both times a walkover of the property was
conducted, photographs were taken, and various maps were obtained and reviewed, including
USDA-FSA & NRCS aerial maps.

Assessments, tax rates, tax maps, and the legal description were obtained from the Dutchess
County Clerk’s office in Poughkeepsie and/or from their public website. Zoning information
was obtained from the Town of Clinton website.

Area and Neighborhood Analysis - The immediate area surrounding the subject property was
inspected to determine the characteristics of the neighborhood. Demographic and other
pertinent county information was obtained through various local and county sources.

Reporting Format - This is an Appraisal Report prepared in conformity to the Uniform
Standards of Professional Appraisal Practice (USPAP), with appraisal guidelines issued by
NYS Department of Agriculture & Markets.

Valuation Analysis - A conservation easement is a partial interest in real property. In areas
where easement programs are well established, there will frequently be an adequate number of
comparable sales of conservation easements to support a direct market comparison. In the
subject area the market for such easements is not established, with very few sales of purchased
easements. The development rights interest is therefore valued indirectly through the “Before”
and “After” method of appraisal. Under this method, the value of the property after imposition
of the easement is deducted from the value of the property before imposition of the easement.
The result is the indicated value of the partial interest. The valuation in this appraisal is the effect
of the conservation easement on the subject property.

The three acceptable approaches to value, (1) the Cost Approach, (2) the Income Approach, and
(3) the Sales Comparison Approach have been considered in this assignment. The sales
comparison approach was completed in both “before easement” and “after easement” scenarios.
This approach was considered the only reliable indicator of value of the three approaches for this
appraisal and therefore was the only one developed. The cost approach was not completed
because the buildings are older and suffer from significant depreciation — the cost approach would
not be relevant in this assignment.

* Appraisal Institute, Dictionary of Real Estate Appraisal, Fourth Edition (Chicago: Appraisal Institute, 2002) 258.

Farm Credit East
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SCOPE OF WORK FOR THE APPRAISAL...Cont’d.

Valuation Analysis (cont’d.) - An income approach was not completed even though this is an
active farm and could be rented. Properties like the subject are highly dependent on the
decisions and ability of the owner/operator and there is a lack of sales with rental information
from which to develop a capitalization rate. Based on market evidence, the property has a
value above its agricultural value, even with the easement in place. Accordingly, an income
approach would not be meaningful in this assignment.

Market Data Analysis - Data on comparable sales was obtained by researching comparable
properties in the subject market area, sold from 2020 to the effective date of this appraisal. All
sales have been externally inspected during this or previous appraisal assignments. Transfer
data was obtained via Farm Credit sales registers, local assessors, real estate brokers, multiple
listing services, and the County Office of Real Property Services (ORPS). All sales were
verified by public records and individuals or agencies familiar with the sale, when available.

The purpose of the field research was to collect market data to establish the feasibility and
relative reliability of the approaches to value. Adequate sales for both the “before easement”
and “after easement” values were available in the subject’s Mid-Hudson Valley Regional area.
All of the general and specific data collected for analysis in this appraisal assignment has been
researched and verified prior to utilization in accordance with USPAP, and standards of the
American Society of Farm Managers and Rural Appraisers.

Environmental Conditions - No environmental site assessment data was available for the
subject property. During the inspection of the property, no significant environmental issues
were noted.

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

Appraisal Contacts - Numerous parties or agencies were contacted as part of this appraisal
assignment. Particulars on property sales and various maps were obtained from the County
Office of Real Property Services. Several local realtors were contacted for real estate market
information. Various county and regional sources provided economic, employment, and other
factual data for the area & neighborhood analysis.

Farm Credit East
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SCOPE OF WORK FOR THE APPRAISAL...Cont’d.

Competency Disclosure: - [ have extensive experience in appraisal and analysis of a wide
variety of agricultural, rural residential, conservation easement, and commercial properties in
the general area of this appraisal assignment. I have been appraising properties similar to the
subject property in the Hudson Valley Region for over 17 years.

I have had comprehensive educational training, and I’'m currently a State Certified General
Real Estate Appraiser in the State of New York. I also hold the ARA (Accredited Rural
Appraiser) designation awarded by the American Society of Farm Managers and Rural
Appraisers. In 2014 I completed a comprehensive Appraising Conservation Easements
training seminar and in 2016 I attended a seminar on IRS Conservation Easement
Appraisal Rules.

Given your appraiser’s experience and education related to this appraisal assignment, no

additional steps were considered necessary to comply with the competency requirements of
USPAP and FIRREA.

Hypothetical Conditions/Extraordinary Assumptions — The opinion of value is predicated on
the conservation easement (draft) document included in the Appraisal Appendix of this report.
The subject property will be entirely encumbered by the easement. The notable features of the
easement that have an effect on value are summarized as follows:

e The primary purpose of the easement is to conserve viable agricultural land by preventing
the conversion of the property to non-farm uses. In achieving such prevention, the
property shall be forever reserved for continued agricultural use.

e The property shall be used solely for agricultural, recreational, and forestry uses.
Commercial uses of the property shall be limited to commercial agricultural use,
commercial forestry use, and rural enterprises that are consistent with the purposes of the
conservation easement. No institutional or industrial use of the property is permitted.

e The property will have two (2) Farmstead Areas, one encompassing the existing
improvements and a smaller one to the south. One single family principal residence (now
existing) and two accessory residences shall be permitted in the Farmstead Areas. The
primary residence must have a footprint of 4,000 square feet or less. Accessory residences
must have a footprint of 1,500 square feet or less. Accessory apartments are allowed in any
permitted building in the Farmstead Areas. Customary appurtenant structures such as
garages, sheds, swimming pools, etc., shall be contained within the Farmstead Areas. Farm
Labor Housing is allowed in the Farmstead Areas with a maximum footprint of 1,500 square
feet or less per unit. Agricultural structures are allowed in the Farmstead Areas, and in the
Farm Area subject to Impervious Surface coverage limits.

e Two cabins are allowed in the Farmstead Areas for short-term rental, each with a maximum
footprint of 500 square feet or less.

e There shall be no surface or subsurface mining or quarrying on the property.

e No subdivision of the property is permitted, other than for minor lot line adjustments
which do not create additional building lots.

Farm Credit East
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DEFINITIONS & TERMINOLOGY

Market value is defined as the most probable price which a property should bring in a
competitive and open market under all conditions requisite to a fair sale, the buyer and seller
each acting prudently and knowledgeably and assuming the price is not affected by undue
stimulus. Implicit in this definition is the consummation of a sale as of a specified date and
the passing of title from seller to buyer under conditions whereby:

1. Buyer and seller are typically motivated;

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

their best interests;

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

4. Payment is made in terms of cash in United States dollars or in terms of financial

arrangements comparable thereto; and

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

W

USPAP is the acronym commonly used to refer to “The Uniform Standards of Professional
Appraisal Practice”. These are the federally regulated standards which appraisers must adhere
to regarding all facets of the appraisal process.

Exposure time is the estimated length of time the property interest being appraised would
have been offered in the market prior to the hypothetical consummation of a sale at the
estimated market value on the effective date of the appraisal. Exposure time is always
assumed to precede the effective date of the appraisal. As part of the appraisal analysis the
reasonable exposure time for the subject property is estimated to be 6-9 months.

Marketing time is an estimate of the amount of time it takes to sell a property interest at the
estimated market value conclusion during the period after the effective date of the appraisal.
An estimate of marketing time is not intended to be a prediction of the date of sale. It is
inappropriate to assume that the value as of the effective date of appraisal remains stable
during a marketing period. Additionally, the appraiser has considered market factors external
to this appraisal report. As part of the appraisal analysis the reasonable marketing time for the
subject property is estimated to be 6-9 months.

! The Appraisal of Real Estate, Appraisal Institute, Eleventh Edition, Page 23.
Farm Credit East
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Appraisal Terms:

Bundle of rights theory: "The concept that compares propcrty ownership to a bundle
of sticks with each stick representing a distinct and separate right of the property owner, e.g.,
the right to use real estate, to sell it, to lease it, to give it away, or to choose to exercise all or
none of these rights.”

Extraordinary assumption: “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. Extraordinary assumptions presume as fact
otherwise uncertain information about physical, legal, or economic characteristics of the
subject property; or about conditions external to the property such as market conditions or
trends; or about the integrity of data used in an analysis.”® An extraordinary assumption may
be used in an assignment only if:

e [t is required to properly develop credible opinions and conclusions;

e The appraiser has a reasonable basis for the extraordinary assumption;

e Use of the extraordinary assumption results in a credible analysis; and

e The appraiser complies with the disclosure requirements set forth in USPAP for

extraordinary assumptions.

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

Hypothetical condition: “ A condition, directly related to a specific assignment, which
is contrary to what is known by the appraiser to exist on the effective date of the assignment
results, but is used for the purpose of analysis. Hypothetical conditions are contrary to known
facts about physical, legal, or economic characteristics of the subject property; or about
conditions external to the property, such as market conditions or trends; or about the integrity
of data used in an analysis. > A hypothetical condition may be used in an assignment only if:

e Use of the hypothetical condition is clearly required for legal purposes, for purposes

of reasonable analysis, or for purposes of comparison;

e Use of the hypothetical condition results in a credible analysis; and

e The appraiser complies with the disclosure requirements set forth in USPAP for

hypothetical conditions.

Jurisdictional Exception, a provision in USPAP, is defined as: “An assignment
condition that voids the force of a part or parts of USPAP, when compliance with part or parts
of USPAP is contrary to law or public policy applicable to the assignment. (USPAP, 2006
ed.).”® The Jurisdictional Exception Rule of USPAP states that only the “part of USPAP that
is contrary to law or public policy is to be void and of no force or effect in that jurisdiction.”

? Appraisal Institute, Dictionary of Real Estate Appraisal, Fourth Edition (Chicago: Appraisal Institute, 2002) page 37.

3 USPAP, 2020-2021 Edition (c. The Appraisal Foundation), page 4.

* Appraisal Institute, Dictionary of Real Estate Appraisal, Fourth Edition (Chicago: Appraisal Institute, 2002) page 113.

5 USPAP, 2020-2021 Edition (c. The Appraisal Foundation), page 4.

¢ Appraisal Institute, Dictionary of Real Estate Appraisal, Fourth Edition (Chicago: Appraisal Institute, 2002) page 154.
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SUMMARY OF APPRAISAL PROBLEMS

This section identifies the specific appraisal problems that have been encountered by the
appraiser. Some of these problems have already been identified in the “Scope of Work”
section. Considering the type of property involved, the number of appraisal problems is
relatively limited, summarized as follows:

Analysis of the subject’s neighborhood

Determination of highest and best use

Research for the most applicable comparable sales

Analysis of significant differences between the comparable sales and the subject
property

Arriving at the final opinion of value

Farm Credit East
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TAX MAP OF PROPERTY

——

\ |
| |

”.._.:..T_ DEER
'

_ i
1 | ;
duh | ol ~d
[ _ [
_-k. | | -
| [l =

. | b I »
1 { H .[(.Jd -
\ \ 09« sl _. eal T NN
L N = £ P ] —_— {
\ o S - \_!llqul * Ab=
kY @ t ) ” 113
,.f \ A | o
e ” . = { DR Wy 1
| ——— - I | ;n...o.
[ L . 4 e O
—— e - N A, ) 3 f.ww.
r SR Nl .
ey - =% Modw g . o

< EM

—— - - T _ FE — R — il |
I N M A — B e __
=1 . o el 3 - et T . | ; R | .
| 1 N == E —~— N e - | s e ) g i
. NV T T3 S 'l 4
il _ /s = 00 -
| __ P = I _._ Ex .....m_.‘....__ul. e VI __ | m.Il.u.__ |
_ ! ,me / __ - — S ] # Ifw o | |
i -~ 3o i | .. — [ - _
t - % = = 4 JEOR—— | — — o g i =2 . |
S s | ~ m Tz ) _ = 2 |
| UL C N b L & ] _ i
Lt _ N J | * /I \ =
Fy ! — e . o i 1 T.. (™
T __ ‘v o = 8 e
| N ~_ n -y % Sa T o
| SR A e |
" |
| .

Farm Credit East

13.



i u

(RPN

L

ooy

L%l

SUBJECT PHOTOGRAPHS (TAKEN 5/18/2023)

Looking N on Fiddlers Bridge Road with the Looking E from Fiddlers Bridge Road at the
subject on both sides and farmstead on the right main subject driveway

Looking S from the main driveway at the Looking N at the long narrow field on the W
larger pond side of the main block

Looking S at the field in the SW corner of the Looking S at the other field in the SW corner of
main block the main block

Farm Credit East
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SUBJECT PHOTOGRAPHS (TAKEN 5/18/2023)

Looking S from near the solar panels Looking N from near the solar panels

Looking E from near the solar panels Looking NE from near the center of the main
biock

Looking SE from near the center of the main Looking N from near the center of the main
block block

Farm Credit East
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SUBJECT PHOTOGRAPHS (TAKEN 5/18/2023)

Looking S at a field that is just outside of the Looking N at a field that is just outside of the
fenced area fenced area

Looking S on Seelbach Lane with the small Looking S on Seelbach Lane with the main
triangular section on the left section on the right

Looking NW on Rhynders Road with the
subject on both sides
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DEED INFORMATION/HISTORY OF PROPERTY

Liber / Page
1986/260

Date of Deed
10/9/1996

Owners of Record
Primrose Hill Farm Partners, LLC

The property was acquired in the above deed and there have been no recent transfers. A copy
of the deed follows this page.

The property has been in use as a Christmas tree farm for a number of years. Based on the
style and appearance of the buildings, it may have been a dairy farm at one point.

TAX ASSESSMENT INFORMATION

Assessment | Assessment | Full Value Taxable 2022/23
Tax Map S/B/L Acres Land Total Assessment Value Taxes
6367-00-158739 108.7 $ 806,300 | $1,158,000 | $1,158,000 | $535,869 |$ 13,951

The Town of Clinton has a 2023 equalization rate of 100.0%. The equalization rate is a
statistical determination by the State Board of Real Property Services of the average level of
assessment in an assessing unit. It is simply a statement of the average percentage of full
value at which assessments have been set by the assessor, based on the State Board’s valuation
date. For a simple example, if a town assessed a parcel for $10,000 and the equalization rate
was 50%, the full value would be $20,000. Therefore, the full assessed value of the property
is $1,450,000. Based on this appraisal, the market value of the subject property is above the
assessed value.

The property is in an Agricultural District and benefits from an agricultural assessment. With
this if the property is converted to a use other than for agriculture, a penalty is imposed and
roll back taxes are due. The property also benefits from a forestry exemption. The taxes shown
above are based on the agricultural assessment and the forestry exemption, reflected in the
taxable value.

The subject property is in the Hyde Park School District and West Clinton Fire District.

PROPERTY LISTINGS & FIXTURES VALUED
To the best of my knowledge, the subject property is not currently listed for sale.

No specific fixtures are included for value in this appraisal.

Farm Credit East
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SUBJECT DEED

N R RO S R
DITCRES8E COUNTY CLERK RECORDING PAGE
RECORD & RETURN TO:

RECORDED: 11/06/96
HERMAN H TIETJIEN ESQ

60 EAST MARKET STREET AT: 13:58:42
P.0. BOX 201
REINEBECK NY 12672-c201 COUNTY CLERK: #7839

RECEIVED FROM: EIERMAM TIETJIEN

GRANTOR: SCHOCH VIQLA P
GRANTEE: PRINMROSE HILL FARM PARTNERS LILC

REZCORDED IN: DEED TAX
INSTRUMENT TYPE: DISTRICT: CLINTON

EXAMINED AND CHARGED AS FOLLOWS:
RECORDIWG CHARGE: 66.00 FNUMBER OF PAGES: 8
TRANSFER TAX AMOUNT:
TRANSPER TAX HUMEER: #302003
E & A FORM: ¥

TP-534: Y

COUNTY CLERK BY: JJF / .
RECEIPT NO: R55143
BATCH RECORD: C002139

R

WILLIAM L. PAROLI, JR.
County Clerk
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SUBJECT DEED

N.7. Deed - Covensal against grantor and llen covenant

THIS INDENTURE, made on ﬁfﬁ%&t g . 19% ,

BETREZN VICLA P. SCHOCH, reslding at Fiddlers Rridge Road,
R.R. 1, nBox 335, Staatsburg, NY 125980

party of the first part, and

PRIMROSE HIIL FARM PARTNERS, LIC, a limigsed liability
corperation organized apd existing under the laws of the State of
Hew ¥York, and having its principal place of business at Fiddlsrs
Bridge Road, R.R. 1, Box 333, Staatsburg, NY 12589,

party af the sccord part,

WITRESSETH that the party of the firsk parl, in consideration
of O {51,006} DOLLAR, actual consideration, lawful money of the
United States, and other good znd valueble considerzltion paig by
the party of the second part, does hereby grant and release unto
the party of the second pari, and said party of the second part’s
heirs, successors and assigns forever,

ALL THAT CERTAIN PIECE OR PARCEL OF WODD LAND situate in the
Tewn of Clinton, Dutchess Counbty, New York, bounded anrd descrikbed
as Zollows:

BEGINNING at a hezp of stoneg on a rock at the cornexr of the
70C-acre Iot and at an angle of Albert Ceokingham farm and
running thence along the said Albert’s line North 57° West 4
chains 7% links to a stake; thence North 2° 30’ East & chaiwns 20
links to a stak2 and stones ab the southwesy corner of a farm
owned by Abraham LeRoy, thence Morth 78° 45 East 5 chalns 42
1inks tc a heap of stones on said LeRey’s soukth iine; thence
Seuth 5° West il chains 99 links to the place of beginning,

containing four acres two rods and twenty-four perches be the
sSame Rore or less.

ANG ALSC ALL THAT CEZRTAIM PIECE OR PARCEL OF I&ND, situate,
lying and being .n the Town of Clinton, County of Dutchess and
State of MNew York, and bounded and described as follows:
BEGINNING af a2 smake and stones sianding on the east side of the
road that leszds Zrom Wittenburgh to lands formerly awnad by Henry
Sleight: thesnce Worth eighty-five degrees East seven chains and
seventy-four 1inks to g §take and stones; thence North nine
degrees and thirty minutes EBast six chains and fifty links to a
stake and stenes; thence South sighty~five degrees West nine
chains to tha aforasaid road Lo a stake a2nd stones; thence Soukh
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SUBJECT DEED

alang the said road ko the place of beginning, containing five
acres of land, be the same, muore or less.

ALSG, ALL THAT OTHER TRACT OR PARCHL CF LAND situate in the
Town of Clinton, County of Dutchess and $tate of New York,
bounded and descrived as follows: RBEGINNING al the Horthuwsst
correr of the lot hereby conveyed st & rock oak tree and runs
thence North elghty-cne degrees thirty minutes, East seven chains
ninety~four links to a stone set in the West side of a ditch;
thence South six degrees thirby minutes West seven chains sizly
three links fo the bulment of & wall ln John Rederick’s North
line; thence along said Dederick’s North line North eighby-eight
degrees thirty minutes West nine chains thirteen links to the
southwest corner of Michacl Cookingham’s lok; hhence slemy the
east line of said lot North nineteen degrees thirty minutes East
six chains fifi{y links to the place of beginning, containing five
acres and three reds of land be the same more or Jless,

ALSC, ALL THRT CERTAIN PIECE, PARCEL QR LOT OF LAND situate
in the Town, County and State afeoresaid and bounded and described
as follows: BEGLMIING al the southezst corner of the same and at
the northeast corner of Frederick C. Filkins’ farm at a stake and
stones, and runs Lhence North 81 degrees 30/ West 7 chaing and 28
links to a stake and stones near & sapling marked; thence Scuth
01 degree East 6 chains and B links to a walnut tree marked;
thence Morth 81 degress and 39 minuces West 10 chains and 7 links
to a stake and gshones; thence North 6 degrees and 4% minugtes Basc
3 chains and 12 links to the junction of twe walls; thence North
g2l degreas and 30 minutes West 8 chains and 83 links to the
junction of two walls; thence Sorth 30 minutes West & chaing and
34 links to the Junction of twz wallg; thence North 86 degrees
West & chairs and 35 links to the junction of two walls; théence
North 10 degrees and 15 winubes Bast 17 chains and 5 links to the
junction of two Fances; thence Nerth #B degrees znd 15 minutes
Bagt 2% chailns and 10 links ta a stake and stone in the road:
thence South 01 dzgrees and 15 minutes East 28 chaing and 86
links to the place of beginning, centalning &4 acres, 2 rode and
18 perches ¢f land, be the seme rore cr lass.

ALSO, ALL THAT CERTAIN FARM OF LAND in the Town of Clinton
it said Couvnty of whizh Joseph LeRoy deceased, died seized,
vounded and described as follows, viz.: GSEGINNING at a large
chestrukb tree stacding in the scuth lipe of the farm owned by
Ruraham LeRoy knewn as the William Frost farm aad ronning thence
as the magnetic needle now points North 88 degrees East 1l chains
te the junction cf two walls: thence North 88 degreoes and 30
minutes East 6 chains and 23 links to the junciien of two walls;
thence Sockh 17 degrees and 15 minutes West 17 chains and § links
to the junction of two walls; thence Scuth 85 degrees East &
chains and 35 links te & chestaur tree; thence South 30 minutes

Farm Credit East
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East 12 chsins and 68 links to the junction of twop walls; thence
South 89 degrees %West 23 chains and 95 links to a stone set in
the earth; thence North 77 degrees and 30 minutes West 21 chains
and 61 links te a point two and one-half feet southwest of the
Horth barpost: thence North 24 degrees and 45 nminutes Eest il
chains and 69 iioks to & stone hesp on & ledge of rocks; thence
Mozrth %7 degrees ¥West 4 chains and 79 links to a stake driven
into the earth; thence North 01 degree and 45 minutes West 8
chains and 20 licks to & stake and stones; thence North 78
degrees and 45 minutes East 23 chains and 76 links along a line
of marked trees to a stake and stenes: thence Razth 72 degrees
Zast 54 links to the place of beginning, containing 115 acres 3
rods and 31 perches of land. Excepting therefrom, however, that
portion of sald above described premises which were conveyed by
Michasl Cookinghan and Ebigall, his wife, to Bdmund Sheriger by
deed dated Rpril .7, 185%4, and recarded in fha Dotchess County
Clerk’s O0ffice on the 2nd day of May, 1854, in Liber 101 cf Desds
at page 315, which said premises are therxein described as
follows: All thas certzin piece parcel or ot of land situate in
the Town, County angd Stale aforesaid and bounded and deseribed as
fecllows, Lo wir: EBEGINNING 2t z heanp of stones on 2 rock 2t Lhe
southeast corner of wood lobt sold about one year ago by the said
Michael Cookingham ke Philip D. Cookingham and running thence
along the east line of said wood rot Nerth 5 degrees East 11
chains and %0 links to a stake and stones on the south line of a
farm owned by Rbraham LeRoy; thence zlong said line North 78
degrees and 45 minutes East 5 chains and 70 links to & stake and
stones: theonce South 36 degrees and 30 minuvies East 8 chains and
41 links to & holl driven in a rock; thence North 88 degrees East
3 chains and &0 links to Lhe junction of twe walls; thence Worth
08 degrees West 09 chains and 96 links to a chestnut tree on said
LeRoy’s South line; thence Neorth B8 cdegreesz East 11 chains;
thence North 8% degrees and 30 windtes East 06 chains and 23
links to a junction of two fences; thence South 10 degrees and 13
minutes West 11 chains and 62 links to the middle of tkhe road
leading from the sald Cookinghanm’s to Hyde Park: thence along the
middie of the same Scuth 76 degrees West 01 chain 11 links;
thence South 04 degress and 30 minutes, West 19 chains and 44
links to A,S. Lernt’s North line; thence South 8Y degrees West 16
thaing and 20 lirks to a stone set in the earth; thence Rorth 17
degrees and 30 minutes West 2! chains and sixty links to a sitake
and stonss: thence North 24 degrzes and 45 minules Bast 11 chains
and €5 links bo the place of beginning, containiag 81 acres arnd
13 parches of land, be the same more or less, the said Michael
Cookingham having reserved te himself, his heirs and assigns, =3
right of way to end [from a wood lot awned by the said Michael
Cookingham adjoining the farm of the said LeRoy for the purpose
of drawing wood and timber from the same.

Farm Credit East
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SUBJECT DEED

This conveyance is made subject to any and all covesants,
easements, conditions and restrictions of record.

BEING THE SAME AND ENTIRE PREMISES conveyved by deed of Emil
H. Schach and Viela P. Schech to viola P. Schoch dated Decembar
4, 1986, and recorded in the Dutchess County Clerk’s Office on
January 21, 1987, in Liber 31734 of Deeds at page 878.

SEE, ALS0, a more recent description of the premises
conveyed hereln, uttached herete ss Schedule A, and made a part
hereof,

TOCGETHER with the appurtenances and all the estate and rights
of the party of the first part im and to szid premises,

TC HAVE AND 70 HOLO Yhe premises herein granted unts the party
of the secend part, said psrty of fthe sevond part‘s helrs,
successors and assigns forever,

AND the party of the first part c¢ovensnts that said parfy of
the first pazt has not done or suffered anything whereby the said
premises have beern encumbersd in any way whatever.

M0 that in compliznce with Section 13 of the Kew York Lien
Law, the grantocs wiil receive the consideration for <¢his
conveyance and will hold the right bto receive such consideration as
a brust fund to be applied first for the purpose of paying the cosk
of the improvemen:t and will apply the same £irst te the payment of
the cost of the improvement hefore using any part of the total of
the same for any other purpose.

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

IN WITNESS WHERRQF, the party of the first part has hereunto
set hand and seal the day and year first ahove written.

2. R Bledd

VIOLA P. SCHOCH v

IN THE PRESENCE OF:

Farm Credit East
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SUBJECT DEED

STATE OF HEW YORK
85:
COUNTY OF DUTCHESS

On  this G”’k_ day of _(Jedeftr. , 1936, before me
personally appeared YIOLA P, SCEOCH, ("Subscribes”)to me persenally
known and known o me to ke Lhe same person{s) described in and who
gxecytesd the within Instzument, and sald Subscriner acknowledged Lo

me that sald Sahdcriber executsd the same,
~ ;(aé;u—cé-&

tary Public ()

RECORD ANTS RETURN 10:
h-rmgmuu-m

HERMAN H. TIETJEN, ES0. Cxrmsm Lyen 0% 17 0 70

B0 £ast Market Stzeel

#.0., Box 201

K inebeck,. NY 12872-0201

i rschocded..doc
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SUBJECT DEED

Schedule "A™ (2 nages)

M1 that parcel of land situate in the Town of Clinton, County of
Lutchess and the Stale of New York, bounde? ard dascribesd as fol lows:

Beginning at a yoint ab or near the centar of Fiddlers Bridge Heoad
said point marking the Vesterly line of the herein described parcel and the Basterlw
lire of lands now or fomerly Miller {see F.M, § 6946, running thence Basterly Forth
76°-26"'-00" East 76.85 fset Lo a point in range with n stonewall cn the Northerly
side of Fiddlers Hridge fipad, runping the Mortherly ard crossing said roeed amd
running along a stopevell in part and along the Iasterly line of ==2id Miller Morth
18°-47'-53"' East 346.64 feet, Norlh 17°-587-20" st 114.42 feet, North 16°~55°-50¢
East 162.48% Zeek, Morth 15°-50' 50" East 125.99 leet to = wall comer marking the
tortherly line of the hevein described parcel and the Southerly line of lands row
ox fomerly Walsh, running thence along the same in part and along the Southerly line
of lands now or fomerly Leigh and aleng the Southerly line of lands now or fonerly
Mayer and along stenawall and or wire fence, North 785-18'-00* East 6.00 feer South
83°-34'~05" East 219.00 Feet, South 84°-26'-00" Zast 61,0 feer, Scuth B83°-19'-00"
East 33.70 thence crossing the aforementioned Fiddlars Bridge Road , Sauth 80°-02°
40" East 69,65 Feet, South B85°-48'-25" ask ' 103.37 feet:, Snutli 81°-45'-55%" Bast
255,19 feel, South $3°-20'-15" Bast 231.49 feet, South B5°-20%~25" East 49.25 fest,
South 84°-39'-20" East 242,37 feet, South 84°-28'-50° Eask 1B7.56 feet., South 82°-
48°-50" East 152.37 feet and South 84°-53'-50" [ast I00.45 Feet o wall corner
raxking the Easterly lire of the hereln descrine! porcel and the Westarly line of lof
12 F.8. E 7402, running thence Zoutharly slong tha sase and alony the viesterly line
of Seelbach Lape in wact, South G7°-04'-50" st 70,64 feal., South 06%-041'33" vesi
308.81 Fsst, South 06°-312'-30" Wast 174,15 fect, SGouth D9°-10'-40" Wesk 71,49 Yeot,
South 04°-02'-55Y Hest £6.59 foot, South URC-0E'-05" Wog: 420,36 feet, South 08°-
221-55" pest. 109,35 feet and South 04°-55'-50" West 45,58 feet o a zoint marking the
Hesterly line of ot 11 P.M. 4 7407, munning thense along tie sare and along a stonswall
Souti 08%-42*~1d" ¥est 105,10 foeb, Sukh 05°-07'-55" vest 327.00 fewt, South 0B°-
02'-30" west 142.51 feat and South G19=50'-05" West 41.39 feot Lo & point marking e
Northerly line of lot 1 F.M.E 7783, ruming thenca along the Northerly and Westeciy
Ling of said lot | Morth 74°-47'-58" West 523.74 feot and South G7°-50'-02" Wast
404.10 feet o a point naxldog the Mortherly iinz of lands now or fomerly Sesliuch,
sea F.M. & 7783, runnine thence along the same ani along a stonewall,Norih 717-08'—
35" vest 119,39 feat, North 73°-45'~35" wesk 145,18 feek, Norkh 759-21'-31" Wist
139.83 feet, North 75°-18'-23" vast 105.17 feot, Yorth 72%-55'-17% West 105.58 feot ard
torth 65%-21"-26" Wast 43.08 feet £5 a wall cormec marking the Northesly line of the
aforenentioned Miller sox ¥.M. # 6946, runing thence alony the same ard alorg a
stonewal 1
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vorth 15°-01°-00" East (9.88 Fewt, North 13°-39'-40" gast 130.91 feet, worth 74°-
17'~00" West 205.70 feel, dorth 73°-23"-00" West 316.40 feet, Morth 75°-00'-50" Yiost
5%.44 feat, South 06°-42'-00" Vst 15L.74 feel, South 07°-49'~50" West 106.49 feet,
Yorth 83°-27'-56" tlast 415,07 feot, Forth 11°-15'-00" East 327.80 feat, Nerth 12°-
12'-06" East 143,60 feet. , North 11°-20'-00" East 437.70 feet and Morth 11°-a3"~

00 East 273.83 feet and. Nocth 10°-19'-10" East [13.00 fect tn the point or place
of ‘beginning, :

Contairing 95.358 acres of land roke or loss,

Alse all that parcel of land kkwn az the "Wooldlok" hounded and
descrilts as follows:

Peginning at a point marking the Nertheast comer of the herein
deseribed parcel the dorthwesterly comer of lands now or formorly Milier (Liber
1432, page 378 parcel 2) and the Southerly line: of lande now or foumerly Walsh,
nnning thensce Southerly along the viesterly iine of lamds now or Fomer of said Miller
ard along a stonewall in pert South 02°-16'-35" West 346.40 fest, South 03°-19'-~0p"
Wost 50.80 feet, South C4°-02'-00" East 48.60 feet, South 01% 05'-00" west 149,00 feet,
and South04°-02'-60" Eas62.30 feet to a poink marking the Scutheast comer of the
herein described parcel and Lhe Northerly line of the aforementioned Mille, runnig
therce along the same and along a stonewall North 83°-37'-00" West 168.50 feet,
South §3°-10°-00" West 217.20 feet and South B1°-31'-00" viset 73.20 feel to a wall
cormer narking the Westerly line of the herein deseribed purcel, running thence
along said stonewall, Nocth 32°-507-00" Geat 37.07 Fesk, Morth 57°-00'-00" West
80.90 feet, MNorth 47¢-10'-00" West 28,70 feet, Worth 31°-00'-00" West 48.00 fesk,
torth 61°-52'-00" WESL 21,80 feek, North 31°-25'-00" Wesl: 226.80 feat, North 29°-
38'-00" West 226.80 feel ardl Horth 25°=11'-30" West 73,39 fuel to a wall comer marking
the Northerly line of th: horein described parcel ard the Southerly line of the
aforementioned Walsh, nuning thence alorg the sare and along 2 stonewall, North §5°-
50'-35" East 246.54 feet, North 87°-05'—J0" East 195.01 feet, North 83°-49'-20" East

127.80 feat, North 85°-23'-z4v East 157.68 feet, Horld BE®-29'-50" Eask 68.77 fest,

Narth 81°-03'-50" past 67.75 fect and North 88°-10'-50" Fast 21.22 feet to the point
or place of beginmning.

Containing 10.042 acres of lasd nore or less.
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SITE DESCRIPTION

LOCATION/FRONTAGE: The property is located on the east and west sides of Fiddlers
Bridge Road, Seelbach Lane, and Rhynders Road. These are town maintained, part paved and
part gravel. The roads divide the property into one large section and three smaller sections.
Each frontage section is uninterrupted and physical access is good on the smaller sections but
somewhat limited on the larger one. Sight visibility is average to good and access is either at
grade or slightly above or below grade.

ACREAGE/LAND USE: The property appraised is 105.95, more or less, based on the
attached survey map. It includes all of one tax parcel (6367-00-158739).

Land use is based on USDA aerial maps, county maps, and an inspection of the property. The
land is a mix of fields, meadow, woods, brush, wetlands and building sites. The open land in
fields is estimated at 23 acres. Most of this is planted to Christmas trees, with some in hay,
pasture, or fallow areas. The open land and farmstead acreage represent the better quality land
on the property. The three small sections are all woods and the woods are scattered throughout
the large section.

TOPOGRAPHY/VIEWS: Topography varies throughout, typical of the area. Most of the
property is rolling to sloping, with no excessively steep areas noted. There are some nice area
views from the high spot in the large section, which would be enhanced with some clearing.

EASEMENTS/ENCROACHMENTS: There are typical utility lines along the roads. Based
on a review of the deed, survey notes and a site inspection, no other easements or
encroachments were evident that would affect the value.

WETLANDS/FLOOD ZONE: There are nine acres of Federal (NWI) wetlands and about
the same amount of NYS DEC wetlands, with most of these in the northeast corner of the
large section. There are no flood zones, according to FEMA flood map 36027C0342E, dated
May 2, 2012. Please see the wetland and flood maps in this report.

SOILS: The soils are taken from the USDA Soil Survey of Dutchess County, NY. There are
numerous soil types on the subject property, identified by name and capability class on page
28. Capability class is a measure of the productivity & suitability of the soil for agricultural
and non-agricultural uses. Soil ratings range from Class I to Class VIII, with Class I soils
having few limitations that restrict use, and Class VIII having limitations that nearly preclude
their use for crop production and/or residential development.

74% of the soils are Dutchess-Cardigan complex — these are shallow, rocky and well drained.
47% are rolling/class IIl, 14% are undulating/Il and 13% are hilly/IV. 17% are deep and
poorly drained Sun silt loam (level/IV). The balance is shallow, very rocky and somewhat
excessively drained Nassau-Cardigan complex (rolling/VI). 14% of the soils are classified as
Prime Farmland (Class I & II) and another 47% are Soils of Statewide Importance
(Class III).

Farm Credit East
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SITE DESCRIPTION...Cont’d.

The biggest limitations on use for most of the property are slope and shallow depth to
bedrock, with the poorly drained soils having very limited utility. These are fair to average
quality soils overall, with similar utility for agricultural or residential uses.

UTILITY/AMENITIES: The overall utility of the property ranges from fair to good. There
are fair to average quality soils overall, a nice pond, and some area views available. The
biggest limitations for residential development are the somewhat limited road frontage on the
largest section. Based on the overall land features, a variety of agricultural, residential and/or
recreational uses appear to be suitable uses of the property.

ZONING: ARS (Very Low Density Agricultural Residential): this requires at least 5 acres per
lot. "By right" uses include single family residences, plus agriculture and related uses and a few
others. Part of the property is also subject to a Ridgeline Protection Area Overlay. This regulates
structures on lands that are 500’ or more above sea level. As per the zoning code these do not
affect single family residences and agricultural uses. A number of other uses are allowed with
site plan review and a special permit. The subject conforms to the current zoning.

Farm Credit East
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SOILS MAP

©2023 AariData. Inc.

State:
County:
Location:
Township
Acres:
Date:

New York
Dutchess

41° 51' 32.37, -73° 50" 54.88

. Clinton

105.95
6/14/2023

ogo FARM CREDIT EAST

22023 Adri
Soils data provided by USDA and HRCS.
Area Symbol: NY027, Soil Area Version: 19
: 6 Percent of |Non-lr Class |Water Restrictive . ; Non-Ir

Code | Soil Description Acres field Legend Tabe Layer Soil Drainage Class *c
Dutchess-Cardigan complex, 2561t (Lithic :

DwC rolling, rocky 49.74 46.9% > 6.5ft. bedrack) Well drained llie

Su  |Sun silt loam 17.98 17.0% oft. > 6.54t. Poorly drained Vw
Dulchess-Cardigan complex, 2.51t. (Lithic ;

DwB undulating, rocky 14.33 13.5% > B.5f. bedrock) Well drained ile
Butchess-Cardigan complex, 2.51t. (Lithic .

DwD hilly, rocky 13.82 13.1% > 6.5ft. bedrock) Well drained Ve
Nassau-Cardigan complex, 1.3ft. (Lithic Somewhat

pive roiling, very rocky | 944 o bedrock)| excessively drained s

Weighted Average 3.45

“c: Using Capabilities Class Dominant Condition Aggregation Method
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FEMA FLOOD MAP

InterFlood.......

MAP DATA

FEMA Special Flond Hazard Area: No
Map Mumber: 36027C0288E

Zone: X

hap Date: May 02, 2012

FIPS: 36027

Map dsia

Prepared for: Farm Credit East, ACA
203 Fiddlers Bridge Road

1
3 CNES ! Artus, Maxar

MAP LEGEHD

I :
, New York GIS, USDAF

Fowemo by Gorelogic®

D Areas inundated by 500-year flocding
El Areas inundated by 100-year floeding

D Velocity Hazard

E Protecled Areaz
VA Floodway
O Subject Arez
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BUILDING COMMENTS

The property is improved with one dwelling, four barns, and various site improvements. The
house is an 1850s Colonial. Downstairs rooms include an entry area, kitchen, dining room,
living room, parlor, sitting room, laundry, and full bath. Flooring is mostly wood, with tile in
the laundry room and sheet vinyl in the kitchen and bath. There is a wood stove in the parlor
and the kitchen is not typical for a house of this age and size. Upstairs there are three
bedrooms and a sewing room with wood floors, and a full bath with sheet vinyl. The full
basement has a stone foundation and some dampness. Heat is from a heat pump, with oil hot
air as a backup. The owner indicates that the house does not have much insulation. There is an
asphalt shingle roof, a small deck on the east side, and covered entry porches on the west and
south sides. The siding is wood which needs repainting in several spots. The house is
structurally sound and sits back nicely from the road, but the exterior appearance and atypical

kitchen would probably deter some buyers. This has been rented in the not-too-distant past for
$3,000/month.

Near the house is a garage that was originally a carriage barn. This is of post and beam
construction with a stone foundation, wood siding and a metal roof. There is a second floor for
additional storage and it’s built into a hillside so there is a lower level (which is open to the
east. Condition and utility are average.

By all appearances the largest barn was originally a “bank style” dairy barn. It’s now used for
storage and features post and beam construction, a stone foundation, wood siding and metal
roof. Condition is average, utility is fair.

The smallest barn is referred to as the “wood barn”. This features “bank style” post and beam
construction, with wood siding and a metal roof. Condition and utility are fair.

The other barn is a former chicken barn that has been converted into a wood shop. This is of
wood frame construction on a concrete slab, with novelty siding and an asphalt shingle roof.
Condition is average, utility is good.

Site improvements include a solar array, fencing around about 13 acres, utilities, and gravel
driveways.
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SUBJECT PHOTOGRAPHS (TAKEN 5/18/2023)

W (front) side of house

Kitchen

Farm Credit East

N end of house

S end of house

Parlor
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SUBJECT PHOTOGRAPHS (TAKEN 5/18/2023)

Carriage Barn interior, 1st floor S side of Old Dairy Barn
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SUBJECT PHOTOGRAPHS (TAKEN 5/18/2023)

E end of Oid Dairy Barn W end of Old Dairy Barn

W end and S side of Chicken Barn Interior of Chicken Barn
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SUBJECT PHOTOGRAPHS (TAKEN 5/18/2023)

E and S sides of Weod Barmn W side of Wood Barn

N side of Wood Bara Solar panels

Typical deer fencing
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AREA ANALYSIS

The regional area for the subject property is defined as the Mid-Hudson Valley Region of
New York State, specifically Dutchess County.

Dutchess County is located in the center of the Mid-Hudson Region, between New York City
and Albany. It is bordered by the Hudson River on the west, Columbia County on the north,
Putnam County on the south, and the state of Connecticut on the east. The county is located
from 50 to 90 miles north of NYC, south to north respectively. Much of the southern portion
of the county is considered to be a bedroom or commuting area for the Metro-New York City
Region. The reason for this is the lower housing costs than those found in the neighboring
counties of Westchester and Putnam to the south, and Fairfield County in lower Connecticut
to the east. Additionally, there is commuter railway service from various parts of the county.

Residential growth has been quite variable in the Town of Clinton and this is typical of the
rural parts of Dutchess County. The 2020 census shows a population of 4,037 which is down
from 2010 (4,312) but up very slightly from 2000 (4,010 people). Dutchess County had a
2020 population of 295,911 which is down from 2010 (297,488) but up from 2000 (280,150).

Dutchess County has a generally strong economic base, much of which is located throughout
the western and southern portions of the county. The largest company is IBM/Global
Foundries, with principal plant locations in Poughkeepsie & Fishkill.

The major highway serving the county is the Taconic State Parkway, a four lane highway
running north to south through the central portion of Dutchess County. This road is west of
the subject. Other highways include Interstate Route 84, located on the southern edge of the
county, and numerous state, county, and secondary town roads. The NYS Thruway is located
across the river in Ulster County. This road connects New York City with Albany and points
north & west. Hudson River crossings include the Newburgh-Beacon bridge in Fishkill, the
Mid-Hudson bridge in Poughkeepsie, and the Kingston-Rhinecliff Bridge in Rhinebeck.

Airline service is available at Stewart Airport in Newburgh and there is a county airport in the
Town of Wappinger, just south of the City of Poughkeepsie. Commuter rail service to NYC is
by Metro-North on both east & west sides of the county. Amtrak is on the west side, along the
Hudson River. Amtrak provides access to New York City, Albany, and the Amtrak network.

Dutchess County is home to a number of commuters who work in Westchester County and the
Metropolitan New York City region. Many of these commuters use the rail services, one of
which is Metro-North with a depot in Wassaic, close to the subject. Dutchess County also has
a number of part-time or second home residents from the NYC region.
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AREA ANALYSIS...Cont’d.

The main shopping areas are on the southwest side of the county, situated along Route 9 from
Fishkill north through Hyde Park and Rhinebeck. This Route 9 corridor also has extensive
service businesses.

Agriculture remains a significant industry in Dutchess County. According to the 2017 Census of
Agriculture, there were 620 farms in the County with approximately 102,000 acres of land in
farms. The County has a substantial amount of high quality farmland and is considered in a high
viability farming area. The proximity to major markets and a moderate climate with normally
adequate rainfall during the growing season contribute to the viability for farming. Agriculture
generated approximately $44 million in total product sales, according to the 2017 census.

The demand and sales activity for housing in Dutchess County was steady to increasing over
the past 4-5 years before 2020. The attractive, rolling and open landscape in the subject area
and a close location to travel facilities has been appealing to residents from metropolitan areas of
the northeast, most notably New York City. These individuals have purchased weekend and
second homes in the area, many with residual land for privacy and views of the surrounding
countryside. The subject property fits into the desires of this “part-time” resident of the county.
Like many areas, prices of residential properties have increased dramatically during the COVID-
19 pandemic, as many downstate residents have moved upstate and/or converted second homes
to primary residences.

For Dutchess County the overall economy is steady, mirroring the general improvement in the
economy of Upstate New York over the past few years. Although it is difficult to predict the
trend going forward, it is expected that the demand for single family homes, farms or rural
residences with acreage will remain strong in the near term.
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NEIGHBORHOOD ANALYSIS

The subject property is located in the western part of the Town of Clinton, in the west-central
part of Dutchess County, New York. It borders the State of Connecticut to the east. This area is
within good commuting distance to the larger cities and towns on the west side of the county.

Basic services and shopping are available in the small nearby villages. Primary shopping,
services and employment are found on the west side of the county, centered around
Poughkeepsie or Red Hook & Rhinebeck. These areas are within a reasonable driving distance
of roughly 20 minutes. For a longer commute there is Albany and the Capital District to the
northwest, a commute of about 60-75 minutes. There are also weekend and occasionally day
commuters to the NYC area, many of which use rail service for transportation. There is a Metro-
North rail station in Wassaic (south of the subject).

The neighborhood in proximity to the subject property is considered to be rural/residential and
country estate with mixed residential and agricultural uses. There are horse, beef, and estate-
type properties in the immediate area, including some with conservation easements. This was
once an active farming region of the county but only a few commercially operated farms
remain today. Many have been purchased as estate farms (horse, beef or other livestock) or
converted to large-lot developments.

The subject area has mixed residential uses. Most of the homes are single-family homes on
individual frontage lots or in small developments. The current trend is for small but upscale
large-lot developments with rural settings and desirable amenities. Residences in the subject
neighborhood consist of new to 30-year-old homes, as well as older homes well in excess of
100 years. Because of the rural/suburban nature of the area, homes are quite diverse in
structure and quality. There is also some demand for large acreage or farm properties,
especially those with good views & attractive settings and those with antique colonial homes
or new custom built homes with high-end amenities.

The rolling and open landscape in the immediate area has been an attraction for individuals
desiring to experience the rural lifestyle. Agricultural activity is still evident on many properties
in the subject area of the county. Many of these farm uses are of the estate farm variety. The
area is popular for rural residences and second home buyers from the Metropolitan-New York
City area.

In conclusion, the area in and around the subject property is a desirable location. It is rural
residential in nature yet in commuting distance to local services and shopping areas and close
to the Taconic State Parkway. It offers attractive and historic rural landscapes that have been
in demand from a variety of buyers for many years. This trend is expected to continue for the
foreseeable future. The use of the subject property is in conformity with the surrounding area
uses.
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PROPERTY VALUATION METHODOLOGY

The subject property will be described and valued based on the "Highest and Best Use"
analysis for both “before easement” and “after easement” scenarios. The market value for
each scenario follows this section. Please note that the definition of market value does not call
for the estimate of value to be linked to a specific exposure time estimate, but merely that the
property be exposed on the open market for a reasonable length of time, given the character of
the property and its market.

PROPERTY RIGHTS APPRAISED

Before Conservation Easement - The subject property has been appraised in Fee Simple
Estate. That is, a fee without limitations to any particular class of heirs or restrictions, but
subject to the limitations of eminent domain, escheat, police power, and taxation.*

After Conservation Easement - The subject property will then be appraised in Fee Simple
Estate, subject to a conservation easement between the current owners and Dutchess Land
Conservancy, Inc. The easement is a partial interest in the property. The primary purpose of the
easement is to enable the property to remain in agricultural or forestry use for current and future
production of food and fiber by protecting in perpetuity its agricultural and forestry values. The
easement will restrict the development and subdivision capability of the property. The restriction
runs with the property in perpetuity.

* Real Estate Appraisal Terminology, by Byrl N. Boyce, Ph.,D., published by Ballinger Publishing Company, Cambridge,
Massachusetts, 1984. Page 102.
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APPRAISAL PROCESS AND PROCEDURE

An appraisal is an opinion of value based on [actual data. It is the appraiser's responsibility to
gather all pertinent data regarding the property being appraised as well as that data relating to
the sales selected for comparison. Professional rural appraisal requires consideration and
application of three approaches to value: (1) cost approach; (2) income approach; and, (3)
sales comparison approach. All three approaches rely on information derived from the
marketplace.

The Cost Approach involves an analysis of the component parts of the property being
appraised and an estimation of what it would cost to replace them with components of like
utility in current markets. Improvements are valued based on a reproduction or replacement
cost new, less depreciation. Depreciation is the loss in value caused by physical wear,
functional obsolescence and/or economic obsolescence. The land resource is segregated into
its market classes with each class valued based on costs found in the market. The Cost
Approach is meaningful when the property is improved and the improvements are
relatively new and of typical construction. The cost approach was not completed because
the buildings are older and suffer from significant depreciation — the cost approach would
not be relevant in this assignment.

The Income Approach is based on the capitalization of net earnings. The appraiser estimates
annual net income based on typical use and management. Typical yields, prices and expenses
are used in the process. A capitalization rate is developed in the market by using typical net
returns from similar properties. The capitalization rate is derived by dividing the net income
by the sales price of the sale property or by alternative methods consistent with the given
market. Because not all sales occur at the same point in time, adjustments must be made to
ensure that meaningful and appropriate comparisons are made. An income approach was
not completed even though the subject property could be rented. Properties like the
subject are highly dependent on the decisions and ability of the owner/operator and there is
a lack of sales with rental information from which to develop a capitalization rate. Based
on market evidence, the property has a value above its agricultural value, even with the
easement in place. Accordingly, an income approach would not be meaningful in this
assignment.

The Sales Comparison Approach is developed through a direct comparison of recently sold
properties to the subject property. Each sale is compared to the unit being appraised based on
a number of factors including: (1) time of sale; (2) location; (3) size; (4) land productivity;
and, (5) improvements. Since no two properties are exactly alike, the comparison is made by
assigning a plus or minus indication for each factor. (If the subject is better, a plus is used; if the
sale 1s better, a minus is used). This approach to value is based on the principle of substitution
which is that a prudent buyer will not pay more for an item than he would pay for a
comparable item of equal utility. The Sales Comparison Approach was developed for both
the “before easement” and “after easement” scenarios. It is considered the only reliable
valuation methodology for this type of property.
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HIGHEST AND BEST USE - “BEFORE EASEMENT”

Highest and Best Use is defined as follows:

"The highest and most profitable use for which the property is adaptable and needed or
likely to be needed in the reasonably near future.”” To determine highest and best use,
alternative uses are subjected to four criteria. The highest and best use must be:

(1)  legally permissible
(2)  physically possible
(3) financially feasible
(4)  maximally productive

These are normally considered sequentially. However, "it does not matter whether legal
permissibility or physical possibility is addressed first, provided both are considered prior to
the test of financial feasibility."® The opinion of such highest and best use may be based on the
highest and most profitable continued use to which the property is adapted or needed, or likely to
be in demand in the reasonably near future. The characteristics of the area, the neighborhood,
and the property are all considered in reaching a conclusion.

Legally Permissible

The zoning designation for the subject property is residential and agricultural in nature, which
allows for residential dwellings on 5-acre lots. There is limited frontage for access and
subdivision, although this is a bit less important given that larger lots would be the preferred
subdivision plan here. Residential use is possible given the size of the subject and that all
requirements of the zoning district can be complied with.

Physically Possible

The terrain, road frontage, views and soil types would permit a variety of farm uses and/or
residential subdivision possibilities. The portion of the farm with good quality soils and
desirable views are obviously good areas for development.

Financially Feasible

Of the financially feasible uses, the continuation of the current farm operation is one
consideration. Based on sales of similar properties over the past 10-20 years, there is some
demand for agricultural properties in the area, primarily as “lifestyle farms” with the potential
profitability of the farm being of secondary importance. Many lifestyle farms are smaller in
acreage than the subject so subdivision into multiple parcels would be a viable possibility.

" Uniform Appraisal Standards for Federal Land Acquisitions, Interagency Land Acquisition Conference (Washington, D.C.,

2000) Section B-2 through B-3; 34

8 Appraisal Institute, The Appraisal of Real Estate, Twelfth Edition (Chicago: Appraisal Institute, 2001), 307.
Farm Credit East
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HIGHEST AND BEST USE - “BEFORE EASEMENT”...Cont’d.

Financially Feasible....Cont’d.

The alternative to an agricultural use is a residential use. Developers in the subject area have
purchased similar properties over the years for subdivision purposes. They represent the other
competition for rural properties like the subject. Most developments end up as mixed lot size
subdivisions, with some open space included in the project. The quality of the land and its
amenities dictates the type of subdivision. Judging from the current use of the subject and the
surrounding properties, a low density subdivision would appear to be the most practical use of
the subject property and it would be compatible with other property uses in the immediate
area. The limiting factor would be what the Town Planning Department would allow. The
assumption would be for a low density (large lot) development.

Maximally Productive

Of the financially feasible uses, a mix of agricultural and residential uses appears most
practical and viable in the current market. The residential use would likely be a large lot
subdivision taking advantage of the amenities and retaining some open space.

Conclusion: It is my opinion that the highest and best use of the subject property is for an
unrestricted large-lot subdivision with some agricultural use likely to be retained over
portions of the property.
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“BEFORE EASEMENT” VALUATION

Valuation Methodology - The valuation analysis will first consider the value of the property
prior to any restrictions. This establishes the “Before Easement” value. The three acceptable
approaches to value, (1) the Cost Approach, (2) the Income Approach, and (3) the Sales
Comparison Approach have been considered. For this “Before Easement” valuation, the Sales
Comparison Approach is considered a reliable valuation methodology and was the only
approach developed. The cost approach was not completed since the subject buildings are
older and subject to significant depreciation. Their value was determined to be unchanged in
both “before easement” and “after easement” valuation sccnarios. The income approach was
not prepared, due to a lack of rental information available to estimate a capitalization rate.

The sales selected are discussed in the next section with a corresponding sales analysis grid.
Each sale is compared to the property being appraised on a number of factors, including time,
conditions of sale, location, & physical characteristics. Since no two properties are alike, the
comparison is made by assigning a plus or minus value or percentage to each factor (i.e. if the
subject is better, a plus is used; if the sale is better, a minus is used).

The market area researched was in the subject area of Dutchess County, encompassing the
perceived market area of the subject property. The sales selected have reasonably similar
location and land characteristics as the subject property and they share a similar highest & best
use. Most are or were farm properties. They include improved sales. Land values were
extracted from the improved sales. As would be expected, properties with good views and/or
good land utility showed higher values than those with inferior attributes. Ratings made are
either with a pairing of sales to isolate the desired differences and/or a general adjustment
based on a summary of the real estate market over a period of time.

Adjustments Preface: In order to clarify the adjustment process, the following order of
adjustments is applied to the valuation grid analysis. Rights Conveyed, Financing, Conditions
of Sale & Market Conditions categories are considered sequentially. In other words, the unit
value is recalculated after each adjustment category if an adjustment is necessary. The
remaining category adjustments (e.g. locational and physical characteristics) are considered in
sum. This means that the remaining adjustments are combined into a subtotal adjustment that
is applied to the adjusted unit value after Market Conditions.
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“BEFORE EASEMENT” VALUATION

Summaries of adjustments with explanations are following:

Rights Conveved: The sale properties are observed to have similar property rights to the
subject (e.g. fee simple estate, subject to typical easements of record). Accordingly, no
adjustments were needed for this factor.

Financing Terms: The subject property has been appraised based on typical financial terms,
similar to each of the sales and requiring no further adjustments.

Conditions of Sale: The sales are considered to be arms-length transactions with no known
discounts or sale concessions. They were considered to have typical buyer & seller
motivations and no adjustments were needed for this factor.

Time/Market Conditions: Prices have been quite stable in this general area for the last few
years (pre-COVID). Market data indicates a 13.04% increase in prices from 2021 to 2022 for
larger parcels like the subject. These conclusions are supported by a market study.
Accordingly sales 3 and 4 were adjusted upward for market conditions (time).

Land Adjustments: Land types (such as tillage vs. other land) are mechanically calculated on
a per acre basis for each sale. This is shown on the Sale Adjustment pages. For those sales
that did not have a separate value for wetlands, half of the woodland value/acre was allocated
to the subject wetlands. This has been done in all three valuation scenarios in this report.

In lieu of formal adjustments, each sale was rated as being inferior to, similar to or superior to
the subject based on their differences vs. the subject in size, views, and quality/utility. These
ratings are shown on the next page and explained on the following pages.

Ratings for size reflect the competition for properties with acreage. This can be an economic
size or an acreage size. Typically, the smaller the property (and price), the greater the number
of people in competition for it. In this appraisal superior ratings were noted for the sales that
were significantly smaller than the subject.

Other than the house, the sale improvements do not provide much of an indication of value for
the subject improvements. The values of the subject outbuildings were estimated based on the
sales used for comparison or other sales we have seen in the general area. These latter sales
were not presented, due to significant differences from the subject in most other respects. The
estimated values were allocated to the subject improvements on the sale adjustment pages.

A Sales Comparison Approach grid of the sales and corresponding adjustments made begins
on the following page.
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“BEFORE EASEMENT” VALUATION

File# Prumrose Hill Unene.

Sales Comparison Approach (1-5)

Sate Data Subect Sale#1 1 Sale#2 2 Saledd 3 Salesd 4 Saig &5
Granlor {Seller) Surico Trust | Congregans  [McMullan Trusts| Scharf Trust
Granlee (Buyar) |Williams & White| Alberinmi | Weodseats [LC |Dutchess Reserve
Source RE Agent RE Agent RE Agent RE Agent
Date Eff 0523 0423 0422 1120 1121
Eff Unit Size/Unit 10595 { Aaes 29 51 60 111
Sale Price 679.000 1.125.000 2.375.000 495 000
Finance Adjusied Comy Comr Comy Other
CEV Price 679.000 1.125.00¢ 2.375.000 995.000
Road Fresdom Road | Lake Dnive | Turkey Fill Rd| Pumplin Lane
Township Pleasant Valley Choton Milan Clinton

Tre Arpvaiser has sied sales of sintilar property to the subjest and considered these in e manet analysis. The description below ireludes s dellar adesiment
refecting market reacion o those demas of sigrificant variatan betwaen the subjeat ang tne zales decumenizd Whan significan: items are supenar o the propesty

2ppraissd. a negatne A ustmant is agplied, { the item s infersor, 3 pos@ve adjusiment iz ppled. Thus. eazh sale = agustaz for the measurabie dssimilariizs and
asch sale preduzing @ sepateiz vake indicabon. The indicalions from each sale are then reconciled inio ene indicaton of vatue far tis approach

CEV Price/ Acres | 23 332 22133 39317 | 8972 [
L AND AND IMPROVEMENT ADJUSTMENTS
Land Adjustment -2 663 -1 460 408 —418
Impvt. Adjustment —.395 -3.732 -17.223 6.231
Adjusted Price 16.494 16.941 22,702 14,785
TIME ADJUSTMENTS
Yr AlMo | Penocds 1 1
Smpl |A|Cmp| Rate 13.04 13.04
Aute |\ |Map | Time Adjustment [y 0 2 960 1.928
Time Adj. Frice 113351 11 389 235 667 16,713
OTHER ADJUSTMENTS
Size 106 Acres | Smaller Swaller | Smaller | Swmlar
: Adjustment - = - =
; . Area | Supenor | Infeior | Supenor | Infenor |
Vews Adjustment = + s =
- Average Tar Supenior o adjustinent | No adjustment Infenior
Qualiry/Unlity _'"“An‘jusﬁr{ént"_' ._______P._.._ e th J=_ —
T Adjustment - i
Supernior Similar Supenor Iaferior
Overall &djustment '5:'_3:?_'_ — = If = L+ =+
Net Adiustments -7.058 -5.192 -13 855 7741
ADJUSTED PRICE 16 454 16,941 25.662 16.713

AnalysisiComments: (Discuss posiive and negative aspects of each sale as they afiect value)

Please see conmments on the previons page, the sales analysis pages that follow and the sales information pages further

on 11 the report

Sale 3 was grven less weighting 10 the final analysis, as tt lias a supenior {estate) overall appeal vs. the subject and the
other sales. The wdicated value 15 below the mean but close to the median of the range of adjusted prices.

Sales Comparison Approach Summary:

Property Basis {Value Rangey: %  16494/acre fo % 23.663/acre | Sales Comparison indication:
Unit Basis: § 17000 4 Acre X 105095 Acges= 5 1.801.150.00 $ 1 800 000
Muitiplier Basis § X {multiple) = %
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“BEFORE EASEMENT” VALUATION

UAARE Fle®# Pomrose

sl Unenc

Sales Comparison Approach - Land Adjustment for Sale# 1

Adjust each sde to the subjact's knd mix (land adjusiment) usmg umproved sales. This page allows for a "quantitstive fand adiustment” only.

Sales Comparisen - Sale #1 1 Land Adjustment Amt. § -2.663

Land Use Sale Acres| §/Acre |Sale Unit Type | Saje Units | $int | Subj. Acred S/Acre |[Subj Unit | S/Unit | Total
Cropland A 11.00 | 20.000 3200 | 20,000 460.000
Faromstead 200 26.000 200 20.000 40.000
Cropland B
Cropland C
Woods/Other 15 83 S 754 70.95 9754 692 046
Wetland 10.00 1.877 48,770

Sale Land Conltrib. 414, 400.00 | Efl. Unit Size 28 83 = 14374 | Total 1240816 !Efi. Unit Size 105355 = 11711

Sales Comparison Approach - Improvement Adjustment for Sale# 1

srprovemenit adjustment for each sale on a par acre or per unit basis. These adjustments are shown on the Sales Cempanson Giid.
MHote: Appraeser must manually entes the SUnit for the Subject improvernents — erther indndually of as a lump sum.

Compare each sél of sale improvements 1o the subject improvements making judgmernts regarding ufilify and conditon Then arrive at an

Sales Comparison - Sale 8 1 Improvement Adjustment Amt. $: 4,395 | Arres
Sale Impt. UiiCond. Size X $Unit  Contrib. Vatue | Subject Impt. U#/Cond. Size X $fUnit Contrib, Value
House A JA 1560 X5 13500 =5 264,600 House A /A 2435 X5 16200 =5 384 470

f X5 =% Garage A A 672 X5 3000 = 20.160
f XS =5 Bam F /A 3236 xs 1000 =5 32360
! X5 =5 Bam G A 1200X3 2500 =5 30.000
) XS =5 Bam F /F 480 X$ 1000 = 4,800
/ XS =5 Site wupr. A A} X$ 35000 =5 25,000
/ X5 =5 ! X5 =
/ X5 =5 / xS =5
/ XS =§ / X8 =5
/ X8s =5 f X§ =5
/ X3 =5 / XS e
/ XS =5 / X$ =5
/ X5 =5 / X3 =
{ X5 =5 / XS =
/ XS =3 / XS =5
/ XS =5 / X5 =5
{ XS =§ { XS s
! XS =§ / X5 =5
/ X5 =5 / X5 =5
/ X5 =5 / XS =5

Sale Effective Unit Size: 38.83 5 264.600 Subject Eftective Unit Size: 105 .95 5 506,790

Tota!l Improvemeni Vatue =§ 917794 ! Agres Total improvement Value=$% 478329 / Acres

{adyusted vpward by 20%). Size, views and quality/utility (better frontage and soils) all favor the sale.

This 15 a house and land m Pleasant Valley. The house 15 smaller than the subject dwelline but mfener m overall appeal

Farm Credit East
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“BEFORE EASEMENT” VALUATION

UAARE Flle# Prunrose Hill Unene.

Sales Comparison Approach - Land Adjustment for Sale# 2

Addjust each sae to the subject's tand mix (land adjustment} using unimproved saes This page allows for a "quantitative land adjustment” anly.

Sales Comparison - Sale #2 2 Land Adjustment Amt. $  -1.460 00

Land Use Sale Acres| $/Acre |Sate Unit Type |Sate Unils | 5/Unit | Subj. Acred S/Acre |Subj. Units| S/Unit Tolal
ICropland A 15.00 20.060 2300 20.004G 460 600
Fanmnstead 2.00 20 060 200 20.000 40,000
Cropland B
Cropland C
[Woods Other 3383 9 260 76.95 9 960 706,662
Wetland 10.00 4 980 46 800

Sale Land Contrib. 677.000.00 /Ef. UnitSwze 5083 = 13319 | Total 1.250.462 [FEf. Unit Swe 10595 = 11 859

Sales Comparison Approach - Improvement Adjustment for Sale# 2

Compare each sel of s@e improvements to the subject improvements making judgments regaeding ulfty and condition. Then arrrée at an
improvement adjustment for each sale on a per acre or per unit basis. These adjustmemts are shownt on the Sales Campansan Erid.
Mote: Appraser must manualy ener the ARt for the Subject Improveents — sither individually o a3 a lumg sum.

Sales Comparison - Sale #2 2 Improvement Adjustment Amt. $: -3 731 62 | Acres
Saje Impt. UtifCond. Size X  $/Unit Cantriby. Value | Subject lmpi. hHCond. Size X $/Unit Contrib. Value
House A/ G2340 X8 17506 =5 409,500 Houss A f A 435 XS 17500 =5 426,125
Site wmpryts / 1 X §23.000.00=5 25.000 Garage A FTAG672 Xxs 3000 =5 24,160
Mach Shed AT AS0 x5 1300 =% 13500 Bam F / A3736 XS 1000 =5 32360
/ XS =5 Bam G /A 1200X8 2500 =% 36,000
/ XS =5 Bam F / F 480 Xxs 10.00 =5 4 800
/ X3 =5 Site ympr. ATAl X§ 25,000 =5 25000
/ XS =5 / XS =5
! Xs =5 / X§ =5
/ XS =5 / XS =5
/ X$ =5 / XS =5
f X5 = { X5 =5
/ > =5 / XS =5
! XS =5 / XS =5
f X5 =5 ! XS =5
/ X & = / XS =5
/ X$ =5 / XS =5
! X3 =5 ! Xs =5
/ XS =5 / XS =5
{ X§ E / X$ =5
{ X5 =5 i xS =5
Sate Effective Unit Size: 50 83 § 448,000 Subject Effective Unit Size: 105 95 $ 538 445
Total Improvement Value=$% 881369 / Acres Tota! Improvement Value=§ 308207  Acres

This 15 a house, sumal! barn and land 1n Chimon The house 15 sundar n size to the sulyecy, with shghtly better condition but
an mifertor appeal Size favars the sale but views favor the subject. The sale has infenor plysical access but supenor sal
uality than the subject.
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“BEFORE EASEMENT” VALUATION

UAAR® File # Prmrose Hill /Unenc

Sales Comparison Approach - Land Adjustment for Sale# 3

Adfust each sale to the subject's land mix (and adjustment} using unimproved =ales. This page alows far a "quantitative land adjustmen(™ only.

Sales Comparison - Sale #3 3 Land Adjustment Amt. $ 408.60

Land Use Sate Acres| 3/Acre |Sale Unit Type [Sale Units | S/Unit [ Subj. Acred S/Acre [Subj. Units]  S/Unit Tolal'
Cropland A 2300 17300 402 500
Farmstead 6.00 17 500 200 17.5G0 35,000
Cropland B
Cropland C 200 14,560
Woods Other 4710 14 500 70935 14.300 1.028.775
Wetland 500 14.500 10.00 14,500 145000

Saje Land Contrib. 889 450.00 /Effj Unit Size 6010 = 14800 | Total 1 611275 (Efl. Unil Size 10595 = 15208

Sales Comparison Approach - Improvement Adjustment for Sale# 3

Compare sach g1 of sas improvenents to the suibject improvermants making judgments regarding wility and condition. Then arrive at an
improvemen: adjustment for each sale on a per acre or per unit basis. These adjustments are shown on the Sales Comparson Grid
HMote: Appraser must manually enter the $/Unit for the Sutsect improvements — either individually or 3s a fump susm

Sales Comparison - Sale #3 3 Improvement Adjustment Amt. §: -17233274 |  Actes
Sale Impt. Ut/Cond. Size X $/Unit Contritr. Value | Scbject impl. Uililond. Size X S/Unik Lonirib. Valug

House A [ A 3740 X528000 =5 1045270 | House A /A 2435 x5 138000 =5 681 800
House A [ A 1848 X5 160.00 =5  295.680 Garage A /A G672 Xs 3000 =% 20.160
Apt. Bamm AJA1066xs 100 =5 106.600 Bam F /A 3236 Xs 1000 =5 32 360
Site uprits iy X §35.00000=5  33.000 Bam G /A 1200xs 2500 =5 30000

! X8 =% Bam F /F 480 XxXs 1000 =% 4.800

/ X8 =5 Site 11 ATAL X§ 25000 =5 25.000

/ X$ =5 / XS =5

/ X & =5 / XSs =5

! X5 =5 / X$ =5

/ X8 =5 / X& =5

/ XS$ =5 / X$ =5

i XS =5 / xs =5

/ XS =% / X§ =5

/ XS =5 / X$s =5

/ XS =5 / XS =5

f X8 =5 / X$ =5

/ xe =5 / X& =5

/ X$ =5 / XSs =5

/ X$ =5 / XS =5

/ X5 =5 / XS =5
Sate Effiective Unit Size: 601D % 148535350 Subject Effective Unit Size: 105 95 s 794120
Yotal imprevement Value=$ 471797 / Acres Toial Improvement Value=% 749523  / Acres

Tlus 15 an estate preperty m the town of Milan. The mam house on the sale 1s larger than the subject dwellmg but also
superior w appeal so no adjustent was made. Stze and views both favor the sale. The sale has infenior aceess bur shightly
better soil quality and less wetlands vs. the subject.
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“BEFORE EASEMENT” VALUATION

File# Prunrose

H:l Tpene

Sales Comparison Approach - Land Adjustment for Sale# 4

Adpst each saie ta the subject’s land mix (lang adjustment] useng unimproved sales. This page adlows for a "quartitabve iand adjusiment™ only.

Sales Comparison - Szle #4 - Land Adjustment Amt. $ 418

Land Use Sale Acres| $/Acre |Sale Unit Type | Sale Units | S/Unit | Subj. Acred $/Acre |Subl. Units|  S/Unit Total
Ceopland A 23.00 9,000 2367 000
Farmstead 2.00 5.000 18 060
(Cropland B
ICropland C 750 5,000
Woods/Other 103 40 | §8,970 70935 8,970 636,422
Wetland 16.00 4 483 41 8§50

Sale Land Contrib. 995,000 00 /Efi. Unit Size 11090 = 8972 | Tetal 906272 7Efi. Unii Size 10595 = 8554

Sales Comparison Approach - Improvement Adjustment for Sale# 4

Comgpare ezch set of sae improverments to the subject Improverments malang judgments regardmg ufility and condibon. Then arwe at any
improvement adjustment for each sale on a per acre ar per unit basis. These adjustments are shown on the Sales Companson Gid.
Note: Apprarser must manually enter the S%Unit for the Sutiect iImprovements — either individually or as a lump sum.

Sales Comparison - Sale #4 4 Improvement Adjustment Aml. §: 6231 | Acres
Sale lmpt. UiCond. Size X $/Unit Contrib. Value | Subject Impt. UttiCond. Size X  S/Unit Contrib. Value

! XS = House AJA2435X522500 =5 3547.875
/ X5 . Garage ATAB72 x5 3000 =5 20160
/ X$ = Bam F /A3236Xs 1000 =5 32,260
f X$ = Bam G /A 1200xXs 2500 =5 30.000
/ X5 B Bam F /[ F 480 Xs 1000 =5 +4.800
! X$s =5 Site ipr. ATAlL XS 25000 =5 25.000
{ X3 £ { X$ .
/ X$ =5 / x5 =5
/ X$ =% / X & =5
/ X5 e { XS =
/ X8 =5 / XS =5
/ X$ =5 / xS =
/ X$ =5 / Xs =5
/ X5 = / X5 =%
/ XS =5 / XS =%
/ Xs e / x$ =3
/ X$ = { X5 =5
{ XS =5 { XS =5
/ X5 =5 / Xs =5
/ Xs E / XS =5

Sale Effective Unit Size: 110.90 Y Subject Effective Unit Size: 105.95 5 660,155

Total Improvement Veiue = $ 0.00 ) Acoes Total Improvement Value=% 623119 | Aces

This 15 vacant land m Clintos thst 15 alost all woods. Size 15 stular to the subject but views are mifenior. Soil quabity and
phiysical access are both infenor to the subject.
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“BEFORE EASEMENT” VALUATION — RECONCILIATION

UAAR® File # Primrose Fill Unenc.

Reconciliation and Opinion of Value

Cost Approach - e § NA
Income Approach - $ WA
Sales Comparison Approach — — — ¢ 1,800,000

Analysis of Each Approach and Opinion of Value: Reconciliation 1s the procedure of coordmatng and integratng
related factors. evaluatine and testing altemmative conclusions, and selecting from the mdicatons of value derrved
from each of the approaches utilized in the appraisal process. to arrve at a final estimate of market value. Each
approach mcluded 1n the preceding section of the report 15 a recogmzed apprassal techmaque and was reviewed
separately by comparning it to the altermative approaches in terms of adequacy. accuracy. completeness of reasonmsg
and overall reliabliry. Under a given set of conditions, one solution or approach usually provides a higher degree
of rehability than others and 1s thus weighted accordingly.

The Cost and Income Approaches were ot completed for reasons cuthined previcusly. The Sales Comparison
Approach utilizes sales from the general area and the sales chosen for analysis should be the best indicators of value
for the subject. The data presented from this method was felt to grve a reliable indication of value.

The opinion of value breaks down as follows:

$650.000 for the umprovements

$1.150.000 for the land:

$10.854/acre overall

$18.000/acee for the cropland and farmstead

$ 9.000/acre for the woods
$ 6.145/acre for the wetlands

Ogpinion Of Value - (Estimaled Marketing Time 6-12 months, see attached) | $ 1.8G0.000
Cost of Repairs $
Cost of Additions $
Allocation: (Total Deedad Units: 105895 ) Land: § 1,150,004 § 1083 | Acre( 64 %)
Lan¢ Improvements: 5 % 0 / ( 0 %)
Structural Improvement Contribution. § 630.000 % 6.135 ! Acte( 36 %)
Value Estimate of Non-Reslty Items:
Value of Personal Property (focal market basis) §
Vaiue of Other Non-Realty interests: §
Non-Realty items: § $ 0 i t G %)
Leased Fee Value {Remaining Ternm of Encumbrance I g 0 f { O %)
L easehold Valie 5 % ] i { 0 W)
Overall Value ___ g 1.800.000 § 16989 1 Ace{ 100 %)
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UAARE File# Prmorose Hill Unenc
Index # 23NY027 002 Database # 45 Sale # 1 Improved Sale
Grantor Sunco Trust Sales Price 679,000 Property Type Rural Residennal
Granlee Williams & White Qther Coninb. Primary Land Use Cropland
Deeded Acres 28.83 Net Sale Price §79.000 Zonmng AgRes
Sale Date/DOM 041823 1 256 $/Deeded Acre 23,551 86 SubZone
Prior Sale Date Financing Conv Dev Riglis Not Sold
Prior CEV Price % Fin. Ad). BookPasge 22023/121§
Analysis Code PCH CEV Price 679 000 Black Lot 6463-03-033195
Source RE Agent SCA Unit Type Acres School District Arhngton
Mativation Typical Eff. Urat Size 28.83 Facility Type
Highest & Best Use  Rural Residenhal SCA S/unit 23,531 86 Number of Stalls
Address 938 Freedom Road Muttipfier Unit Front Feet per Acre 35
City Pleasant Valley Muthipier No. Fronot Feet 1000
County Dutchess Legat Access Road Frontage Market Area 10-Mad
State/Zip NY / 17569 Physicat Access Pasved Road Assoc’Branch 2810
Regico/AreaZone / } View Mountamns Tax ID/Recording
Location Pleasant Valley Utilities Typical Sec/Twp/Rae [ /

Legat Description: Seller’s full name 15 the Frank J Surico and Lualte J. Sunica Revocable Trust. Buyer's full names are
Raobert & Helene Wilhams and Joseph & Susan Wlute,

Land-Mix Analysis

Land Use Ratios Acres Sracre Unilt Size Unit Type S/Unit Total Unit Value
Farmstead % 200 A 20,000.00 X5 =5 40,000
Cropland A % 1160 Ac 20000.00 X5 = 220,000
Cropland B % AC. X35 =
Cropland C % AL, XS =
Woodland % 1583 aAc. 9734 X 8§ = 154,400
Qther % AL X3S S

% AL, X3 =8

% AL, X5 =

9% AL X5 =

% Ac. X3 =
Totals J8.83 Ac. 1437412 X% = 414,400
CEV Price § 679.000 - Land Contribution § 414 400 = Improvement Contribution $ 264.600

income Analysis
tncome Estimate Basis: Casht | | Share | | CwneriOperator

Income Source Linit Slabilized Total Production CashyShare/Cwner Income
[ Actual [ |Estimated|  Units Measure Yield [Stabiized S/Unit | Gross tacome | Shate % Income §

tmpravements [ | Impravements included In Land Rent /ma 1
Stabitized Gross fncome = §
Expense ltems: Expenses {cont.): Expenses {coat.):

Real Estate Tax & 3 5

Insurance 5 ) b

Maintenance % $ $

Management 3 3 3

Total Expenses § Stabiiized G & = Expense Ratio % Total Expenses = $
Met [ncome / CEV Price 679,000 = Cap Rate % Net Income = §
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UAARE File# Prmrose Hill Unenc.
Index # 23NYU27.002 Database # 45 Sale # 1
Improvement Analysis Replacement Cost

Jtem: Impl#1| Impt #2| Impl. #3| Impt #4 | impt. #5| Impt. #6 | lmpl. #7 | Impil #8 | mpl. #3 |[lmpt. #10

Type House

Size 1.960

Unit Sg Ft

Litility A

Condition A

Age &

Remaining Lite 39

RCHAUNI 235 00

RCH 441.000

% Physical Depreciation 40

REN Remaindes Afies Phys. Depyr 264.600

% Functianal Obsolescence

RCN Rem After Phys Funct Depe | 264,600

% External Obsalescence

Total Impt. Contribution 264.600

Contribution $/Unit 135.060
Physical Depreciation 40 % Functionat Qbsolescence % Extemal Obsolescence % Total Depreciation 30 %
Total RCMN & 41,000 Taotal Improvement Contribution's 264,600 Improvemeant As % of Price 39 %

Thus 15 2 house and land 1n the town of Pleasant Valley The house 15 a 1968 Ranch with four bedrooms and 2 1 baths. As
per the Realtor. #t needad renovanen but was structurally souad - the pictures bear this out. She also 1ndicated the buvers
moved 1n unmediately upon closme There are two fireplaces and a vanety of floosing. There 15 an attached 2-car garage
and a good sized storage shed attached to that. The building location 15 quiet and private, set well back and up from the
road. The listing indicates there are Catskall Mountain views from the house.

There 15 about 1.000 of frontagz, so physical access 1s very good About 11 zcres are open and m hay. 922 of the soils
are well drained Bernardston sili loam {8-15% slopeiclass T 3-8% T 13-25%TV, 25439 VID) 6% are moderately well
dramed Pittstown silt foam (3-8%/1[} The balance 15 somewhat excessively dramed Nassaun-Cardigan very rocky
{(hatly A T). All are shalioew to densic matenal Topography ts 3 general slope up from the road. with oot nmch i the way of
{evel ameas but alse no steep slopes. There 15 less than one acre each of Federal (NWI) wetlands and flood zone A bioth
along the road frontage There are no NYS DEC wetlands.

The property was listed for $689 000 and vas not rediced. It sald after 256 DOM. HBU is for residential subdivision,
as the frontage makes subdivision quute feasible.
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Sale 1 - Aerial Photo Sale 1 - House

Sale 2 - Aenial Photo Sale 2 - House
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UAARS File ¥ Primrose Hatl Unenc.
Index # 22NY(027 013 Database # 34 Sale # 2 Tmproved Sale
Granlor Congregane Sates Price 1,125,000 Property Type Rural Residennal
Grantee Alberimm Other Contrib. Primary Land Use Residential
Deaded Acres 5083 Net Sale Price 1,125,000 Zoning Ao 'Res
Sale Date/DOM 04/06/22 1 110 5/Deeded Acre 22132 .60 SubZone
Prior Sale Date Finarcing Conv Dev Raghts Not Sold
Prior CEV Price % Fin. Adj. Book/Page 22022/1396
Analysis Cade PCH CEV Price 1.125.600 Block Lot 6469-00-265074
Source RE Aoent SCA Unit Type Actes School Distnct Riunebeck
Motivation Tvpical Eff. Unil Size 50 83 Facuiry Type
Highest & Best Use Rural Residential SCA &iUnit 22132 .60 Number of Stalls
Address 296 Lake Dnve Multiplier Unit Front Feet per Acre 2
City Rinnebeck Muttipher No. Front Fegt 123
County Dutchess Legal Access Road Frontage Market Area 10-MA4
State/Zip NY / 12572 Physical Access Favaed Road Assoc/Banch 2810
Region/AreaZene 4 } View Rural Tax ID/Recording
Lecation Chnton Utilities Typical Sec/Twp/Rgs ! /
Legal Descripiion:

Land-Mix Analysis
Land Use Rabios AcTes SiAcre Unit Size Unil Type SUne Total Unit Vaive
Farmistead % 200 Ac. 30.000.00 %5 =3 40.000
Cropland A % 15.00 Az, 20.000.00 X 5 =3% 300,000
Cropland B iy AC. X 5 =5
Cropland C % Acr. XS5 =
Woodland U 3383 Ac. 9960 X8 =8 337.000
% AC. X8 =§
% Ac. X § =8
i AC. XS =
% AC X35 =
% Ac. X 8 =
Totals 5083 Ac. 1331788 X5 =5 677,000
CEV Price § 1125000 - Land Contribution § 677.000 = Improvemerit Condribution $ 448 000
Income Analysis
Income Estimate Basis: Cash [ | Share | | Owner/Operator
Income Source Unit Stabllized Total Froduction Cash¢Share/Qwner Income
[JActual [ |Estunated] Usits Measure Yield  |Stabilized 5/Unit | Grass income | Share % tacome §

Improvements | | Improvements Included in Eand Rent /ma Iyr
Stabilized Gross iIncome = §
Expease ltems: Expenses {conl.): Expenses (cont.):

Reas) Estale Tax S 3 3

Insurance 5 3 &

Iaintenance 3 $ &

Management S & 5

Total Expenses ! Stabilized G 1. = Expense Ratio % Tofal Expenses =$§
et Income ) CEV Price 1.125.000 = Cap Rate % Net Income = §
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UAAR® File # Prunrose Hill /Unenc.
Index # 22WY(G27 013 Database # 34 Sale # A
Improvement Analysis Replzcement Cost

ltern: fnpl. #4 | Impt_ #2| bmpt. #3| impt.#4 | Impl. #5| fmpt. #6 | fmpt #7| Impd #8 | ot 9 [impt. $10

Type House |[She g Mach Shed)

Size 2.340 1 940

Unit SqFt Sq Ft

Uity A A

Condition G A

Age 20 35

Remaining Life 45 25

RCN/Unit 250.00 [25.000006 30.00

RCH 385.000| 25.060 | 27 000

% Physical Depraciation 30 50

FCM Remainder After Phys Depr | 309500 25068 | 13 500

% Funclional Ohsolescence

RCH Rem. Afier Phys /Funct Depr  [409,508( 25.000 | 13.300

% External Obsolescence

Tolal ImpL Contribution 409 500| 25000 | 13 500

Contribution S/Unit 175.00 [25.000.00, 15.00
Physical Depreciation 30 % Functicnal Obsolescence % External Gbsolescence % Total Depreciation 30 %
Total RCN 5 637 000 Total Improvemend Contribution:5  448.000 Improvement As % of Price 40 %

Thus 15 a house, small barn and land in the town of Clinton The house 15 a 1982 Contemporary Cape wath two bedrooms
and two baths. Tt is of post and beam construction with lots of exposed wood. There 15 a 2-sid=d stone fireplace. central air.
and a variety of flooring. Tt looks quite nice insidz. The barn is a three-sided machmmery shed Site improvements mclude a
long dint driveway, whole house generator, and some dacent landscaping. The building location is very quiet and private.

There 1s enly 123" of fromtage, so physical access 1s very limuted About 13 acres are open asd are listed as "cleared
pasture”. The MLS indicates that 23 acres of woods are i the Fischer Forest Act. but the Realior indicated this had no
umpact on the price. 93% of the souds are well or somewhat excessively dramad and mrlude Stockbndge-Farnungton (class
I or IV). Fanmngton-Gakway (VT or V). and Hoosic (IIT). Poorly drained soils mclude Sun (IV) and Natchaug (V)
Topography 15 a general slope down from the high spot on the south side. with not nmch 1 the way of level areas but also
not many steep slopes. The house 15 near the ughest point on the property. There are less than two acres of Federzl (NWI)
wetlands. no NYS DEC wetlands. and 29 acres of flood zone A

The property was listed for $1 200,000 and was not reduced. It sold after 110 DOM. HBU 15 as an oversized residential
lot, as the himsted frontape wonld make subdmaision very difficult
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6l.



mmbn o

L

LaRlanei)

o

g
>
UAARE Fila# Prmrose Hill Tnenc.
Index # 20NY027.029 Database # 40 Sale # 3 Improved Sale
Granior MceMullan Trusts Saies Price 2,375,000 Property Type Estate
Granles Woodseats LLC Other Contrib Primary Land Use Resideahal
Deeded Acres 60.10 Net Safe Price 2373000 Zomng Aonicultural
Sale Date/DOM 11/1320 1 126 $/Deeded Acre 39517 47 SubZone A3A
Prior Sale Date Financing Conv Deav Rughts Not Sald
Prior CEV Frice % Fin Ad). Book'Page 22020/4793
Analysis Code PCH CEV Price 23750600 Block Lot G473-00-797586
Source RE Ageur SCA Unil Type Actes School District Red Hook
Motivation Typical Efl. Uit Size 60 10 Faality Type
Highest & Best Use  Country Estate SCA $/Unit 3951747 Number of Stalls
Address 913 Turkey Hill Road Multipter Unit Front Fest per Acre 306
City Red Hook Mulliptier No. Front Feet 1842
County Dutichess Leqgal Access Road Frontage Market Area 10-MAL
State/Zip NY / 12571 Physical Access Paved Road Assoc/Branch 2810
RegioriAreaZone ] ! View Pastoral Tax ID/Recording
Location Milzn Utilities Typical Sec/Twp/Rge / !
Legal Description:
Land-Mix Analysis
Land Use Ratios Acres SiACte Uit Size Unit Type $/unit Fatal Unit Vaiee
Farmstead % 6.00 Ac. 1750000 X5 =S 105.000
Cropland A % AL, X% =§
Cropland B % AC. X & =
Cropland C % 200  Ac 1450000 XS =§ 39,000
Woodland % 4710 aAc  14.500 X 5 =5 682 950
Water % 500 At 1430000 X8 =% 723500
% Ac. X$ =1S
% Ar. X 8 =$
% AC X 3 =
%a Ac. X$s =15
Totals 60.10 Ac. 14,798 50 X3 =85 889 450
CEV Price § 2375000  -iand Contribution § S89 450 = Improvement Contribution $ 1. 485 530
Income Analysis
Income Estimate Basis: Cash [ ] share [ 1 OwneriOperator
lrcome Source Uniit Stabilized Total Praduction CashiShare/Owner income
Dﬁmzal |:| Estimaled Urilts Measura Yield Stabilized $iUnit | Gross income Share % fncome 3
Improvements | | Improvements Included in Lang Rent /mo Iyr
Stabilized Gross Income = §
Expanse lems: Expenses (cont.}: Expenses (cont.):
Real Eslate Tax § $ §
Insurance S & $
Maintenance $ $ $
Management 3 5 s
Total Expenses / Stabilized G I, = BExpense Ralio % Total Expenses = 5%
Net Income ¢ CEV Price 2375000 = Cap Rate % Net Income =§

Farm Credit East
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RIGHT: Sale 3 - Aenazl Photo

LEFT: Sale 3 - Matn House

RIGHT: Sale 4 - Aenial Photo
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UAARS File# Prnwose Hill Unenc.
Index # 21INY027.033 Database # 11 Sale # 4
Grantor Scharf Trust Sales Price 995 .000 Property Type Rural Residennal
Grantee Dutchess Reserve [ 1.C Other Contrib Prnmary Land Use Vacant Land
Desetded Acres 110.90 Met Sale Price 905 300 Zomng Ag/Res
Sale Date/DOM 1115721 / 85 $/Deeded Acre 8972 05 SubZone ARSA
Prior Sale Date Financing Other Dev Rights Not Sold
Prior CEV Price % Fin. Adj Book/Page 2021/5746
Analysis Code DFK CEV Price 995 000 Block Lot 6568-00-017281
Source RE Aoent SCA Unit Type Acges School Dastrict Pine Plams
Mativation Typical Efl. Unit Size 110.90 Faciity Type
Highest & Best Use  Rural Residential SCA $/Unit 5972 G5 Number of Stalls
Address Pumplon Lane Multiplier Unit Eront Feet per Arre 225
Ctty _ Chaton Muttiptier No Front Feet 1026
County Datchess Legal Access Road Frontagz Aarket Aren 10-ALAS
State/Zip NY ¢ 12514 Physicat Access Paved Road Assoc/Branch 2810
RegiorvAreaZone / J View Rural Tayx ID/Recording
Location Clhnton Utilties Cn Road Sec/Twp/Rge ] !

Legat Description

Land-Mix Analysis

Land Use Ratios Acres SfAcre Unit Size Unit Type S/Unit Total Unit Value
Cropland A % AL X§ =5
Farmstead % AL, X8 =§
Cropland B % AcC. X5 =8
Cropland C % 7.50 Ac. $9.00000 X 8§ =$ 67,500
Woods/Other % 0340 aAc 8970 X8 =% 927.500
% AC. X5 =§
% Ac. X8 =%
% AL X5 =§
Y% AC. X5 =5
% AC. X & =S
Totals 11090 Ac. 897203 X$ =§ 995,000
CEV Price § 995,000 - Land Contribution $ 995.000 = improvement Contribution $
Cost and Depreciation Summary
Fhysicat Depreciation % Functional Cbsolescence % Extesmal Ohsolescence % Total Depreciation %
Total RCN § Tota!l Improvement Contribution & Improvement As % of Price %
income Summary
Summary Total Expenses / Stabitized G | = Expense Ratio % Total Expenses =$%
Net Income /CEV Price  995.000 = Cap Rate % Ket Income = §

Sale of a vacant land parcel totaling 110.9 acres wiuch has some open land along the road. Therz 15 a utiliry easement
on the property winch allows the property owner to cross it so there 15 no mypact to value

There are four different so1l types on the property. In decreasing order of prevalesce: Shallow. somewhat excesstvely
drained Nassau-Cardigan complex, very rocky, 61 7% (Class VL rolling slopes) 7 9% (VIL Hilly) Next 15 a deep. poorly
dramed Sun silt loam 17 2% (IV. Level) Deep. somewlhat poorly dramed Massena silt loam 9 0% (TEL 3-8%c). Last s a
Shallow Nassau-Rock owtcrop camplex, 4.2% (VL Steep). There are 549 aczes of the property whirh are considered
federal wetlands. there are 5o NYS DEC wetlands. The property 15 not m a FEMA flood zane. There are rolling slopes
with some steep slopes. There 15 159 .8 feet from the haghest to the lowest pamt on the property. Physical access is a bat
lmnted. as the fronfage 15 relatsvely short

The property was listed for $1.109.100 and was not reduced. The property sold for $993 000 after 85 DOM. HBU 13
oversized risral residennal lots,
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HIGHEST AND BEST USE - “AFTER EASEMENT”

The property is now valued hypothetically with a deeded conservation easement. For this “After
Easement” valuation, a thorough review of the casement and the extent to which it affects current
and alternative future uses of the property must be made. In this case the subject property is the
same physical property as in the “Before Easement” scenario so the site and neighborhood
descriptions are identical. Therefore, the same criteria used to evaluate the property “as is” apply
in the “as encumbered” situation.

The Highest and Best use definition in the “After Easement” scenario is the same as thc
“Before Easement” scenario, previously discussed.

The most significant easement terms are as follows. Please see the map on page 68 for further
details.

Subdivision will be prohibited.
There will be a 6-acre Split Farmstead Area, with one part including the existing
buildings and the other part in a wooded area at the south end of the property.

e About 74 acres are the Farm Area and 25.886 acres (on the east side of the largest
section) is the Resource Protection Area.

e Within the Farmstead Area there can be one principal residence not to exceed 4,000 sf
Footprint Area and two accessory residences (guest/tenant/farm manager) not to exceed
1,500 sf Footprint Area each, with no limit on number accessory apartments or farm
labor housing (which also are limited to 1,500 sf Footprint Area each). Also allowed in
the Farmstead Area are two cabins for short-term rental, not to exceed a 500 sf
Footprint Area for each.

e Agricultural structures are allowed without limits in the Farmstead Areas.

¢ Mining and excavation are prohibited other than excavation for new construction.

Legally Permissible:

The property is being valued with a deeded conservation easement. This restriction does
not allow for personal residential use other than in the designated Farmstead Areas (A/K/A
Farmstead Complexes or Building Envelopes). Most non-residential buildings allowed are
primarily agriculture related. Additional restrictions apply to subdivision or alternative
land uses. Other than the Farmstead Areas, the rest of the property will be designated as a
“Farm Area” and a “Resource Protection Area”. Additional restrictions apply to uses in these
areas. Town zoning restrictions would still apply to the property but it is assumed that most uses
permitted by the easement will also be allowed under the current zoning.

Physically Possible:
The subject property is suitable for the current agriculture use, with the open land devoted to
meadows, Christmas trees or hay fields. Residential subdivision is prohibited by the easement.

Farm Credit East
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Financially Feasible:

There are some aspects and assumptions about the property that are important in determining the
highest and best use with the impending easement in place:

The land in farm use is suitable for continued agricultural use. There should be some demand
for this type of farm in the area for the foreseeable future. It is likely that the current use
would continue in a restricted state since it can’t be developed or subdivided and would
benefit from an agricultural assessment value. An agricultural use keeps the land in
production and provides a nice working landscape.

A rural recreational use (i.e. hunting, horseback riding, skiing, etc.) is another possibility.
The conservation easement does have restrictions against some recreational uses as well. A
rural recreational use is a viable option but does not necessarily add much to the value. My
research has not shown that buyers pay a premium for recreational properties.

The best sales to draw a conclusion for the highest & best use are farms or rural properties
with agricultural acreage sold with similar conservation easements. These sales support a
continued farm use of the property. They provide a good indication of value and illustrate
that there is resale potential for similar properties with conservation easements.

Maximally Productive:

The restrictions imposed by the Conservation Easement set the parameters for the potential uses
of the subject. The maximally productive use would follow the intent of the conservation
easement, for continued agricultural, forestry and recreational use.

Conclusion - After considering the physical aspects of the property and the uses allowed by
the conservation easement, it is the appraiser’s opinion that as of the date of appraisal,
after imposition of the conservation easement, the Highest and Best Use of the subject
property is for continued agricultural, forestry and recreational use.
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“AFTER EASEMENT” VALUATION

The “highest and best use” analysis defines the parameters needed to estimate the market value
of the subject property with a conservation easement. The three acceptable approaches to value,
(1) the Cost Approach, (2) the Income Approach, and (3) the Sales Comparison Approach have
been considered. For this “After Easement” valuation, the Sales Comparison Approach is
considered a reliable valuation methodology and was the only approach developed. The cost
approach was not completed since the subject buildings are older and subject to significant
depreciation. Their value was determined to be unchanged in both “before easement” and
“after easement” valuation scenarios. The income approach was not prepared, due to a lack of
rental information available to estimate a capitalization rate.

In applying the sales comparison approach, two types of comparable sales were researched for
comparison purposes. The first group includes sales of properties that have similar restrictions
against development. Essentially, these are sales of properties with conservation easements or
restrictions allowing very limited residential use. My experience has shown that the demand
and competition for farm properties like the subject is not confined to the immediate area. Given
the limited number of easement encumbered sales in the subject area, the search for
comparable sales required a wide radius. The sales selected are from the general subject area.
The second group analyzed were farms and rural properties with very limited development
potential due to physical issues. In this analysis all sales are encumbered by conservation
easements.

Three sales were selected for a comparison to the subject property. All are improved, but other
than houses the sale improvements don’t provide much of an indication of value for the
subject buildings. The sales selected are discussed in the next section with a corresponding
sales analysis grid. Each sale is compared to the property being appraised on a number of
factors, including time, conditions of sale, location, & physical characteristics. Since no two
properties are alike, the comparison is made by applying a plus or minus value or percentage
to each factor (i.e. if the subject is better, a plus is used; if the sale is better, a minus is used).

The market area researched was in the subject area of Dutchess County, encompassing the
perceived market area of the subject property. The sales selected have reasonably similar
location and land characteristics as the subject property and they share a similar highest & best
use. Most are or were farm properties. They include improved sales. Land values were
extracted from the improved sales. As would be expected, properties with good views and/or
good land utility showed higher values than those with inferior attributes. Ratings made are
either with a pairing of sales to isolate the desired differences and/or a general adjustment
based on a summary of the real estate market over a period of time.

Adjustments Preface: In order to clarify the adjustment process, the following order of
adjustments is applied to the valuation grid analysis. Rights Conveyed, Financing, Conditions
of Sale & Market Conditions categories are considered sequentially. In other words, the unit
value is recalculated after each adjustment category if an adjustment is necessary. The
remaining category adjustments (e.g. locational and physical characteristics) are considered in
sum. This means that the remaining adjustments are combined into a subtotal adjustment that
is applied to the adjusted unit value after Market Conditions.

Farm Credit East
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“AFTER EASEMENT” VALUATION

Summaries of adjustments are explained below. Many of the adjustment factors mirror those
in the “before easement” scenario.

Rights Conveyed: The sales have similar property rights as the subject (e.g. easement
encumbered fee simple estate). Therefore, an adjustment for this element was not necessary.

Financing Terms: The subject property has been appraised based on typical financial terms,
similar to each of the sales and requiring no further adjustments.

Conditions of Sale: No adjustments were recognized for conditions of sale. They are all
confirmed to be arms-length transactions with no known discounts or sale concessions. All
are considered to have typical buyer & seller motivations.

Time/Market Conditions: Prices have been quite stable in this general area for the last few
years (pre-COVID). Market data indicates a 13.04% increase in prices from 2021 to 2022 for
larger parcels like the subject. These conclusions are supported by a market study.
Accordingly sales 2 and 3 were adjusted upward for market conditions (time).

Land Adjustments: Land types (such as tillage vs. other land) are mechanically calculated on
a per acre basis for each sale. This is shown on the Sales Adjustment pages.

In lieu of formal adjustments, each sale was rated as being inferior to, similar to or superior to
the subject based on their differences vs. the subject in size, location, quality/utility, and
easement differences. These ratings are shown on the next page and explained on the
following pages.

Ratings for size reflect the competition for properties with acreage. This can be an economic
size or an acreage size. Typically, the smaller the property (and price), the greater the number
of people in competition for it. In this appraisal superior ratings were noted for the sales that
were significantly smaller than the subject.

Other than the house, the sale improvements do not provide much of an indication of value for
the subject improvements. The values of the subject outbuildings were estimated based on the
sales used for comparison or other sales we have seen in the general area. These latter sales
were not presented, due to significant differences from the subject in most other respects. The
estimated values were allocated to the subject improvements on the sale adjustment pages.

A Sales Comparison Approach grid of the sales and corresponding adjustments made begins
on the following page.

Farm Credit East
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“AFTER EASEMENT” VALUATION

UAAR® Fite#  Primrose Hill’Enc.
Sales Comparison Approach (1-5}
Sale Dala Subyect Salegt |1 Sale#? 2 Sale#3 3 Sale #4 Sale #5
Grantor (Seller) Coleman Murphy DLC
Grantee (Buyer) Dawber + Levinson Fitzgerald & Mellares [Megll + Zelman
Source RE Agent RE Agent RE Agent
Date Eff 05/23 07/22 05/21 12/21
Eff Unit Size/Unit 105.95 [/ Acres 67 62 110
Sale Price 1,450.000 629.000 705.000
Finance Adjusted Cash Conv Other
CEV Price 1.450.000 629.000 705,000
Road Hollow Road | Willow Lane Route 82
Township Clinfon Clinton Washineton

The Appraiser has cited sales of simvlar property to the subject and considered these in the market analysis. The description betow inciudes 2 doliar adjustmeant
refiecting market reacgon fo thase flems of significant variation between the subject and the sales documented. When significant tems 27e supesior ta the property
appraised, a negative adjusiment 1s applied. i the item 15 inferiar, a posifive adjustment 15 apphed Thus, each sale 1s adjusted for the measurable dissimelarities and
each saje producing = separale value indicalion The indicatons from each sale ara then recenciled srito one mdication of value for this zpproach.

CEV Price/ Acres |

| 21642 |

10.178

[ 6.427

LAND AND IMPROVEMENT ADJUSTMENTS

Land Adjustment =230 551 -620
Impvt. Adjustment -9.752 -886 5,559
Adjusted Price 11,651 9.843 11,357
TIME ADJUSTMENTS
Yr X|Mo | Periods 1 1
Smpl [X|Cmp| Rate 13.04 13.04
Auto [X|Man | Time Adjustment 0 1,284 1.481
Time Adj. Price 11.651 11,127 12,838
OTHER ADJUSTNIENTS
Size 106 Acres ~ Smaller |  Smaller  Sumilar
Adjustment - - =
: __Average | Smular |  Similar ST T e (e BADN—
Location Adjustment == s 3
; e Average'Far | No adjustment Inferior Inferior
Quahryf[]uhry Ad]usrment ......... .]= TEER EE o
1 Prun Res/No Subd|  Inferior Superior Similar _
Easement Terms | - Adiu.slmén‘.. — e el e S s e et P p—— i,
Similar Superior Similar
Overall S YT T e s B P_'_ ........ e . e
Net Adjustments -9.991 949 6.411
ABJUSTED PRICE 11,651 11,127 12,838

Analysis/Comments: (Discuss positive and negative aspects of each sale as they affect value)

Pleasc see comments on the previous page, the sales analysis pages that follow and the sales information pages further

on in the report,

Sale 3 was given less weighting in the final analysis. as it has a superior (estate) overall appeal vs. the subject and the
other sales. The wmdicated value is below the mean but close to the median of the range of adjusted prices.

Sales Comparison Approach Summary:
Property Basis (Value Range).

Unit Basis:
Multiplier Basis:

$ !

5

11,500

$ 11.0127/@cre to
Acre X 105,95 Acres=
X (multiple) =

% 12.838acre
$ 1.218,425.00
LY

Sates Comparison indication:
$ 1,218,000
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“AFTER EASEMENT” VALUATION

UAAR® File# Prmrose Hill/Ene.

Sales Comparison Approach - Land Adjustment for Sale# 1

Adjust each sale to the subject’s land mix {tand adjustment) using unimproved sales. This page allows for a "quantitative fand adjustment” anly.

Sales Comparison - Sale #1 1 Land Adjustment Amt. $ -239

Land Use Sale Acres| $/Acre | Sale Unit Type | Sale Units | $/Unit | Subj. Acred $/Acre |Subj Unit | S/Unit Total
Cropland A 23.00 9,000 207.000
Farmstead 5.00 9.000 6.00 9.000 54,000
Cropland B
Cropland C 13.50 9.000
'Woods/Other 48.530 4860 66.95 4.860 325377
Wetland 10.60 2,430 24,300

Sate Land Contrib. 402,225.00 /Eff. UnitSize 67.00 = 6003 | Total 610.677 /Eff. Unit Size 105,95 = 5,764

Sales Comparison Approach - Improvement Adjustment for Sale# 1

Compare each set of sale improvements to the subject improvements making judgments regarding utility and condition. Then amive at an
impravement adjustment for each sale or a per acre of per unit basis. These adjustments are shaewn on the Sales Comparson Grid
Mote: Appraiser must manually enter the S/Unit for the Subject Improvements -- eitnes individuaily or as a lump sum.

Sales Comparisen - Sale #1 1 Improvement Adjustment Amt. $: -9.752 | Acres
Saie Impt. Utl/Cond. Size X $/Unit Contrib. Value | Subject Impt. Utl/Cond. Size X $/Unit Cantrib. Value
Houss G /G 50228 x$ 17500 =5  914.900 House A /A 2435 x $ 21000 =5 511,350 |
Stable A [A 4315 x3 2500 =5 107.873 Garage A [ A672 xs 3000 =5 20,160
Site inprits /1 X $25.00000=3 23,000 Bam F /A 3236 xs 10.00 =5 32.360
f X$ =3 Barn G /A 1200 xs 25.00 =5 30.000
/ X3 =3 Bam F [F 480 xs 10.00 =3 4.800
! X8s =& Site impr. A /A1 XS 25,000 =3 25,000
/ x$ =3 / X$ =5
/ X$ =5 / X$ =5
/ XS =% / X$ =
/ XS =5 [ X$ =3
/ X =$ [ X$ =5
{ X8 =5 / X3 =5
/ X$ =% / XS =5
/ XS =5 I X$ =5
/ X$ =$ / X$ =3
{ X3 =5 / Xx$ =5
/ X3 =% / X$ =5
/ X3 =$ / X$ =5
/ X$ =3 / X$ =5
/ X$ =5 / X$ =5
Sale Effective Unit Size: 67.00 $  1,047.775 Subject Effective Unit Size; 105.95 $ 623,670
Total Improvement Value=$ 15,638.43 / Acres Total Improvement Value=$ 5.886.46 / Acres

but inferior soil quality, The sale easement terms are more restrictive than those proposed for the subject.

This is a farmette with a horse barn in Clinton. The house is superior in condition and appeal vs. the subject dwelling. but
also nuch larger (adjusted upward by 20%). Size favors the sale. The sale has much better physical access than the subject
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“AFTER EASEMENT” VALUATION

UAAR® File#  Primrose Hill'Epc.

Sales Comparison Approach - Land Adjustment for Sale# 2

Adjust each sale to the subject's land mix (land adjustment) using unimproved sales. This page allows for a "quantitative land adjustment™ only.

Sales Comparison - Sale #2 2 Land Adjustment Amt. § 551.00

Land Use Sale Acres| S/Acre [Sale Unit Type | Sale Units | 8/Unit | Subj. Acred $/Acre |Subj. Units| $iUnit Total
Cropland A 23.00 | 10,000 230,600
Farmstead 9.00 10,000 6.00 10.000 60,000
Cropland B
Cropland C
[Woods/Other 52.80 4,164 66.95 4.164 278,780
(Wetland 10.00 2,082 20,820

Sale Land Contrib. 309,880.00 {Eff. UnitSize 61.80 = 5014 | Total 3580.600 (FEff. UnitSize 105.95 = 5,565

Sales Comparison Approach - Improvement Adjustment for Sale# 2

Compare each set of sale improvements to the subject improvements making judgments regarding Ltiiity and condition. Then arrive at an
improvement adjustment for each sale on a per acre of per unit basis. These adjustments are shown oa the Sales Comparison Grid.
Note Appraiser must manually enter the $/Uni Tor the Subject Improvements — either individually or as a lump sum.

and appeal. Size favors the sale but soil quality favors the subject. The sale eascment allows one subdivision, two building
envelopes and two primary residences - this is a distinet advantage vs. the subject.

Sales Comparison - Sale #2 2 Impravement Adjustment Amt. §:  -886.07 { Acres
Sate Impt.  Utl/Cond. Size X $fUnit Contrib. Value | Subject Impt. Utl/Cond. Size X $/Unit Contrib. Value
House A [ G 2208 x5 140.00 =5 309.120 House A [ A 2435 x$ 140.00 =3 340,900
Site imprvts 1 X $10,000.00=5 10,000 Garage A [A672 x$ 3000 =5 20,160
/ XS =3 Bam F / A 3236 x$ 10.00 =5 32,360
/ X$ =5 Bam G / A 1200 x$ 25.00 =5  30.000
/ X% =5 Bamn F / F 480 xs 10.00 =§ 4.800
! XS =5 Site impr. ATAl X$ 25.000 =5 25,000
/ X$ =5 / X8 =3
/ X5 =5 / X$ =35
/ X$ =$ / X$ =5
/ X$ =3 / XS =%
/ Xs$ =3 / X$ =$
/ X8 =5 / X$ =$
/ X3 =3 / X$ =%
/ X$ =3 I X$ =$
[ XS =3 / X3 =$
/ X$ =5 / X$ =3
/ X$ =$ / X$ =
/ X$ =3 / X$ =
/ X$ =5 / X$ =$
/ X$ =$ / X$ =$
Sale Effective Unit Size: 61.80 $  319.120 Subject Effective Unit Size 105.95 $ 453,220
Total Improvement Value=$ 5.163.75 / Acres Total Improvement Value=$ 4.277.68 / Acdres
This is a house and land in Clinton. The house is a bit smaller than the subject dwelling but also slightly better in condition
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“AFTER EASEMENT” VALUATION

UAAR® File#  Primrose Hill/Ene.

Sales Comparison Approach - Land Adjustment for Sale# 3

Adjust each sale ta the subject’s land mix (fand adjustment} using unimproved sales. This page aliows for a "quantitative land adjustrnent” onty.

Sales Comparison - Safe #3 3 Land Adjustment Amt. § -629.00

Land Use Sale Acres| $/Acre |Sale Unit Type | Sale Units | $/Unit | Subj. Acred S/Acre | Subj. Units|  $/Unit Tolal
Cropland A 23.00 8.000 184,600
Farmstead 5.00 8,000 65.00 8,000 48,000
Cropland B
Cropland C 37.70 8,000
IWoods/Other 67.00 4323 66.95 4,323 289,425
(Wetland 16.00 2.161 21.610

Safe Land Contrib. 631,250.00 / Efff Unit Size 109.70 = 5754 | Total 543.035 [Eff UnitSize 10595 = 5,115

Sales Comparison Approach - Improvement Adjustment for Sale# 3

Compare each set ol sale improvements to the subject improvements making judgments regarding wility and cendition. Then arrive at an
improvement adjustment for each sale on a per acre or per unit basis. These adjustments are shown on the Sales Comparison Grid
Mote: Appraiser must manually enter the $/Unit for the Subject Improvements — either individually or as a lump sum

Sales Comparison - Sale #3 3 Improvement Adjustment Amt. §: 355890 / Acres
Saie Impt.  Utl/Cond. Size X $/Unit  Contrib. Value | Subjectimpt. Utl/Cond. Size X $/Unis Contrib. Value
Barn A/ A3400xs 18.75 =5 63,750 House A | A 2435 x$ 22500 =3 547.875
Site mmprits {1 X $10,000.00=8 10,000 Garage A [ A672 xg 30.00 =5 20,160
/ X% =% Bam F / A 3236 x3 10.00 =% 32.360
/ XS =5 Barmn G / A 1,200 xs 25.60 =5  30.000
/ X$ =5 Bain F / F 480 x$ 1000 -3 4.800
/ X$ =% Site impr. AlAl Xx$ 25,000 = 25,000
/ X5 =% / X3 =%
/ X$ =5 / X$ =
/ X$ =5 / X$ =
/ X8 =3 / X$ =
/ X$ =3 / X$ =5
/ X% =$ { X$ =
f XS =5 f Xs S
/ X$ =5 / X$ =
/ X$ =5 / X$ =
) X$ =$ { X8 =
/ XS =5 / XS =
/ XS =8 / X$ =
/ X$ =5 / X$ =3
/ X8 =5 / X$ =5
Sale Effective Unit Size 109.70 3 73.750 Subject Effective Unit Size 105.95 § 660,195
Totai Improvement Vaiue =§  672.29 { Aecres Total Improvement Value=$ 6,231.16 ; Acres

Tlus is a barn and land 1n Washington. Location favors the sale, with historically lupher prices in Washmgton vs. Clinton.
This advantage is partly offset by the sale being on a state road. vs. the subject’s more private location. The sale has inferior
overall soil quality and a significant area of class A flood zone.
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“AFTER EASEMENT” VALUATION — RECONCILIATION

UAAR® File#  Primrose Hill/Enc.

Reconciliation and Opinion of Value

Cost Approach -« s i g N/A
Income Approach - e g N/A
Sales Comparison Approach - — - . g 1,218,000

Anaiysis of Each Approach and Opinion of Value: Reconciliation is the procedure of coordmating and infegrating
related factors, evaluating and testing alternative conclusions, and selecting from the indications of vahie derived
from each of the approaches utilized in the appraisal process, to arvive at a final estimate of market value. Each
approach mcluded in the preceding section of the report is a recognized appraisal techmique and was reviewed
separately by comparing it to the alternative approaches in terms of adequacy. aceuracy, completeness of reasoning
and overall reliability. Under a given set of conditions, cne solution or approach usnally provides a higher degree
of reliability than others and is thus weighted accordingly.

The Cost and Income Approaches were not completed for reasons outlined previously. The Sales Comparison
Approach utilizes sales from the general area and the sales chosen for analysis should be the best indicators of value
for the subject. The data presented from this method was felt to give a relisble indication of value.

The opinion of value breaks down as follows:
$650,000 for the improvements

$568,000 for the land:

$5.361/acre overall

$9,000/acre for the cropland and farmstead

$4.500/acre for the wooeds
$2,373/acre for the wetlands

Opinion Of Value -  (Estimated Marketing Time 6-12 months, see attached) | $ 1,218,000
Cost of Repairs $
Cast of Additions $
Allocation: (Tofal Deeded Units: ~ 105.95 tand: § 568,000 $ 5.361 f Acre ( 47 %)
Land Improvements: $ L] 0 f ( 0 %)
Struciural Improvement Contribution: $ 650,000 $ 6.135 f Acre( 53 %)

Value Estimate of Non-Realty Items:

Value of Persanal Praperty (focal market basis) $

Value of Other Non-Really interests: §
Non-Realty liems: $ $ g { ( 0 %)
Leased Fee Value (Remaining Term of Encumbrance ) s $ 0 { { G %)
Leasehold Value s $ 0 f ( 0 %)
Overall Vatue R $ 1,218,600 $ 11,496 { Acre( 4100 %)
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UAAR® Fite#  Primrose Hill/Enc.
Index # 22NY027.006 Database # 48 Sale # 1 Improved Sale
Grantor Coleman Sales Price 1.450.000 Property Type Equine
Grantee Dawber + Levinson Other Contrib. Primary Land Use Horses
Deeded Acres 67.00 Net Sale Price 1,450,000 Zoning Ag/Res
Sale Date/DOM 07/12/22 4 43 $/Deeded Acre 21.641.79 SubZone AR-3
Prior Sate Date Financing Cash Dev Rights Sold - Full
Prior CEV Price % Fin. Adj. Book/Page 2022-3042
Analysis Code DFK CEV Price 1.450,000 Block Lot 6367-00-804176
Saurce RE Agent SCA Unit Type Acres School District Hyde Park
Motivaticn Typical Eff. Unit Size 67.00 Facility Type Boarding
Highest & Best Use  Country Estate SCA $/Unit 21.641.79 Number of Stalls 11
Address 745 Hollow Road Multiplier Unit Front Feet per Acre 36.4
City Clinton Corners Multipher No. Front Feet 2436
County Dutchess Legal Access Road Frontage Market Area 10-MA2
State/Zip NY / 12580 Physical Access Paved Road AssocBranch 2810
Region/AreaZone 1 { View Rural Tax ID/Recording
Localion Clinton. Utilities Typical Sec/Twp/Rge ! /
Legal Description:

Land-Mix Analysis
Land Use Ratios Acres $/Acre Unit Size Unit Type $/Unit Total Unit Value
Farmstead % 5.00 Ac. 9,000.00 X 8 =3 45.000
Cropland A % Ac. X § =3
Cropland B % Ac. X 8 =
Cropland C % 13.50 ac. 9,000.00 X g = 21.500
Woodland % 48.50  Ac. 4.860.00 X$ = 235.725
Other % Ac. X3 =5
% Ac. X8 =
% Ac. X8 =3
% Ac. X§ =
% Ac. X8 =
Totals 67.00  Ac. 6,003.13 X8 = 402,225
CEV Price § 1,450,000 - Land Contribution $ 402,225 = Improvement Contribution $ 1,047.775

Income Analysis

Income Estimate Basis: Cash [ 1 share [ | owneriOperator
Income Souece Unit Stabilized Total Production Cash/Share/QOwner Income
[:lActual [ ]Estimated Units Measure Yield Stabilized $/Unit | Gross Income Share % income $

Improvernents | | Improvements Included in Land Rent ima r
Stabiiized Gross Income = §
Expense Items: Expenses (cont.}: Expenses (cent.):

Real Estate Tax § $ $

Insurance $ $ L3

Maintenance s $ 8

Management $ 8 $

Total Expenses / Stabilized G.1. = Expense Ratio % Total Expenses =§
Net Income ! CEV Price 1.450,000 =Cap Rale % Net lncome = $
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UAAR® File#  Primrose Hill’Enc,
Index # 22NY027.006 Database # 48 Sale # 1
Improvement Analysis Replacement Cost

Item: Impt. #1| Impt. #2| impt. #3| Impt ¥4 | Impt. #5| Impt. #6| [mpl. #7 | Impt. #8 | Imipt. #9 |Impt. #10

Type House | Stable |site mpns

Size 5,228 | 4,315 1

Unit SqFf | SqFt

Utility G A

Condition G A

Age 20 25

Remaining Life 45 23

RCN/Unit 250.00 | 50.00 [25,000.00

RCH 1,307,000 215,750| 35.000

% Physical Deprecialion 30 350

RC# Remainder After Phys. Depr. | 914,900 107.875 | 25.000

% Functional Obsaolescence

RCN Rem After Phys Funct Depr | 914,900 107.875| 25.000

% External Obsolescence

Total Impt Contribution 914.900|107,875| 25,000

Contribution $AJnit 175.00 | 25.00 [25.000.00)
Physical Depreciation 32 % Functional Obsolescence % External Obsolescence % Total Depreciation _ 32 %
Total RCH $  1,547.750 Total Improvement Contribution:$_ 1,047.775 Improvement As % of Price 72 %

The sale of a farmette which has a horse barn on it. There is a single famuly residence which was built in 1780. The
property is subject to a Winnakee Land Trust easement that is quite restrictive. No new additional principal residential
structures are permifted. normal accessory structures (e.g. pools, garages, tennis courts) are permitted only in the building
envelope or accessory building area, no mobile homes or house trailers are permitted, agricultural structures (including
equestrian facilities) may be coustructed but only on the existing barn footprints, agricultural fields may be used for
agricultural purposes or must at a minimum be mowed at least once annuatly, and the property can't be further subdivided.

There are multiple soil types on ilie property. The most common is & well drained Dutchess-Cardigan complex, 45.2%
(1. Rolling). 8.7% (IV, Hilly). Next is a somewhat excessively drained Nassau-Cardigan complex, very rocky, 27.0%
(VL hilly). 6.8% { VI, rolling). There is no drainage class for the Nassau-Rock cuterop complex, 9.8% {VII, Steep). The
only very poorly drained soil 1s a Natchaug muck, 1.6% (\", 0-2%). The last soil is a poorly drained Sun Silt loam. .9% (
IV, Levei) There are 4.78 acres of federal wetlands, there are no NYS DEC wetlands and no flood zoges. There is no
pattern in regards 1o topography, the west side s where the property 1s the highest. There is 198.5 ft of difference from the
highest to the lowest point. Most of the property is open land which is used as pasture. The woodland on the property s
preserved by the Fisher Forest Act. There are two ponds on the farmstead which makes for a nice setting. There is long
frontage and good internal access.

The residence is a single family with 4 bedrooins, 4 bathrooms and 5288 sqft. There are multiple different flooring
types. Throughout the residence it has been updated while keeping the "old charm” as some rooms have wide board wood
floors. There is an sttached garage which has a bedroom overhead. There is a borse barn on the property which was built in
stages and has 11 stalls. This is an older, post and beam structure. Site improvements inclnde paddock fencing and some
uice landscaping

The property was listed for $1,435,000 and was on the market for 43 days. Tlus was originally past of a 175-ace parcel
with the balance across the road. The entire parcel sold for $1.600,000 in 2014. Winnakee Land Trust must have consented
to a subdivision that allowed the 2022 sale of the portion north of the road.
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UAAR® File# Primrose Hill'Enc.
Index # 21NY027.032 Database # 47 Sale # 2 Tmproved Sale
Grantor Murphy Sales Price 629.000 Property Type Rural Residential
Grantee Fitzgerald & Millares  Other Contnb. Primary Land Use Residential
Deeded Acres 61.80 Net Sale Price 629,000 Zonmg Ag/Res
Sale Date/DOM 05/21/21 1+ 669 $/Deeded Acre 10.177.99 SubZeone
Prior Sale Date Financing Conv Dev Rights Sold - Full
Prior CEV Price % Fin. Adj. Book/Page 22021/51903
Analysis Code PCH CEV Price 629.000 Block Lot 6567-00-129884
Source RE Agent SCA Unit Type Acres School Distnct Pine Plains
Motivation Typical Eff. Unit Size 61.80 Facility Type
Highest & Best Use _ Rural Residential SCA $/Unit 10.177.99 Number of Stalls
Address 83 Willow Lane Multiplier Unit Front Feet per Acre 13
City Clinton Cormers  Multiplier No, Front Feet 788
County Dutchess Legal Access Road Frontage Market Area 10-MA2
Stale/Zip NY / 12514 Physical Access Paved Road Assoc/Branch 2810
RegionArea/Zone ! / View Rural Tax ID/Recording
Location Clinton Utilities Typical Sed/Twp/Rge / /
Legal Descnption:

Land-Mix Analysis
Land Use Ratios Acres $iAcre Unit Size Unit Type $iunit Total Unit Value
Fannstead % 98.00 Ac 10,000 00 X5 =$ 90.000
Cropland A Y% Ac: X8 =
Cropland B % Ac X8 =§
Cropland C % Ac. X =
Waodland Y 52.80 Ac, 4,164.00 X 3 = 219.880
Other % Ac. X$ =$
% Ac. Xs =
% Ac. X5 =
% Ac. X8 =3
% Ac. X8 =
Totals 61.80 Ac 5.613.90 XS =§ 309,880
CEV Price § 629,000 - Land Contribution & 309.880 = I[mprovement Contribution § 319,120
Income Analysis
income Estimale Basis: [ | cash D Share D Owner/Operator

Income Scurce Unit Stabilized Total Production Cash/Share/Ovwner Income

[ Jactual [ |Estimated

Units

Measure

Yield

Stabilized $/Unit

Gross income

Share %

income $

Improvements D Improvements Included in Land Rent /mo fyr
Stabilized Gross Income = §
Expense Items: Expenses (cont.): Expenses {(cont.}:

Real Estate Tax § $ $

Insurance 3 K3 s

Maintenance 3 8 3

Managemenl  § $ S

TFotal Expenses / Stabilized G.I = Expense Ratio % Total Expenses=§
et Income ! GEV Price 629,000 = Cap Raie % Net Income = §
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UAAR® File# Primrose Hill/Ene.
Index # 2INY{027.032 Database # 47 Sale # 2
improvement Analysis Replacement Cost

item: Impt_ #1| Impt. #2| Impt. #3[ ImpL #4 | Impt. 85| impt #6 | Impt 47| hapl 48| hmpt. #8 |Impt #10

Type House |site mprs

Size 2,208 1

Unit Sq Ft

Utility A

Condition G

Age 20

Remaining Life 45

RCMN/Un#t 200.00 [10.000.00

RCN 441.600| 10,000

% Physicat Depreciation 30

RCN Remainder After Phys. Depr. | 309.120| 10,000

% Functional Obsclescence

RCN Rem._ Aftes Phys fFunct Depr. | 309,120 10,000

% External Obsolescence

Total Impt. Contribution 209.120| 10,000

Contribution $/Unit 140.00 ]10,000.00)
Physical Depreciation 29 % Functional Obsolescence % External Obsolescence % Total Depreciation __ 29 %
Total RCN $ 451,600 Yotat Improvement Conlribution'$ 319,120 Improvement As % of Price 51 %

This is a house, site improvements, and land in the town of Clinton. The house is an 1850s eyebrow Colonial with three
bedrooms and 1.1 baths. There is one fireplace, and a variety of flooring. It looks nice inside. Site improvements include an
1G pool. run-in shed and one fenced paddock. The house location is a bit close to the road.

There is 790" of frontage. so physical access is adequate. There is minimal open land but there are two small ponds set
back from the road. 84% of the soils arc well or somewhat excessively drained and include Nassau-Cardigan (rolling/class
V. very rocky and steep/VII) and Dutchess-Cardigan (undulating/T1, rocky). Poorly drained include Sun (IV) and Wayland
(V) silt loams, both level. Topography 1s undulating to rolling, with not much in the way of level areas but also not many
steep slopes. There are 4.63 acres of Federal (NWT) wetlands, no NYS DEC wetlands, and no flood zone A.

The entire property is subject to a 2007 DLC conservation easement. This allows one subdivision and two building
envelopes - one is four acres with the existing house and the other is floating with a maximum size of 5 aces. Two primary
residences are allowed and nmust be < 6.500 sf each. One tenant/guest house is allowed and nmst be < 1,500 sf. Two
accessory apartments are allowed and one may substitute for the tenant/puest honse. Accessory structures are mited to a
total of 3.000 sf and ag structures are limited to a total of 3,000 sf each and 10,000 sf total. Mining is prohibited, forestry is
allowed with an approved plan.

The property was listed for $779,000 and reduced over time to $629,000. It sold after 669 DOM. It was also listed for
350 days at prices ranging from $879.000 to $969,000 - this expired 6 weeks before the first listing described. The price
seems low in the current market but with the long exposure it's hard to argue that it was not PMV.
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UAAR® File#  Primrose Hill/Enc.
Index # 2INY027.023 Database # 54 Sale # 3 Improved Sale
Grantor Dufchess Land Consenancy Sales Price 705.000 Property Type Agriculture
Grantee Megill + Zehnan Other Contrib. Primary Land Use Crop Woods
Deeded Acres 109.70 Net Sale Price 705.000 Zoning Mixed
Sale Date/DOM 12/01/21 4 82 $/Deeded Acre 6.426.62 StubZone See Comments
Prior Sale Date Financing Other Dev Rights Sold - Full
Prior CEV Price % Fin. Adj. Book/Page 22021/54912
Analysis Code PCH CEV Price 705,000 Block Lot 6666-00-180821
Source RE Agent SCA Unit Type Acres School District Millbrook
Motivation Typical Eff. Unit Size 109.70 Facility Type
Highest & Best Use Ao/Res SCA $/Unit 6.426.62 Number of Stalls
Address 5427 Route 82 Multipiter Unit Front Feet per Acre 12.4
City Washinoton Muitiplier No. Front Feet 1365
County Dutchess Legal Access Road Frontage Market Area 10-MA2
State/Zip NY ;12545 Physical Access Paved Road Assoc/Branch 2810
Reglon/Area/Zone / / View Rural Tax iD/Recording
Location Washmston Utilities On Road Sec/Twp/Rge ! !
Legal Description: Zoning- RIL-5 Low Density Residential and .C Land Conservation

Land-Mix Analysis
Land Use Ratios Acres $iAcre Unit Size Unit Type $/Unit Total Unit Value
Farmstead % 5.00 Ac. 8.000.00 X5 =$ 40,000
Cropland A % Ac X8 =5
CroplandB o5 Ac X8 =
Cropland C % 37.70  Ac. 8.,000.00 X 8 =$ 301.600
Woodland % 67.00 Ac 4,323.00 XS5 = 289.650
Other % Ac. X8 $
Y Ac X$s =$
% Ac. X8 =
% Ac. X8 =
% Ac. X3 =$
Totals 109.78  Ac 5.754.23 XS E 631,250
CEV Price § 705.000 - Land Contribution $ 631,250 = Imprevement Contribution § 73.750
Income Analysis
Income Estimate Basis: Cash [ | share [T ownerOperator
Income Source Unit Stabilized Total Preductian Cash/Share/Owner Income
[ Jactual [ ]Estimated Units Measure Yield Stahilized $/Unit | Gross Income Share % Income $

improvemenh;D Improvements included in Land Rent /mo Iyr
Stabilized Gross Income = §
Expense {tems: Expenses (cont.): Expenses (cont.):

Real Estate Tax § 3 $

Insurance $ $ $

Maintenance $ $ $

Management s S S

Total Expenses { Stabilized G.1. = Expense Ratio % Total Expenses =$§
het Income ! CEV Price 705.000 = Cap Rate % Net income=§
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UAARE File# Primrose Hill’Enc.
index # 21INY027.023 Database # 54 Sale # 3
Improvement Analysis Replacement Cost

ltem: impt. #1 | Impt. #2| Impt #3| Impt &4 | Impt #5| Impt. #6| jmpt #7| Impt #8| Impt. #9 |Impt. #10

Type Bam |sitimenms

Size 3.400 1

Unit SqFt

Ulility A

Condition A

Age 25

Remaining Life 25

RCM/Unit 75.60 ]10.000.60

RCM 255,600 10.000

% Physical Depreciation 50

RCN Remainder After Phys. Depr. | 127,500 | 10,000

% Functional Obsolescence

RCH Rem. After Phys./Funct. Depr. [ 127,500 10.000

% External Obsolescence 50

Total Impt Contribution 63.750 | 10.000

Contribution $/Unit 18.75 116.000.00|
Physical Depreciation 48 % Functional Obsalescence % External Obsolescence 46 % Total Depreciation 72 %
Total RCH $ 265,000 Total Improvement Contribution:$ 73.750 Improvement As % of Price 10 %

Sale of a 109.7-Acre parcel which 1s encumberad by a conservation easement held by Dutchess Land Conservancy. There
is a barn and some other smaller storage sheds and barns, The property was donated to DLC in 2018 with no restrictions. It
was advertised for sale and the listing specified that 1t would be encumbered by an easement, which was recorded at the
timne of closing.

Some of the highlights from the easement:

- There are three different arcas of the property where building envelopes can be sited

- There can be 1 or 2 butlding envelapes, with a maximum total size of 10 ac total

- Any acreage not designated as building envelopes is Preservation Area

- Buildings canuot be more than 800 sqft in preservation area, no more than 4800 sqft total

- 1 primary residence less than 4500 sqft

- 1 tenant or guest house less than 2500 sqft

- 1 accessory apartment

- Accessory, educational or recreational structures cannot be larger than 3000 sqft

- Agricultural structures cannot be larger than 5000 sqft

- No miore than a total 48,000 Sqft of buildings total cn the property are allowed

- Commercial forestry harvesting is allowed with proper plan

- No subdivision is allowed.

The most common soil type on the property is a somewhat excessively drained Hoosic gravelly loany, 19.8% of the
property (IIf, undulating). 11.1% {VII. hilly). 10.2% (IIL. rolling). Next is a poorly drained Fluvaquents-Udifluvents
complex, 17.4% (V, Level). The Nassau-Rock outerop complex does not have a drainage class, 15.7% (VI Steep). There
is a well draimed Wappinger loam, 13.0% (I, Level). a somewhat excessively drained Nassau-Cardigan complex, very
rocky, 12.5% (VTI, hilly), and a moderately well drained Pawling silt loam, .3% (V', level). There are 12.15 acres of federal
wetlands on the property. but no NYS DEC wetlands, 35.32 acres of the property are in a FEMA Flood zone A. Ne
buildings on the property are in the Flood Zone. Most of the property is level with the western side having a very steep
slope where the rack outcrop is. Wappinger Creek runs through the property and this is a noted fishing streamn. There is a
bridge across the creek but judging from the MLS pictures it may not be suited for anything other than foot traffic.

There is a barn on the property which is 3400 sqft and was built in 1985. It is a 2-story gambrel roofed structure with
sliding doors on each end, T-111 siding, and asphalt shingle roof. From the outside it looks like it was built to be a horse
barn but there is no indication of any internal finish. There are 4 other small buildings on the property and their
contributory value is minimal. All of the buildings are near the road. The property was listed for $625,000 and sold for
$705.000 after 82 DOM. The buyer had to be approved by the DLC board of directors.
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HIGHEST AND BEST USE - “AFTER EASEMENT, WITH PPR”

The property is now valued hypothetically with a deeded conservation easement that includes a Preemptive
Purchase Right (PPR). The analysis shown on pages 69-70 also applies in this situation — the PPR does not change
the Highest and Best Use, only the value of the property with it in place.

The primary purpose of the Preemptive Purchase Right is to ensure the continued ownership of the property by a
party capable of maintaining productive agricultural use. The PPR constitutes a continuing restriction that runs
with the land and shall apply to the property and each conveyance, in perpetuity. The Permitted Resale Price
shall be equal to the Agricultural Use Value of the Property. The Grantee shall have the right to exercise the
PPR in the event that the Grantor proposes to sell or otherwise transfer (a) the property or any part of the
property, (b) any interest in the property, or (c) any interest in a corporation, limited liability company,
partnership, trust or other entity holding title to all or part of the property. Exempt conveyances include
specified family transfers, a transfer to a Qualified Farmer for the purpose of continued agricultural use, or to a
lender as a result of a collection action for indebtedness of the property owner being in default.

Some of the key elements that matter when considering how much of a discount would apply in Preemptive
Purchase Right (PPR) agreements are as follows.

o The degree of competition for farmland in the subject area.

e The quality of the land for agricultural uses. This would be for various factors such as soil quality,
topography/slope, drainage, irrigation water availability, etc.

e Whether or not a farmstead(s) is permitted on the property and if there is, is it in a desirable location
and what structures are permitted.

o The intent and administration of the easement holder. Is the intent of the easement for farmland
preservation, affordable farmland, or perhaps a gateway for attracting new, young, or beginning
farmers.

e The ability to finance the property, encumbered by traditional conservation easements and now PPR
restrictions. Many banks are reluctant to finance or subordinate their position to these additional rights.
The size of the property. Larger farm properties tend to have a larger discount.

e Is the property improved. Typically, the PPR applies to both land and buildings.

e Isthere a Covenant to Farm agreement and what additional restrictions would it impose.

Our analysis of Preemptive Purchase Right (PPR) valuation discounts shows a range of diminution in value
from 7.7% to 50.7%. The lower range would typically be in areas with strong competition for farmland,
perhaps a good location for retail farm sales, above-average land quality, and/or a desirable farmstead site.
Conversely, the higher range would be for properties in areas with less market demand, fewer amenities, and/or
additional restrictions. In this case the PPR would be applicable to the land and improvements.

The subject property is in an area with fair competition for similar farmland, it has average quality land, and the
Farmstead Complex is located along the road, not in a more desirable area on the interior of the property. The
Farmstead Complex location is suitable for retail sales, although it’s not on a busy road. It should be noted that
many farms like the subject in the general area are purchased as estate farms or rural residences with
agricultural acreage, with little consideration for the agricultural use or income.

Four sales with PPR restrictions were analyzed in this appraisal and included in the valuation analysis. The
discount for the PPR in those sales was 20% off the easement-encumbered value. It is my opinion that the
diminution in market value for the subject property would be slightly higher (25%). This discount was factored
into the allocation of building values to the subject on the sale adjustment pages — the values estimated in the
“before easement” analysis were reduced by 25% and then allocated to the subject buildings.
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“AFTER EASEMENT” VALUATION, WITH PPR

The “highest and best use” analysis defines the parameters needed to estimate the market value
of the subject property with a conservation easement. The three acceptable approaches to value,
(1) the Cost Approach, (2) the Income Approach, and (3) the Sales Comparison Approach have
been considered. For this “After Easement” valuation, the Sales Comparison Approach is
considered a reliable valuation methodology and was the only approach developed. The cost
approach was not completed since the subject buildings are older and subject to significant
depreciation. Their value was determined to be unchanged in both “before easement” and
“after easement” valuation scenarios. The income approach was not prepared, due to a lack of
rental information available to estimate a capitalization rate.

Four sales were selected for a comparison to the subject property, all of which were subject to
a PPR. All are improved, but the sale improvements don’t provide much of an indication of
value for the subject buildings. The sales selected are discussed in the next section with a
corresponding sales analysis grid. Each sale is compared to the property being appraised on a
number of factors, including time, conditions of sale, location, & physical characteristics.
Since no two properties are alike, the comparison is made by applying a plus or minus value
or percentage to each factor (i.e. if the subject is better, a plus is used; if the sale is better, a
minus is used).

The market area researched was southeastern NY State, encompassing the perceived market
area of the subject property. The sales selected have reasonably similar location and land
characteristics as the subject property and they share a similar highest & best use. Most are or
were farm properties. They include improved sales. Land values were extracted from the
improved sales. As would be expected, properties with good views and/or good land utility
showed higher values than those with inferior attributes. Ratings made are either with a
pairing of sales to isolate the desired differences and/or a general adjustment based on a
summary of the real estate market over a period of time.

Adjustments Preface: In order to clarify the adjustment process, the following order of
adjustments is applied to the valuation grid analysis. Rights Conveyed, Financing, Conditions
of Sale & Market Conditions categories are considered sequentially. In other words, the unit
value is recalculated after each adjustment category if an adjustment is necessary. The
remaining category adjustments (e.g. locational and physical characteristics) are considered in
sum. This means that the remaining adjustments are combined into a subtotal adjustment that
is applied to the adjusted unit value after Market Conditions.
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“AFTER EASEMENT” VALUATION, WITH PPR

Summaries of adjustments are explained below. Many of the adjustment factors mirror those
in the “before easement” scenario.

Rights Conveyed: The sales have similar property rights as the subject (e.g. easement
encumbered fee simple estate). Therefore, an adjustment for this element was not necessary.

Financing Terms: The subject property has been appraised based on typical financial terms,
similar to each ol the sales and requiring no further adjustments.

Conditions of Sale: No adjustments were recognized for conditions of sale. They are all
confirmed to be arms-length transactions with no known discounts or sale concessions. All
are considered to have typical buyer & seller motivations.

Time/Market Conditions: Prices have been quite stable in this general area for the last few
years (pre-COVID). Market data indicates a 13.04% increase in prices from 2021 to 2022 for
larger parcels like the subject. These conclusions are supported by a market study.
Accordingly all four sales were adjusted upward for market conditions (time).

Land Adjustments: Land types (such as tillage vs. other land) are mechanically calculated on
a per acre basis for each sale. This is shown on the Sales Adjustment pages.

In lieu of formal adjustments, each sale was rated as being inferior to, similar to or superior to
the subject based on their differences vs. the subject in size, location, and quality/utility. These
ratings are shown on the next page and explained on the following pages.

Ratings for size reflect the competition for properties with acreage. This can be an economic
size or an acreage size. Typically, the smaller the property (and price), the greater the number
of people in competition for it. In this appraisal superior ratings were noted for the sales that
were significantly smaller than the subject.

Other than the house, the sale improvements do not provide much of an indication of value for
the subject improvements. The values of the subject outbuildings were estimated based on the
sales used for comparison or other sales we have seen in the general area. These latter sales
were not presented, due to significant differences from the subject in most other respects. The
estimated values were allocated to the subject improvements on the sale adjustment pages, as
explained on page 89.

A Sales Comparison Approach grid of the sales and corresponding adjustments made begins
on the following page.
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“AFTER EASEMENT” VALUATION, WITH PPR

UAAR® File # Prunrose Hill/Enc PPR
Sales Comparison Approach (1-5)
Sale Dala Subject Sale#1 1 Sale#2 2 Sale#3 3 Sale#4 4 Sale#5
Grantor (Seller) Myers & Saulpaugh [Breathe Deep Farny Artemis FamsLLC | Topp Eslate
Grantee (Buyer) Kukon Brothers| Bam at Miliers Crssg| EZ Farm NL LLC | Southway
Source Buyer Buyer. office files|  Allorney Buyer. other
Date _ Eff 05/23 10/20 12/18 12/20 03/19
Eff Unit Size/Unit 105.95 / Acres 121 69 120 196
Sale Price 595,000 608,704 245,000 311,640
Finance Adjusted FC Other Conv
CEV Price 593,000 238,304 245,000 311,640
Road US Route 9 |NYS Route 217/ Cemetery Road|shoddy Hollow Rd
Township l Livingston Claverack | New Lebanon | Mount Hope

The Appraiser has cited sales of similar property to the subject and considered (hese in the market analysis, The descriplion below includes a dollar adjustment
reflecting market reaction to thase items of significant variation between the subjecl and the sales documented When significant dems are supenor ta the property
appraised, a negalive adjusiment s applied. If the item 1s infenor, a positive adjustment 1 apphed. Thus, each sale Is adjusted for the measurable dissimilarities and
each sale producing a separate value indication. The indications rom each sale are then reconailed inlo one Indication of value for this approach.

on in the report.

CEV Price/ Acres | 4,922 | 3453 | 2,039 | 1,591 |
LAND AND IMPROVEMENT ADJUSTMENTS
Land Adjustment | -1,057 -1,404 -634 -109
Impvt. Adjustment | 2.891 4,008 4,443 3,924
Adjusted Price | 6.756 6,057 5,798 5.406
TIME ADJUSTMENTS
Yr | X|Mo | Periods 1 1 1 1
Smpl |X|Cmp| Rate 13.04 13.04 13.04 5.56
Auto | X|Man| Time Adjustment 881 790 756 301
Time Adj. Price 7.637 6.847 6.554 5,707
OTHER ADJUSTMENTS
Size 106 Acres ~ Similar Smaller Similar Larger
Adjustment = - = ++
] Average Inferior Inferior Inferior Similar
] . Average/Fair Superior Superior Superior Similar
Quahtnytlht_V .Adjumgment p_ “ - p- ........ 2 p_ s S . B -
""" Adjustment
Simular Sumilar _Inferior Inferior
Overall Adjustment = = 4 ++
Net Adjustments 2.715 3,394 4,515 4,116
ADJUSTED PRICE| 7.637 6,847 6.554 5.707

Analysis/Comments: (Discuss positive and negative aspects of each sale as they affect valug)

Please see comments on the previous page, the sales analysis pages that follow and the sales information pages further

All four sales were given roughly equal weighting in the final analysis. The indicated value is close to the median and
median of the range of adjusted prices.

Property Basis (Va
Unit Basis:
Muiliplier Basis:

lue Range):
$ 6,700 ¢
b

Sales Comparison Approach Summary:

%
Acre X

5,707/acre
105.95

X

(multiple)

to $ 7.637/acre
Acres= ¢ 709.865.00
$

$

Sales Comparison Indication:

710.000
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“AFTER EASEMENT” VALUATION, WITH PPR

UAAR® File# Primrose Hil/Enc PPR

Sales Comparison Approach - Land Adjustment for Sale# 1

Adjust each sale to the subject’s land mix {land adjustment) using unimproved sales. This page allows for a "quantitative land adjustment” only.

Sales Comparison - Sale #1 1 Land Adjustment Amt. $ -1,057

Land Use Sale Acres| $/Acre | Sale Unit Type | Sale Units | $/Unit [ Subj. Acres $/Acre |:Subj Unit | $/Unit Tolal
Cropland A 92.00 | 3.400 23.00 | 3,400 78,200
Farmstead 15.56 3.400 6.00 3,400 20.400
Cropland B
Cropland C
‘Woods/Other 13.32 1,823 66.95 1,823 122,050
Wetland 10.00 911 9,110

Sale Land Contrih. 389.984.00 / Eff. Unit Size 120.88 = 3226 | Total 229,760 /Eff. UnitSize 10595 = 2,169

Sales Comparison Approach - Improvement Adjustment for Sale# 1

Compare each set of sale improvements 1o the subject improvements making judgments regarding utility and condition. Then arrive at an
improvement adjustment for each sale on a per acre or per unit basis. These adjustments are shown on the Sales Comparison Grid.
Note: Appraiser must manually enter the $/Unit for the Subject Improvements — either individually or as a lump sum.

Sales Comparison - Sale #1 1 Improvement Adjustment Amt. $: 2,891 | Acres
Sale Impt. Uti/Cond. Size X $/Unit Contrib. Value| Subject Impt. Utl/Cond. Size X $/Unit Contrib. Value

Shop A JA 3988 xs 15.00 =3 59.820 House A /A 2435 x§ 165.00 =5 401,775
Pole Barn A /G 1920 xs 14.06 = _ 27.000 Garage A [AG672 x$ 2250 =s 15,120
Grain bin A [A 46900x$ 1.18 =3 55,401 Barn F /A 3236 X§ 7.50 =% 24270
Pole Bam F /A 2760xs 7 = 20,183 Barn G /A 1200 x$ 18.75 =5 22.500
Mach Shed G /A 5664 x5 488 = 27,612 Bam F /E 480 x3 7.50 =s 3,600
Siteimprvts A /A 1 X $15,000.00= 15,000 Site 1mpr. A A 1 X$ 18,750 =3 18,750

/ X$ = / X § =

/ X$ = / X$ =

/ X$ = / X$ =$

/ X8 = / X$ =S

! X$ = / X$ =

/ X$ = / X$ =

/ X$ N / X$ =¢

/ X$ = / X% =

/ X$ = / X§ =¢

/ X$ = / X$ =

/ X$ = / X$ =

/ X$ = / X$ =3

/ X$ 2 / X$ a

/ X$ = / X$ =
Sale Effective Unit Size: 120.88 $ 205,016 Subject Effective Unil Size: 105.95 $ 486,015
Total Improvement Value=$ 1,696.03 ; Acres Total Improvement Value=$  4.587.21 / Acres

This 1s the purchase of' a crop farm by the tenants, who had some extra motivation for the purchase. The easement is held by
Columbia Land Conservancy. The sale location is inferior to the subject (historically higher real estate prices in Clinton vs.
Livingston) but the sale has better overall land quality and access.
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“AFTER EASEMENT” VALUATION, WITH PPR

UAAR® File# Primrose Hill/Enc PPR

Sales Comparison Approach - Land Adjustment for Sale# 2

Adjust each sale ta the subject’s land mix (land adjustment) using unimproved sales. This page allows for a "quantitative land adjustment” only.

Sales Comparison - Sale #2 2 Land Adjustment Amt. §  -1.404.00

Land Use Sale Acres| $/Acre | Sale Unit Type | Sale Units | $/Unit | Subj. Ac[ﬁ" " SlAcre Subj._l]hitsi S/Unit Total
Cropland A 45.00 3,500 23.00 3,500 80.500
Farmstead 8.23 3.500 6.00 3,500 21,000
Cropland B
Cropland C
‘Woods/Other 15.76 757 66.95 757 50,681
‘Wetland 10.00 358 3,580

Sale Land Contrib. 198,304.00 jEff. UnitSize 69.01 = 2874 | Total 155,761 |Eff. Unit Size 105.95 = 1,470

Sales Comparison Approach - Improvement Adjustment for Sale# 2

Compare each set of sale improvements to the subject improvements making judgments regarding utility and cendition. Then arrive at an
Impravement adjustment for each sale on a per acre or per unlt basis. These adjustrments are shown on the Sales Comparison Grid.
Note: Appraiser must manually enter the $/Unit for the Subjec! Improvements — either Individually or as a lump sum.

Sales Comparison - Sale #2 2 Improvement Adjustment Amt. $:  4.007.58 1 Acres
Sale Impt.  Utl/Cond.Size X  $/Unit Contrib. Value | Subject impt. Utl/Cond. Size X $/Unit Contrib. Value

House F /P 2600xs 962 =§ 25,000 House A [ A 2435 x5 165.00 =5 401,775
Tenant Hse. F /P 600 xs 000 =g 0 Garage A/ A672 xg 2250 =5 15,120
Dairy (TS) F / F 6800 xs 1.62 = 11,000 Barn F / A3236 Xx$ 7.50 =5 24270
Pole Bamn F /P 5200 xg 0.00 =s 0 Barn G [ A1200xs 1875 =5 22,500
Site unprvts AfAl X $4,000.00=8 4,000 Barn F /T 480 Xs$ 7.50 =% 3,600

/ X$ = Site impr. ATAL X$ 18,750 = 18.750

/ X$ = / XS =

/ X5 = / X$ =§

/ X$ = / X$ =$

/ X$ = / X$ =

/ X§ =S / X$ =

/ X$ = / X$ =5

/ X$ = / X$ =

/ X$ = / X$ =¢

/ X$ = / X $ =$

[ X$ = / X$ =

/ X$ = / X$ =

/ X$ = / X$§ =¢

/ X$ = / X8 =

/ X$ =$ / X$ =$
Sale Effective Unit Size: 69.01 $ 40,000 Subject Effective Unit Size: 105.95 $ 486,015
Total Improvement Value=$  579.63 / _Acres Total Inprovement Value=$ 4,587.21 / Acres

Thuis 1s the purchase of a crop farm by a nearby organic farm operation. The easement is held by Columbia Land
Conservancy. The sale location is inferior to the snbject (historically higher reatl estate prices in Clinton vs. Claverack) but the
sale has better overall land quality and access. The other adjustment was for the smaller size of the sale.
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“AFTER EASEMENT” VALUATION, WITH PPR

UAAR® File # Primrose Hill/Enc PPR

Sales Comparison Approach - Land Adjustment for Sale# 3

Adjust each sale to the subject’s land mix (land adjustment) using unimproved sales. This page allows for a "quantitative land adjustment* only.

Sates Comparison - Sale #3 3 Land Adjustment Amt. $ -684.00

Land Use Sale Acres| $/Acre | Sale Unit Type | Sale Units | $/Unit | Subj. A $iAcre | Subj. .U_I'tﬂgi S/Unil Total
(Cropland A 69.00 2,500 23.00 2,500 57,500
Farmstead 9.00 2.500 6.00 2.500 15,000
Cropland B
Cropland C
‘Woods/Other 42.15 776 66.95 776 51,953
Wetland 10.00 388 3,880

Sale Land Contrib. 227,712.00 / Effl Unit Size 120.15 = 1895 | Total 128,333 /Eff. Unit Size 10595 = 1211

Sales Comparison Approach - Improvement Adjustment for Sale# 3

Compare each set of sale improvements [o the subject improvements making judgments regarding utility and condition. Then arrive at an
improverment adjustment for each sale on a per acre or per unit basis. These adjustments are shown on the Sales Comparison Grid.
Note: Appraiser must manually enter the $/Unit for the Subject Improvements —~ efther individually or as 2 lump sum.

Sales Comparison - Sale #3 3 Improvement Adjustment Amt. $: 4,443.32 / Acres
Sale Impt. Utl!Cond. Size X $/Unit Contrib. Value| Subject Impt. Uti/Cond. Size X $/Unit Contrib. Value
Cabin A /G288 xs$ 1600 = 4,608 House Al A 2435 x5 165.00 =5 401,775
Mach Shed A [ F 1536 X$ 500 = 7.680 Garage A/ AG672 X$ 2250 =% 15,120
Site imprvts AlTAL X$ 5,000 = 5,000 Barn F /[ A3236xs 7.50 =g 24,270
I X$ = Barn G / A 1200xs 1875 =5 22,500
/ X$ =S Barn F / F 480 xs$ 750 =3 3,600
/ X$ = Site impr. Al Al X8 18,750 =% 18,750
/ X$ = / X$ =3
/ X$ = / X$ =$
/ XS N / X$ =5
/ X3 = / X3 =
/ X$ = / X$ E
/ X$ = / X$ =
/ X $ = / X$ =
/ X$ = / X$ =
/ X$ =S / Xs =
[ X$ = / X$ =
/ X$. = / X$ =
/ X$§ = / X8 =
/ X§ = / X$ =
/ X$ = / X$ =
Sale Effective Unit Size: 120.15 $ 17288 Subject Effective Unit Size: 105.95 $__ 486,015
Total Improvement Value=$  143.89  ; Acres Total Improvement Value=$ 4,587.21 ;s Acres

This is a livestock farm in northern Columbia County. The easement is held by Columbia Land Conservancy. The sale
location is inferior ta the subject (historically higher real estate prices in Clinton vs. New Lebanon) but the sale has better
overall land quality and access.
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“AFTER EASEMENT” VALUATION, WITH PPR

UAAR® File # Primrose Hill/Enc PPR

Sales Comparison Approach - Land Adjustment for Sale# 4

Adjust each sale to the subject's land mix ({and adjustment) using unimproved sales. This page alfows for a "quantitative land adjustment” only.

Sales Comparison - Sale #4 4 Land Adiustment Amt. $ -109

Land Use Sale Acres| $/Acre | Sale Unit Type | Sale Units | $/Unit | Subj. Acred S/Acre | Subj. Units] $/Unit Total
Cropland A 23.00 2.000 46,000
Farmstead 8.40 2,000 6.00 2.000 12,000
Cropland B 42.00 2,000
(Cropiand C 38.00 1,000
'Woods/Other 107.48 399 66.95 399 26,686 |
Wetland 10.00 200 2,000

Sale Land Contrib. 181,640.00 / Eff. Unit Size 19588 = 927 Total 86.686 [Eff. Unit Size 10595 = 818

Sales Comparison Approach - Improvement Adjustment for Sale# 4

Compare each set of sale improvements to the subject improvements making judgments regarding ufility and condition. Then arrive at an
improvement adjustment for each sale on a per acre or per unit basis. These adjustments are shown on the Sales Comparison Grid.
Note: Appraiser must manually enter the $/Unit for the Subject Improvements — either individually or as a lump sum.

Sales Comparison - Sale #4 4 Improvement Adjustment Amt. $: 3.924 ! Acres
Safe Impt.  Utl/Cond. Size X $/Unit  Contrib. Value | Subjectimpt. Utl/Cond. Size X $/Unit Contrib. Value

House Al A 4429 x5 2597 =5 115,000 House A [ A 2,435 x5 165.00 =5 401,775
Dary (TS) F /| F 2842 xs 2.64 =$ 7,500 Garage A/ A6I2 X§ 2250 =% 15,120
Garage F /' F 676 X$ 444 =3 3,000 Barn F [ A3236xs 750 =% 24,270
Mach Shed F / F 1296 xs 1.16 =5 1,500 Bam G [ A 1200 xs 1875 =¢ 22500 |
Site imprvts AJAI ¥ $3,000.00=% 3.000 Barn F /| F 480 x$ 7.50 =% 3.600

/ X$ =4 Site impr, A AL X$ 18,750 =% 18.750

/ X$ = / X$ =3

/ X3 = / XS =

/ XS = / X$ =

/ X$ =$ / X$ =

/ X$ =5 / X$ =

/ XS = / X$ =

/ X$ = / X$ e

/ X$ = / X$ =

R X$ = / X$ =

/ XS = / X$ =

/ X$ = { X$ =

/ X$ =$ / X$ =

/ X$ = [ X3 =

/ X$ = / X$ =$
Sale Effective Unit Size: 195.88 $_ 130,000 Subject Effective Unil Size: 105.95 §_ 486,015
Total Inprovement Value=$%  663.67 [ Acres Total Improvement Value =% 4,587.21 / Acres

This 15 a retired dairy farm m Orange County. Size favors the subject but location and overall quahity/utility are reasonably
similar to the subject.
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“AFTER EASEMENT” VALUATION, WITH PPR - RECONCILIATION

UAAR® File# Primrose Hill/Enc PPR

Reconciliation and Opinion of Value

Cost Approach - . s - 3 N/A
Income Approach - $ N/A
Sales Comparison Approach - e 710,000

Analysis of Each Approach and Opinion of Value: Reconciliation is the procedure of coordinating and integrating
related factors, evaluating and testing alternative conclusions, and selecting from the indications of value derived
from each of the approaches utilized in the appraisal process, to arrive at a final estimate of market value. Each
approach included in the preceding section of the report is a recognized appraisal technique and was reviewed
separately by comparing it to the alternative approaches in terms of adequacy, accuracy, completeness of reasoning
and overall reliability. Under a given set of conditions, one solution or approach usually provides a higher degree
of reliability than othiers and is thus weighted accordingly.

The Cost and Income Approaches were not completed for reasons outlined previously. The Sales Comparison

Approach utilizes sales from the general area and the sales chosen for analysis should be the best indicators of value
for the subject. The data presented from this method was felt to give a reliable indication of value.

The opinion of value breaks down as follows:
$486,000 for the improvements

$224.,000 for the land:

$2,114/acre overall

$3,100/acre for the cropland and farmstead

$2,000/acre for the woods
$ 460/acre for the wetlands

Opinion Of Value -  (Estimated Markefing Time 6-12 months, see attached) | $ 710,600
Cost of Repairs $
Cost of Additions $
Allocation: (Total Deeded Units:  105.95 ) Land: $ 224.000 $ 2,114 1 Acre( 32 %)
Land Improvements: $ $ 0 ! (_0 %)
Structural Improvement Contribution: $ 486,000 $ 4587 | Acre( 068 %)

Value Estimate of Non-Realty ltems:

Value of Personal Property (local market basis) $

Value of Other Non-Realty Interests: $
Non-Realty items: $ $ 0 ! (0 %)
Leased Fee Value (Remaining Term of Encumbrance ) s $ 0 ! (0 %)
Leasehold Value =~ S $ 0 ! (_0 %)
Overall Value $ 710,000 3 6,701 | Acre( 100 %)
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UAAR® File# Primrose Hill/Enc PPR
Index # 20NY021.023 Database # 2162 Sale # L Tinproved Sale
Grantor Myers & Saulpaugh Sales Price 595,000 Property Type Crop Farm
Grantee Kukon Brothers Other Contrib. Primary Land Use Cropland
Deeded Acres 120.88 Net Sale Price 595,000 Zoning Ag/Res
Sale Date/DOM 10/01/20 4 $/Deeded Acre 4,922.24 SubZone
Prior Sale Date Financing FC Dev Rights Sold - Full
Prior CEV Price % Fin. Adj. Book/Page 913/2094
Analysis Code PCH CEV Price 595,000 Block Lot 170-1-49
Source Buyer SCA Unit Type Acres School District Red Hook
Motivation __Buyer Motivated Eff. Unit Size 120.88 Facility Type N/A
Highest & Best Use Agricultural SCA $/Unit 4,922.24 Number of Stalls N/A
Address US Rt 9 & Sparrow Bush Rd Muitiplier Unit Front Feet per Acre 66
City Livingston Multiplier No.

County Columbia Legal Access Road Frontage Market Area 10-MA2
State/Zip NY ¢/ 12541 Physical Access Paved Road Assoc/Branch 2810
Regicn/Area/Zone ! / View Mountains Tax ID/Recording

Location Livingston Utilities Typical Sec/Twp/Rge / /

Legal Description: Sellers are the Nancy Myers Trust, the John Myers Trust, Laurence Saulpaugh, and the estate of Linda
Saulpaugh. Buyer is Kukon Brothers Property, LLC.

Land-Mix Analysis
Land Use Ratics Acres $/Acre Unit Size Unit Type $/Unit Total Unit Value
Cropland A Y 92.00 Ac. 3,400.00 X$ =$ 312.800
Farmstead % 15.56  Ac. 3,400.00 X$ = 32.904
Cropland B % Ac. X8 =
Pasture % Ac. X8 =
Woodland % 1332 Ac. 1,823 X$ =% 24,280
Other % Ac. X8 =5
Recreational % Ac. X3 =
% Ac. X% =
% Ac. X$ =
% Ac. X3 =
Totals 120.88 Ac. 3,226.23 X § =% 389,984
CEV Price § 595,000 - Land Contribution $ 389.984  =Improvement Contribution $ 205,016
Income Analysis
Income Estimate Basis: m Cash [—[ Share [_l Owner/Operator
Income Source Unit Stabilized Total Production Cash/Share/Owner Income
[_] Aclual [_] Eslimaled Units Measure Yield Stabilized $/Unit | Gross Income Share % Income $
Improvements [_]lmprovaments Included in Land Rent /mo fyr

Stabilized Gross Income = §

Expense Items:

Expenses (cont.):

Expenses (cont.):

Real Estate Tax $ $
Insurance $ $ $
Maintenance $ $ $
Management  § $ $
Total Expenses / Stabilized G.1. = Expense Ratio % Total Expenses = $§
Net Income | CEV Price 595,000 = Cap Rate % Net Income = §
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UAAR® File # Primrose Hill/Enc PPR
Index # 20NY021.023 Database # 2162 Sale # 1
Improvement Analysis Replacement Cost
{tem: Impt. #1| Impt. #2| Impt. #3| Impt. #4| Impt. #5| Impt. #6| Impt. #7| lmpt. #8| Impt. #9|impt. #10
Type Shop |Pole Barn|Grain bin|Pole Barm|Mach Shed site imprvts
Size 3988 | 1,920 | 46,900 | 2,760 | 5,664 1
_ Unit SqFt | SqFt Bu. SqFt | SqFt
Utility A A A F G A
Condition A G A A A A
Age 25 10 8 16 20
Remaining Life 25 30 22 24 20
RCN/Unit 40.00 | 25.00 2.10 25.00 | 15.00 |15,000.00
RCN 159,520| 48.000 | 98.490 | 69.000 | 84.960 | 15.000
% Physical Depreciation 50 25 25 40 50
RCH Remainder After Phys Depr. 79.760 | 36,000 | 73,868 | 41,400 | 42,480 | 15.000
% Functional Obsolescence 25
RCH Rem. After Phys /Funct. Depr | 79.760 | 36,000 | 73.868 | 31,050 | 42.480 | 15,000
% External Obsolescence 25 25 25 35 35
Total Impt. Contribution 59,820 | 27.000 | 55401 | 20.183 | 27.612 | 15,000
Contribuiion $/Unit 15.00 | 14.06 1.18 7.31 4.88 |15.000.00

Physical Depreciation _ 39 % Functional Obsolescence__ 4 % External Obsolescence _ 26 % Total Depreciation _ 37 %
Total RCN $ 474,970 Total Improvement Contribution:§ 205,016 Improvement As % of Price 34 %

This is the former "Saulpangh Farm" which was purchased by Kukon Brothers. who had been renting the property for a
nimber of years. It includes 120.88 acres and is almost all of one tax parcel. There is about 1,000' of frontage on the north
side of US Route 9, and almost 7,000' of frontage on the west side of Sparrow Bush Road (paved, town maintained). The
frontage is uninterrupted, at grade and mostly open; internal access is excellent. About 92 acres are tillable, with the
cropland having almost all class II soils. The remaining land is woods, brush, ponds, and the building site. Topograply is
level to very gently rolling. Views are attractive, of the subject and surrounding land plus the Catskill Mountain to the
west. There is a narrow band of Federal INWT) wetlands in the woods on the west side of the property, but this is of minor
consequence. There are no flood zones or NYS DEC wetlands. Moderately to somewhat excessively drained solis (85% of
the subject, all class II) include Knickerbocker fine sandy loam, Scio silt loam, Elnora fine sandy loam and Collamer silt
loam. Somewhat to very poorly drained soils include Raynham very fine sandy loam, Canandaigua silt loam, Walpole
sandy loam and Niagara silt loam. All of the soils are deep. The class II soils are Prime Farmland and the Niagara soils are
Soils of Statewide Importance. These are above-average soils for this area.

The property is subject to a Columbia Land Conservancy conservation easement, sold by the prior owners for $605,000
just before this deed changed hands. Note that the sale contract specified that the purchase price was $1,200,000 less the
amount received from CLC. This was a private sale with no Realtor involved. The buyers were strongly motivated for this
purchase and it appears they paid a 20-25% premium as a result. They grow hundreds of acres of crops and this s now
their base of operations; they put up 2 large grain bins while renting the property. Significant easement terms are as
follows.

- There is a 15.56-acre Farmstead Complex, which encompasses the existing building site and a portion of the field directly
to the east. The remaiming acreage is the "Farm Area".

- There is a Preemptive Purchase Right, which limits future sales of the property fo its "Agricultural Use Value" unless the
buyer is a "Qualified Farmer for the purpose of continued agricultural use". Subdivision, mining and exfraction are
prohibited.

- Residences may be built in the Farmstead Complex to the extent allowed by zoning, but nowhere else. Outside of the
Farmstead Complex, the owner has the right to improve the property for agricultural purposes, with a maxinum of 2% of
the Farm Area having impervious surfaces. With consent from the easement holder, this can be increased to a maximam of
5%.

The buildings are all located in the southwest corner of the subject. This is a former gramn and potato farm. The SHOP
is in four sections, all in average condition with average utility. The main shop area measures 30x30x14 and is a steel
framed pole barn on a concrete slab, with a metal exterior. There is a 14x16 OH door, full insnlation and a suspended
forced air heater. Connected on the west side is a work area that includes an office area and full bath. West of this is a
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File# Primrose Hill’/Enc PPR

Comments Continued

smaller shop area. Both are of similar construction to the main section. This has a 16” wide OH door and
suspended hot air heater. On the west end of this complex is a 30x50 concrete block section. The south side
has 12’ ceilings, an 8x9 OH door, concrete floor and a vehicle lift. The north side has 5 horse stalls. Upstairs
there is an area that was used as an apartment in the past, plus hay storage. The concrete block section of
the complex is not included in the 3,988 square feet, as it has no contributory value.

The larger POLE BARN has a steel frame on a concrete slab with a metal exterior. It measures 40x48x12
with one OH door @ 14x12. There is full insulation and this has been used in the past for grain storage.
There are multiple steel GRAIN BINS: three @ 9,100 bushels, one @ 19,600 bushels, and four smaller bins
of various sizes. Total capacity of the 4 large bins is 46,900 bushels.

The other POLE Barn has a frame structure on a concrete slab. It has full insulation, board & batten
siding and metal roof. There are 2 OH doors, one @ 11" wide by 10' high and one @ 14' wide by 8' high.
Condition 15 average, utility is limited by the eave height. There 15 a loading dock attached on the west side.
The MACHINE SHEDS are attached to the pole bam described directly above. These are 2 connected
sections, 112x30x14 and 72x32x14. The former has a steel frame, metal exterior and concrete slab. It has 7
bays, plus a 16' wide cooler with rigid foam insulation. The smaller section is of wood pole frame
constniction on a slab, with a metal exterior. Both sections are open to the west. Utility is good overall, with
the larger section 1n better condition than the smaller. Note that these are attached to the storage barn but
are valued separately due to the distinct differences in construction and utility.

The main SITE IMPROVEMENTS include a truck scale and a grain dryer shed. The scale has a 50-ton
capacity and there is a small shed that houses the display equipment, ete. The deyer shed is 24x52x16, of
pole frame construction with a metal exterior. It is open to the east and partly to the west. Note that the grain
dryer itself is considered personal property and not valued here. Condition and utility are average tor both
units. Other site improvements include the grain leg, gravel diiveways & parking areas, one well, and
electrical service.
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UAAR® File # Primrose Hil/Enc PPR
Index # 1SNY021.034 Database # 2120 Sale # 2 Improved Sale
Grantor Breathe Deep Farm. LP  Sales Price 608,704 Property Type General
Grantee The Barn at Millers Crossing. LLC Other Conltrib. Primary Land Use Cropland
Deeded Acres . 69.01 Net Sale Price 238,304 Zoning Ag/Res
Sale Date/DOM 12/19/18 4 $/Deeded Acre 3,453.18 SubZone RA
Prior Sale Date Financing Dev Rights Sold - Full
Prior CEV Price % Fin. Adj. Book/Page 878/624
Analysis Code JSW CEV Price 238,304 Block Lot 121-1-39
Source Buyer, office files SCA Unit Type Acres School District
Motivation Typical Eff. Unit Size 69.01 Facility Type
Highest & Best Use Agricultural SCA $/Unit 3.453.18 Number of Stalls
Address Route 217 Multiplier Unit Front Feet
City Claverack Multiplier No.

County Columbia Legal Access Typical Market Area 10-MA2
State/Zip NY / 10953 Physical Access Good Assoc/Branch 2810
Region/Area/Zone / / View Average/Good Tax ID/Recording

Location Claverack Utilities On site Sec/Twp/Rge / !

Legal Description: - Development rights were granted to Columbia Land Conservancy simultaneously with the sale. with
funding provided by The State of New York, Scenic Hudson Land Trust, Inc. The easement includes a Preemptive Purchase
Right (PPR) which was funded by Equity Trust, Inc.

Land-Mix Analysis

Land Use Ratios Acres $/Acre Unit Size Unit Type $/Unit Total Unit Value
Cropland A % 45.00  Ac. 3.500.00 X8 =$ 157,500
Farmstead % 8.25 Ac. 3,500.00 X 8 =8 28.875
Cropland B % Ac. X$ =$
Cropland C % Ac. X$s =8
‘Woodland % 1576  Ac. 757 X8 =5 11,929

% Ac. X8 =%

% Ac. X $ =%

% Ac. X8 =%

% Ac. X$ =§

% Ac. X8 =%
Totals 69.01 Ac. 2,873.56 X $ =% 198.304

CEV Price § 238.304 - Land Contribution $ 198,304  =Improvement Contribution $ 40.000
Income Analysis
Income Estimate Basis: | | cash | | Share | | owner/Operator

Income Source Unit Stabilized Total Production Cash/Share/Owner Income
DAclual D Estimated Units Measure Yield Stabitized $/Unit | Gross Income Share % Income $

Improvements ﬁ Improvements Included in Land Rent

/mo fyr

Stabilized Gross Income = $

Expense items:

Expenses (cont.):

Expenses (cont.}:

Real Estate Tax $ $ $
Insurance $ $ $
Maintenance $ $ 8
Management $ $ 5
Total Expenses / Stabilized G.1. = Expense Ratio % Total Expenses = %
Net Income ! CEV Price 238,304 = Cap Rale % Net Income = §
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UAAR® File# Primrose HilVEnc PPR
Index # 18NY021.034 Database # 2120 Sale # 2
Improvement Analysis Replacement Cost

Item: Impt. #1| Impt. #2? Impt. #3| Impt. #4 | Impt. #5] Impt. #6] Impt. #7] Impt. #8 Impt. #9 | Impt. #10

Type House repant Hous_JwD_airv (TS)|Pole Barn| site imprvts

Size 2,600 600 6,800 | 5,200 1

_Unit SqFt | SqFt | SqFt | SqFt

Utility F F F F A

Condition P P F P A

Age 64 65 43 50

Remaining Life 11 7

RCN/Unit 110.00 | 100.00 | 30.00 | 10.00 [4.000.00

RCN 286,000| 60,000 | 204,000] 52.000 | 4.000

% Physical Depreciation 85 100 85 100

RCHN Remainder Alter Phys. Depr. 42,900 30,600 4,000

% Functional Obsolescence 15 40

RCH Rem After Phys /[Funcl. Depr. | 36,465 18,360 4,000

% External Qbsolescence 30 40

Total Impt. Contribution 25.000 11.000 4,000

Contribution $/Unit 9.62 1.62 4,000.00
Physical Depreciation _ 87 % Functional Obsolescence 24 % External Obsolescence 32 % Total Depreciation 93 %
Total RCN $ 606,000 Total Improvement Contribution:$ 40,000 Improvement As % of Price 17 %

- Sale of a portion of a former dairy farm located in the central part of the county. The seller was an agricultural
investment group. The buyer is a local organic farm operation looking to expand and have a retail farm market, The
Route 217 location is only moderately busy so some destination marketing would be beneficial.

- The net sale price above is the net amount paid by the buyer, after easement payments and other consideration to the
seller. The land and building allocations reflect the Preemptive Purchase Right (PPR) which is 20% off the easement
encumbered value of the property (land & buildings).

- 1f the farm was sold, the PPR requires it to be sold to a qualified farmer at agricultural value (land and buildings) with a
price restriction on the value of the home(s) as well. The primary purpose of the PPR is to ensure the continued ownership
of the Property by a party capable of maintaining productive agricultural use. The intent is to keep the property affordable
for continued farming. The Grantee shall have the right to exercise the PPR in the event that the Grantor proposes to sell
or otherwise transfer (a) the property or any part of the property, (b) any interest in the property or (¢) any interest in a
corporation, limited liability company, partnership, trust or other entity holding title to all or part of the property. Exempt
conveyances include specified family transfers. a transfer to a Qualified Farmer for the purpose of continued agricultural
use, or to a lender as a result of a collection action for indebtedness of the property owner being in default. Other terms of
the easement include no subdivision or mining permitted and a single Farmstead Complex.

- Approximately 50 acres are in cropland, some of which is included in the Farmstead Complex, a designated site under
the easement. The cropland is of good quality with the primary solls classified as Prime Farmland with Occum loam
(0-3% slopes. Class I) and Knickerbocker fine sandy loam (3-8% slopes, Class IT). The Occum loam is in the Claverack
Creek 100-year flood zone but reportedly the flood hazard is slight. The creek provides irrigation water. The Occum soil
is one of the best farmland soils in the county. The wooded & brushy land along and adjacent to the Claverack Creck has
poorly drained Fluvaquents-Udifluvents soils (Class V). Topography is level to gently sloping with a general slope down
{rom the road to the Claverack Creek.

- The buildings were in fair to poor condition at the time of sale. They included the main residence, a tenant house, a
dairy barn complex and a number of outbuildings. The tenant house and dairy barn were substantiaily improved by the
buyers while the property was under option. Some of the updates were taken into consideration in the amount paid for the
PPR.
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UAAR® File# Primrose Hill/Enc PPR
Index # 20NY021.028 Database # 24 Sale # 3 Improved Sale
Grantor Artemis Farms LLC Sales Price 245,000 Property Type Crop Farm
Grantee EZFarmNL LLC Other Contrib. Primary Land Use Cropland
Deedsd Acres 120.15 Net Sale Price 245,000 Zoning Ag/Res
Sale Date/DOM 12/10/20 | $/Deeded Acre 2,039.12 SubZone
Prior Sale Date Finanging Other Dev Rights Sold - Full
Prior CEV Price % Fin, Adj. Book/Page 920/516
Analysis Code PCH CEV Price 245,000 Block Lot 19-71.11,71.12, 80
Source Attorney SCA Unit Type Acres School District New Lebanon
Motivation Typical Eff. Unit Size 120.15 Facility Type N/A
Highest & Best Use Agricultural SCA $/Unit 2,039.12 Number of Stalls N/A
Address Cemetery Road Muttiplier Unit Front Feel per Acre 8
City New Lebanon Multiplier No.

County Columbia Legal Access Road Frontage Market Area 10-MA2
State/Zip NY /12125 Physical Access Paved Road Assoc/Branch 2810
Region/ArealZone / / View Mountains Tax ID/Recording
Location New [ ebanon Utilities Typical Sec/Twp/Rge / !
Legal Description:
Land-Mix Analysis
Land Use Ratios Acres $/Acre Unil Size Unit Type $/Unit Total Unit Value
Cropland A % 09.00  Ac. 2,500.00 X8 =$ 172,500
Farmstead % 9.00  Ac. 2,500.00 X 8§ =$ 22.500
Cropland B % Ac. X$ =%
Pasture % Ac. X$ =$
Woodland Yy 42.15 Ac. 776 X 8 =$§ 32,712
Other % Ac. X § =%
Recreational % Ac. X § =%
% Ac. X $ =$
% Ac. X § =3
% Ac. X$ =%
Totals 120.15  Ac. 1,895.20 X $ =$ 227,712
CEV Price § 245,000 - Land Contribution $ 227,712 =Improvement Contribution § 17,288

Income Analysis

Income Estimate Basis: [_[ Cash l_] Share [_| Owner/Operator
income Source Unit Stabilized Total Production Cash/Share/Owner Income
[ lActual [ |Estimated|  Units Measure Yield _|Stabilized $/Unit | Gross Income | Share % Income $

improvements | | Improvements Included in Land Rent

/mo

Iyr

Stabilized Gross Income = $

Expense ltems: Expenses (cont.}):

Expenses {cont.}:

Real Estate Tax $ 3 $
Insurance $ % $
Maintenance $ $ 3
Management $ $ $
Total Expenses / Stabilized G.I. = Expense Ratio % Tota! Expenses = §
Net Income | CEV Price 245,000 = Cap Rale % Net Income = §
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UAAR® File # Primrose Hill’Enc PPR
Index # 20NY021.028 Database # 24 Sale # 3
Improvement Analysis Replacement Cost

Item: Impt. #1| Impt. #2| Impt. #3| impt. #4| Impt. #5| Impt. #6| Impt. #7| Impt. #8| Impt. #9|Impt. #10

Type Cabin |Mach Shed Site imprts

Size 288 1,536 1

Unit SqFt | SqFt

Utility A A A

Condition G F A

Age 10 20

Remaining Life 40 20

RCN/Unit 40.00 | 10.00 |5.000.00

RCN 11,520 | 15360 | 5.000

% Physical Depreciation 20 50

RCH Remainder Afler Phys. Depr. 9,216 7,680 5,000

% Functional Obsolescence

RCM Rem. After Phys /Funct. Depr. | 9.216 | 7.680 | 5.000

% External Obsolescence 50

Total Impt. Contribution 4.608 | 7,680 | 5,000

Contribution $/Unit 16.00 | 5.00 |5.000.00
Physical Depreciation _ 31 % Functional Obsolescence % External Obsolescence 21 % Total Depreciation 45 %
TotalRCN $ 31,880 Total Improvement Contribution:$ 17,288 Improvement As % of Price 7 %

This is a livestock farm that includes 120.15 acres in three tax parcels. There is long frontage on the north side of Cemetery
Road (paved, town maintained), and much shorter frontage on the north side The frontage is mostly at grade and open;
internal access is average overall. About 69 acres are tillable, most of which is being pastured or lying fallow. The
remaining land is woods, brush, and the building site. Topography is a steady slope down from north to south. Views are
attractive, of the subject and surrounding lands. There is an area of Federal (NW1) wetlands and a much smaller area of
NYS DEC wetlands on the east side of the property, but no flood zones. 92% of the soils are moderately to somewhat
excessively drained and include Stockbridge (class II), Pittstown (II, I & [V), Macomber-Taconic (TV), Blasdell (II),
Manlius (I}, and Nassau (VI & VII). Poorly drained soils include Limerick (IV) and Punsit (IfI). These are above average
quality overall.

Buildings on the subject are modest and include a small cabin (which the seller was living in} and a machinery shed that
is apen to the south and used as a livestock run-in. Site improvements include another small building on the farmstead and
fencing (including page wire deer fencing around a few acres on the east side).

The property 1s subject to a Columbia Land Conservancy conservation easement. Significant easement terms are as
follows.

- There is a split Farmstead Complex; 5.53 acres encompass the existing building site and another 3.47 acres are on the
north side of the road.

- There is a Preemptive Purchase Right, which lints future sales of the property to its "Agricultural Use Value" unless the
buyer is a "Qualified Fariner for the purpose of continued agricultural use". Subdivision, mining and extraction are
prohibited.

- Residences and Ag Structures may be built in the Farmstead Complex. Buildings in the Farm Area require consent from
CLC.

As per the seller's attorney, the property was not listed for sale and the buyer knew the seller before the sale. He did not
feel their knowing each other impacted the purchase price. It's possible that the lack of market exposure did have an effect,
as the price 15 a bit on the low side.
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ABOVE: Sale 3 - Aerial Photo

BELOW:Sale 4 - Aerial Photo
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UAAR® File # Primrose Hill/Enc PPR
Index # 19NY111.005 Database # 1 Sale # - Tiproved Sale
Grantor William Topp Estate Sales Price 311,640 Property Type Dairy
Grantee M. & P. Southway Other Contrib. Primary Land Use Cropland
Deeded Acres 195.88 Net Sale Price 311.640 Zoning Ag/Res
Sale Date/DOM 03/22/19 ; $/Deeded Acre 1,590.97 SubZone RA
Prior Sale Date Financing Conv Dev Rights Sold - Full
Prior CEV Price % Fin. Adj. Book/Page 14544/1323
Analysis Code PVM CEV Price 311.640 Block Lot 6-1-16.11
Source Buyer, other SCA Unit Type Acres Facility Type
Motivation Typical Eff. Unit Size 195.88 Capacity
Highest & Best Use Agricultural SCA $/Unit 1,590.97
Address Shoddy Hollow Road  Multiplier Unit
City Mount Hope Multiplier No.

County Orange Legal Access Typical Market Area 02-01
State/Zip NY 7 10953 Physical Access Good - town road  Assoc/Branch 2811
ReglonfArea/Zone / / View Average Tax ID/Recording

Location Mount Hope Utilities Oa site Sec/Twp/Rge / /

Legal Description: - Development rights were granted to Orange County Land Trust simultaneously with the sale, with
funding provided by The State of New York, Scenic Hudson Land Trusl, Inc, and Equity Trust, Inc.
- The easement includes a Preemptive Purchase Right (PPR) and a Covenant to Farm restriction.

Land-Mix Analysis
Land Use Ratios Acres $/Acre Unit Size Unit Type $/Unit Total Unit Value
Cropland A % Ac. X8 =8
Farmstead % 8.40 Ac. 2,000.00 X$ =% 16,800
Cropland B % 42.00  Ac. 2.000.00 X $ =% 84.000
Cropland C % 38.00  Ac. 1.000.00 X $ =5 38.000
Woodland % 10748 Ac. 399 XS =3 42,840
Other % Ac. X8 =%
Recreational % Ac. X3 =8
% Ac. X$ =5
% Ac. X8 =%
% Ac. X % =5
Totals 195.88  Ac. 92730 X § =$ 181,640
CEV Price § 311.640 - Land Contribution $ 181,640 = Improvement Contribution $ 130,000

Income Analysis

Income Estimale Basis: [T cash [ ] share | | OwnerfOperalor
tncome Source Unit Stabilized Total Production Cash/Share/Owner Income
[Actual [ |Estimated|  Units Measure Yield | Stabilized $/Unit | Gross Income | Share % lncome §

Improvements ﬁ Improvements Included in Land Rent /mo fyr

Stabilized Gross Income = §

Expense Items:

Expenses (cant.):

Expenses {cont.):

Real Estate Tax § 3 $
Insurance 3 $ )
Maintenance $ $ 3
Management 3 $ $
Total Expenses / Stabilized G.I. = Expense Ratic % Total Expenses = $
Nel Income ! CEV Price 311,640 = Cap Rale % Net Income = §
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UAAR® File # Primrose Hill/Enc PPR
index # 19NY111.005 Database # 1 Sale # 4
Improvement Analysis Replacement Cost

liem: Impl. #1| Impt. #2| impt. #3| Impt. #4| Impt. #5| tmpt. #6| Impt. #7| Impt. #8| Impt. #9|Impt. #10

Tvpe House |Dairy (Ts)| Garage [Mach Shed Site imgrvs

Size 4429 | 2,842 676 1,296 1
Unit SqFt | SqFt | SqFt | SqFt

Utility A F F F A

Condition A F F F A

Age 29 49 25 38

Remaining Life 46 16 25 12

RCN/Unit 120.00 | 30.00 | 25.00 | 20.00 |3,000.00

RCN 531.480| 85.260 | 16.900 | 25.920 | 3.000

% Physical Depreciation 38 75 50 75
RCN Remawnder After Phys. Depr. | 329,518 21,315 | 8.450 | 6.480 | 3,000

% Functional Obsolescence 30

RCH Rem. After Phys./Funct. Depr. | 329,518 | 21,315 | 8,450 | 4,536 | 3.000

% External Obsolescence 63 65 65 65

Total Impt. Contribution 115,000 7.500 | 3.000 | 1.500 | 3.000

Contribution $/Unit 2597 | 2.64 4.44 1.16 |3.000.00

Physical Depreciation 44 % Functional Obsolescence 1 % External Obsolescence 65 % Total Depreciation 81 %
TotalRCN § 662,560 Total Improvement Contribution:$ 130,000 improvement As % of Price 42 %

- Sale of a former dairy farm located in a rural/suburban area west of Middletown. The property was under purchase
considerations when the owner (William Topp) passed away. He had the property appraised several years prior to his
passing and the family agreed to go ahead with the purchase at that amount, which was well below the unrestricted
appraised value developed for the PDR. The unrestricted value was reduced by the conservation easement with NYS &
Scenic Hudson, and PPR & Covenant to Farm restrictions with Equity Trust (total of $567,360). The net price paid was as
shown above with the allocations discounted for both for land and buildings based on the PPR and Covenant to Farin
restrictions. Conditions of sale would warrant at least a +20% adjustment.

- The PPR and Covenant to Farm are quite restrictive, requiring the farm to be contimuously used for productive
agricultural use with anmual agricultural income thresholds. If the farm was sold, the PPR requires it to be sold to a
qualified farmer at agricultural value (land and buildings) with a price restriction on the value of the home(s) as well. The
intent is to keep the property affordable for continued farming. The PPR and Covenant to Farm restrictions significantly
lower the value for this purpose. Other terms of the easement include no subdivision or mining permitted and the single
(split by road) Farmstead Complex permiits 2 residential dwellings not to exceed a combined 3,200 SqFt of footprint area.

- The land is a mix of tillable cropland, pasture or meadow, woods, brush, ponds, wetlands and a farmstead along both
sides of Shoddy Hollow Road. The open land in fields is approximately 42 acres and the pasture/meadow land is
approxumately 38 acres. Topography is rolling throughout, typical of the area. The rolling nature includes low areas with
ponds or wetlands and upland ridges, primarily in woodland. The west side of the property borders a large wetlands area
(Federal & NYS DEC wetlands). The best quality soils include well-drained Bath-Nassau channery silt loam (Class 1I-I11),
excessively and somewhat excessively drained Otisville & Hoosic gravelly sandy ldams (Class III), and moderately well
drained Scio silt loam (Class IT). There is also some poorly drained Raynham silt loam (Class III), most of which is in
pasture or meadow. The ponds, depressions and weflands include poorly drained Canandaigua, Catden muck,
Natchaug-Wawayanda, and Wayland soils.

- The dwelling is a nice ¢.1920 old-style farmhiouse (10/5/3). The kitchen was renovated roughly 10 years ago. The house
has hard-wired fire alarms, a 1 gigabit Ethernet with jacks in every room for computers and entertainment, an oil-fired,
glycol heating system, with a hot air heating exchanger and central A/C.

- The dairy barn is a typical older woodframe barn with overhead hay storage. It has a mix of wood and asphalt shingle
siding. Being directly alongside the road lessens its utility and appeal. Other outbuildings include a 2-car garage located
acress tlie road from the home, a utility barn, and several sheds of nominal value.
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3)

4)

)

6)
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ASSUMPTIONS AND LIMITING CONDITIONS

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

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

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

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

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

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

The information furnished by others is believed to be reliable but its accuracy is not warranted.
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11)

12)

13)

14)

15)

ASSUMPTIONS AND LIMITING CONDITIONS...Cont’d.

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

This appraisal should not be considered a report on the physical items that are a part of this
property. Although the appraisal may contain information about the physical items being
appraised (including their adequacy and/or condition), it should be clearly understood that this
information is only to be used as a general guide for property valuation and not as a complete
or detailed physical report. The appraisers are not construction, engineering, environmental, or
legal experts, and any statement given on these matters in this report should be considered in
that context.

Observed condition of the foundation, roof, exterior walls, interior walls, floors, heating
system, plumbing, insulation, electrical service, and all mechanicals and construction is based
on a reasonable inspection unless otherwise stated. However, we are not licensed building
inspectors. The structures and mechanicals were not checked for building code violations, and
it is assumed that all buildings meet applicable building codes unless so stated in the report.

Some items such as conditions behind walls, above ceilings, behind locked doors, or under the
ground are not readily apparent nor easily accessible and therefore were not inspected. The
existence of insulation, if any is mentioned, was found by conversation with others and/or
circumstantial evidence. Since it is not exposed to view, the accuracy of any statements about
insulation cannot be guaranteed.

It is assumed that there are no hidden or unapparent conditions of the property, subsoil, or
structures that would render it more or less valuable unless so stated. No responsibility is
assumed for such conditions, or for the engineering that may be required to discover such
factors. Since no engineering or percolation tests were made by the appraiser, no liability is
assumed for soil conditions. Sub-surface rights (mineral and oil) other than those typically
associated with properties in this area were not considered in making this appraisal unless so
stated.

Portions of the United States are considered to be located within a designated earthquake
hazard zone. Such classification, if present in subject case, may be shared by the comparables
considered in this appraisal, and would be reflected in any impact on value.

Wells and septic systems, if any, are assumed to be in good working condition and of
sufficient size and capacity for the stated highest and best use unless otherwise stated.

It is assumed that the utilization of the land and improvements is within the boundaries or
property lines of the property described and that there is no encroachment or trespass unless
otherwise stated in this report.
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16)

17)

18)

19)

20)

ASSUMPTIONS AND LIMITING CONDITIONS...Cont’d.

We are not environmental experts, and we do not have the expertise necessary to determine the
existence of environmental hazards including but not limited to mechanical equipment or
structures, or presence of chemical or toxic substances, urea-formaldehyde foam insulation,
toxic or hazardous waste, asbestos or hazardous building materials, polychlorinated biphenyls,
petroleum leakage, fire-retardant-treated substances (FRT), lead-contaminated plumbing, soil
and subsoil contamination, groundwater contamination, agricultural chemicals, electro-
magnetic fields (EMFs), radon or other indoor air contamination which may or may not be
present on the property, or other environmental hazards or conditions on the subject or
surrounding properties. None were called to our attention nor did we become aware of such
during the inspection unless so stated. The appraiser has no knowledge of the existence of
such materials on or in the property unless otherwise stated. Non-disclosure should not be
taken as an indication that such a problem does not exist, however. The appraiser, however, is
not qualified to test such substances or conditions. Based on visual inspection, there appear to
be no conditions, including but not limited to the above-referenced items, which would render
the property more or less valuable, except as noted. The client is urged to retain an expert in
that field, if certainty is desired.

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

The appraiser is not qualified to judge whether the property complies with laws such as the
Americans With Disabilities Act of 1990, Clean Air Act of 1990, Clean Water Act,
Endangered Species Act, etc. or any subsequent revisions to any of these laws. Employee
health and safety concerns as per the Occupational Safety & Health Administration (OSHA)
and other agencies are also assumed to be in compliance with current regulations and standards
unless specifically addressed in this report. Such categories can consist of operational
procedures, storage of hazardous materials, building/property safety or protection devices,
safeguards for utility entrances and distribution areas, anti-smoking legislation, etc.

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

The value estimated is predicated on the assumption that there is no such condition on or in the
property or in such proximity thereto that would cause a loss in value unless otherwise stated.
No responsibility is assumed for any such conditions, nor for any expertise or engineering
knowledge required to discover them. The client is urged to retain an expert in that field, if
certainty is desired.
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ASSUMPTIONS AND LIMITING CONDITIONS...Cont’d.

The comparable sales and other market data relied upon in the appraisal are believed to be
from reliable sources. Though all the comparables were examined, it was not possible to
inspect them all in detail. The value conclusions are subject to the accuracy of said data.

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

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

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

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

Personal property has not been included in this report unless otherwise stated.

Disclosure of the contents of this report is governed by the Bylaws and Regulations of the
American Society of Farm Manager’s and Rural Appraisers and other professional
organizations to which the appraiser belongs as a member. Neither all nor any part of the
contents of this report (especially any conclusions as to value, the identity of the appraiser or
the firm with which he is connected, or any reference to the American Society of Farm
Manager’s and Rural Appraisers or the ARA designation or other professional appraisal
organizations and their respective designations) shall be disseminated to the public through
advertising, public relations, news, sales, or other media without the prior written consent and
approval of the author(s).

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

The “after easement” value assumes that a conservation easement is in place, with terms and
conditions as described earlier. This is a HYPOTHETICAL CONDITION of the appraisal,
which is defined as: a condition, directly related to a specific assignment, which is contrary to
what is known by the appraiser to exist on the effective date of the assignment results, but is
used for the purpose of analysis. Reliance on this condition may have affected the assignment
results.
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The Client and Intended User(s) are advised that the assignment was completed during a
period of economic uncertainty related to unfolding events surrounding the COVID-19
(Coronavirus) global pandemic. The appraiser has made an effort to obtain the best available
and most timely data. This analysis and conclusions contained here are based upon this data
and the assumptions outlined, as of the effective date of the assignment.
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QUALIFICATIONS OF APPRAISER

Paul Herrington
¢/o Farm Credit East, ACA
190 State Route 9H
Hudson, NY 12534
518-851-3313

EMPLOYMENT: Appraiser with Farm Credit East, ACA since 1/2010 and with First Pioneer Farm
Credit, ACA from 7/2005 to 12/2009. Primary geographic area is the Lower to Mid-Hudson Valley
Region of New York, Litchfield County, CT and Berkshire County, MA. Previously employed as a loan
officer with First Pioneer Farm Credit, ACA and Hudson Valley Farm Credit, ACA from 9/1986 through
6/2005.

EXPERIENCE WITH:

- Agricultural real estate appraisals, including dairy, crop, orchard, horse, beef, vegetable, research, part
time and estate farms.

- Appraisals of properties that are encumbered by conservation easements.

- Personal property appraisals, including livestock, machinery, and vehicles.

- Commercial property appraisals, including open land, large greenhouse operations, florist shops, farm
supply stores, multi-unit apartments, single-tenant office buildings, multi-unit warehouse parcels,
hardware stores, factories, fertilizer plants and multi-use parcels.

- Residential appraisals, including single- and multi-family homes.

PROFESSIONAL DESIGNATIONS/AFFILIATIONS:

In 2011 I received the Accredited Rural Appraiser (ARA) designation, which is awarded by the American
Society of Farm Managers and Rural Appraisers to those members who have years of experience, are
technically trained, have passed a rigid examination and subscribe to a high code of ethics. 1 currently
serve on the Board of Directors and as President for the Northeast Chapter of the ASFMRA.

- Certified as a General Real Estate Appraiser in New York effective 9/08; certificate # 46000049250

- Certified as a General Real Estate Appraiser in Massachusetts effective 12/08; license # 103145

- Certified as a General Real Estate Appraiser in Connecticut effective 2/09; license # RCG.0001228

CLIENTS: Primary responsibility is credit appraisals for Farm Credit borrowers. Appraisals have also
been performed on a fee basis for the following clients.

- USDA Farm Service Agency (various locations) - Syngenta Crop Protection

- Berkshire Natural Resources Council - NY Central Mutual Insurance
- Woodhull Institute for Ethical Leadership, Inc. - FundEx Asset Management

- Empire Livestock Marketing, LLC - Open Space Institute

- U.S. Fish and Wildlife Service - Stockbridge Land Trust

- CGB Agri Financial Services, Inc. - Hollingsworth & Vose, Inc.
- American Ag Finance - UBS Trust Company

- PDS Services - Dutchess Land Conservancy
- FarmPlus Financial - Salisbury Bank

- Behold! New Lebanon - Mahopac Bank

- Cornell University - Community Bank

- Town of Stanford ~ Scenic Hudson

- Weantinoge Heritage Land Trust, Inc. - Columbia Land Conservancy
- Town of Warwick - CT Department of Agriculture

- Farmland Renewal, LLC
- Numerous individuals or entities for purposes such as estate planning, estate settlement, gifting,
purchase evaluation, tax appeals, entity formation or dissolution, and sale price establishment.
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EDUCATION:
- Current with continuing education requirements:
ASFMRA Ethics Update course taken 1/2023

QUALIFICATIONS OF APPRAISER...Cont’d.

CT Appraisal Law Update w/Supervisory/Provisional Appraiser Education course taken 2/2022

2022-2023 USPAP update course taken 3/2022

- American Society of Farm Managers and Rural Appraisers (ASFMRA) Courses & Seminars
Timberland Valuation for Foresters and Rural Appraisers, 2022
National Best Practices for Rural Property Appraisal, 2022
Appraising Rural Residential Properties, 2021
Appraising Agricultural Land in Transition, 2021
Property Rights Seminar, 2020
Introduction to Cannabis Operations and Valuation, 2020
Valuing Rural America Seminar, 2019
Appraising Natural Resources Seminar, 2019
Appraising Ag Facilities: Poultry Seminar and Life Cycle Tour, 2018
Cost Approach Applications, 2018
The Valuation of Intangible and Non-Financial Assets, 2017
Highest and Best Use Seminar, 2017

Valuation of Donated Real Estate, including Conservation Easements - 2016 IRS Seminar, 2016

Best Practices for Rural Property Appraisal, 2016

Requirements of the UASFLA ‘Yellow Book’, 2015

Introduction to the Valuation of Permanent Plantings, 2015

Going Concern Value and Intangible Assets Seminar, 2015

Valuation of Conservation Easements and Other Partial Interests in Real Estate, 2014
Introduction to Commercial Greenhouse Appraising, 2014

Income Approach Applications Seminar, 2014

Using Excel in Specific Appraisal Applications, 2013

[ntroduction to Vineyard and Winery Valuation, 2013

Current Environmental Issues Affecting Real Property Appraisal, 2012

The Impact of Environmental Regulation & Green Technology on Real Property Valuation, 2012

Large Dairy Appraisal Seminar, 2011
Advanced Rural Case Studies, 2010
Advanced Approaches to Value for Rural Appraisal, 2008
ASFMRA Code of Ethics, 2007
Eminent Domain, 2006
Highest and Best Use, 2006
Principles of Rural Appraisal, 2006
Fundamentals of Appraisal, 1989
- Appraisal Institute Courses
Real Estate Finance, Statistics and Valuation Modeling, 2009
General Appraiser Report Writing and Case Studies, 2009
Basic Appraisal Principles, 2008
Basic Appraisal Procedures, 2008
Advanced Income Capitalization, 2007
Basic Income Capitalization, 2006
- Manfred Real Estate Learning Center Courses
Applied Income Property Valuation, 2007
Uniform Standards of Professional Appraisal Practice, 2006
Valuation Principals and Procedures, 2005
Fair Housing, Fair Lending and Environmental Issues, 2005
Bachelor of Science Degree in Animal Science with Honors and Distinction, Cornell University
College of Agriculture and Life Sciences, [thaca, New York, June 1981
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CERTIFICATE OF ACHIEVEMENT
Paul Herrington, ARA

Fan Crodd East, ACA 140 Siate Route 91
Hudson, HY 12534
85N STATE UCENSE NO, 3

Iﬁguccessfully complefed and passed
Valuation of Conservation Easements and
Other Partial Interests in Real Estate
Denver, CO
05/19/2014 — 05/21/2014

Student attonded all instructional pr tati andp f ination
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Course Hours: 22 i ol -)
Examination Hours: 2 Brian Stockman
Execuliva Vice President
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CERTIFICATE OF ATTENDANCE

Paul Herrington, ARA

Farrn Credil Eas1. ACA Farm Cradil East, ACA 190 Siata Route 8H
Hudson, NY 12534
SEN ., STATE LICENSE NO -

has attended -
Valuation of Donated Real Estate, including
Conservation Easements 2016 IRS Seminar

State College, PA
05/19/2016 — 05/19/2016

Student attended all instructional presentations

%r’;
Course Hours: 8 07 s "__%J/nr-\

This coutss s vad by the Pennsyivania Apprmisal Board Brian Slockman
Execulive Vice Presidant

6/7/2016

t‘\‘ The American Society of Farm Managers and Rural Appraisers, Inc.
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Deed of Conservation Easement

THIS CONSERVATION EASEMENT ("Easement") is granted this day of

20, by PRIMROSE HILI. FARM, LLC, a Limited Liability Company with a
business address at 3778 Broadway Drive, Cincinnati, OH, 45208 (the “Grantor”’) to DUTCHESS
LAND CONSERVANCY, INC., a New York not-for-profit corporation having an office at 4289
Route 82, Millbrook, New York, 12545 and a mailing address of Post Office Box 138, Millbrook, New
York, 12545 (the “Grantee™).

WHEREAS:

A. Grantor is the Owner of certain real property (the “Property”) consisting of approximately
108.7 acres, in one (1) tax map parcel located on Fiddlers Bridge Road, Rhynders Road and
Seelbach Lane in the Town of Clinton, Dutchess County, New York, more fully described in
the legal survey description of the property (“Exhibit A”) and shown on the Easement Map
(“Exhibit B”), both attached hereto and as depicted on a survey map titled ,
prepared by , Licensed Land Surveyor, dated and last revised on

, and filed in the Dutchess County Clerk’s Office on as Filed Map No.
, and attached hereto as “Exhibit C”.

B. Grantee is a New York not-for-profit conservation organization within the meaning of Article
49, Title 3 of the Environmental Conservation Law of the State of New York (together with
any successor statute, the “ECL”), is organized for, among other purposes, conserving real
property, is a tax exempt and qualified organization within the meaning of Sections 501(c)(3),
509(a) and 170(b)(1)(A)(vi) of the Internal Revenue Code (the “Code™), and is a “qualified
organization” to accept, purchase, and hold conservation easements under Section 170(h) of
the Code and Treasury Regulation Section 1.170A-14(c).

C. The Property meets the criteria for acceptance of easements of the Grantee and is in close
proximity to other private land which is already permanently protected by the Grantee.

D. Article 14, Section 4 of the New York State Constitution states: “The policy of this state shall
be to conserve and protect its natural resources and scenic beauty and encourage the
development and improvement of its agricultural lands for the production of food and other
agricultural products;”

E, Section 49-0301 of the ECL states: “The legislature hereby finds and declares that in order to
implement the state policy of conserving, preserving and protecting its environmental assets
and natural and man-made resources, the preservation of open spaces, the preservation,
development and improvement of agricultural and forest lands, ..., is fundamental to the
maintenance, enhancement and improvement of...balanced economic growth and the quality
of life in all areas of the state;”

F; Article 25-AAA, Section 321 of the AML states: “It is hereby found and declared that
agricultural lands are irreplaceable state assets. In an effort to maintain the economic viability,
and environmental and landscape preservation values associated with agriculture,” the
Commissioner is authorized to administer programs to assist counties in developing
agricultural and farmland protection plans and to assist both county and municipal
governments in the implementation of such plans. The Commissioner gives priority to
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projects that will preserve viable agricultural land, are located in areas facing significant
development pressure and serve as a buffer for a significant natural public resource containing
important ecosystem or habitat characteristics.

The Property is actively farmed and is located in the Hudson Valley. The 2016 New York
State Open Space Conservation Plan prepared by the Department of Environmental
Conservation, the Office of Parks, Recreation and Historic Preservation, and the Department
of State (the “NYS OS Plan”) identifies farmland in the Hudson Valley as a “vital component
of the New York City/Hudson Valley “Foodshed™” due to its potential to provide fresh local
foods and “bolster food security of the New York City metropolitan region and the Hudson
Valley”. The NYS OS Plan refers to priority farmland clusters of important agricultural areas
as shown in the Dutchess County Agricultural and Farmland Protection Plan adopted by
Dutchess County in 2015. The Property is located within these priority areas.

The Property is located in an area identified as the Hudson River Estuary Area of Biological
Concern in Wildlife and Habitat Conservation Framework: An Approach for Conserving
Biodiversity in the Hudson River Estuary Corridor, (the “Conservation Framework”) produced
in 2006 by New York Cooperative Fish and Wildlife Research Unit at Cornell University, and
New York State Department of Environmental Conservation, Hudson River Estuary Program.
Located within the Hudson River Valley, the Hudson River Estuary Area is an area of high
biological and geological diversity, and is significant within the context of biodiversity in New
York State and the New England and Mid-Atlantic portions of the United States. The Hudson
River Estuary Area faces conservation threats such as habitat loss and fragmentation, and the
Conservation Framework recommends protecting large, contiguous, unaltered tracts of land,
including preservation of farmland using conservation easements as means to protect the
biodiversity of the Hudson River Estuary Area.

The Comprehensive Wildlife Conservation Strategy Plan (“the CWCS Plan”) prepared by New
York State Department of Environmental Conservation identifies the area in which the
Property is located as the Upper Hudson Basin, an ecologically vital area with high plant and
wildlife diversity across a landscape that includes wetland habitats. The CWCS Plan identifies
wetlands as critical habitats for New York State’s Species of Greatest Conservation Need
(SGCN) and breaks the State into six distinct regions. The Property is located in the Hudson
Valley region and is mostly wooded with a large, wooded wetland on its eastern border. The
CWCS Plan describes wetland complexes in the lower Hudson Valley as “a hot spot for
amphibian and reptile biodiversity in New York State”. The Property is located on the edge of
the East Park/Hyde Park Wetland Complex, one of four major wetland complexes in Dutchess
County that provide important habitat for these diverse species. The New York Natural
Heritage Program (NYNHP) has identified endangered species in the wetland on the Property.
The CWCS Plan also identifies the top prominent hazard in the Hudson Valley as being habitat
loss and fragmentation and encourages the use of easements as a land protection mechanism.

The Property is located within Dutchess County, which adopted an Agricultural and Farmland
Protection Plan in March 2015. The Plan recommends that Dutchess County and its partners
“Continue to purchase the development rights on key farm properties — through multiple
funding partners including federal, state, and local government, and local land trusts.” and also
recommends identifying “opportunities to create and/or build upon existing core areas of
preserved farmland in each of the County’s farming communities.” The Plan also emphasizes
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the strong farmland conversion pressure that exists in Dutchess County, which can result in “a
loss of farm production, open space, and loss of agricultural jobs...” The Property is located
within an Agricultural Priority Area in the Plan and the priority areas containing farmland are
identified as being important for preservation.

The Dutchess County Legislature, in the County Master Plan, Directions, adopted by the
Dutchess County Legislature in 1988, has identified the area in which the Property is located
as an area in which agricultural lands and steep slopes should be preserved. Directions
emphasizes the preservation of prime agricultural soils, steep slopes and wetlands and
encourages open space land uses and the protection of scenic resources. Policy 4.4 supports
efforts to maintain the vitality, and increase the diversity of agricultural enterprises in the
county. Policy 4.5 supports local land use management techniques that serve to protect
agricultural lands, especially within the agricultural districts. Policy 5.14 advocates the
protection of wetlands and their buffers from development activities. Policy 5.16 supports
measures to preserve the county’s prime and important agricultural soils. Policy 5.19
advocates the preservation of steep slopes and ridgelines. Policy 5.20 advocates the
preservation of the county’s scenic resources and significant natural areas. Policy 5.22
encourages the use of forest management practices that are compatible with forest
conservation and enhancement. Policy 5.23 encourages the protection and recognition of
uncommon or especially-sensitive forest resources, such as hemlock groves, forests with
particularly large trees, beech woods, and the woodland buffers around water bodies, wetlands
and roadways. Policy 5.24 encourages the preservation of woodland “greenbelt” corridors
through communities, especially along streams, floodplains, wetlands, and other sensitive
areas, to provide recreational space, wildlife habitat, natural buffers and aquifer protection.
Policy 7.11 encourages the provision of open space areas and greenbelt corridors as a
fundamental land use that is carefully planned as part of the land use pattern. Policy 7.13
discourages the subdivision of prime and important agricultural soils and large forested tracts
into lots which preclude the future use for agriculture and forestry. Policy 11.3 encourages the
use of innovative development techniques, such as planned unit development, conservation
easement and cluster subdivision, to provide recreational areas and facilities at minimal public
cost. Policy 11.18 encourages the maintenance of open space as a technique for preserving
unique ecological features, such as floodplains, wetlands, steep slopes and major aquifers.
Directions recommends low density development to prevent degradation of the area's rural,
natural and scenic characteristics through subdivision and development; Policy 11.21 supports
the use of conservation easements to preserve open space in rural areas.

The Property is located within Dutchess County’s Agricultural District #20, created pursuant
to Article 25-AA of the New York State Agriculture and Markets Law (the “AML”). Section
300 states: “It is hereby found and declared that many of the agricultural lands in New York
State are in jeopardy of being lost for any agricultural purposes. When nonagricultural
development extends into farm areas, competition for limited resources results. ... Itis,
therefore, the declared policy of the state to conserve, protect and encourage the development
and improvement of its agricultural land for production of food and other agricultural
products. ... Itis the purpose of this article to provide a locally-initiated mechanism for the
protection and enhancement of New York State’s agricultural land as a viable segment of the
local and state economies and as an economic and environmental resource of major
importance;”
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M. The Property is located within the Hudson Valley EcoRegion as described in Chapter 6,

Biological Resources and Biodiversity of Dutchess County, written by Mary Ann
Cunningham, Neil Curri, and Robert Wills for the Natural Resource Inventory of Dutchess
County (the “Dutchess NRI”), a 2010 collaborative project of Cornell Cooperative Extension
Dutchess County (CCEDC) Environment and Energy Program, Cary Institute of Ecosystem
Studies, Dutchess County Department of Planning and Development, Dutchess County
Environmental Management Council (EMC) and Vassar College Environmental Research
Institute. The Hudson Valley EcoRegion extends along the entire western boundary of
Dutchess County, consisting of plains broken by hills and terraces, in which common land
uses include pasture and cropland.

Priority habitats identified in the Hudson Valley EcoRegion include streams, wetlands, and
contiguous forest and open grasslands; habitats on the property are predominantly streams,
wetlands and contiguous forest with some grasslands. The Dutchess NRI recommends the use
of conservation easements as a component of a habitat conservation strategy.

The Property is located within the Town of Clinton which adopted an Open Space Protection
Plan in October 2011. The Plan identifies the Property as being located in an “Important
Farmland Area” and ranks the land in the highest category for agricultural resources. The
Open Space Protection Plan encourages the use of conservation easements via the purchase of
development rights as a tool/technique for open space protection. The Open Space Protection
Plan also identifies the Property as an historic site within the Town and shows it on Map 3:
“Open Space Map, Cultural Resources within the Town of Clinton Open Space Plan”.

The Town of Clinton Comprehensive Plan (the “Comprehensive Plan”), adopted in 2012,
identifies preserving the natural resources of the Town as one of its main goals and
recommends preserving the agricultural potential of land by protecting prime and statewide
important farmland soils. The Comprehensive Plan recommends preserving open space and
agricultural lands by promoting the use of purchase of development rights programs. The
Property is identified on the Comprehensive Plan’s map of “Parcels with Historic Sites” and
on its Centers and Greenspaces Plan (Figure 9.1) as being located in an area covering more
than 1,000 acres of habitat.

The Property consists primarily of productive agricultural land. The Property contains
approximately 14 acres of prime soils, and approximately 68 acres of soils of statewide
importance as defined by the U.S. Department of Agriculture Natural Resources Conservation
Service.

The Property contains headwaters of the Crum Elbow Creek, a tributary to the Hudson River
that is wholly contained within Dutchess County. The Hudson River Drinking Water
Intermunicipal Council memorandum of agreement signed on May 31, 2018 by municipal
leaders of seven municipalities formed the “Hudson 7” council which represents 100,000
people that depend on the Hudson River for drinking water. The Crum Elbow watershed is
included on a map titled, “Source Waters for the “Hudson 7” prepared by the Dutchess County
Department of Planning and Development dated September, 2018 and hosted by Riverkeeper,
Inc.

The Property contains approximately a 13 acre portion of 21 acre Freshwater Wetland No. SP-
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55, a Class II wetland, designated pursuant to Article 24 of the New York Conservation Law
for the protection of water quality and for minimizing adverse impacts of adjacent
development on fragile wetland ecosystems. Approximately 6 acres of wetlands designated as
a freshwater pond on the National Wetlands Inventory by the United States Department of the
Interior overlaps with the wetland described herein.

The policy of New York State, as set forth in Title 5, Article 15 of the Conservation Law, is to
preserve and protect the state's lakes, rivers, streams and ponds. The Property contains the
headwaters and an 800 foot length of the Crum Elbow Creek (H-124) a Class A stream that
has been classified by the New York State Department of Environmental Conservation
according to its best use for drinking water. This classification helps to meet the goals of the
Federal Clean Water Act and encourages continuous protection to keep the stream clean for
the future.

The Property contains approximately 50 acres of forest lands that are part of a relatively
unbroken tract of forest lands that extend for hundreds of acres and represents valuable habitat
as a contiguous forest.

Hudsonia Ltd., which is a not-for-profit institute for research, education, and technical
assistance in the environmental sciences located in the Hudson Valley, has identified marsh,
wet meadow, ponds, hardwood and shrub swamp, upland shrubland, upland meadow, upland
conifer forest, upland hardwood forest and upland mixed forest and an intermittent woodland
pool on the Property, as referenced in Significant Habitats in the Town of Clinton, Dutchess
County, New York, by Christopher Graham, Kristen Bell Travis and Gretchen Stevens,
Hudsonia Ltd., December 2012.

The New York State Department of Agriculture and Markets (the “Department of Agriculture
and Markets™) has awarded a grant toward the total project costs of acquiring a perpetual
Easement on the Property pursuant to grant contract number C00xxxGG pursuant to Article
25-AAA of the Agriculture and Markets Law, and as a condition to the Department of
Agriculture and Markets participation, the Department of Agriculture and Markets is granted a
role as Intervenor and Mediator Regarding Interpretation of Selected Definitions and Terms
and Selected Implementation of Provisions as provided in Section 21 below, and a right to be
notified of the re-use of proceeds resulting from an extinguishment of this Easement as
provided in Section 30 below.

Grantor has received independent legal and financial advice regarding this Easement to the
extent that Grantor has deemed necessary. Grantor freely signs this Easement in order to
accomplish its purposes.

NOW, THEREFORE, in consideration of the foregoing, Dollars ($ ) and
the mutual covenants, terms, conditions and restrictions contained herein, the parties agree as follows:

1. Grant of Conservation Easement.
Grantor hereby grants and conveys to Grantee a conservation easement (the “Easement”), an
immediately vested interest in real property defined by Article 49 of Title 3 of the ECL of the nature
and character described herein, for the benefit of the general public, which Easement shall run with
and bind the Property in perpetuity. Grantor will neither perform, nor knowingly allow others to
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perform, any act on or affecting the Property that is inconsistent with the covenants contained herein.
Grantor authorizes Grantee to enforce these covenants in the manner described below.

Purposes.

The Primary Purpose of this Easement is to conserve Viable Agricultural Land by preventing the
conversion of the Property to non-farm uses, except for those allowed herein. In achieving such
prevention the Property shall be forever reserved for continued Agricultural Use. All other
purposes listed below shall be secondary and none shall conflict with or significantly diminish the
Primary Purpose of this Easement.

The Secondary Purposes of this Easement include: to conserve the scenic, open, wooded, and
natural character of the Property and to protect the quality of its steep slopes, woodlands, prime
and important farmland soils, streams habitat, and scenic quality by restricting development and
use of the Property. The Grantor and the Grantee intend that this Easement will confine the use of
the Property to activities that are consistent with the Purposes of this Easement and will prohibit
and prevent any use of the Property that will materially impair or interfere with the Purposes of
this Easement.

Implementation.

This Easement shall be implemented by limiting and restricting the non-agricultural development
and non-farm use of the Property in accordance with its provisions. The Property remains subject
to all applicable local, state and federal laws and regulations. This Easement and the
administration of its provisions shall not unreasonably restrict or regulate Farm Operations in
contravention of the purposes of Article 25-AA of the AML.

4. Definitions.

4(a). “Accessory Apartment:” Dwelling unit containing complete housekeeping facilities,
including kitchen and bathroom facilities for one family, located within a Principal
Residence, Accessory Structure or Agricultural Structure, and that is subordinate or
accessory to, and located on the same lot as, a Principal Residence.

4(b). “Accessory Residence:” Residential Dwelling that is detached and separate from the
Principal Residence and Farm Labor Housing, that is subordinate and secondary to the
Principal Residence and located on the same lot, and that is typically used to house
farm operator/manager, tenants, or guests of the Owner.

4(c). “Accessory Structure:” Structure that is incidental and subordinate to the Principal
Residence and which is not intended for human habitation (unless it includes an
Accessory Apartment), including but not limited to, a shed, garage, swimming pool,
related changing facility, lean-to, woodshed, sculpture, indoor recreational court,
outdoor recreational court, well house, and gazebo.

4(d). “Agricultural Structures and Improvements:” Structures or Improvements built for
the purpose of, or utilized for, Agricultural Uses. Agricultural Structures and
Improvements include, but are not limited to, customary barns, sheds, greenhouses,
Run-in Sheds and other animal shelters and equestrian facilities. An Agricultural
Structure may contain facilities or uses directly related to Agricultural Use, such as a
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4(e).

4(f).

4(g)-

4(h).

A(i).

4(j).

4K).

4(1).

farm office and bathroom facility, but may not be used for human habitation except as
specifically permitted by this Easement.

“Agricultural Use:” Those activities necessary to:
(i.)  produce “Crops, Livestock and Livestock Products”; or

(ii.)  use the Property as a “Farm Operation” to the extent permitted by this
Easement; or

(ili.)  be actively enrolled in any federal or state or local program whose intent is
to temporarily suspend (for a specified period of one or more years or crop
seasons) the production of Crops, Livestock and Livestock Products for the
stipulated purpose of soil and water conservation, wildlife habitat, or similar
conservation purpose; or

(iv.)  manage the Property or a portion thereof in a fallow or otherwise idled
manner provided such management is described in a Conservation Plan.

“Agricultural Tourism:” As defined in Article 25-AA of the AML, or such successor
law as enacted. In the event that this definition or all of Article 25-AA (and all such
successor laws) shall be repealed, then the definition existing at the time of repeal shall
serve thereafter.

“Cabin:” A roofed Structure that is not a permanent residential dwelling and is self-
sufficient, not serviced by water supply, sewer, natural gas, electrical power grid, or
similar utility services. The cabin shall operate completely independently of all
traditional public utility services and utility services generated from Renewable Energy
Facilities, sourced from on or off the Property.

“Commercial Uses:” Any use or activity undertaken for business purposes, including,
but not limited to, the Agricultural and Forestry Uses permitted herein. Membership
Clubs and activities in which obtaining financial benefit is incidental to the purpose of
the activity, such as hobbies, shall not be considered Commercial Uses.

“Conservation Plan:” An Agricultural Environmental Management (AEM)
Conservation Plan (Tier 3 or higher), or such equivalent document that has been
prepared by the local Soil and Water Conservation District, or other qualified
conservation professional, in cooperation with the Grantor.

“Crops, Livestock and Livestock Products:” shall be defined pursuant to Article 25-
AA of the AML, or such successor law as enacted or amended. In the event that this
definition or all of Article 25-AA (and all such successor laws) shall be repealed, then
the definition existing at the time of repeal shall serve thereafter.

“Educational Uses:” Environmental and other outdoor educational programs,
including the study and enjoyment of plants, birds, wildlife, geology, soils, water, and
other natural outside features.

“Farm Labor Housing:” Dwellings or Structures, together with accessory
improvements used to house seasonal and/or full-time employees where such
residences are provided by the farm Owner and/or operator, the worker is an essential
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4(m).

4(n).

4(o).

4(p)-
4(q).
(4r).

4(s).

A(t).

employee of the farm Owner and/or operator employed in the operation of the farm and
the farm worker is not a partner or Owner of the Farm Operation. For instance, a
structure used as the primary residence of a farm Owner and/or operator is not “Farm
Labor Housing”.

“Farm Operation:” shall be defined pursuant to Article 25-AA of the AML, or such
successor law as enacted or amended. In the event that this definition or all of Article
25-AA (and all such successor laws) shall be repealed, then the definition existing at
the time of repeal shall serve thereafter.

“Footprint Area:” The area of a Structure at the horizontal ground plane measured
along the exterior walls of a Structure. In the case of a Structure or Improvement that
is not enclosed by walls, the Footprint Area shall be the total area covered by
Impervious Surfaces.

“Forestry Uses:” Gathering, cultivating, maintaining, harvesting or managing forests,
woodlands, or tree plantations for timber, firewood or other products or for water
quality, wildlife habitat and other conservation purposes. See Section 15.

“Grantee:” includes the original Grantee and its successors and assigns.
“Grantor” includes the original Grantor and its heirs, successors and assigns.

“Height:” The measurement from the natural mean grade (prior to construction or
grade alteration) to the top of the Structure or Improvement. Natural mean grade shall
be calculated by averaging the natural grade at the highest and lowest points of the
building's proposed footprint. In the case of a Structure or Improvement with a roof,
the top of the Structure or Improvement, including any decorative Improvement but
exclusive of chimneys, shall be considered the top of the roof line and measured
accordingly.

“Impervious Surfaces” Structures or Improvements that permanently cover soil
resources. Impervious Surfaces do not include permeable surfaces such as gravel roads
and parking areas; Structures whose principal purpose is to protect soil and water
resources, such as manure storage areas; and Structures and Improvements lacking
permanent foundations. As used herein, "permanent foundations" are defined to be any
continuous hardened surface (e.g., concrete, asphalt, or other similar stabilizing
material) that is attached to, placed on or inserted in the ground and that underlies such
building, Structure or Improvement.

“Improvement:” Anything, temporary or permanent, that is constructed, installed or
placed on, over, under or across the Property (including a Structure as defined herein),
and shall include, but is not limited to, driveways, farm roads and woods roads, trails,
bridges, parking areas, ponds, wells, septic systems, drainage ways, and utility lines.
The term "Structure" is one type of Improvement.
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4(bb).

4(cc).

4(dd).

“Industrial Uses:” Commercial Uses that involve the manufacture, assembly,
treatment, processing, or packaging of products. Industrial Uses shall not include
Agricultural Uses, Forestry Uses, or Rural Enterprises as permitted by this Easement.

“Institutional Uses:” Uses that provide services and/or accommodations to groups of
unrelated individuals on a non-profit or for-profit basis for specific commercial or non-
commercial purposes, including but not limited to hospitals, assisted living facilities,
nursing homes, prisons, juvenile detention facilities, monasteries, retreat centers,
religious worship and educational facilities, schools, universities, research institutes,
conference centers, educational facilities, and mental health facilities.

“Invasive Species:” A plant, animal or other organism that is not native to an
ecosystem whose introduction causes or is likely to cause economic or environmental
harm, or harm to human health.

“Owner” Any individual or entity, including any heir, successor or assign, of any legal
or equitable interest in all or any portion of the Property, and any party entitled to the
possession or use of all or any part thereof.

“Principal Residence:” The primary or main Residential Dwelling on a Property,
typically occupied by the Owner and family when the Owner is in residence on the
Property.

“Recreational Structures:” Structures used for passive recreational activities such as
an open-air pavilion, gazebos, picnic shelters, board walks for nature trails, viewing
platforms, hunting platforms, observation blinds, bridges, docks, benches, storage
facilities, tree houses, swimming pools, tennis courts, and other Structures and
Improvements which are reasonably necessary for the use and enjoyment of the
Property.

“Recreational Uses” Lawful personal or commercial activities including, but not
limited to, hunting, fishing, cross-country skiing, camping, horseback riding and
snowmobiling. Recreational Uses shall not include golf courses and ranges.

“Renewable Energy Facilities:” Structures or Improvements for the generation of
energy from renewable resources including, but not limited to, wind, solar, hydroelectric,
methane, wood, biomass and alcohol.

“Residential Dwelling” Dwellings or Structures, together with accessory Improvements
that comprise single-family, multi-family, apartments, “in-law” apartments, guest houses
and Farm Labor Housing, whether or not the Structure(s) are used as the primary
residence of a farm Owner and/or operator.

“Residential Uses:” Use of the land by the Owner, or other persons permitted by the
Owner, for living on the Property full-time, part-time, seasonally, and/or occasionally,
in Residential Dwellings that are permitted by this Easement.
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4(ee). “Run-in Shed:” A three-sided shed with an open front and an earthen floor that provides
horses and other farm animals with a temporary shelter from weather elements.

4(ff). “Rural Enterprises” Commercial activities conducted on the Property, which are
clearly incidental, secondary, and subordinate to the Agricultural Use of the Property,
and are owned by, and primarily operated by, the Grantor and other residents of the
Property, with limited outside employees, including, but not limited to, professional
office, home office of salesperson, artist’s studio, arts instruction, bed and breakfast, crafts
production and sales, computer repair, small engine repair, firewood distribution, and
beauty salon.

4(gg). “Structure:” Any building or object, temporary or permanent, with or without anchors or
foundations, constructed, installed or placed on, over, under or across the Property and
shall include but is not limited to a Residential Dwelling, barn, garage, shed, Renewable
Energy Facility, porch, deck, recreational court and swimming pool. "Structure" is a type
of Improvement.

4(hh). “Telecommunications:” The transmission, receipt, or exchange of information using
technology involving the Property and any other location.

4(i1). The following “Use Areas” are defined for the Easement:
“Split Farmstead Areas:” An area depicted on Exhibit B, consisting of two areas
designated as Parts A and B, that each center on existing farm Structures or future
planned Structures. For the purposes of this Easement, the aggregate of the two Parts
comprises a single Split Farmstead Area.

“Resource Protection Areas:” Areas depicted on Exhibit B which encompass an
ecologically sensitive wetland that contributes to a public water supply and adjacent
uplands.

“Farm Area:” The remaining area of the Property, as depicted on Exhibit B of this
Easement.

4(ii). “Viable Agricultural Land:” Land highly suitable for a Farm Operation.

. Restrictions Applicable to the Property. By this Easement, the Grantor agrees to restrictions that
apply to the entire Property as set forth in this Easement. The Grantor may take some actions without
prior notice or approval as permitted by this Easement and may take other actions only after giving
the Grantee prior notice and/or obtaining the Grantee’s prior permission. No Structures or
Improvements shall be built, expanded, or replaced anywhere on the Property except in compliance
with this Easement. All Structures and Improvements allowed by this Easement may be expanded or
replaced consistent with the restrictions set forth in this Easement and may be reconstructed if
damaged, razed or destroyed. If the Grantor removes or razes any Structure or Improvement and does
not build a new Structure or Improvement in the same location, the Grantor shall stabilize the site
with suitable vegetation.

Use of Property. Except as provided specifically herein, the Property shall be used solely for
Residential, Agricultural, Recreational, Educational, and Forestry Uses. Commercial Uses of the
Property shall be limited to commercial Agricultural Use, commercial Agricultural Tourism,
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commercial Recreational Use, commercial Forestry Use, and Rural Enterprises that are compatible
with the Purposes of this Easement. No Institutional Use of the Property is permitted except with
the prior permission of the Grantee. Industrial Uses of the Property are prohibited

. Reserved Rights Retained by Grantor.
Grantor reserves all customary rights and privileges of ownership subject to the terms of this
Easement, including the right of exclusive use, possession, and enjoyment of the Property and, the
rights to sell, lease, mortgage, and devise the Property. In addition, Grantor reserves other rights
compatible with the Purposes set forth in Section 2 (“Purposes™) that are not specifically prohibited or
limited by this Easement and which do not unreasonably restrict or regulate Farm Operations in
contravention of the purposes of Article 25-AA of the AML.

Nothing in this Easement relieves Grantor of any obligation with respect to the Property or restriction
on the use of the Property imposed by law, and nothing in this Easement shall require Grantor to take
any action to restore the condition of the Property from damage or change that could not be
reasonably anticipated by Grantor or that is beyond Grantor’s reasonable control and occurs
without Grantor’s fault or negligence, including but not limited to natural disasters such as
earthquakes, hurricanes or floods or to political or social upheavals such as wars or riots.

7(a). Right to Use Property for Agricultural Uses.
Grantor has the right to engage in Agricultural Use of the Property and to use the
Property as a Farm Operation provided that processing, marketing or retailing of
Crops, Livestock and Livestock Products and similar activities involving processed
products associated with crops or livestock are not permitted on the Farm Area. As
used in this Section 7(a), “processing” shall not include boiling maple sap, grinding or
mixing of materials to produce feed for livestock kept on the Property or on other
properties owned or operated by the Grantor, or similar non-industrial activities
provided that any such “processing” shall be conducted on a de minimus portion of the
Farm Area. Said farming practices shall be carried out consistent with the
Conservation Plan and conducted in accordance with sound agricultural practices,
which are practices necessary for on-farm production, preparation, and marketing of
agricultural commodities, provided such practices are legal, necessary, do not cause
bodily harm or property damage off the farm, and achieve the intended results in a
reasonable and supportable way. Notwithstanding the foregoing, the Resource
Protection Area shall not be used for the production of any livestock or livestock
products except for the placement of apiaries.

7(b). Right to Use Property for Rural Enterprises.
Grantor has the right to operate lawful Rural Enterprises, subject to the limitations set
forth in this Easement, including Section 10 (“Construction of Buildings and Other
Improvements™). Rural Enterprises must be compatible with the Purposes of this
Easement and subordinate to the Agricultural Use of the Property.

7(c). Right to Use Property for Recreational and Educational Uses.
Grantor retains the right to use the Property for Recreational and Educational Uses,
subject to the limitations set forth in this Easement, including Section 10 (“Construction
of Buildings and Other Improvements™). Recreational and Educational Uses must be
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10.

compatible with the Purposes of this Easement and subordinate to the Agricultural Use
of the Property.

Conservation Plan.

Grantor and Grantee recognize that changes in economic and environmental conditions, in
agricultural technologies, in accepted farm management practices and in the Farm Operations of
Grantor may result in changes in the Agricultural Uses of the Property. It is the intention of this
Easement to maintain Grantor’s discretion to employ its choices of farm uses and management
practices so long as those uses and practices are conducted in accordance with sound agricultural
practices (as described in Section 7(a)) and in a manner consistent with a Conservation Plan
prepared by a qualified conservation professional or by the local Soil and Water Conservation
District in cooperation with the Grantor. Further, all farm uses and farming practices identified in
the Conservation Plan shall be consistent with the Purposes of this Easement and shall be only
those not otherwise specifically prohibited by this Easement. The Conservation Plan shall identify
potential adverse environmental impacts of agricultural activities, provide for enhancement of the
agricultural productivity and economic viability of the Property and include the prohibition of
livestock and livestock products within the Resource Protection Area contained in Section 7(a)
(“Right to Use Property for Agricultural Uses™). Where the Property is subject to an accepted
forestry management plan for Commercial Forestry pursuant to Section 14(c) (“Forestry™), the
forestry management plan will control. The Conservation Plan shall be updated periodically and
whenever the Farm Operation changes substantially. Upon request, Grantor shall provide a copy
of the most current Conservation Plan to Grantee.

Access.

Nothing contained in this Easement shall give or grant to the public a right to enter upon or to use
the Property or any portion thereof where no such right existed in the public immediately prior to
the execution of this Easement.

Construction of Buildings and Other Improvements.
The Property consists of three (3) Use Areas that are further described in the Baseline

Documentation Report (referenced in Section 23 herein. Two of these Use Areas are identified on
the Easement Map attached hereto as Exhibit B: 1) the Split Farmstead Area and 2) the Resource
Protection Area. A third Use Area, the Farm Area, consists of all land that is not within either of
those two Use Areas. Grantor may undertake construction, erection, installation, removal or
placement of buildings, Structures, or other Improvement to the Property within these areas only
as provided in this Easement and set forth below.
10(a). Impervious Surfaces.

This Easement limits the extent of construction or placement of Impervious Surfaces on

the Property. Subject to the limitations set forth below, Impervious Surfaces may be
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constructed or placed on a maximum of five percent (5%) of the Farm Area. There is no

limitation on Impervious Surfaces within any designated Farmstead Area

10(b). Fences.

Existing fences may be repaired, removed, and replaced, and new fences may be built
anywhere on the Property for purposes of reasonable and customary management of livestock
and wildlife, for safety and general property management, and to prevent trespassing on the
Property. Fencing unrelated to Agricultural Use of the Property may not impair the views of
the Property from public roadways. Additional types of fencing shall require permission of
the Grantee pursuant to Section 18 (“Permission of and Notice to Grantee™).

10(c). Agricultural Structures and Improvements.

Agricultural Structures and Improvements may be placed or constructed on the Property in
accordance with the provisions of this Section 11(c) and may be repaired, removed, enlarged,
and replaced at their respective locations, subject to the Impervious Surface coverage
limitations set forth in Section 10(a) (“Impervious Surfaces”).

Farmstead Areas: Without permission of Grantee, Agricultural Structures and
Improvements, including accessory roads and parking areas, are permitted within any
designated Farmstead Area.

Resource Protection Area: Structures and Improvements are prohibited within the
Resource Protection Area except for apiaries.

Farm Area: Subject to the Impervious Surface coverage limitations set forth in Section
10(a) (“Impervious Surfaces”), Grantor may place or construct Agricultural Structures and
Improvements on up to two percent (2%) of the Farm Area without permission of Grantee.
However, no building, Structure or Improvements on the Farm Area shall be used in any
manner that is associated with the processing, marketing or retailing of any Crops,
Livestock and Livestock Products and no similar activities involving any processed product
associated with crops or livestock shall be permitted on the Farm Area. As used in this
Section 10(c), “processing” shall not include boiling maple sap, grinding or mixing of
materials to produce feed for livestock kept on the Property or on other properties
owned or operated by the Grantor, or similar non-industrial activities, provided that any
such “processing” shall be conducted on a de minimis portion of the Farm Area. With
prior permission of Grantee pursuant to Section 19 (“Permission of and Notice to Grantee™)
herein, Grantor may place or construct Agricultural Structures and Improvements that cover
up to an additional three percent (3%) of the Farm Area. In the construction or placement
of any Impervious Surfaces within the Farm Area, the Grantor shall use all practical
means to minimize the extent of coverage over or associated impacts to prime soils and
soils of statewide importance. Bridges, culverts, or other means of crossing wet areas
may be constructed or placed subject to obtaining required permits from the New York
State Department of Environmental Conservation, or such other governmental authorities
as required by law. All such Improvements shall be subject to the Impervious Surface
coverage limitations specified in Section 10(a) above.
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10(d). Residential Dwellings.

Residential Dwellings may be placed or constructed on the Property in accordance with the
provisions of this Section 10(d). Each such Residential Dwelling may be repaired, removed,
enlarged, and replaced at its respective location. Residential Uses shall be compatible with
the Purposes of this Easement and subordinate to the Agricultural Uses of the Property.

Farmstead Areas: Without permission of Grantee, Residential Dwellings, together with
accessory Structures and Improvements, are permitted within the Farmstead Areas to the
extent allowed below, subject to any applicable local, state, or federal laws and
regulations.

Principal Residence. No more than one (1) single family Principal Residence
shall be permitted on the Property. As of the date of this Easement, there was one (1)
such residence on the Property. The Principal Residence, built and existing on the date
hereof, shall not be expanded to exceed a Footprint Area of 4,000 square feet and a
Height of 35 feet and no new or replacement Principal Residence shall exceed a
Footprint Area of 4,000 square feet and a Height of 35 feet.

Accessory Residences. No more than two (2) detached Accessory Residences
shall be permitted on the Property. As of the date of this Easement, no such residence
exists on the Property. No Accessory Residence shall exceed a Footprint Area of 1,500
square feet and a Height of 25 feet. No Accessory Residence may be sold separately
from the Principal Residence with which it is associated.

Accessory Apartments. Accessory Apartments may be located within any
permitted Structure. If located within a Residential Dwelling the combined Footprint
Area of the Accessory Apartment and Residential Dwelling shall not exceed the limits in
this Section 10. As of the date of this Easement no Accessory Apartment exists on the
Property. No Accessory Apartment may be sold separately from the Principal Residence
with which it is associated.

Farm Labor Housing. Farm Labor Housing as defined in Section 4, is permitted
provided that detached Farm Labor Housing units do not exceed a Footprint Area of
1,500 square feet each and a Height of 25 feet. No Farm Labor Housing unit may be
sold separately from the Principal Residence with which it is associated. As of the date
of this Easement, no Farm Labor Housing units exist on the Property.

Resource Protection Area: Residential Dwellings, including those for Farm Labor
Housing, are prohibited within the Resource Protection Area

Farm Area: Subject to the Impervious Surface coverage limitations set forth in Section
10(a) (“Impervious Surfaces™), and with the prior permission of Grantee pursuant to Section
18 (“Permission of and Notice to Grantee™), Grantor may place or construct Residential
Dwellings to be used exclusively for Farm Labor Housing on up to one-quarter of one
percent (0.25%) of the Farm Area if proven to Grantee’s satisfaction that it is necessary
to locate such housing in the Farm Area in order to conduct Farm Operations. Any such
Farm Labor Housing Unit may be placed on footings or slabs, but not on excavated
foundations. No detached Farm Labor Housing Unit shall be built or expanded to exceed
a Footprint Area of 1,500 square feet and a Height of 25 feet each. The land on which
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these Residential Dwellings, Structures and Improvements stand shall not be subdivided.
Residential Dwellings shall be consistent with the Purpose of this Easement and
subordinate to the Agricultural Uses of the Property.

10(e). Rural Enterprises.

Structures and Improvements associated with Rural Enterprises may only be established
within the Split Farmstead Area unless otherwise permitted in this Section 10
(“Construction of Buildings and Other Improvements™). Structures and Improvements
related to Agricultural Tourism are permitted only within the Farmstead Areas. Activities
related to Agricultural Tourism are permitted in the Farm Areas. In all cases, such uses and
any necessary Structures or Improvements, shall be compatible with the Purposes of this
Easement and subordinate to the Agricultural Use of the Property. Enterprises that market
non-agricultural petroleum or chemical products or involve handling of hazardous
substances (such as a junkyard or gas station), are prohibited unless such activities are an
integral part of the Farm Operation. The land on which these Structures and Improvements
stand shall not be subdivided.

10(f). Structures and Improvements associated with Recreational and Educational Uses.

Structures and Improvements associated with Recreational and Educational Uses are
permitted on the Property in accordance with the provisions of this Section 10(f), and subject
to the Impervious Surface coverage limitations set forth in Section 10(a) (“Impervious
Surfaces™), so long as such Structures and Improvements are consistent with the Purposes of
this Easement and subordinate to the Agricultural Use of the Property. No Structures or
Improvements associated with Recreational or Educational Uses shall impair in any way the
Agricultural Use of the Farm Area. Structures and Improvements may be repaired,
removed, enlarged and replaced at their respective locations subject to the Impervious
Surface coverage limitations set forth in Section 10(a) (“Impervious Surfaces™).

Farmstead Areas: Without permission of Grantee, Structures and Improvements
associated with Recreational and Educational Uses are permitted within any designated
Farmstead Area.

Resource Protection Area: With prior permission of Grantee, Grantor may place or
construct boardwalks and blinds for Recreational and Educational Uses. All other Structures
and Improvements associated with Recreational and Educational Uses are prohibited in the
Resource Protection Area.

Farm Area: Without permission of Grantee, Grantor may place or construct Structures
and Improvements associated with commercial and non-commercial Recreational Uses
with a maximum aggregate Footprint Area of one thousand (1,000) square feet .
Permission of Grantee is required for Structures and Improvements associated with
Recreational and Educational Uses that exceed an aggregate footprint of one thousand
(1,000) square feet. All Structures and Improvements associated with Recreational and
Educational Uses shall be subject to the Impervious Surface coverage limitations set forth in
Section 10(a) (“Impervious Surfaces”) and shall be sited in a manner that minimizes
impacts to prime soils and soils of statewide importance.

10(g) Cabins.
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A total of two (2) Cabins used for short term rentals and personal use are permitted on the
Property. Without permission of Grantee, Grantor may place and construct Cabins in the
Farmstead Area. With prior permission of the Grantor pursuant to Section 18 (“Permission
of and Notice to Grantee™) Cabins may be located in the Farm Area, provided that the
locations are subordinate to Agricultural Use and vehicular access is limited to agricultural
vehicles, All-Terrain-Vehicles, or similar personal off-road vehicles. Construction of
parking areas at Cabins in the Farm Area is prohibited. No Cabin shall exceed a Footprint
Area of 500 square feet and a Height of 20 feet. Cabins may be placed on footings or
slabs, but not on excavated foundations. Cabins are prohibited within the Resource
Protection Area. The Cabins and all associated Structures and Improvements shall be
subject to the Impervious Surface coverage limitations set forth in Section 10(a)
(“Impervious Surfaces”).

10(h). Utility Services and Septic Systems.

Wires, lines, pipes, cables, tanks, or other facilities providing electrical, gas, water, sewer,
sanitary sewer, septic, communications, or other like services to or from the improvements
permitted in this Easement may be installed, maintained, repaired, removed, relocated and
replaced for such purposes. All such services and systems shall be compatible with the
Purposes of this Easement, subordinate to the Agricultural Use of the Property and sited in
a manner that minimizes the impact to prime soils or soils of statewide importance.

10(i). Structures and Improvements associated with Renewable Energy and
Telecommunications.

With permission from the Grantee pursuant to Section 18 (“Permission of and Notice to
Grantee”), Renewable Energy Facilities for non-Commercial Use principally to serve
Structures permitted on the Property may be built pursuant to this Section 10(h). Grantor
shall comply with any applicable New York State Department of Agriculture and Markets
guidelines regarding agricultural impact avoidance, mitigation and remediation. Grantor
shall provide to Grantee the Footprint Area, design, location, size, Height and output of
any such facilities and such Structures shall comply with federal, state and local laws.
Excess energy generated above that required for use on the Property, may be sold to an
electrical supplier in compliance with federal, state and local laws. Wireless
Telecommunications towers or associated antennas are prohibited, except that no more
than one (1) New York State Mesonet weather station or similar Telecommunications
Structure may be installed on the Property for the sole purpose of providing data collection
and communications services for research or scientific purposes.

Farmstead Areas: With prior permission of Grantee, all Structures and Improvements
associated with Renewable Energy generation, including access roads and other
accessory Improvements, may be built within any designated Farmstead Area. Such
facilities shall be subordinate to the Agricultural and Residential Uses of the Property.

Resource Protection Area: Renewable Energy Structures and Improvements are
prohibited within the Resource Protection Area.

Farm Areas: Subject to the Impervious Surface coverage limitations set forth in Section
10(a) (“Impervious Surfaces”), with the prior permission from the Grantee pursuant to
Section 18 (“Permission of and Notice to Grantee™), facilities for the generation of
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energy from renewable resources for non-Commercial Use, principally on the Property
may be constructed or placed in the Farm Area. Such facilities may include access roads
and other accessory Improvements. Renewable Energy improvements must be
compatible with the Purposes of this Easement and must be subordinate to the
Agricultural Use of the Property. They must also be sited in a manner that minimizes
impacts to prime agricultural soils and soils of statewide importance as well as impacts
to scenic views from public vantage points. Grantee may impose conditions in its
approval of such facilities to ensure compliance with these requirements. Such
conditions may include posting a bond. Any such Structures and Improvements are
permitted only if the activity is limited and localized in impact, affecting no more than
two percent (2%) of the Farm Area at one time. Such facilities shall be subordinate to the
Agricultural Uses of the Property. Any such Structure or Improvement may be enlarged
or relocated with permission of the Grantee.

11. Maintenance and Improvement of Water Sources.
Grantor may use, maintain, establish, construct, and improve water sources, water courses and water
bodies within the Property for the uses permitted by this Easement. Grantor may alter the natural
flow of water over the Property in order to improve drainage of agricultural soils, reduce soil erosion
and/or flooding, provide irrigation for the Property, and improve the agricultural and forest
management potential of the Property. Such alteration must be consistent with the Conservation Plan
and compatible with the Purposes of this Easement, must be conducted in accordance with sound
agricultural practices (as described in Section 7(a)), , and must be carried out in accordance with
applicable local, state and federal laws and regulations. Grantor may maintain berms, dams, water
control Structures, and drainage ways existing at the time of this Easement as documented in the
Baseline Documentation Report described in Section 22 below. No change to any existing ponds,
streams or wetlands, and no construction or alteration of any Structure or Improvement (including
septic disposal systems) for non-Agricultural Uses shall be permitted within 100 feet of any
existing pond, stream, or wetland, except with permission of the Grantee pursuant to Section 18
(“Permission of and Notice to Grantee”).

12. Water Rights.
Grantor may use any appurtenant water rights sufficient to maintain the agricultural productivity of
the Property in accordance with applicable local, state, and federal laws and regulations. Grantor
shall not transfer, encumber, lease, sell or otherwise sever such water rights from title to the Property
itself.

13. Subdivision and Lot Line Adjustments.
The Property is currently comprised of one (1) tax map parcel owned by Grantor.

There shall be no subdivision of the Property into parcels or lots for the purpose of conveyance
into separate ownership. Lot line adjustments that change boundaries without creating any new
building lots may be permitted with the prior permission of the Grantee pursuant to Section 18
(“Permission of and Notice to the Grantee”), provided that the portion of the Property being
conveyed will be used for Agricultural Uses and not for any Residential Uses. Such lot line
adjustments shall not result in a material reduction in the size of the Property. No such lot line
adjustment shall affect the use of the Property permitted by this Easement or the calculation of the
number, square footage or character of Structures permitted by this Easement. Property dividing
lines shall be located to avoid fragmentation of prime and important agricultural soils, unless the
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Grantee otherwise provides permission pursuant to Section 18 (“Permission of and Notice to
Grantee™).

14. Clearing of Trees and Vegetation. All clearing of trees and vegetation shall be conducted in
conformity with sound land and forest management practices to minimize erosion and adverse impacts
on natural resources. There shall be no removal, destruction or cutting of mature live trees on the
Property with a trunk diameter at breast height of eight inches or more, except as follows:

14(a) Clearing without Prior Permission. Without prior permission of the Grantee,
trees and vegetation may be removed (1) in association with the harvesting and management of
Christmas trees produced within the Farm Area; (2) within any designated Farmstead Area (3)
as needed to facilitate Agricultural Use in the Farm Area; (4) which endanger public safety, are
diseased, damaged or fallen; (5) which need to be cleared to ensure the health of other trees;
(6) in connection with the construction of permitted Structures, parking areas, and other
Improvements to the minimum extent necessary, provided that such clearings do not exceed
three acres; (7) to construct and/or maintain walking or hiking trails; (8) to maintain and
manage habitat areas; (9) to enhance the overall diversity of native plant species; (10) to
provide control of Invasive Species; (11) to support the ecological health and biodiversity of
the Property; and (12) to maintain the scenic and natural character of the Property, in
compliance with the restrictions set forth below in this Section 14.

14b) Clearing with Prior Permission. With the prior permission of the Grantee
pursuant to Section 18, trees may be removed (1) to clear-cut areas of the Property to create
open land for agriculture, habitat management, shooting fields, and views; (2) to clear more
than three acres for permitted Structures and Improvements; and (3) as otherwise permitted by
the Grantee pursuant to Section 18 (“Permission of and Notice to Grantee”). Clearing of trees
is prohibited in the Resource Protection Area. In the event that a natural disaster or other event
outside of Grantor’s control results in the creation of new open spaces in the Resource
Protection Area, such open spaces shall not be maintained in an open condition, but rather
shall be permitted to revegetate naturally or otherwise in a manner approved by Grantee
pursuant to Section 18 (“Permission of and Notice to Grantee™).

14(c) Forestry. With the prior permission of Grantee pursuant to Section 18
(“Permission of and Notice to Grantee”), Forestry Uses may be conducted if in conformity
with accepted silvicultural practices and sound land and forest management practices to
minimize erosion and adverse effects on natural resources. Commercial Forestry shall be
conducted in accordance with a forestry management plan approved by the Conservancy,
except that for properties under the NYS 480-a program, noted below, the Conservancy shall
only require notice, pursuant to Section 18 (“Permission of and Notice to Grantee”)., and a
copy of the plan required New York State for its files. Such management plan shall conform
to: (1) accepted New York State Department of Environmental Conservation sustainable
forestry guidelines; (2) any applicable guidelines of the Natural Resource Conservation
Service of the United States Department of Agriculture (or successor governmental
departments or agencies), and (3) (if applicable), logging guidelines set forth in Section 480-a
of the New York State Real Property Tax Law (or other applicable state forestry tax
programs). Forestry Uses shall be prohibited in the Resource Protection Area unless the
Property is enrolled in the NYS 480-a program and complies with all requirements in this
Section 17(c).
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15.

16.

17.

18.

Mining, Transmission Lines, Pipelines and Landfills.

There shall be no surface or subsurface mining or quarrying on the Property. However, in
compliance with Section 170(h)(5) of the Internal Revenue Code and Section 1.170A-14(g)(4) of
the Treasury Regulations, as amended, the Grantor may utilize sand and gravel located on the
Property solely for use on the Property, provided that (a) the use has limited, localized impact on
the Property, (b) the use is not destructive of the Purposes of the Easement pursuant to Section 2
herein, and (c) Grantor and its assigns, agents and lessees comply with any applicable New York
State Department of Agriculture and Markets guidelines regarding agricultural impact avoidance,
mitigation and remediation. There shall be no placement of high-voltage transmission lines,
pipelines, landfills or other land uses detrimental to the scenic character or ecosystems of the
Property, except for facilities or activities that are duly authorized under the Federal Natural Gas
Act (15 U.S.C. Sections 717-717w) pursuant to ECL 49-0305(3)(b) and any other applicable
federal and state laws. The preceding sentence shall not prevent the installation and maintenance
of local utility distribution lines.

Road Construction.

Subject to the Impervious Surface coverage limitations set forth in Section 11(a) (“Impervious
Surfaces™), Grantor may construct, maintain and repair roads to provide access to and parking for
permitted buildings, improvements, and activities. Roads constructed in the Farm Area shall be
located in a manner that minimizes impacts to prime soils and soils of statewide importance. No
driveways or roads, except for farm roads, shall be constructed or improved that traverse the Property
to gain access to neighboring lands not protected by this Easement, except with the permission of the
Grantee pursuant to Section 19 (“Permission of and Notice to Grantee™). Such permission, if granted,
shall be limited to access exclusively for Agricultural Use of the neighboring lands.

Dumping and Trash.

The dumping, land filling, burial, application, injection, or accumulation of any kind of garbage,
trash or debris on the Property is prohibited, other than agriculturally-related waste or
biodegradable material as described below. Without permission of Grantee, Grantor may (i) store,
compost, apply or inject agriculturally-related waste or biodegradable material; (ii) store old farm
equipment to be used for parts; (iii) temporarily store trash and household waste in receptacles for
periodic off-site disposal and (iv) compost or re-use biodegradable materials generated off the
Property for use on the Property or for commercial use or sale. All such activities shall be
conducted in accordance with sound agricultural practices (as described in Section 7(a)) and in a
manner consistent with the Conservation Plan and all applicable local, state or federal laws and
regulations. Notwithstanding the foregoing, the storage and treatment of sewage associated with
permitted Uses and Structures on the Property is allowed by this Easement.

Permission of and Notice to Grantee.

Prior written permission of and/or notice to the Grantee is required for certain actions as
specifically set forth in this Easement. To request written permission of the Grantee and/or to
provide notice, the Grantor shall submit plans and a description of the proposal in accordance with
Section 35 (“Notices™). Such submission shall contain sufficient information to enable the Grantee to
make an informed determination as to whether the proposal is permitted by and consistent with the
Purposes and restrictions of this Easement. The Grantor shall reimburse the Grantee for reasonable
costs incurred in connection with review of any proposals for which Grantee’s permission is required.
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The Grantee may waive review of any Structure, Improvement or alteration permitted by the
Easement which it deems to have no or an insubstantial impact on the Purpose and provisions of the
Easement.

18(a). Standards and Timetable for the Grantee's Permission.

Where the Grantee's written permission is required, the Grantee shall grant or withhold its
permission in writing within 35 days of receipt of the Grantor’s request for permission
accompanied by plans and other materials the Grantee deems sufficient for its review. The
Grantee may withhold permission only upon a reasonable determination by the Grantee that
the Grantor’s proposal would be inconsistent with the Purposes or specific provisions of this
Easement. The Grantee may grant its permission subject to reasonable conditions which must
be satisfied. The actual clearing of land and the completed Structure, Improvement or
alteration shall conform in all material respects to the proposal that receives the permission of
the Grantee.

18(b). Standards and Timetable for the Giving Notice to Grantee.
Where only prior notice is required, the Grantor shall give the Grantee at least 35 days' prior
written notice before commencement of site preparation, construction, expansion, excavation,
replacement, relocation or removal of any Structure, Improvement, or any significant
landscape alteration. Prior to commencing any activity requiring prior notice, the Grantor shall
submit sufficient information to enable the Grantee to make an informed determination as to
whether such Structures or Improvements are permitted by and consistent with the Purposes
and restrictions of this Easement. Such information may include, but is not limited to, survey
information, site plans, and/or physically marking the boundaries of the proposed Structure or
Improvement. If Grantee determines that an activity requiring prior notice does not meet the
standards of this Section 18, it shall promptly notify Grantor of such determination.

19. Ongoing Responsibilities of Grantor and Grantee.
Other than as specified herein, this Easement is not intended to impose any legal or other
responsibility on Grantee, or in any way to affect any obligations of Grantor as owner of the Property,
including, but not limited to, the following:

19(a). Taxes.
Grantor shall be solely responsible for payvment of all taxes and assessments levied against the

Property.

19(b). Upkeep and Maintenance.
Grantor shall be solely responsible for the upkeep and maintenance of the Property, to
the extent required by law and this Easement. Grantee shall have no obligation for the upkeep
or maintenance of the Property.

19(c). Liability and Indemnification.

Grantee has no affirmative obligations whatsoever, express or implied, relating to
the use, maintenance, management or operation of the Property. Grantee’s exercise of, or
failure to exercise, any right conferred by this Easement shall not be deemed to be
management or control of the activities of the Property. Grantee shall not be responsible
for injury, damage, or death to persons or property or other harm in connection with the
Grantee’s administration and/or enforcement of this Easement or otherwise, provided that
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the foregoing shall not absolve Grantee of any liability it might otherwise have,
independently of this Easement, for wrongfully and directly, without the participation or
consent of the Grantor, causing any dangerous condition o arise on the Property. Except in
the last described instance, Grantor agrees to indemnify and hold Grantee harmless from
any and all costs, claims, or liability, including but not limited to reasonable attorneys’ fees
arising from any personal injury, accidents, negligence, or damager related to the Property,
or any claims thereof, unless due to the negligence of Grantee, or its agents, in which case
liability shall be apportioned accordingly. Grantor further agrees to indemnify and hold
Grantee and the State of New York, Department of Agriculture and Markets harmless from
and against any and all costs, claims, expenses, fines penalties, assessments or citations,
personal injury or death, and the like arising from or out of the existence (actual or alleged)
of any and all environmentally hazardous or toxic substances or materials whatsoever on or
under the Property. Grantee shall have no liability to Grantor or any other Owner for
Grantee’s acts taken in good faith in connection with the administration of this Easement.

Grantor shall indemnify and hold harmless the Grantee and the New York State
Department of Agriculture and Markets, and their employees, agents, and assigns from any
and all liabilities, claims, demands, losses, expenses, damages, fines, fees, penalties, suits,
proceedings, actions and costs of actions, sanctions asserted by or on behalf of any person
or governmental authority, and for other liabilities (whether legal or equitable in nature,
including, without limitation, court costs, and reasonable attorneys’ fees and attorneys’
fees on appeal) to which the Grantee and the Department of Agriculture and Markets may
be subject or incur relating to the Property, which may arise from, but are not limited to,
any personal injury, accidents, negligence or damage, Grantor’s ownership of the Property,
Grantor’s breach of any representation, warranty, covenant, agreements contained in this
Easement, or Grantor’s violations of any Federal, State, or local laws, including all
Environmental Laws, unless due to the negligence of the Grantee and the Department of
Agriculture and Markets or their agents, in which case liability shall be apportioned
accordingly. Grantor further agrees to indemnify and hold harmless the Grantee and the
Department of Agriculture and Markets or their employees, agents, and assigns, from and
against any and all claims, costs, expenses, fines, penalties, assessments, citations, personal
injury or death, and the like arising from or out of the existence (actual or alleged) of any
and all environmentally hazardous or toxic substances or materials whatsoever on or under
the Property. The Grantee and the Department of Agriculture and Markets shall have no
liability to Grantor or any other Owner for acts of the Grantee and the Department of
Agriculture and Markets or their, taken in good faith in connection with the exercise of
their rights under this Easement.

20. State as Intervenor and Mediator Regarding Interpretation of Selected Definitions and Terms
and Selected Implementation of Provisions.

Consistent with the policy of this state as contained in Section 4 of Article 14 of the New York

State Constitution and as (i) articulated in Section 300 of Article 25-AA of the AML, and (ii)
demonstrated by the New York State share of the consideration paid for this Easement as authorized
by Section 325 of Article 25-AAA of the AML, the New York State Department of Agriculture and
Markets shall perpetually retain the right to intervene on any of the matters listed below provided any
such intervention or mediation shall also be specifically limited as set forth below:

advise the Grantor and Grantee of the State’s interpretation of the following specific
terms and definitions contained in and as used throughout this Easement —
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Agricultural Use,
Conservation Plan,
Crops, Livestock and Livestock Products,
Farm Labor Housing,
Farm Operation,
sound agricultural practices (as described in Section 7(a)), and
g. Viable Agricultural Land;
(ii.)  advise the Grantor and Grantee of the State’s interpretation of the Purpose of this
Easement; and
(iii.)  advise the Grantor and Grantee of the State’s interpretation of the Grantee’s proposed
or demonstrated administration of the provisions of this Easement that the Department
would deem as unreasonably restrictive on the Farm Operation on this Property so as to
be in contravention of the purposes of Article 25-AA of the AML.
Any such intervention by the Department shall be offered and intended to serve as non-binding
advice to the Grantor and Grantee in an effort to avoid potential violations of this Easement that
would have arisen from either party’s misinterpretation of any specific item noted above.

Mo e o

Furthermore, if a dispute arises between the Grantor and the Grantee concerning the
consistency of any proposed use or activity with the Purposes of this Easement or any of the specific
provisions contained herein, and Grantor agrees not to proceed with the use or activity pending
resolution of the dispute, either party may request a meeting between the parties and the New York
State Department of Agriculture and Markets for mediation. Within ten (10) days of such request,
Grantor and Grantee shall schedule a meeting with the New York State Department of Agriculture and
Markets, which will recommend potential resolutions of the dispute.

Notwithstanding anything in Section 3 (“Implementation”), nothing in this clause shall preempt or
prohibit the Grantor or the Grantee from requesting mediation pursuant to Section 26 (“Dispute
Resolution™) or to otherwise diminish Grantee’s rights under Section 24 (“Enforcement”).

21. Extinguishment of Development Rights.
Except as otherwise reserved to the Grantor in this Easement, all non-agricultural development rights
appurtenant to the Property are hereby released, terminated and extinguished, and may not be used on
or transferred to any portion of the Property as it now or hereafter may be bounded or described, or to
any other property adjacent or otherwise, or used for the purpose of calculating permissible lot yield
of the Property or any other property.

22. Baseline Documentation.
By its execution of this Easement, Grantee acknowledges that the present uses of, and related
Structures and Improvements on the Property are permitted by this Easement. To evidence the
present condition of the Property so as to facilitate future monitoring and enforcement of this
Easement, a Baseline Documentation Report (the “Report™), including relevant maps and
photographs, describing such condition at the date hereof, has been prepared and subscribed by
both parties. A copy thereof has been delivered to Grantor and a copy will be kept on file with
Grantee. The Report may be used by Grantee to establish that a change in the use or character of the
Property has occurred, but its existence shall not preclude the use by Grantee of other evidence to
establish the condition of the Property as of the date of this Easement.

23. Right of Inspection.
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Grantee shall have the right to enter upon the Property with forty-eight (48) hours advance notice to
Grantor for the purpose of inspecting for compliance with the terms of this Easement. Such
inspection shall be conducted between the hours of 9 a.m. and 7 p.m. on a weekday that is not a
legal holiday recognized by the State of New York or at a date and time that is mutually agreeable
to the Grantee and Grantor. In the instance of a violation or suspected violation of the terms of
this Easement which has caused or threatens to cause irreparable harm to any of the agricultural or
other resources this Easement is designed to protect, no such advance notice is required.
Representatives of the New York State Department of Agriculture and Markets shall have the same
right of inspection.

24. Enforcement.
If Grantee determines that a violation of this Easement has occurred, Grantee shall so notify Grantor,
giving Grantor thirty (30) days to cure the violation. Notwithstanding the foregoing, where Grantee
in Grantee's sole discretion determines that an ongoing or threatened violation could irreversibly
diminish or impair the Purposes of this Easement, Grantee may bring an action to enjoin the
violation.

Grantee shall also be entitled to seek the following remedies in the event of a violation: 1) money
damages, including damages for the loss of the resources protected under the Purposes of this
Easement; and 2) restoration of the Property to its condition existing prior to such violation.

Said remedies shall be cumulative and shall be in addition to all remedies now or hereafter
existing at law or in equity. In any case where a court finds that a violation has occurred, Grantor
shall reimburse Grantee for all its expenses incurred in stopping and correcting the violation,
including, but not limited to, reasonable attorneys’ fees. The failure of Grantee to discover a violation
or to take immediate legal action shall not bar Grantee from doing so later. In any case where a court
finds no violation has occurred, each party shall bear its own costs.

Nothing in this Easement relieves Grantor of any obligation with respect to the Property or restriction
on the use of the Property imposed by law. Nothing in this Easement shall require Grantor to take any
action to restore the condition of the Property from damage or change that could not be reasonably
anticipated by Grantor or that is beyond Grantor’s reasonable control and which occurs without
Grantor’s fault or negligence, including but not limited to natural disasters such as earthquakes,
hurricanes or floods or political or social upheavals such as wars or riots.

25. Dispute Resolution.

If a dispute arises between the Grantor and the Grantee concerning the consistency of any
proposed use or activity with the Purposes of this Easement or any of the specific provisions
contained herein, and Grantor agrees not to proceed with the use or activity pending resolution of the
dispute, either party may request a meeting between the parties or refer the dispute to mediation by
written request. Within twenty (20) days of such request, Grantee shall schedule a meeting or the
parties shall select a single trained and impartial mediator knowledgeable about production agriculture
to recommend potential resolutions of the dispute. The actual total cost of the mediator and any
reimbursable expenses of the mediator shall be divided equally between the Grantor and Grantee. For
all other associated expenses (such as legal fees and witness costs), each party shall pay its own costs.

As an alternative to the mediation described above or as an initial step prior to initiating the
mediation described above, either party may request mediation pursuant to Section 20 (“State as
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Intervenor and Mediator Regarding Interpretation of Selected Definitions and Implementation of
Provisions”). However, any mediation conducted subject to Section 20 shall not prevent the mediation
allowed under this Section 25. Furthermore, nothing in this clause shall diminish Grantee’s rights
under Section 24 (“Enforcement™).

26. Assignment of Easement.
Grantee shall have the right to transfer this Easement to any private non-governmental organization
or public agency that, at the time of transfer is a “public body™ or a “not-for-profit conservation
organization” as defined by Article 49 of the ECL and that isa “qualified organization” under
Section 170¢h) of the Code, including a soil and water conservation district board pursuant to Section
9 (4-a) of the Soil and Water Conservation Districts Law, provided the transferee expressly agrees to
assume the responsibility imposed on Grantee by this Easement. If Grantee ceases to exist or qualify
under Article 49 of the ECL and Section 170(h) of the Code, a court of competent jurisdiction shall
transfer this Easement to another qualified organization having similar purposes that agrees to assume
the responsibilities imposed by this Easement. Grantor and the New York State Department of
Agriculture and Markets must be notified in writing in advance of any such transfer. The Department
of Agriculture and Markets or its successor agency, if any, must approve the choice of any new non-
governmental organization or public agency designated as “Grantee.”

27. Sale, Transfer and Subdivision of Property.
27(a). Required Language in Future Deeds, Mortgages and Leases. Any subsequent
conveyance, including, without limitation, transfer, lease or mortgage of the Property, or any
portion thereof, shall be subject to this Easement, and any deed or other instrument evidencing
or effecting such conveyance shall contain language substantially as follows: "This
[conveyance, lease, mortgage, easement, etc.] is subject to a Conservation Easement which
runs with the land and which was granted to Dutchess Land Conservancy, Inc. on
_(month/day/year) , and recorded in the Dutchess County Clerk’s Office on
at Document # ." The failure to include such language shall not affect the vahdlty or
applicability of this Easement.

27(b). Notice and Effect of Lot Line Adjustment. Prior to any permitted lot line adjustment
of the into two or more parcels of land having differing ownership, the conveying Owner or
Owners shall give notice of such conveyance to the Grantee. After any such lot line
adjustment, this Easement shall continue to encumber the parcel conveyed. References in this
Easement to the Property, or to the Owner or Owners or Grantors, shall be deemed to refer to
the Owner or Owners of each such parcel conveyed, and no Owner or Owners of any such
parcel shall have any responsibility or liability to the Grantee for any violation of this
Easement which may occur on any other portion of the Property. In the event that an Owner of
a subdivided parcel requests an amendment of this Easement, and the Grantee agrees to such
amendment, the amendment shall affect only the parcel of land for which the request was
made and shall have no effect on any other land protected by this Easement.

27(c). Allocation of Permitted Structures. In the event that a lot line adjustment occurs
pursuant to Section 13 (“Subdivision and Lot Line Adjustments™), in any deed of conveyance
of a portion of the Property to an adjacent landowner, the Grantor shall, if appropriate, allocate
to the portion being conveyed the right to build a specified square footage of Structures or
Improvements (including Impervious Surfaces) whose total number or square footage is
limited by this Easement. If such deed fails to so allocate, then no right to build shall be
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allocated to the portion conveyed. In no event shall there be allocated to the portion being
conveyed a greater number or square footage of Structures or Improvements than that allowed
on the portion of the Property owned by such Grantor immediately prior to such conveyance.
Any such conveyance of any portion in the Property shall, if applicable, also include a
provision allocating permitted Structures and Footprint Area in the deed of conveyance. Such
provision shall be approved by the Grantee pursuant to Section 18 (“Permission of and Notice
to Grantee”).

27(d). Transfer Fee. At such time as all or any portion of the title to the Property is
conveyed and before title is passed, the buyer shall be required to pay a transfer fee to the
Grantee in an amount as shall be determined from time to time by the Grantee's Board of
Directors, but which shall not exceed an amount equal to one hundred dollars ($100.00)
increased (to allow for inflation) at a compound rate of 3% per annum for the years elapsed
since the date of this Easement. This fee is required in recognition of the Grantee's continuing
obligation to monitor and enforce this Easement, to devote staff time to updating Grantee’s
records and monitoring program, to introduce new Owners to the Purposes and provisions of
this Easement, to perform its other Grantee responsibilities required under the Easement in
connection with a transfer of ownership, and to otherwise further the Grantee’s mission. The
purpose of this fee is to benefit the community, the Property, and the Owners of the Property
by ensuring continuity in the administration of this Easement. The Grantor agrees to
incorporate this transfer fee requirement in the terms of any agreement of sale for any portion
of the Property and to familiarize the buyer with such terms prior to the sale.

27(e). Easement Binding on Future Owners and Others. The provisions of this Easement
shall run with the land and shall be binding on each Owner and any party entitled to possession
or use of the Property while such party is entitled to possession or use thereof. As used in this
Section, the term “Owner” shall include the Owner of any beneficial equity interest in the
Property. The preceding sentence shall not impose personal liability on any such beneficial
Owner except to the extent such beneficial Owner has personal liability with respect to the
Property under the instrument creating such equity interest and under applicable law.

27(f). Discharge of Owner Upon Transfer. In the event any Owner transfers fee ownership
of all or any portion of the Property, such Owner shall be discharged from all obligations and
liabilities under this Easement with respect to such portion transferred, except for acts or
omissions which occurred during such Owner's period of ownership.

28. Amendment of Easement.
This Easement may be amended only with the written permission of Grantee and the then current
Owner of the Property and with the approval of the New York State Department of Agriculture and
Markets. Any such amendment shall be consistent with and have a neutral or positive effect on the
Purposes of this Easement and shall comply with the ECL or any regulations promulgated thereunder.
Such amendment shall not unreasonably restrict or regulate Farm Operations in contravention of
the purposes of Article 25-AA of the AML or such successor law as enacted or amended. In order
to approve an amendment, the Grantee must make written findings that the proposed amendment: (a)
is consistent with the Purposes of this Easement and will have a positive or neutral effect on those
Purposes; (b) is consistent with the Grantee’s mission as a not-for-profit conservation organization;
(c) complies with all specific provisions of this Easement other than those being amended; (d) does
not affect the perpetual existence and validity of this Easement; and (e) will not result in private
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inurement or impermissible private benefit. The Grantee shall have no obligation to amend this
Easement and any such amendment to this Easement shall be at the discretion of the Grantee. The
Grantee may cstablish such rcquircments for the submission of plans and other documentation as it
deems necessary to make an informed decision. Subject to the foregoing, amendments may include
changes necessary to effectuate this Easement in response to effects caused by global warming and
climate change. Any such amendment to this Easement shall be duly recorded.

29. Extinguishment of Easement.

At the mutual request of Grantor, Grantee, and the New York State Department of Agriculture and
Markets, a court with jurisdiction may, if it determines that conditions surrounding the Property have
changed so much that it becomes impossible to fulfill the Purposes of this Easement described in
Section 2 (“Purposes™), extinguish or modify this Easement in accordance with applicable law. The
mere cessation of farming on the Property shall not be construed to be grounds for extinguishment
of this Easement.

Notwithstanding the foregoing, if condemnation by exercise of the power of eminent domain
makes it impossible to continue use of all or such portion of the Property for the Purpose of this
Easement as described in Section 2 (“Purposes™) herein, the restrictions may be extinguished as to
any such portion so condemned by judicial proceeding. Upon any subsequent sale, exchange or
involuntary conversion (pursuant to this Section) by the Grantor, Grantee shall be entitled to a
portion of the proceeds from any subsequent sale or other disposition of the Property, or title
insurance proceeds, in accordance with Section 30 (“Proceeds™) herein.

In the event that Grantor retains the Property subsequent to any such extinguishment or partial
extinguishment, Grantee shall be entitled to receive from Grantor an amount equal to the fair
market value of the Property or the portion of the Property as to which the extinguishment applies
times the percentage determined under Section 30.

30. Proceeds.

The grant of this Easement gives rise to a property right, immediately vested in Grantee, which
property right has a monetary value in the event of an extinguishment, partial extinguishment, sale or
other disposition of the Property as contemplated in Section 29 (“Extinguishment of Easement”).
That monetary value is determined as follows: multiply (@) times (b), where —
(a) = the Grantee’s Proportionate Share, and
(b) = the value of that portion of the Property no longer encumbered by this Easement as the
result of the extinguishment.

Grantee’s Proportionate Share shall be determined by dividing the value of this Easement, calculated
as of the date hereof, by the unencumbered value of the Property, also calculated as of the date
hereof. For this Easement, the Grantee’s Proportionate Share is percent (%), and shall
remain constant, subject only to reasonable adjustment to the extent permissible under Section 170(h)
of the Code for any improvements which may hereafter be made on the Property).

With regard to the portion of such Proportionate Share equal to that paid using State grant funds,
Grantee agrees to use such portion in a manner compatible with the Primary Purpose of this
Easement. The Grantee’s share includes New York State’s contribution toward the purchase price for
acquiring this Easement. Prior to such re-use, Grantee must provide written notification to the New
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32.

33.

34.

3s.

York State Department of Agriculture and Markets and to the Dutchess County Agricultural and
Farmland Protection Board.

. Interpretation.

This Easement shall be interpreted under the laws of the State of New York, or federal law, as
appropriate. This Easement shall be liberally construed to effect the Purposes of this Easement. If
any provision in this Easement is found to be ambiguous, an interpretation consistent with the
Purposes of this Easement that would render the provision valid shall be favored over any
interpretation that would render it invalid.

If a dispute arises between the Grantor and the Grantee concerning the interpretation of any clause of
this Easement such that there is a conflict between the clauses required by the New York State
Department of Agriculture and Markets (“Department”), listed in the attached Appendix A, and the
remaining clauses of the Easement, an interpretation consistent with the Department clauses that
would render the Department clauses valid shall be favored over any interpretation that would render
such clauses invalid.

Recitals and Exhibits Incorporated Herein.

All recitals in this Easement are agreed by the parties to be accurate, are incorporated into this
Easement by this reference, and shall constitute integral terms and conditions of this Easement. All
exhibits and addenda attached to and referred to in this Easement are hereby incorporated into this
Easement as if fully set out in their entirety herein.

Successors.

Every provision of this Easement that applies to Grantor or Grantee shall also apply to their
respective agents, heirs, executors, administrators, assigns, and other successors in interest, and shall
continue as a servitude running in perpetuity with the Property.

Severability.

Invalidity of any of the covenants, terms or conditions of this Easement, or any part thereof, by court
order or judgment shall in no way affect the validity of any of the other provisions hereof which shall
remain in full force and effect.

Notices.

Any notice required or desired to be given under this Easement shall be in writing and shall be
sent (i) by personal delivery, (ii) via registered or certified mail, return receipt requested, or

(iii) via Federal Express or other private courier of national reputation providing written evidence
of delivery. Notice shall be deemed given upon receipt in the case of personal delivery, and upon
delivery by the U.S. Postal Service or private courier. All notices shall be properly addressed as
follows: 1) if to Grantee, at the address set forth above; 2) if to Grantor, at the address set forth
above; 3) if to any subsequent owner, at the address of the Property; or 4) if to New York State
Department of Agriculture and Markets, 10B Airline Drive, Albany, New York 12235. Any party
may change the address to which notices are to be sent to him, her or it by duly giving notice
pursuant to this Section 37.

36. Title.

The Grantor covenants and represents that the Grantor is the sole Owner and is seized of the
Property in fee simple and has good right to grant and convey the aforesaid Easement; that the
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37.

38.

39.

Property is free and clear of any and all mortgages not subordinated to this Easement, and that the
Grantee shall have the use of and enjoyment of the benefits derived from and existing out of the
aforesaid Easement.

Subsequent Liens on Property.

No provisions of this Easement should be construed as impairing the ability of Grantor to use this
Property, or a portion thereof encompassing entire separately deeded parcels, as collateral for a
subsequent borrowing. Any subsequent liens on the Property must be subordinate to this Easement.

Subsequent Encumbrances.

The grant of any easements or use restrictions is allowed with the permission of Grantee pursuant to
Section 18(a) (“Standards and Timetable for the Grantee's Permission”). Any future encumbrances
shall be consistent with the Primary Purpose of this Easement and shall not unreasonably restrict or
regulate Farm Operations in contravention of the purposes of Article 25-AA of the Agriculture and
Markets Law.

Preemptive Purchase Right.

Grantor acknowledges that the continued ownership of the Property by a party capable of
conducting Agricultural Use on the Property is integral to fulfilling the Purposes of the Easement.
Accordingly, Grantor hereby grants to Grantee a preemptive right to purchase the Property in
accordance with the provisions of this Section 39 (“Preemptive Purchase Right”) upon a proposed
sale of the Property as more fully set forth below. The Preemptive Purchase Right constitutes a
restriction that runs with the land and shall apply to each Conveyance (as hereinafter defined) in
perpetuity.

39(a). Trigger of the Preemptive Purchase Right. Grantee shall have the right to exercise
the preemptive purchase right in the event that Grantor proposes to sell or otherwise transfer
(a) the Property or any part of the Property, (b) any interest in the Property or (¢) any interest
in a corporation, limited liability company, partnership or other entity holding title to the
Property (any such transaction or occurrence is hereinafter referred to as a “Conveyance”™).
Unless otherwise permitted by the Easement, the Property shall only be sold in its entirety.

39(b). Exempt Transactions. Notwithstanding the foregoing, the following Conveyances
shall not trigger Grantee's rights hereunder (each an “Exempt Transaction”):

i.  Any conveyance of the Property to a transferee who agrees in writing to continue
Agricultural Use, provided that the following conditions are also satisfied:
a. The price must be no greater than the as-restricted value (as described below in
39(H1)
b. The conveyance must be made to:

i. atransferee who personally, or whose spouse or life-partner either
currently meets the definition of qualified farmer or who previously met
the definition of qualified farmer for a minimum of seven (7) years
within the past twenty (20) years (as used herein, the term “qualified
farmer” shall mean a person or entity who currently earns, and has
earned for the previous two years, at least two thirds of his or her annual
gross income from the “business of farming,” as that term is defined in
Treasury Regulation 1.175-3 or any successor regulation); or
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ii. a spouse, life-partner, parent, grandparent, sibling, child, stepchild,
niece, nephew, or grandchild of Grantor (any one or more of whom are
hereinafter referred to as a “Relative”); or

iii. a trust for the exclusive benefit of Grantor and/or a Relative; or

iv. a family partnership, family limited partnership, family limited liability
company, or other similar family entity, provided that all interests in any
such entity are owned, legally and beneficially, by Grantor and/or a
Relative; or

v. a nonprofit organization whose mission includes facilitating access to
farmland at prices affordable to qualified farmers, and which has made a
written commitment to continue Agricultural Use of the Property.

ii.  Any mortgage, pledge, or other assignment of the Property to an institutional lender as
security for any indebtedness of Grantor provided that any such mortgage, pledge, or
other assignment of the Property requires that:

a. Grantee shall receive concurrent notice of any default under any such
indebtedness and shall be afforded a reasonable opportunity to cure such default
on behalf of Grantor; and

b. Any party acquiring the Property as result of a default of Grantor in the
payment of such indebtedness shall be bound by the terms of this Easement in
the same manner as Grantor hereunder, including being subject to this
preemptive purchase right.

39(c). Notice of Intent to Market. Whenever Grantor intends to market the Property for sale,
Grantor shall so notify Grantee in writing. Such notice shall be referred to herein as “notice of
intent to market,” and shall be delivered to Grantee not later than ten (10) days after the
Property is either listed for sale with a broker or other person or any marketing materials for
Conveyance of the Property or interest therein have been prepared, whichever occurs first. The
notice of intent to market shall include a copy of any brokerage agreement, listing materials or
other materials used or proposed to be used in connection with the marketing of the Property,
including the proposed offering price for the Property.

39(d). Notice of Intent to Convey. Whenever Grantor intends to enter into a transaction that
would constitute a conveyance of the Property, including an exempt transaction, Grantor shall
so notify Grantee in writing. Such notice shall be referred to herein as “notice of intent to
convey” and shall be delivered to Grantee not later than five (5) days following the receipt by
the Grantor of an offer for the Property that the Grantor is inclined to accept.

The notice of intent to convey shall include:
i. A copy of any written offer that Grantor has received and is willing to accept; and

ii. To the extent then executed, a copy of any written agreement between Grantor and a
proposed transferee relating to the proposed Conveyance (together with such other
instruments as may be required to show that proposed agreement has been entered into
in good faith). Grantor acknowledges and agrees that any written agreement executed
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by Grantor with respect to any conveyance shall specifically state that it is subject to
the rights of Grantee pursuant to this Easement with preemptive purchase right; and

iii. A written description of the transferee’s training and experience as an agricultural
producer and an agricultural business plan for the Property, including a description of
(1) agricultural activities to be conducted or facilitated by transferee, (2) the retail or
wholesale markets the transferee intends to utilize for sale of the agricultural products
from the Property, (3) any proposed improvements to the Property, (4) a statement of
anticipated agricultural income and expenses derived from the Property for a three-year
period following transferee’s acquisition of the Property, (4) a twelve-month cash flow
projection or (5) other documentation of the transferee’s capacity and intention to
conduct Agricultural Use of the Property as determined by Grantee at its sole
discretion. If transferee has no such training and experience or no intention of operating
an agricultural business on the Property, a written statement to that effect.

iv. If the proposed conveyance is represented to be an exempt transaction, the notice to
convey shall also include the documents needed to establish the conveyance as such,
including:

a. Documentation sufficient to show that the conveyance is at or below the as-

restricted value. Such documentation may include:

1. A copy of an appraisal determining the as-restricted value of the Property in
accordance with Section 39(f)(i); or

il. Any other adequate documentation the Grantor may provide sufficient to
prove that the conveyance is at or below the as-restricted value.
Determination of the adequacy of said documentation is at the Grantee’s
sole discretion.

b. Documentation sufficient to establish the required qualified farmer status and
the relationship(s) used to claim an exempt transaction under the terms of
Section 39(b)(1), or the buyer’s federal income tax filings from the previous two
years, if the exempt transaction is claimed under Section 39(b)(ii). The
sufficiency of such documentation shall be determined by Grantee, at its sole
discretion.

39(e). Notice of Intent to Exercise Preemptive Purchase Right: If Grantee determines that
the proposed conveyance is not an exempt transaction, Grantee may exercise the preemptive
purchase right by giving Grantor notice thereof (“notice of intent to exercise”) promptly, but in
no case more than sixty (60) days following receipt of Grantor's notice of intent to convey.
Failure by Grantee to provide such notice within 60 days shall constitute a waiver of Grantee's
rights under the preemptive purchase right with respect to the proposed conveyance that is the
subject of such notice of intent to convey. Grantee shall notify Grantor immediately upon a
determination that it will not exercise this Preemptive Purchase Right with respect to a
proposed conveyance. Failure to exercise this right with respect to a proposed conveyance
shall not constitute a waiver of any of Grantee’s rights with respect to a subsequent
conveyance.
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39(f). Purchase Agreement. If Grantee gives Grantor a notice of intent to exercise, Grantor
and Grantee shall, either within sixty (60) days of delivery of said notice if Grantee chooses
not to seek an appraisal, or within ten (10) days of receipt of the final appraisal if the purchase
price (defined below) is determined pursuant to Section 38(f)(i) below, enter into a written
agreement with respect to the sale of the Property (the “purchase agreement™). Unless
otherwise agreed by the parties, the purchase agreement shall contain the following terms:

(i)

Purchase Price. The price for which Grantee shall have the right to purchase

the Property (the “permitted resale price”) shall be the lesser of the offer price
set forth in any written agreement delivered by Grantor to Grantee pursuant to
Section 38(d)(i) above, or a price equal to the as-restricted fair market value of
the Property (“as-restricted value™) determined as follows:

a. An appraisal of the as-restricted value of the Property, including all
improvements thereon, based on its use value for productive
Agricultural Use (hereinafter, the “agricultural use value”) of the land
comprising the Property, assuming that its highest and best use is
commercial agricultural production commonly occurring within the
market area where the Property is located on the date that the notice of
intent to exercise is given, as determined by a jointly approved
qualified, independent appraiser selected by Grantor and Grantee, with
the cost of such appraisal to be at Grantee’s sole expense. If Grantor
and Grantee cannot jointly agree on a qualified, independent appraiser,
Grantor and Grantee shall each select their own qualified, independent
appraiser, each at their own expense. If the value of the Grantor and
Grantee’s individual appraisals are within 10% of one another, for the
purpose of determining the permitted resale price the as-restricted value
shall be the average of the two appraised values. If the Grantor and
Grantee’s individual appraisals vary by more than ten percent (10%)
then Grantors’ appraiser and Grantee’s appraiser shall together appoint a
third duly licensed appraiser with experience in the appraisal of
agricultural real estate, who shall appraise the Property according to the
requirements of the paragraph above. The cost of the third appraisal
shall be equally borne by Grantee and Grantors. The value of the
Property determined by the third appraiser in such case shall be the as-
restricted value. As an alternative to appointing a third appraiser,
Grantor and Grantee may agree upon a price based upon averaging the
two appraisals or otherwise.

b. Appraisal(s) shall be completed by a licensed appraiser with
experience in the appraisal of agricultural real estate and shall take into
consideration the permitted and restricted uses set forth in the Easement
as well as the impact on value resulting from the preemptive purchase
right. The appraiser shall consider at least three approaches to valuation,
including the Cost, Income, and Sales Comparison Approaches and
shall value the land and all permanent structures and improvements
(including permanently installed land improvements such as in-ground
irrigation systems, farm roads, and tiling) by such appraisal methods as
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(i)

(iii)

(iv)

V)

(vi)

said appraiser finds appropriate for determining the as-restricted value
of the Property.

Grantee's Right of Entry in Furtherance of the Preemptive Purchase Right.
Grantee and Grantee’s designees shall have the right to enter upon the Property
at reasonable times upon reasonable advance notice for the purpose of
preparing for the purchase of the Property (or interest therein), including but not
limited to conducting appraisals, surveys, soils tests, engineering studies, and
obtaining other desired information about the Property. Such entry onto or
testing of the Property shall be conducted in a manner that reasonably limits

any disturbance the use and enjoyment of the Property by Grantor.

Closing. The closing of the transaction contemplated by the purchase
agreement will take place within ninety (90) days following execution of the
purchase agreement.

Title. Grantor shall convey to Grantee, by bargain and sale deed with covenant
against grantor’s acts, in customary, recordable form, good, clear, record and
marketable title to the Property free of all liens, leases, tenancies, occupancies
or other encumbrances, subject only to (a) customary utility distribution
easements (b) rights of the general public to use public roads; (c¢) rights of way
and other easements that do not, in the Grantee's opinion, materially impair
beneficial use of the Property; (d) the permitted exceptions in existence as of
the date of this Easement and (e) the terms and conditions of this Easement.
Grantor shall provide to Grantee copies of any existing title insurance policies,
abstracts of title and survey maps of the Property. The state of title to the
Property shall be determined by a title examination paid for by Grantee, and
Grantee may obtain title insurance at Grantee's expense. In the event Grantor is
unable to convey good and marketable title as required hereunder despite
Grantor's best efforts (including the application of the purchase price to reduce
any monetary liens), then Grantee may elect to terminate the purchase
agreement and its exercise of this preemptive purchase right or to accept such
title as Grantor shall be able to deliver and pay the purchase price without
reduction, but the foregoing shall not limit any other rights which Grantee may
have on account of Grantor’s activities.

Approvals. Grantor agrees to obtain at his sole expense any and all permits and
approvals required under law or regulation for the conveyance of the Property
(or interest therein) to Grantee under the purchase agreement. The parties shall
extend the closing date as necessary to enable Grantor to obtain all such final
permits and approvals.

Hazardous Materials. Upon execution of the purchase agreement, Grantor
shall update the representation made below regarding the presence or release of
hazardous materials. In the event that Grantee discovers that any hazardous
material has been found or released from or onto the Property, or that any
violation of law related thereto has occurred on the Property, Grantee may at
Grantee's option terminate the purchase agreement and declare its exercise of

Farm Credit East
148.



(vii)

(viii)

(ix)

(x)

(xi)

the preemptive purchase right to be null and void.

Representation: Grantor represents to Grantee that Grantor is not now aware of
the placement or dumping on the Property of any “hazardous material,”
including but not limited to petroleum products, fuel oil, waste oils, explosives,
reactive materials, ignitable materials, corrosive materials, hazardous
chemicals, hazardous wastes, hazardous substances, extremely hazardous
substances, toxic substances, toxic chemicals, radioactive materials, infectious
materials, or any other element, compound, mixture, solution or substance
which may pose a present or potential hazard to human health or the
environment, or of the existence of any violation of federal, state or local law
related thereto. The term “hazardous material” shall not include petroleum
products, fertilizers, pesticides, herbicides, manure, and other substances used,
stored or generated, in compliance with all applicable laws, in reasonable
quantities for a Jawful agricultural operation.

Prorations and Fees. Grantor and Grantee shall prorate property taxes,
assessments, fuel on the premises and rents as of the date of closing. Other
transfer taxes and other taxes, fees and charges will be allocated in accordance
with the customary practice in Columbia County.

Casualty. In the event any structure on the Property is substantially destroyed
by fire or other casualty, Grantee may elect to (a) proceed to closing and accept
the proceeds of any insurance policy Grantor may have with respect to such
destruction; or (b) if such insurance proceeds are less than the value of the
structure as determined by appraisal using the methodology described above,
proceed to closing and accept the proceeds of said insurance policy and reduce
the purchase price by the difference between such contributory value and
insurance proceeds; or (c) terminate the purchase agreement and withdraw its
election to exercise the preemptive purchase right, but the foregoing shall not
limit any other rights which Grantee may have on account of Grantor’s
activities.

No Changes in Property. Grantor shall not physically alter the Property or the
improvements on the Property or enter into any lease after Grantee delivers the
notice of intent to exercise without Grantee’s written consent, except to perform
generally accepted agricultural practices and normal repairs and maintenance.

Personal Property. All personal property, livestock, machinery and equipment
not included in the sale or other transfer shall be removed from the Property,
and all other waste and debris shall be removed from the Property prior to
closing.

Assignment. Grantee may by written instrument, a copy of which shall be
delivered to Grantor, assign its rights under the purchase agreement to a third
party who, in the reasonable opinion of Grantee, will use or will facilitate the
use of the Property for productive Agricultural Use.
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(xii) Form of Agreement. Grantor acknowledges receipt of, and accepts, the form of
purchase and sale agreement heretofore delivered by Grantee to Grantor and
agrees that such form conlorms to the requirements of this Section.

(xiii) Power of Attorney. In the event Grantor fails to execute the purchase
agreement within ten (10) days of delivery to Grantor (provided that the
purchase agreement conforms to the requirements of this Section), Grantor
hereby constitutes and appoints Grantee as Grantor’s true and lawful attorney-
in-fact for Grantor and in Grantor’s name to execute, acknowledge and deliver
such purchase agreement as the act and deed of Grantor.

39(g). Waiver of Preemptive Purchase Right for Specific Proposed Conveyance. If
Grantee fails to provide delivery of a notice of intent to exercise or, if Grantee elects to
terminate the preemptive purchase right under the terms of the purchase agreement, or if
Grantee unjustifiably fails to purchase the Property within ninety (90) days following
execution of the purchase agreement (as the same may be extended pursuant to the terms of the
purchase agreement), then at the request of Grantor, Grantee shall promptly execute and
deliver to Grantor a document in suitable form for recording waiving Grantee's rights
hereunder in connection with the proposed conveyance, and Grantor may proceed with the
proposed conveyance; provided, however, that the proposed conveyance by Grantor to such
prospective transferee must be completed within the twelve (12) month period following
delivery of the notice of intent to convey given with respect thereto. Any such waiver of the
preemptive purchase right shall state or automatically be deemed to state that it waives the
preemptive purchase right only for purposes of the specific conveyance in question and that
the preemptive purchase right (and the balance of this Easement) shall continue to be in effect
for all other future conveyances. Grantee shall have the right to waive this preemptive
purchase right with respect to the proposed conveyance at any time, including following
execution of a purchase agreement.

40. Grantor's Environmental Warranty.

Grantor warrants that it has no actual knowledge of a release or threatened release of hazardous
substances or wastes on the Property, as such substances and wastes are defined by applicable law,
and hereby promises to hold harmless, defend, and indemnify Grantee and New York State
Department of Agriculture and Markets against and from, any and all loss, cost, claim (without regard
to its merit), liability or expense (including reasonable attorneys' fees) arising from or with respect to
any release of hazardous waste or violation of environmental laws.

If at any time after the effective date of this Easement there occurs a release in, on, or about the
property of any substance now or hereafter defined, listed, or otherwise classified pursuant to any
federal, state, or local law, regulation, or requirement as hazardous, toxic, polluting, or otherwise
contaminating to the air, water, or soil, or in any way harmful or threatening to human health or
the environment, Grantor agrees to take all steps that may be required under federal, state, or local
law necessary to assure its containment and remediation, including any cleanup.

Nothing in this Easement shall be construed as giving rise to any right or ability in Grantee, or the
New York State Department of Agriculture and Markets to exercise physical or management
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control over the day-to-day operations of the Property, or any of Grantor’s activities on the
Property, or otherwise to become an operator or arranger with respect to the Property within the
meaning of The Comprehensive Environmental Response, Compensation, and Liability Act of
1980, as amended (“CERCLA”) or any corresponding state and local statute or ordinance.

Duration of Easement.

Except as expressly otherwise provided herein, this Easement shall be of perpetual duration,

42.

43.

44.

and no merger of title, estate or interest shall be deemed effected by any
previous, contemporaneous, or subsequent deed, grant, or assignment of an
interest or estate in the Property, or any portion thereof, to Grantee, it being the
express intent of the parties that this Easement not be extinguished by, or
merged into, any other interest or estate in the Property now or hereafter held
by Grantee.

Entire Agreement.

This instrument sets forth the entire agreement of the parties with respect to the Easement and
supersedes all prior discussions, negotiations, understandings and agreements relating to the
Easement, all of which are merged herein. No alteration or variation of this instrument shall be
valid or binding unless contained in an amendment that complies with Section 28 (“Amendment
of Easement™).

Waiver.

The Grantee may on a case-by-case basis waive any provision of this Easement that it deems not to
be essential in fulfilling this Easement's Purposes. Such waivers may not be granted with respect to
the number of Residential Dwellings that may be built. Any such waiver must be supported by
written findings in the minutes of the meeting of the Grantee at which it was approved. Such findings
shall state the rationale for allowing the waiver and shall indicate any impacts to landscape features or
scenic panoramas as seen from public vantage points (if a waiver to size or location restrictions). The
Grantee must find that the waiver: (a) is consistent with the Purposes of this Easement and will have a
positive or neutral effect on those Purposes; (b) is consistent with the Grantee’s mission as a not-for-
profit conservation organization; (¢) complies with all specific provisions of this Easement; (d) does
not affect the perpetual existence and validity of this Easement; and (e) will not result in private
inurement or impermissible private benefit. Such individual waivers will not affect the future
applicability of any waived provision as applied to other situations, and the provision waived in an
individual case shall continue in full force and effect for other cases. Any such waiver shall comply
with Article 49, Title 3 of the Conservation Law and Section 170(h) of the Internal Revenue Code (or
any successor provisions of applicable law), and any regulations promulgated pursuant thereto.
Copies of resolutions of the Grantee’s Board of Directors approving such waivers shall be kept in the
Grantee’s permanent file with this Easement. The Grantee shall, if requested by an Owner of the
Property, issue a certificate of compliance indicating that an alteration of the Property or other action
undertaken pursuant to this Section was undertaken pursuant to an approved waiver of this Easement.

Binding Effect.

The provisions of this Easement shall run with the Property in perpetuity and shall bind and be
enforceable against the Grantor and against all future Owners and any party deriving from the
Grantor any interest or right to use, possess, or occupy the Property, in the same manner as against
the Grantor, while such party is an Owner or entitled to possession, occupancy, or use thereof.
Notwithstanding the foregoing, upon any transfer of title, the transferor shall, with respect to the
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Property transferred, cease being a Grantor or Owner with respect to such Property for purposes of
this Easement and shall have no further responsibility, rights or liability hereunder for acts done or
conditions arising thereafter on or with respect to such Property, but the transferor shall remain
liable for earlier acts and conditions done or occurring during the period of his or her ownership or
conduct.

45. Lien Law.
This conveyance is made subject to the trust fund provisions of Section Thirteen of the New York
Lien Law.

46. Captions.
The captions in this instrument have been inserted solely for convenience of reference and are not
a part of this instrument and shall have no effect upon construction or interpretation.
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IN WITNESS WHEREOF, Grantor and Grantee, intending to be legally bound hereby, have hereunto
set their hands on the date first above written.

LANDOWNER

Grantor: Primrose Hill Farm, LLC

By:

Robert A. Schoch
Title:

DUTCHESS LAND CONSERVANCY, INC.
Grantee:

By:

Rebecca E.C. Thornton
President
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State of New York )

County of Dutchess ), ss:

On the day of in the year 20 before me, the undersigned, personally appeared
Robert A. Schoch, personally known to me or proved to me on the basis of satisfactory evidence to be
the individual whose name is subscribed to the within instrument and acknowledged to me that he
executed the same in his capacity, and that by his signature on the instrument, the individual, or the
person upon behalf of which the individual acted, executed the instrument.

Signature/office of individual taking acknowledgement

State of New York )

County of Dutchess ), ss:

On the day of in the year 20 before me, the undersigned, personally appeared
Rebecca E.C. Thornton, personally known to me or proved to me on the basis of satisfactory evidence
to be the individual whose name is subscribed to the within instrument and acknowledged to me that she
executed the same in her capacity, and that by her signature on the instrument, the individual, or the
person upon behalf of which the individual acted, executed the instrument.

Signature/office of individual taking acknowledgement
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APPENDIX A
DEPARTMENT CLAUSES

required “WHEREAS” provisions (“D,” “E,” “F,” “J,” “L,” “N” and “P”)

“Purposes”

“Implementation”

“Definitions™: “Agricultural Use,” “Conservation Plan,” “Crops, Livestock and Livestock
Products,” “Farm Labor Housing,” “Farm Operation,” and “Viable Agricultural Land.”

“State as Intervenor and Mediator Regarding Interpretation of Selected Definitions and Terms
and Selected Implementation of Provisions”

Other miscellaneous policies: “Impervious Surfaces,” “Land Disturbances Associated with Non-
Agricultural Activities,” “sound agricultural practices,” “Proceeds” and “Interpretation
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EXHIBIT A
Description of the Property

All that certain plot, piece or parcel of land, with the buildings and Improvements thereon erected,

situated, lying and being in the Town of Clinton, Dutchess County, New York, more particularly
described as follows:

[TO BE PROVIDED FOLLOWING SURVEY WORK]
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EXHIBIT B
Conservation Easement Map

[TO BE PROVIDED FOLLOWING SURVEY WORK]
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EXHIBIT C
Survey Map
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