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Transmittal Letter

February 17, 2017

Robert M. VanDeloo, Jr.

Appraisal & Inspection Unit Manager

NEW YORK STATE

OFFICE OF GENERAL SERVICES

Bureau of Land Management

Corning 2™ Tower, 26™ Floor

Empire State Plaza

Albany, N.Y. 12242

RE: UPLO1727

APPRAISAL
J N Adam Hospital / Developmental Center
10317 Dayton Road — [CR 58]
Perrysburg, Cattaraugus County, NY 14129
Tax Map Number: 16.001-1-3.1; 16.021-1-19;
16.022-2-10 and 15.002-1-15

Dear Mr. VanDeloo:

According to your request, NATIONAL Real Estate Research, LLC has prepared both a
detailed Market Study and an Appraisal report of the J N Adam Hospital / Developmental
Center Property (the “Property” herein), situated in Perrysburg, Cattaraugus County, NY.

As directed, the New York State OFFICE OF GENERAL SERVICES (“NYSOGS”) has
requested (1) the completion of a comprehensive marketing study for the redevelopment /
reuse of the former J.N. Adams Developmental Center, and (2) a narrative appraisal of the
Property. Further, NYSOGS has directed that the findings be contained in two (2) separate
reports, i.e., A MARKETING STUDY AND STRATEGIC PLAN, and a separate narrative
APPRAISAL REPORT. This report presents the results of the APPRAISAL.

According to your request, the purpose of this appraisal is twofold. We will estimate the
Market Value of the Fee Simple interest in the Property “As-Improved,” as well as “As-If
Vacant,” as of the most recent date of inspection, October 18, 2016. Disaggregation of the
land between the old hospital complex and the “excess land” will be made. These Value
estimates will consider the tangible assets of the real estate only, exclusive of any
business value or personal property.
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According to USPAP, developing these Market Value opinions requires the use of two
hypothetical conditions, which assume that (1) the ownership entity is the People of the
State of New York, which has clear title, and that the City of Buffalo has no ownership
interest or rights, when in fact the City of Buffalo has a Reverter clause interest; and
assumes that (2) the hospital site, the surrounding woodlands, and the groundwater are
unaffected by adverse environmental contamination conditions, when in fact likely
environmental contamination was observed at the time of inspection.

Qur_inspection revealed that potentially adverse environmental conditions likely exist
throughout the improvements on the Property. NO Phase | Environmental Site
Assessment was available for review, or for use in completing the analyses contained
in the Marketing Study and Appraisal.

According to the Deed and County Property Records, the current owner of record for the
parcels and improvements is the People of the State of New York (“PSNY”), who own the
Fee Simple interest in the Property. The Property consists of portions of four tax parcels
formally known as Tax Parcel #s 16.001-1-3.1; 16.021-1-19; 16.022-2-10 and 15.002-1-15
on the Cattaraugus County, NY tax maps. Five small parcels that are portions of the larger
tax parcels are being retained by New York State and are not part of this assignment. No
recorded sale transactions have occurred since the subject Property was acquired in 1952.
No deed was available nor was any metes and bounds legal description. There are no
known existing Purchase and Sale agreements in effect. No arm’s length transfers are
known to have occurred within the past five years.

The majority of the lands comprising the subject Property are zoned “AR-40”" — Agricultural /
Residential zone, within the Town of Perrysburg - with a couple of exceptions, these being
the rectangular area of land along the south side of Main Street west from Peck Hill Road
that is zoned “SR-30A,” within the Town of Perrysburg; and also the 57 acres under and
around the JN Adam buildings that reportedly were / are zoned “I” - Industrial under the old
defunct Village of Perrysburg, and which apparently remains applicable. The subject
Property is situated within the southern portion of Flood Map #360091B, dated 4/20/1984,
and the northern portion of Map #360066B, dated 5/25/1984. FEMA has not completed a
study to determine flood hazard for the selected location; therefore, a flood map has not
been published at this time.

This appraisal contains confidential information and their use is privileged. The Intended Use
of this appraisal is for decision-making purposes related to disposition valuation of the asset.
The values derived are driven by a thorough Highest and Best Use analysis of the complex
in context of the specific characteristics of the market within the Town of Perrysburg, the City
of Buffalo and Cattaraugus County local market area.

The Intended Users of this report are NYSOGS and any contractors tasked with asset
disposition assistance. NYSOGS or its assignees may use the appraisal for multiple
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purposes such as asset disposition decisions, sale of the Property or for planning purposes
related to bids at auction sales. The Reports are to be used in whole and not in part. No part
of the Reports shall be used in conjunction with any other analyses. The appraisal report
and marketing study submitted to NYSOGS for review will become property of the
government of the State of New York and may be used for any legal and proper purpose.
The reports will be distributed upon request to all others under the Freedom of Information
Act. NYSOGS and their assignees are the intended users of this appraisal report.

The effective date of both the appraisal and marketing study is the most recent date of
inspection, October 18, 2016. John A. Dalkowski Ill, CRE, MAI inspected the property on
that date. This appraisal has been prepared to conform to the Standards of Professional
Appraisal Practice and the Code of Professional Ethics of the Appraisal Institute, the
Uniform Standards of Professional Appraisal Practice (USPAP) of the Appraisal Foundation,
and to generally accepted Appraisal Reporting Guidelines of most lending institutions.

We have concluded that the Market Value of the Fee Simple interest in the Property “As-If
Vacant,” based upon the two hypothetical conditions stated above, as of the most recent
date of inspection, October 18, 2016, is:

EIGHT HUNDRED EIGHTY THOUSAND DOLLARS
($880,000)

Further, we have concluded that the Market Value of the Fee Simple interest in the 587.62+
acres of excess land “As-Vacant and Unimproved,” based upon the two hypothetical
conditions stated above, as of October 18, 2016, is:

EIGHT HUNDRED THOUSAND DOLLARS
($800,000)

Finally, we have concluded that the Market Value of the Fee Simple interest in the JN Adam
Property “As-Improved,” situated on the 644.62+ acres of land, and based upon the two
hypothetical conditions stated above, as of October 18, 2016, is:

ZERO DOLLARS
(30)
The concluded values represent cash or equivalent terms under current market conditions
and include the value of the tangible assets only - the income-producing capability of the

real estate. No intangible assets - including the value of the business enterprise or personal
property - are included in this value.
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All values rendered within this report assume exposure and marketing times of 36 to 48
months or more unless otherwise indicated. No other special risk factors or any other
adverse conditions are believed to affect the subject. This appraisal was not prepared in
conjunction with a request for a specific value or a value within a given range or predicated
upon loan approval. It is assumed that the owners will competently manage the Property in
the future.

The appraisal utilized the approaches to value considered appropriate and is subject to the
enclosed Underlying Assumptions and Contingent Conditions. The accompanying reports
describe the physical characteristics of the Property, its potential marketability, and the
methods of appraisal and contain the pertinent information considered in reaching our
conclusions of value. We hereby certify that all the data gathered in our investigation is from
sources believed to be reliable. Data in general were scarce, but nevertheless, all available
information required or pertinent to the valuation that was available was considered. Data,
information, and the calculations leading to the value conclusion(s) are incorporated in the
report following this letter.

These reports, in their entirety, including all assumptions and limiting conditions, and are an
integral part of and inseparable from this letter. In preparing these value estimates, we have
placed considerable reliance upon various documents supplied to us by others. The data
used in the discussion and analyses that follow herein were provided and / or supported by
information from NYSOGS and supported by our investigations, and also by data contained
within certain reports prepared by others and called “Project Documents” herein.

Some of the items we relied upon include, but are not limited to the following: The Project
Documents used herein consisted of (1) the “Structural Condition Assessment Report - JN
Adam Developmental Center,” dated November 18, 2016, prepared by Popli Design Group,
Penfield, NY, which is incorporated into this report by reference; (2) An OGS Bureau of Land
Management Survey entitled “DEED PLOT SHOWING Lands of the People of the State
of New York Known as J.N. Adam Developmental Center Situate in Lots 11, 18, 19, and
27, Township 6, Range 9 of the Holland Land Company’s Survey, Town of Perrysburg,
County of Cattaraugus, State of New York,” undated but included herein; (3) Various local
government publications and Comprehensive Plans enumerated within the Scope section;
and (4) various other letters, leases, memorandums, drawings, specifications, maps,
surveys, and schedules given to us by NYSOGS and others, and enumerated in the report.
Copies of the pertinent items and excerpts have been included in the body of the report or in
the Addendum, as space permits.

THIS LETTER MUST REMAIN ATTACHED TO THE REPORT, WHICH CONTAINS 371
PAGES PLUS RELATED EXHIBITS, IN ORDER FOR THE VALUE OPINION SET FORTH
TO BE CONSIDERED VALID.

Thank you for the opportunity to provide these market study and appraisal services to you.
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Should you have any questions or require more information, please contact me directly at
the phone number or e-mail address listed below.

Yours truly,

John A. Dalkowski 111, CRE, MAI
Managing Director

New York State Certified General

Real Estate Appraiser No. 46000016951
jdmai-cre@nationalrer.com
212-983-2426
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INTRODUCTION & EXECUTIVE SUMMARY

Purpose and Scope of the Assignment

The specific parcels [per the Bid Solicitation and Survey] are labeled A, B and C, and are
highlighted on maps that follow. Total site area per the Survey and calculated in the table
above is 644.62+ acres. A chain link fence encloses the area of the site where the main
hospital campus improvements are situated. These fenced areas around the buildings
include two specific areas: (1) the westernmost parcel off Peck Hill Road, which has ten (10)
old, functionally-obsolescent single-family houses and two other smaller, miscellaneous
wood frame structures - primarily situated along the southern side of Inwood Drive, and (2)
the area around the larger, institutional buildings — that being the easternmost parcel off
Peck Hill Road along Airview Drive. These areas combined approximate 57+ acres of the
total 644.62+-acre site, based upon a rough approximation from the survey. The remaining
587.62+ acres are undeveloped and which were largely unused by the facility other than
recreationally, and consist of unimproved virgin woodlands and timber. Thus, they are
excess land that may be sold off and developed separately from the facility.

Acres per Tax Acres per 0GS
Map Survey

NYS JN Adam Developmental Center ~ 16.001-1-3.1 - "B" &" C" on Map - "B" on Survey 420.40

NYS JN Adam Developmental Center ~ 16.021-1-19 - "B" on Map - "B" on SURVEY 50.67
NYS JN Adam Hospital & School 16.022-2-10 - "C" on Map 51.45
NYS Route 353 15,002-1-15 - "A" on Proposal Map - "C" on Survey ~ 153.95
Total Acreage

NYSOGS has requested the completion of a narrative appraisal report of the Fair Market
Value of the Fee Simple Interest in the subject Property, both “As-Improved,” as well as “As-
If Vacant.” The appraisal report includes a detailed highest and best use analysis of the
Property with supporting explanation. The purpose of this appraisal is twofold. We will
estimate the Market Value of the Fee Simple interest in the Property “As-Improved,” as well
as “As-If Vacant,” as of the most recent date of inspection, October 18, 2016. The appraisal
is subject to the use of two hypothetical conditions, which are explained and enumerated
below. Disaggregation of the land between the former hospital complex and the excess land
will be made. The Intended Use of the appraisal findings will be for decision-making
purposes. NYSOGS is considering the future of this site and / or its public sale / reuse.

Reportedly, the deed that transferred the Property to State of New York in 1952 contained a
Reverter Clause to the City of Buffalo — the former owner of the complex, which they have
been unwilling to relinquish. Said Deed was not available for our review. However, we have
been advised that, under the terms of the deed, the Reverter reportedly expires ten years
after JN Adam ceases to be actively used for any mental hygiene purposes. Apparently,
despite the poor condition of the complex, the City of Buffalo does not want to sell / dispose
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of the Property, and has asserted that four separate, small parcels along Perrysburg -
Gowanda Road / State Route 39 [the excluded blue-shaded parcels on the map on page 9
herein] are still being used for any mental health purposes.

Furthermore, we have been advised that the City of Buffalo reportedly would retain 90
percent (90.0%) of the sale or disposition proceeds. In 1998, the Empire State Development
Corporation (“ESDC”) made preparations to sell most of the J.N. Adam Property through a
bidding process, after the JN Adam complex was closed in 1991 — but when it likely was still
functional - which produced a bid of just $300,000. The bidder was Trathen Land Company,
a timber / logging company that wanted to harvest / strip the site of its timber. However, the
City of Buffalo rejected the sale and declined to release the Reverter. Litigation ensued, and
the complex has been abandoned ever since. No arm’s length transfers have occurred in
the past five years, and no Purchase and Sale agreements exist.

Consequently, given the position of the City of Buffalo, NYSOGS has instructed NRER to
complete the MARKETING STUDY AND STRATEGIC PLAN and the APPRAISAL REPORT
under two hypothetical conditions - i.e., (1) that the ownership entity is the People of the
State of New York, which has clear title, and that the City of Buffalo has no ownership
interest or rights; and (2) that the hospital site, the surrounding woodlands, and the
groundwater are unaffected by adverse environmental contamination conditions.

According to USPAP, developing this Market Value opinion requires the use of two
hypothetical conditions, which (1) assume that the ownership entity is the People of the
State of New York, which has clear title, and that the City of Buffalo has no ownership
interest or rights, when in fact the City of Buffalo has a Reverter clause interest; and (2)
assumes that the hospital site, the surrounding woodlands, and the groundwater are
unaffected by adverse environmental contamination conditions, when in fact likely
environmental contamination was observed at the time of inspection.

Qur_inspection revealed that potentially adverse environmental conditions likely exist
throughout the improvements on the Property. NO Phase | Environmental Site
Assessment was available for review, or for use in completing the analyses contained
in the Marketing Study and Appraisal.

The condition of the abandoned hospital improvements observed during the inspection
STRONGLY suggests the presence of significant environmental contamination - potentially
from asbestos, lead, mold and potentially other toxic substances.

JN ADAM DEVELOPMENTAL COMPLEX, PERRYSBURG, NY 10
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PROPOSAL MAP (PARCEL HANDWRITTEN LETTERS ARE REVERSED FROM SURVEY)
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DEED / SURVEY UPDATE
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PARTS OF PARCEL “B” & “C” TAX MAP

Cattaraugus County Parcel Viewer 3.0
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PART OF PARCEL “B” TAX MAP

Cattaraugus County Parcel Viewer 3.0
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PARCEL “A” TAX MAP

Cattaraugus County Parcel Viewer 3.0
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PARCEL “C” SURVEY MAP - LOT 27 ENLARGED

IR 7E

PARCEL C
145.3 ACRES +/~

AREA IS NOT INCLUDING:
- PARCEL 1O BE RETAINED BY THE STATE

Parcel C being a portion of Parcel 3 described in a
Deed dated August 1, 1952 from the

City of Buffalo fo the People of the State of New York
recorded in Liber 503 of Deeds al page 264

LOT 27

LOT 26

P e

arnoss

HOOKER HILL RD

\
RI—

080

JN ADAM DEVELOPMENTAL COMPLEX, PERRYSBURG, NY

17



NATIONAL | ReaL ESTATE RESEARCH, LLC

PARCEL “B” SURVEY MAP - LOT 19 & 18 ENLARGED
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INTRODUCTION & EXECUTIVE SUMMARY

Property Information

In 1910, the City of Buffalo, beset by the public scourge of tuberculosis, purchased almost
300 acres of land adjacent to the Village of Perrysburg, for the purpose of establishing the
Buffalo Municipal Hospital for Incipient Tuberculosis. The facility opened in 1912 and later
became the J. N. Adam Memorial Hospital. Additional land has been acquired over the
years, as discussed below. J. N. Adam was used as a tubercular hospital until 1960, when it
was turned over to the State of New York for use as a Developmental Disability Center.

By 1991, the institutional treatment of such disabilities by the State had ended and the
complex was abandoned. It has remained abandoned — and open to the ravages of weather,
trespassers and vandals, and wildlife for the past 26 years. No maintenance has been
performed, and no measures of any kind [other than the perimeter fencing] appear to have
been taken to provide security of the abandoned improvements, or to prevent the continued
and further deterioration of the structures, and their inevitable demise.

NOTE: The subject Property reportedly is / was improved with 25+ older buildings,*
many if not all of which are derelict institutional masonry buildings with wood-frame
porches. However, according to the “Structural Condition Assessment Report - JN
Adam Developmental Center,” dated November 18, 2016, prepared by Popli Design
Group, Penfield, NY, which is incorporated into this report by reference, Buildings #1 -
#5 comprise approximately 120,000+ square feet of GBA. However, no site plan or
definitive data of any kind are available concerning any of the other remaining
buildings, including size, date of construction, condition, or anything else usable in
the completion of the MARKETING STUDY AND STRATEGIC PLAN and / or the
APPRAISAL REPORT. Consequently, we have no option but reliance upon the

! The number of buildings that are on the site on the site is unknown and unavailable, and the various
sources available to us offer conflicting data — as follows. (1) A Press Release from New York State
Senator Catharine Young, entitled “Progress Ahead for Former J.N. Adam Developmental Center,” dated
June 24, 2005, states that “...the former J.N. Adam Developmental Center in Perrysburg, which consists
of 44 buildings that were constructed between 1912 and 1951...” (2) A Litigation proceeding entitled
“Matter of Kuzma v City of Buffalo 2006 NY Slip Op 50338(U) [11 Misc 3d 1061(A)], Supreme Court,
Cattaraugus County, and Decided on March 8, 2006 stated in the pleading that: “In November 1999,
ESDC put the property, consisting of 649 of the original 675 acres plus approximately 40 buildings, out
for bid.“ (3) Conversely, data received from NYSOGS stated that “...the site’...contains three parcels
comprising approximately 649+ acres improved with approximately 25 +/- older buildings.” (4)
According to the Historic Nomination Form #7. Description, “A total of fifty-seven buildings make up the
present J.N. Adam Developmental Center; (5) Finally, the “Structural Condition Assessment Report - JN
Adam Developmental Center,” dated November 18, 2016, prepared by Popli Design Group, states that
“...the former J.N. Adam Memorial Hospital consisted of 5 [original] buildings (Buildings 1 — 5)
totaling approximately 120,000 square feet...”"However, the report also states that “...NYSOGS
commissioned this updated structural condition assessment to support the potential redevelopment of the
five original Center buildings. The goal of this study is to evaluate the general condition of Buildings 1 - 5
and identify structural deficiencies that may affect their reuse...” while also noting that there are other
buildings on the site that are not included in their analysis.
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Structural Condition Assessment Report, thus limiting our consideration of the
improvements herein to approximately 120,000+ square feet of GBA.

The circumstances concerning the subject Property are further complicated by several other
very important facts and issues. First and foremost, the J.N. Adam Hospital complex has
been ERRONEOUSLY ? reported as “...being listed on the New York State Register of
Historic Places in 1985,” a designation which has not occurred. Therefore, at this point in
time, the subject Property as it currently stands factually - is nothing more than a formerly
grand complex that has been allowed to deteriorate, decay and become a collection of
derelict structures, and an environmental and public safety hazard to the community.

Further, and most importantly, in order to make any attempt to restore functional utility to the
complex at some point, an interested party must first be found that would be willing to
acquire the complex in it's existing derelict condition, and shoulder the expenses of
necessary extensive and costly structural repairs, as well as the requisite environmental
remediation of the building and site. Several million dollars of upfront rehabilitation and
environmental mitigation work would be involved just to stabilize the Property, before any
functional use of the Property could then be contemplated. Given these immense and very
expensive challenges, structures like J.N. Adam cease to be economically supportable.
More often than not, they become abandoned and are left beyond repair, and become so
unstable that they warrant demolition. Much to the chagrin of preservationists and other
interested parties, this inevitable step is oftentimes the ideal result for building owners and
governmental entities that are politically unwilling, economically unable [or both] - to find the
funds necessary for the requisite restoration and environmental remediation.

Title issues also adversely affect the subject complex. According to the Survey / Deed and
County Property Records, the owner of record for the parcels and improvements is the
People of the State of New York (“PSNY”), which owns the Fee Simple interest in the

2 n order to verify its historical listing, we contacted New York State Parks, Recreation & Historic
Preservation - Division for Historic Preservation, which is the agency that is responsible for historic
designations within New York State. The State Council of Parks Recreation and Historic Preservation
consists of the Commissioner of State Parks, Recreation and Historic Preservation, the Commissioner of
Environmental Conservation, Chairs of the eleven Regional Parks Commissions (including a
representative of the Palisades Interstate Park Commission), and Chair of the State Board of Historic
Preservation. There are Regional Commissions that are charged with acting as a central advisory body on
all matters affecting parks, recreation and historic preservation within their respective regions, with
particular focus on the operations of the State Parks and Historic Sites.

In particular, we spoke with Ms. Jennifer Walkowski, the Historic Preservation Specialist in the National
Register Unit — Western NY Region [jennifer.walkowski@parks.ny.gov; PH 518-268-2137], whose specific
responsibilities include historic properties within Cattaraugus County and other Western New York areas.
According to Ms. Walkowski, the subject JN Adam has NOT been designated as an historic property,
either in the New York State Registry or on the National Register of Historic Places. Ms. Walkowski stated
“this property (and this nomination) was reviewed by our State Review Board back in the 1980s. However
it was never forwarded for listing to the New York State or National Registers of Historic Places. It remains
eligible for both Registers. However, if there ever were interest in having this nomination forwarded for
listing, we [the Division for Historic Preservation] would need a new nomination prepared. | have attached
a scanned copy of the old draft nomination, for your review.”
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Property. This interest is described in the notes on the OGS Bureau of Land Management
Survey entitted DEED PLOT SHOWING Lands of the People of the State of New York
Known as J.N. Adam Developmental Center Situate in Lots 11, 18, 19, and 27, Township
6, Range 9 of the Holland Land Company’s Survey, Town of Perrysburg, County of
Cattaraugus, State of New York, undated. The survey is included in several places herein.

Reportedly, however, the deed that transferred the Property to State of New York in 1952
contained a Reverter Clause to the City of Buffalo — the former owner of the complex, which
they have been unwilling to relinquish. Said Deed was not available for our review. However,
we have been advised that, under the terms of the deed, the Reverter reportedly expires ten
years after JN Adam ceases to be actively used for any mental hygiene purposes.
Apparently, despite the poor condition of the complex, the City of Buffalo does not want to
sell / dispose of the Property, and has asserted that four separate, small parcels along
Perrysburg - Gowanda Road / State Route 39 [the excluded blue-shaded parcels on the
map on page 9 herein] are still being used for any mental health purposes.

Consequently, NYSOGS has instructed NRER to complete these reports under two
hypothetical conditions - (1) that ownership of the Property is vested with the People of the
State of New York, and that the City of Buffalo does not have any ownership interest; and
(2) that the hospital site, the surrounding woodlands, and the groundwater are unaffected by
adverse environmental contamination conditions. Specifics of the Property include the
following items.

Our_ inspection revealed that potentially adverse environmental conditions likely exist
throughout the improvements on the Property. NO Phase | Environmental Site
Assessment was available for review, or for use in completing the analyses contained
in the Marketing Study and Appraisal.

The condition of the abandoned hospital improvements observed during the inspection
STRONGLY suggests the presence of significant environmental contamination - potentially
from asbestos, lead, mold and potentially other toxic substances
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INTRODUCTION & EXECUTIVE SUMMARY (Con’t)

Subject Property:

Location:

Property Type:

Developer / Owner:

Building Area:

Improvement Description:

Land Area:

Excess Land:

% See Note 1

J N Adam Hospital / Developmental Center
Perrysburg - Gowanda Road [NYS Route 39]
Address at 10317 Dayton Road — [CR 58]
Perrysburg, Cattaraugus County, NY

South side Perrysburg - Gowanda Road [NYS
Route 39] and along Peck Hill Road [CR 58]
(Aka Dayton Road)

Abandoned Hospital complex / excess land

People of the State of New York (“PSNY”),
according to the OGS Bureau of Land
Management Survey C/O STATE OF NEW
YORK OFFICE OF GENERAL SERVICES

The Property is improved with 25+° older
buildings formerly occupied by JN Adam
Hospital / Developmental Facility. Per the
Structural Report, Buildings #1 - #5 comprise
approximately 120,000+ square feet of GBA

See Property Description section

The Property consists of several tracts of land
that - in aggregate - consist of 644.62+ acres,
according to a survey provided to us by New
York State Office of General Services and
included herein. Note that the best available
information on the Cattaraugus County Tax
Maps totals 676.47+ acres. The difference
appears to be from small sections of the tax
lots being retained by New York State.

The main hospital campus occupies
approximately 57.0+ acres, based upon a
rough approximation from the survey, and the
remaining 587.62+ acres are undeveloped
and unused by the facility.
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INTRODUCTION & EXECUTIVE SUMMARY (Con’t)

Frontage:

Tax Map ID:

Zoning Classification:

Flood Panel:

Highest & Best Use:

Interests Appraised:

Assets Appraised:

Date of Appraisal:

According to the tax maps, the various
parcels that comprise the hospital complex
have a total of 3,043.42+ feet along the south
side of NYS Route 39. There is also unknown
frontage along County Road 58 [Peck Hill
Road aka Dayton Road].

The parcels are formally known as Tax Parcel
#s 16.001-1-3.1; 16.021-1-19; 16.022-2-10
and 15.002-1-15 on the Official Tax Maps of
Cattaraugus County.

Primarily “AR-40” - Agricultural Residential;
with a portion “SR-30A” - Residence District.
Some or all of the 57.0+ acres improved
portion of the site was formerly zoned “I” —
Industrial by the former Village of Perrysburg,
which no longer exists.

The Property is situated within the southern
portion of Flood Map #360091B, dated
4/20/1984, and the northern portion of Map
#360066B, dated 5/25/1984. FEMA has not
completed a study to determine flood hazard
for the selected location; therefore, a flood
map has not been published at this time.

As Vacant:  Subdivision into  Smaller
Tracts For Multiple Uses — Seasonal / Second
Home Development, Gas Wells, Agriculture
As Improved: Demolition of what is left of
the improvements & environmental clean up

Fee Simple Interest
The tangible assets - the income-producing
capability of the real estate. No intangible

items have been included in the valuation.

October 18, 2016.
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INTRODUCTION & EXECUTIVE SUMMARY (Con’t)

Effective Dates of Value: October 18, 2016.

Market Value ”As if Vacant” and “As-Improved,” based upon two hypothetical
conditions: (1) That title to the Property is vested with the People of the State of New
York, and no ownership interest lies with the City of Buffalo and (2) that the hospital
site, the surrounding woodlands, and the groundwater are unaffected by adverse
environmental contamination conditions:

Market Value "As if Vacant”

Cost Approach $ N/A
Sales Comparison Approach $ 880,000
Income Approach $ N/A
Indicated Market Value “As if Vacant”. $880,000

Market Value ’Excess Land”

Cost Approach $ N/A
Sales Comparison Approach $ 800,000
Income Approach $ N/A
Indicated Market Value "As if Vacant”: $800,000

Market Value “As Improved ”:

Cost Approach $ N/A

Sales Comparison Approach $0

Income Approach $ N/A
Indicated Market Value: $0

Qur_inspection revealed that potentially adverse environmental conditions likely exist
throughout the improvements on the Property. NO Phase | Environmental Site
Assessment was available for review, or for use in completing the analyses contained
in the Marketing Study and Appraisal.

The condition of the abandoned hospital improvements observed during the inspection
STRONGLY suggests the presence of significant environmental contamination - potentially
from asbestos, lead, mold and potentially other toxic substances.
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LOCATION

Chocktowaga

BUFFALO ™

g "a Perrysburg, NY, United States (;
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LOCATION
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LOCALE — SUBJECT CENTER
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AERIAL PHOTOGRAPH - JN ADAM COMPLEX
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SINGLE-FAMILY DWELLINGS ALONG INWOOD DRIVE
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SUBJECT PHOTOGRAPHS

Elevation Along Peck Hill Road (Aka Dayton Road) Looking North
Looking South
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SUBJECT PHOTOGRAPHS

Subiject along Peck Hill Road (Aka Dayton Road) Looking East
Looking South
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SUBJECT PHOTOGRAPHS

——

Subject along Peck Hill Road Looking East
Subject Main Building Entrance
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SUBJECT PHOTOGRAPHS

Subject Main Building Exterior Typical Views
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SUBJECT INTERIOR PHOTOGRAPHS

Interior at Main Entrance
Interior of Typical Hallways with Contaminated Debris
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SUBJECT INTERIOR PHOTOGRAPHS

Interior of Entrance Rotunda
Typical Elevator Rotunda
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SUBJECT INTERIOR PHOTOGRAPHS

Rotunda Skylight
Interior of Typical Hallways

JN ADAM DEVELOPMENTAL COMPLEX, PERRYSBURG, NY 38



NATIONAL | ReaL ESTATE RESEARCH, LLC
SUBJECT INTERIOR PHOTOGRAPHS
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SUBJECT PHOTOGRAPHS

Exterior of Typical Buildings
Peeling Paint — Likely Lead-Based
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SUBJECT PHOTOGRAPHS

Exterior of Typical Buildings
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SUBJECT PHOTOGRAPHS

Exterior of Typical Buildings
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SUBJECT PHOTOGRAPHS

Exterior of Rear of Main Building
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SUBJECT PHOTOGRAPHS

Building Exterior and Patios
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SUBJECT PHOTOGRAPHS

Exterior Typical Old Resident Houses
Clustered along the South Side of Inwood Drive
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SUBJECT PHOTOGRAPHS

Exterior Typical Old Resident Houses
One of Two Single-Family Dwellings along the North Side of Inwood Drive at Peck Hill Road
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PURPOSE AND EFFECTIVE DATES OF THE REPORTS

According to your request, the purpose of this appraisal is twofold. We will estimate the
Market Value of the Fee Simple interest in the Property “As-Improved,” as well as “As-If
Vacant,” as of the most recent date of inspection, October 18, 2016. The appraisal is subject
to the use of two hypothetical conditions, which (1) assume that the ownership entity is the
People of the State of New York, which has clear title, and that the City of Buffalo has no
ownership interest or rights, when in fact the City of Buffalo has a Reverter clause interest;
and (2) assumes that the hospital site, the surrounding woodlands, and the groundwater are
unaffected by adverse environmental contamination conditions, when in fact likely
environmental contamination was observed at the time of inspection. Disaggregation of the
land between the hospital complex and the excess land will be made. These Value
estimates will consider the tangible assets of the real estate only, exclusive of any business
value or personal property. The effective date of both the appraisal and marketing study is
the most recent date of inspection, October 18, 2016.

INTENDED USE / USER OF THE REPORTS

Both the MARKETING STUDY AND STRATEGIC PLAN and the APPRAISAL REPORT
contain confidential information and their use is privileged. The Intended Use of both the
appraisal and marketing study is for decision-making purposes related to disposition
valuation of the asset. The values derived are driven by a thorough Highest and Best Use
analysis of the complex in context of the specific characteristics of the market within the
Town of Perrysburg, the City of Buffalo and Cattaraugus County local market area.

The Intended Users of these reports are NYSOGS and its contractors tasked with asset
disposition assistance. NYSOGS or its assignees may use the MARKETING STUDY AND
STRATEGIC PLAN and the APPRAISAL REPORT for multiple purposes such as asset
disposition decisions, sale of the Property or for planning purposes related to bids at auction
sales. The Reports are to be used in whole and not in part. No part of the Reports shall be
used in conjunction with any other analyses. The appraisal report and marketing study
submitted to NYSOGS for review will become the property of the government of the State of
New York and may be used for any legal and proper purpose. The reports will be distributed
upon request to all others under the Freedom of Information Act.
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LEGAL DESCRIPTION & OWNERSHIP HISTORY

The Property consists of portions of four tax parcels formally known as Tax Parcel #'s
16.001-1-3.1; 16.021-1-19; 16.022-2-10 and 15.002-1-15 on the Cattaraugus County, NY
tax maps. Five small parcels that are portions of the larger tax parcels are being retained by
New York State and are not part of this assignment.

According to the Deed and County Property Records, the current owner of record for the
parcels and improvements is the People of the State of New York (“PSNY”), who own the
Fee Simple interest in the Property. This ownership interest is stated on the OGS Bureau of
Land Management Survey entittled DEED PLOT SHOWING Lands of the People of the
State of New York Known as J.N. Adam Developmental Center Situate in Lots 11, 18,
19, and 27, Township 6, Range 9 of the Holland Land Company’s Survey, Town of
Perrysburg, County of Cattaraugus, State of New York, undated. According to the OGS
Bureau of Land Management Survey, the PSNY acquired (1) “Parcel “C” [Lot 27] being a
portion of Parcel 3 described in a Deed dated August 1, 1952 from the City of Buffalo to the
People of the State of New York. The PSNY acquired the improved parcel from City of
Buffalo for an undisclosed purchase price, pursuant to a deed recorded in the Liber 503,
Page 264.”

Further, the PSNY acquired (1) “Parcel “B” [Lot 18 and 19] being a portion of Parcel 2
described in a Deed dated August 1, 1952 from the City of Buffalo to the People of the State
of New York. The PSNY acquired the improved parcel from City of Buffalo for an
undisclosed purchase price, pursuant to a deed recorded in the Liber 503, Page 264.”
Finally, the PSNY acquired (1) “Parcel “A” [Lot 11] being a portion of Parcel 1 described in a
Deed dated August 1, 1952 from the City of Buffalo to the People of the State of New York.
The PSNY acquired the improved parcel from City of Buffalo for an undisclosed purchase
price, pursuant to a deed recorded in the Liber 503, Page 264.”

Reportedly, however, the deed that transferred the Property to the People of the State of
New York in 1952 contained a Reverter Clause to the City of Buffalo — the former owner of
the complex, which they have been unwilling to relinquish. Said Deed was not available for
our review. However, we have been advised that, under the terms of the deed, the Reverter
reportedly expires ten years after JN Adam ceases to be actively used for any mental
hygiene purposes. Apparently, despite the poor condition of the complex, the City of Buffalo
does not want to sell / dispose of the Property. It has asserted that four separate, small
parcels along Perrysburg - Gowanda Road / State Route 39 [the excluded blue-shaded
parcels on the map on page 9 herein] are still being used for any mental health purposes.

Furthermore, we have been advised that the City of Buffalo reportedly would retain 90
percent (90.0%) of the sale or disposition proceeds. In 1998, the Empire State Development
Corporation (“ESDC”) made preparations to sell most of the J.N. Adam property through a
bidding process, after the JN Adam complex was closed in 1991 — but when it likely was still
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functional - which produced a bid of just $300,000. The bidder was Trathen Land Company,
a timber / logging company that wanted to harvest / strip the site of its timber. However, the
City of Buffalo rejected the sale and declined to release the Reverter. Litigation ensued, and
the complex has been abandoned ever since. No arm’s length transfers have occurred in
the past five years, and no Purchase and Sale agreements exist.

Consequently, given the position
of the City of Buffalo, NYSOGS
has instructed NRER to complete
the MARKETING STUDY AND
STRATEGIC PLAN and the
APPRAISAL REPORT under two
hypothetical conditions - i.e., (1)
that the ownership entity is the
People of the State of New York,
which has clear title, and that the
City of Buffalo has no ownership
interest or rights; and (2) that the
hospital site, the surrounding
woodlands, and the groundwater
are unaffected by adverse
environmental contamination
conditions.

Our__inspection revealed that

potentially adverse
environmental conditions likely
exist throughout the

improvements on the Property.
NO Phase | Environmental Site
Assessment was available for
review, or for use in completing
the analyses contained in_the
Marketing Study and Appraisal.

According to USPAP, developing
this Market Value opinion requires
the use of hypothetical conditions
concerning (1) the current
ownership of the Property on the
date of valuation, i.e., that the
ownership entity is the People of
the State of New York, which has

¥ S FIRMLY WHE
INSTRUCTIONS: hitpa/ www. orps state.ny.us or PHONE (518) 473 7222
FOR COUNTY USE ONLY

V €1, SWIS Code 1___

QMMM«M % ]

€3, Book (Qa Q;Ckhqn[ H 0.0.)
[ roomanon]

1 Property |
Location

REAL PROPERTY TRANSFER REPORT

STATL OF FEW YORK
STATE POARD OF REAL PROPENTY SEAVICES

RP - 5217

2 Buym
Seamme [ ees
T VR T —
B Tan oot whark htew T Sl w0 10 b 108t
L e e e T ) S— = e ||
Aaboes ST A N z
Al
© inchcana he ruimbas of Avsesament 1 <l Oty I Park of vt Chueh s thay sppdy
Ralt paccote transinered 60 tha deed PREH OolPaents OR | X Purtatafwesl ey it Aoy bt ]
Ko 0
Popety S ORL . L“
Slen
L N r
o tane |
M
e 1 =
BT WA T e
7. Chwch tha e Dalww which most aceorsinly Geseries e wne of the propernty 1] the time & sale u-u--rx-.w--m.qw
R Owrwios Tygm o= )
A 9 New Conmtration ¢ O
n WA Froperty (ocaed watin 0

D

‘SAH INFORMATION I

11, Sale Contraet Dete == = i |
= %

Daat O proywety W o ae Agrtutisat Dy

15 Ok non o mview of thase conchitions #s spplicable 19 transher:
AL | Sele Batrvewn Rotutrves o Formmn fie

12 Datw of Sabe [ Tramstee

10 Pl Sale Price L 0.0 H

Ak petesell propirty 1 ] Oer Unmint Foctors Atacting Sk Frice (Somcrdy eiow

Tho Gaymant ey e i (e 0/t 1l St RN JUgsrty (0 G, (r T Bemeng00 of I Muve

1 daate the vehue ol perensl | C/
gty wchuthtd in e wae s =

[ ASSESSMENT (NFORMATION - Dirta should twdect th latait Finel Avssstemet okl bad i MJ

0 L}

6. Your of Asswssrrant ol trom | () f
whith Wlormation tkes I R 2 L e L S— 5 ; ;

Fareutvilie

Govnn
W poperty G Lo e 18 Schack Giatrict Neoe |

N Tae Mg Maretheris] | it bdenitifior (1) (If mome than lose sttach shaet with sdtions! sdert@inivl)
16.001=1 [Tat ) " 15. 008139 ot )
L | oo

\ $.002+1 {,’l/‘ 15. ‘—'r:,‘;',,,J

| CERTIWICATION l

1 cortily Uit ol i fhe Socwm of balirnsmatiom nermd we thi (e st trie i cortent (0 v b o iy Aovorwlerkgy wd efiel) sond 1 nderstund Shat the ko
o oy Wit (ube stabeanmt of muster b (ot brein will ssdjeet e 1o e prasihuns of the gl Live redetlve  the kg wnel (g o fabe lantrvamnts.

BuYED BUYER'S ATTORNEY
T W
o -
e A > (o0 | ; ! ‘ ¢
GELLER | COUNTY DIRECTOR
tat ; ‘ copy
el (L o | \ )
TR WA - o — —i

JN ADAM DEVELOPMENTAL COMPLEX, PERRYSBURG, NY 49




NATIONAL | reAL ESTATE RESEARCH, LLC

clear title, and that the City of Buffalo has no ownership interest or rights, when in fact, the
City of Buffalo controls the site because of the Reverter Clause; and (2) that the hospital
site, the surrounding wood-lands, and the groundwater are unaffected by adverse
environmental contamination conditions.

The condition of the abandoned hospital improvements observed during the inspection
STRONGLY suggests the presence of significant environmental contamination - potentially
from asbestos, lead, mold and potentially other toxic substances.

Finally, a 23.95-acre portion of the site and what was Parcel #16001-1-3.1, and all of Parcel
#s 15.002-1-72; -1-39; and -1-30 were acquired by the People of the State of New York
from the Dormitory Authority on August 14, 2006 per the RP-5217 below. This sale is not an
arms length transaction.
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INSPECTION OF THE PROPERTY

The subject Property was physically inspected and photographed by John A. Dalkowski 111
on October 18, 2016. According to NYSOGS communications, and certain “Project
Documents,” the site is reportedly occupied by 25+ older buildings,* many if not all of which
are derelict brick, frame and concrete institutional buildings, which are in poor-to-fair
condition. At the time of our physical inspection on October 18, 2016, our inspection was
limited to the primary buildings on the site, i.e., Building #s 1 through 5, #8 and #9, #44, the
Power Plant structure [unnumbered], and a small outdoor covered patio, adjacent to an
onsite pond that was used for fishing and recreation by the former residents. An aerial image
of the main structures is included below. In general, widespread deterioration of the
buildings, and significant likely [but unconfirmed] environmental contamination were
observed during our inspection, as is evident in the photographs herein and supported by
the “Structural Condition Assessment Report - JN Adam Developmental Center,” dated

November 18, 2016, prepared by Popli Design Group, Penfield, NY, which is incorporated
into this report by reference.

* See Note 1 in this report.
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IDENTIFICATION / DESCRIPTION OF THE PROPERTY

According to a survey completed by OGS Bureau of Land Management Survey entitled
‘DEED PLOT SHOWING Lands of the People of the State of New York Known as J.N.
Adam Developmental Center Situate in Lots 11, 18, 19, and 27, Township 6, Range 9 of
the Holland Land Company’s Survey, Town of Perrysburg, County of Cattaraugus, State of
New York,” undated but included herein, total site area per the Survey and listed in the table
below is 644.62+ acres.

Acres per Tax Acres per 0GS
Map Survey

NYS JN Adam Developmental Center ~ 16.001-1-3.1 - "B" &" C" on Map - "B" on Survey 420.40

NYS JN Adam Developmental Center ~ 16.021-1-19 - "B" on Map - "B" on SURVEY 50.67
NYS JN Adam Hospital & School 16.022-2-10 - "C" on Map 51.45
NYS Route 353 15.002-1-15 - "A" on Proposal Map - "C" on Surve 153.95
Total Acreage

The Property consists of several tracts of land that - in aggregate - consist of 644.62+ acres,
according to the survey. Note that the best available information on the Cattaraugus County
Tax Maps totals 676.47+ acres. The difference appears to be from small sections of the tax
lots being retained by New York State. The site is located along the south side Perrysburg -
Gowanda Road [NYS Route 39] and along Peck Hill Road [CR 58] (Aka Dayton Road). The
J N Adam Hospital / Developmental Center reportedly had a postal address at 10317
Dayton Road — [CR 58], Perrysburg, Cattaraugus County, NY 14129. The parcels are
formally known as Tax Parcel #s 16.001-1-3.1; 16.021-1-19; 16.022-2-10 and 15.002-1-15
on the Official Tax Maps of Cattaraugus County.

NOTE: The subject Property reportedly is / was improved with 25+° older buildings,
many if not all of which are derelict institutional masonry buildings with wood-frame
porches. However, according to the “Structural Condition Assessment Report - JN
Adam Developmental Center,” dated November 18, 2016, prepared by Popli Design
Group, Penfield, NY, which is incorporated into this report by reference, Buildings #1 -
#5 comprise approximately 120,000+ square feet of GBA. However, no site plan or
definitive data of any kind are available concerning any of the other remaining
buildings, including size, date of construction, condition, or anything else usable in
the completion of the MARKETING STUDY AND STRATEGIC PLAN and the
APPRAISAL REPORT. Consequently, we have no option but reliance upon the
Structural Condition Assessment Report, thus limiting our consideration of the
improvements herein to approximately 120,000+ square feet of GBA.

A chain link fence encloses the areas of the site where the main hospital campus
improvements are situated. These fenced areas around the buildings include two specific

®See Note 1 in this report.
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areas: (1) the westernmost parcel off Peck Hill Road, which has ten (10) old, functionally-
obsolescent single-family houses and two other smaller, miscellaneous wood frame
structures - primarily situated along the southern side of Inwood Drive, and (2) the area
around the larger, institutional buildings — that being the easternmost parcel off Peck Hill
Road along Airview Drive. These areas combined approximate 57+ acres of the total
644.62+-acre site, based upon a rough approximation from the survey. The remaining
587.62+ acres are undeveloped and which were largely unused by the facility other than
recreationally, and consist of unimproved virgin woodlands and timber. Thus, they are
excess land that may be sold off and developed separately from the facility.
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ESTIMATED MARKETING AND EXPOSURE TIME

Marketing time is defined as follows:

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

Exposure time is defined as follows:
“1. The time a property remains on the market.

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

Reasonable exposure time inherent in the market-value concept is always presumed to
precede the effective date of the appraisal and the function of the appraisal. The estimated
exposure time considers the period that the subject would have had to be on the market to
sell on the appraisal date for the appraised value. Exposure time is different for various
types of real estate and under various market conditions. A reasonable exposure time must
always take into account the type of real estate and its specific value range, as reasonable
exposure time is a function of price, time and use.

Published surveys report marketing time, not the exposure period. Marketing time is an
opinion of the amount of time it might take to sell a property at the concluded market value
level during the period immediately after the effective date of an appraisal. Marketing time
refers to the amount of time necessary to market sell for the appraised value subsequent to
the date of value. The two concepts of exposure and marketing time are similar, but reflect
different perspectives in time.

In-depth discussions follow concerning market conditions in the Regional and the Market

® The Dictionary of Real Estate Appraisal, 5" Edition, Appraisal Institute, Chicago, IL 2010

" Ibid
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Analyses sections, and in the Sales Comparison Approach. In connection with this
appraisal, we have interviewed several brokers that are familiar with the subject local market
and property types. The marketing and sales process for unimproved rural agricultural /
farmland and low-density residential acreage properties is moderately efficient.

Brokers specializing in these transactions actively solicit potential buyers on an ongoing
basis and maintain databases on investor criteria. According to the brokers interviewed, the
current period from when a property is listed to when the sale closes is typically considerably
more than 12 months, which is also reflected in the sales used herein. Brokers are able to
electronically produce marketing materials, elicit interest, schedule property tours, accept
offers, and select a buyer in approximately 60 days to several years depending on many
factors. Following the execution of a purchase and sale agreement, the due diligence and
closing period is typically 90 to more than 270 days in this rural area.

Within this appraisal, we
investigated 32 sales of
unimproved acreage within a Address Sale Date DOM

Recent Cattaraugus / Erie County Sales - Days on Market

five County area consisting SALES COMPARABLES [per grid]

of Cattaraugus, Chautauqua, Ellicottville, Cattaraugus County, NY 14711 1/9/15

: : : Little Valley, Cattaraugus County, NY 14755 11/17/13
Erie and Nlagara Counties, Gowanda, Cattaraugus County, NY 14070 8/13/14

as well as one sale in Lancaster, Erie County, NY 14086 11/5/14
G C NY. Th Newstead, Erie County, NY 140001 6/28/16
eneS(.ae .ounty, ' € SALES COMPS [Others considered]
marketing times for all of Jamestown, Chautauqua County, NY 14701  9/23/14
these sales are shown in the Buffalo, Erie County, NY 14224 1/14/16
) Buffalo, Erie County, NY 14225 5/9/16
chart at right. East Aurora, Erie County, NY 14052 3/110/14
Clarence, Erie County, NY 14031 213115
Jamestown, Chautauqua County, NY 14701  10/24/13
i Lancaster, Erie County, NY 14086 5/21/14
Of the 32 sales transactions, Grand Island, Erie County, NY 14072 10/13/15
we were able to secure the Buffalo, Erie County, NY 14221 10/24/14
. . Sanborn, Niagara County, NY 14132 4/15/15
marketing times for 23 of Amherst, Erie County, NY 14228 77114
; Wheatfield, Niagara County, NY 14120 1120115
them. The range In Buffalo, Erie County, NY 14220 5/6/16
marketing times was Buffalo, Erie County, NY 14220 5/6/16
Buffalo, Erie County, NY 14220 7/114/14
between 60 days [the escrow Buffalo, Erie County, NY 14220 10/20/14
: Buffalo, Erie County, NY 14220 10/20/14
period for sales that were not Hamburg, Erie County, NY 14075 3114
exposed to the market but Buffalo, Erie County, NY 14228 5/10/15
i Buffalo, Erie County, NY 14225 10/10/13
were purchased without Chaffee, Erie County, NY 14030 11/24/14
C Chaffee, Erie County, NY 14030 12/20/13
listing], to as much as 2,967 Orchard Park, Erie County, NY 14127 uIC
days_ The mean marketing Corfu, Genessee County, NY 14127 uiC
i Lancaster, Erie County, NY 14086 10/6/13
time for the 23 sales was Lancaster, Erie County, NY 14086 10/29/15
Grand Island, Erie County, NY 14072 1/15/14
1,186 days or 39.52 [and e Sho Tounh
months, and the median Totals w/ Values - Mean
i . Totals w/ Values - Median
marketing time was 1,342 Totals w/ Values - Mean in Months

days or 44.73 months. Totals w/ Values - Median in Months
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However, these figures must be qualified. Several of the sales were located with the City of
Buffalo, and in Grand Island, which have some areas that are much more in demand for
residential single- and multifamily development, as well as commercial and industrial usage,
compared with the subject’s agricultural / residential usage and extremely rural location.

In addition, we also investigated the Buffalo market for commercial and multifamily
development properties as reported by the website LoopNet, and the marketing time for
single-family properties as reported by both Trulia and Zillow. No data concerning Days on
Market are available from LoopNet, Trulia or Zillow for either the Buffalo Metropolitan Area
or for the local Cattaraugus County market area. Nevertheless, given all of the other data
presented in the Regional and Local Area analyses, market prices have most likely been flat
at best, or have declined, and days on the market are considerable. The actual sales
transaction data presented above is the best available information concerning marketing and
exposure time.

Considering our knowledge of the market and the real estate property type, and our
continuous communications with market participants, the estimated exposure time for the
subject would have been 12 months or more. The subject Property is situated within an area
without an active real estate sales market. Demand for agricultural / farmland, or low-
density residential development land is far below supply, and transactions are few and far
between. Based on observations and discussions with area residents and brokers, the
Property would likely require considerably more than 12 months to sell. Based upon the
sales examined, we have no choice but to conclude a marketing and exposure time of 36 to
48 months.

This 36 to 48 months exposure and marketing time reflects current economic conditions,
current real estate investment market conditions, the terms and availability of financing for
real estate acquisitions, and property and market-specific factors. It assumes that the
subject is, or has been, actively and professionally marketed. The marketing / exposure time
would apply to all valuation premises included in this report.
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DEFINITIONS OF INTERESTS APPRAISED

According to your request, the purpose of this appraisal is to estimate the Market Value of
the Fee Simple interest in the Property “As-Improved” [which in this case is the same as “As-
Is,”] as well as “As-If Vacant,” as of the most recent date of inspection, October 18, 2016.
The appraisal is subject to the use of two hypothetical conditions, which are discussed
below. Disaggregation of the land between the hospital complex and the excess land will be
made. These Value estimates will consider the tangible assets of the real estate only,
exclusive of any business value or personal property.

The legal entity that owns the Property has a Fee Simple Interest in the land and
improvements. The definitions applicable to the interests appraised are:

. A Fee Simple Estate is defined as

“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.”®

“As Is” Market Value is defined by the Appraisal Institute as

“The estimate of the market value of real property in its current

physical condition, use, and zoning as of the appraisal date”.’

“As-Is” value is the most sought after value, in combination with Market Value (resulting in
“As-Is” Market Value) because it contemplates the current situation of the subject, not
taking into account the array of “prospective” scenarios. Thus, it will reflect actual condition,
physical deficiencies, or other relevant “As-Is “characteristics of the property.*

. Excess Land is defined as

“Land that is not needed to serve or support the existing
improvement. The highest and best use of the excess land may or
may not be the same as the highest and best use of the improved
parcel. Excess land may have the potential to be sold separately and
is valued separately.”*

8 “Dictionary of Real Estate Appraisal,” 5 Edition, Appraisal Institute, Chicago, IL 2010

° bid
10 Proposed Interagency Appraisal and Evaluation Guidelines, OCC-4810-33-P 20%

1 Dictionary of Real Estate Appraisal,” 5 Edition, Appraisal Institute, Chicago, IL 2010
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¢ A Hypothetical Condition 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.

Hypothetical conditions are conditions contrary to known facts about
physical, legal, or economic characteristics of the subject property; or
about conditions external to the property, such as market condition or
trends; or about the integrity of data used in an analysis.™

A hypothetical condition may be used in an assignment only if:

* Use of the hypothetical condition is clearly required for legal
purposes, for purposes of reasonable analysis, or for purposes of
comparison;

» Use of the hypothetical condition results in a credible analysis; and

* The appraiser complies with the disclosure requirements set forth in
USPAP for hypothetical conditions.*?

According to USPAP, developing this Market Value opinion requires the use of two
hypothetical conditions.

e The hypothetical conditions are that the Market Value conclusion presented
assumes that: 1) the ownership entity is the People of the State of New York,
which has clear title, and that the City of Buffalo has no ownership interest or
rights; and (2) that the hospital site, the surrounding woodlands, and the
groundwater are unaffected by adverse environmental contamination
conditions.

These issues are hypothetical conditions because they are conditions contrary to known
facts about conditions within the Property, since (1) the City of Buffalo — who formerly owned
the complex - has a Reverter Clause in the deed that transferred the Property to State of
New York in 1952, which they have been unwilling to relinquish; and that (2) the hospital
site, the surrounding woodlands, and the groundwater are unaffected by adverse
environmental contamination conditions.

12 USPAP, 2016-2017 Edition (The Appraisal Foundation, 2017), page 3
13 Ibid, page 19
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According to USPAP, developing this Market Value opinion requires the use of these
hypothetical conditions concerning (1) the current ownership of the Property on the date of
valuation, i.e., that the ownership entity is the People of the State of New York, which has
clear title, and that the City of Buffalo has no ownership interest or rights, when in fact, the
City of Buffalo controls the site because of the Reverter Clause; and (2) The condition of the
abandoned hospital improvements observed during the inspection STRONGLY suggest the
presence of significant environmental contamination potentially from asbestos, lead, mold
and potentially other toxic substances. No environmental reports were available for our
review.

No supplemental standards, jurisdictional exceptions or other conditions affected the scope
of work for this appraisal / appraisal consulting assignment.
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DEFINITION OF MARKET VALUE

Market Value is defined by the Office of the Comptroller of the Currency (OCC), the Board of
Governors of the Federal Reserve System (FRS), and the Federal Deposit Insurance
Corporation (FDIC) in compliance with Title XlI of the Financial Institutions Reform,
Recovery, and Enforcement Act of 1989 (FIRREA), 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 consummation of
a sale as of a specified date and 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 each acting in what he
considers his own best interest.

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

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

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

An estimate of Market Value the Fee Simple interest in the Property “As-Is,” is an estimate
of the Market Value of the Property in the condition observed upon inspection, as it
physically and legally exists without hypothetical conditions, assumptions or qualifications as
of the date of inspection.

However, our estimate of Market Value the Fee Simple interest in the Property “As-
Improved” is NOT an estimate of the Market Value of the Property in the condition observed
upon inspection as it physically and legally exists as of the date of inspection — but rather, is
an estimate of the Market Value of the Property based upon two hypothetical conditions,
which (1) assumes that the ownership entity is the People of the State of New York, which

14 Office of Comptroller of the Currency (OCC), 12 CFR Part 34, Subpart C — Appraisals, 34.42 (g); Office

of Thrift Supervision (OTS), 12 CFR 564.2 (g); Appraisal Institute, The Dictionary of Real Estate
Appraisal, 4th ed. (Chicago: Appraisal Institute, 2002), 177-178. This is also compatible with the RTC,
FDIC, FRS and NCUA definitions of market value as well as the example referenced in the Uniform
Standards of Professional Appraisal Practice (USPAP).
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has clear title, and that the City of Buffalo has no ownership interest or rights, when in fact
the City of Buffalo has a Reverter clause interest; and (2) assumes that the hospital site, the
surrounding woodlands, and the groundwater are unaffected by adverse environmental
contamination conditions, when in fact likely environmental contamination was observed at
the time of inspection.

NOTE: However, according to the “Structural Condition Assessment Report - JN
Adam Developmental Center,” dated November 18, 2016, prepared by Popli Design
Group, Penfield, NY, which is incorporated into this report by reference, Buildings #1
- #5 comprise approximately 120,000+ square feet of GBA. However, no site plan
or definitive data of any kind are available concerning any of the other
remaining buildings,® including size, date of construction, condition, or anything
else usable in the completion of the MARKETING STUDY AND STRATEGIC PLAN
and the APPRAISAL REPORT. Consequently, we have no option but reliance upon
the Structural Condition Assessment Report, thus limiting our consideration of the
improvements herein to approximately 120,000+ square feet of GBA.

Furthermore, our estimate of Market Value the Fee Simple interest in the Property “As-If
Vacant” is an estimate of the Market Value of the Property under the assumption “As-If
Vacant” i.e., that it exists as vacant unimproved land, without any of the 25+ buildings or
infrastructure, rather than in the condition observed upon inspection, which was reportedly
improved with approximately of the 25+ to 57+ older buildings, many if not all of which are
derelict institutional masonry buildings with wood-frame porches.

!5 See Note 1 in this report.
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SCOPE OF WORK

MARKETING STUDY AND STRATEGIC PLAN

NYSOGS seeks strategic assistance in defining a vision for the vacated 644.62+-acre J.N.
Adam Hospital campus. NYSOGS is looking to NRER to assist in the development of a
strategic marketing plan with action steps to meet the plan’s objectives. Among the tasks
that NRER will address will be the following:

= Identify the Highest and Best Use for the Property from the perspective of the local
economy where the result will be maximizing benefits that will enhance the overall
economic health of the community. The Highest and Best Use for the Property and
the corresponding Marketing Study will consider financial (investor), environmental,
historic, and, legal (zoning) issues as well as any local planning initiatives.

= Clarify the “Historic” implications for the subject Property. There are three major
categories of real estate that are currently termed “historical properties”:

e Properties that are associated with events or persons important in the past
development of the United States,

o Properties that demonstrate styles of architecture, building construction, or
engineering, and / or

e Properties that express a particular culture or place.

= Among the “Historic” issues to be address and the questions to be answered are the
following:

e Investigate and identify the significance of the Property in the history of the
United States and to its region, state, community, or neighborhood. What is
its architectural, and / or cultural significance as it relates to a historical figure
or event?

o Determine what designations the Property has or is it eligible for in
recognition of its significance?

e Confirm whether the Property eligible for historical rehabilitation tax
credits or other tax credits?

e Confirm whether the Property is eligible for grants, low-interest loans, and
other benefits?

o Determine whether the Property is encumbered by, or eligible for, a
preservation or conservation easement?

=  We will undertake a national and regional search to attempt to locate any historical
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facilities with similar age, amenities, and market factors, financial and other
considerations that may be comparable to the subject Property. However, given the
unique historical characteristics of J.N. Adam Hospital complex, we do not anticipate
any success in finding comparable properties for use in concluding a Market Value
“As-Improved” by means of the Sales Comparison Approach.

= Create a Vision for the Property that is compatible with the concerns of the relevant
stakeholders, and any other initiatives that may exist, and develop a Strategic Plan
for the site with plausible action steps for its implementation. We will seek to
understand the perspectives of any identified, relevant local, regional, national and
international [if any] stakeholders, and provide NYSOGS decision makers with the
most beneficial plan for the sale and / or reuse of this former hospital site.

= The report will also comment on any impediments to the potential development /
reuse and / or sale of the Property, and evaluate the impact and costs associated
with the identified remedy [or remedies].

= Recommend Marketing Strategies to promote the Property and procure end users
compatible with the strategic vision for the Property. This marketing study will
consider a wide range of disposition scenarios, including but not limited to private
development, and / or public / private partnership possibilities.

= From the perspectives of the Village of Perrysburg, the City of Buffalo, Cattaraugus
County, and the State of New York, NRER will address strategies to buy, control,
and finance the carrying cost of the Property until its redevelopment or adaptive
reuse is accomplished.

APPRAISAL REPORT

According to your request, the purpose of the appraisal is to estimate the Market Value of
the Fee Simple interest in the Property “As-Improved,” as well as “As-If Vacant,” as of the
most recent date of inspection, October 18, 2016, and subject to two hypothetical conditions.
Disaggregation of the land between the hospital complex and the excess land will be made.
These Value estimates will consider the tangible assets of the real estate only, exclusive of
any business value or personal property.

This appraisal is made in accordance with typical requirements of lenders for special
purpose properties, and excess land. The valuation techniques considered are the Sales
Comparison, the Cost, and the Income Approaches to value. The scope of the appraisal
encompasses the necessary research and analysis required to prepare a report according to
the Standards of Professional Appraisal Practice of the Appraisal Institute, the 2016 — 2017
Uniform Standards of Professional Appraisal Practice of the Appraisal Foundation and to
Title XI of the Financial Institutions Reform, Recovery, and Enforcement Act of 1989
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(FIRREA). The steps involved in this process for the subject property are described below.
Scope of Work

USPAP defines scope of work as “the type and extent of research and analyses in an
assignment.” Additionally, The Appraisal of Real Estate includes the following discussion of
the importance of the scope of work to an appraisal assignment:

“Scope of work for an assignment is acceptable if it leads to credible assignment
results, is consistent with the expectations of parties who are regularly intended
users for similar assignments, and is consistent with what the actions of the
appraiser’s peers would be in the same or similar assignment,” *°

The scope of work has included the following elements:

e The parcel and its completed but vacant and abandoned improvements was
inspected and photographed on October 18, 2016. At the time of inspection on
October 18, 2016, the site was occupied by improved with approximately of the 25+
older buildings, many if not all of which are derelict institutional masonry buildings
with wood-frame porches. Only the main buildings and the power plant were
available to be inspected.

NOTE: However, according to the “Structural Condition Assessment Report -
JN Adam Developmental Center,” dated November 18, 2016, prepared by Popli
Design Group, Penfield, NY, which is incorporated into this report by reference,
Buildings #1 - #5 comprise approximately 120,000+ square feet of GBA.
However, no site plan or definitive data of any kind are available
concerning any of the other remaining buildings,*” including size, date of
construction, condition, or anything else usable in the completion of the
MARKETING STUDY AND STRATEGIC PLAN and the APPRAISAL REPORT.
Consequently, we have no option but reliance upon the Structural Condition
Assessment Report, thus limiting our consideration of the improvements herein
to approximately 120,000+ square feet of GBA.

e The subject Property data was based primarily upon information obtained from the
site inspection and from the “Structural Condition Assessment Report - JN Adam
Developmental Center,” dated November 18, 2016, prepared by Popli Design
Group, Penfield, NY. Data were checked where possible with public records,
including the tax rolls, assessor's records, and municipal property maps. Physical
inspections of the site confirmed the public records.

®The Appraisal of Real Estate, Thirteenth Edition, page 135

" See Note 1 in this report.
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The current owner of the Property supplied the following property-specific “Project
Documents.” The Project Documents used herein consisted of the survey entitled
‘DEED PLOT SHOWING Lands of the People of the State of New York Known
as J.N. Adam Developmental Center Situate in Lots 11, 18, 19, and 27, Township
6, Range 9 of the Holland Land Company’s Survey, Town of Perrysburg, County of
Cattaraugus, State of New York,” undated but included herein. The total site area
per the Survey and listed in the table below is 644.62+ acres.

We have examined current and anticipated development within the region and
assessed local area economic and demographic factors to confirm the economic
environment within which the subject operates. Regional, Town, and neighborhood
data were based upon a variety of sources believed to be reliable. General sources
that were used include:

o Economic analyses prepared by state and local governmental authorities,
including 2010 and / or 2000 Census data as available from Federal, State of
New York, City of Buffalo and Cattaraugus County sources, and ESRI /
Colliers International Valuation Data;

o The City of Buffalo Comprehensive Plan 2004; 2017 Buffalo — Niagara MSA
data from the Federal Reserve Bank of New York;

o A Strategy for Prosperity PROGRESS REPORT, Western New York
Regional Economic Development Council, September 2016

o The Cattaraugus County Comprehensive Plan Vision 2025, prepared by the
Cattaraugus County Department of Economic Development, Planning, and
Tourism, December 2015;

o The Cattaraugus County Coordinated Public Transit-Human Transportation
Plan - 2014, prepared by the Community Transportation Coalition of
Cattaraugus County;

The neighborhood section was based upon a physical inspection of the area, data
from various City of Buffalo and Cattaraugus County agencies, publications and
reference books, prior appraisals, websites, and representatives of real estate
brokerage, management and / or appraisal offices. General sources that were used
include:

o Data from the New York State Department of Economic Development,
Empire State Development Corporation (“ESDC”), City of Buffalo Planning
Board and Cattaraugus County Department of Economic Development,
Planning & Tourism, and the Town of Perrysburg; and ESRI / Colliers
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International Valuation Data for past and future demographic characteristics;

e The subject site has been evaluated for its physical utility for the reuse of the
Property at its Highest and Best Use, including its access, visibility, and other
location-related factors. The Property’s existing improvements have been inspected
for quality of construction, design, layout efficiency, and items of physical
deterioration and functional obsolescence. The surrounding economic environment
has been reviewed to identify economic and demographic trends that have an
impact on future demand for real estate on the subject site.

e In estimating the highest and best use for the Property, a thorough analysis of all of
the above factors was completed. The values derived are driven by a thorough
Highest and Best Use analysis of the complex in context of the specific market -
within the City of Buffalo, Cattaraugus County and the Town of Perrysburg local
market area. In addition, a review of recent institutional, special purpose structures,
and former hospitals and building shells in the market area was undertaken. This
data was secured from and/or confirmed by various County officials and Assessors
in each appropriate municipality. Additional data and confirmation of information
were secured from real estate brokers, and from other appraisers who are
knowledgeable of specific comparable projects, and from the CoStar.com and
LoopNet databases. Data from our extensive in-house files of past appraisal
assignments was also used. Based on this analysis, the highest and best use of the
site as vacant and / or as improved was determined.

e Comparable property data for agricultural and recreational acreage, and for
residential single-family development site sales and agricultural and recreational
acreage sales necessary to estimate the value of the Property "As-If Vacant” were
researched. Sources that we have used include:

o Data from CoStar, LoopNet and / or PropertyShark online data sources;
including City of Buffalo and Cattaraugus County statistics;

o Representatives of several national and local brokerage offices including
Colliers International; Cushman & Wakefield / Pyramid Brokerage Company;
the Chautauqua - Cattaraugus Board of REALTORS; and Holiday Valley
Realty;

o Cushman & Wakefield / Pyramid Brokerage Company Marketbeat Office
Snapshot, Buffalo, NY, 2Q2016; Cushman & Wakefield’'s Marketbeat
Industrial Snapshot, Buffalo, NY, 2Q2016; and the Zillow Real Estate Market
Overview, November 2016 among others.

This appraisal considers the three standard approaches to value: Cost Approach, Sales

JN ADAM DEVELOPMENTAL COMPLEX, PERRYSBURG, NY 66



NATIONAL | reAL ESTATE RESEARCH, LLC

Comparison, and Income Capitalization. The Cost Approach is not appropriate to develop
the “As-If-Vacant” value of this 644.62+ acre, tract for unimproved agricultural / recreational /
mineral use, nor subdivision into smaller tracts for multiple uses, such as seasonal / second
home development sites or additional gas wells. Rather, the Direct Sales Comparison
Approach is the most common method used for vacant farmland/ agricultural / timber
acreage / development site value estimates. The subject land is lying fallow, and the
Property is incapable of generating any income. Thus, the Income Approach is also not a
relevant means of analysis and will not be completed for the “As-If-Vacant” value.

The Cost Approach is also not appropriate to develop an estimate of Market Value “As-
Improved,” due to a plethora of negative factors. The improvements were built at various
times between 1909 and 1912, and are in poor condition. Further, the subject land under the
buildings is not being used at its highest and best use, and the former tuberculosis hospital
complex appears to be fully depreciated. The cost to restore the Property even to a
functional shell, ready for some potential future development, is prohibitive due to the
condition of the Property, its lack of any historical designation, and very poor regional and
local economic, demographic and real estate market conditions. Thus, the Cost Approach
shall not be completed for the “As-Improved” value.

The Direct Sales Comparison Approach is the most common method used for vacant “shell”
structures. However, there have been no sales that we could find nationally that would be
appropriate comparable sales for comparison with the subject Property. Unfortunately, sales
of somewhat similar vacant, special purpose hospital buildings and complexes, and non-
historic “shell” improvements are very difficult to analyze and compare with the subject
Property even if such sales were found. From past assignments, every state in the country
has several similar properties — old, abandoned, and unusable psychiatric hospitals, prisons
and the like. A reliable estimate of the value of the Property “As-Is,” is extremely difficult to
conclude and support using the Sales Comparison Approach

In 1991, the complex was abandoned, the site is lying fallow, and the Property does not
generate any income, and is incapable of producing any rental income in its current
condition without significant remedial construction. Thus, the Income Approach is not a
relevant means of analysis and will not be completed for the “As-Improved” value.

Conclusion

Unfortunately, the subject Property has two undeniable similarities with the proverbial “white
elephant.” First, the cost of ownership is out of proportion to its value or usefulness. Second,
it will be very difficult for the owner (the People of the State) to dispose of the Property.
Given the limited / nonexistent utility of all of the structures, the limited size of the population
base and their economic characteristics, the costs of ownership including taxes and security,
the high cost of demolition and / or repairs required if it were to become a functional “shell”
ready for some unspecified future development, the likely environmental issues, and a host
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of other factors, a valid question is whether someone would even take the property for free!

While the land and the site improvements (landscaping, roads, and utilities) all have some
inherent value, the carrying costs, the cost of future demolition, removal, and disposal of the
existing buildings and toxic environmental waste materials, and the ready availability of other
land suitable for development all provide more than enough reason to discourage any
ownership of this Property. Add to this the considerable environmental uncertainty, and you
have even more reason to walk away from the Property - “A classic white elephant.”
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HISTORICAL CONTEXT /ISSUES FOR SUBJECT PROPERTY,

The scope of this study considers the financial (investor), environmental, historic, physical
Property conditions, and legal (zoning) issues as well as any local planning initiatives. In this
section, we examine the historical circumstances surrounding the subject Property.

Historical Overview
The following account of the subject Property is published online by the Cattaraugus County

Historical Advisory Committee and the Department of Economic Development, Planning &
Tourism. We have reproduced it here verbatim.

Early in 1909 at the suggestion of Dr. John H. Pryor of Buffalo, a bill was brought
before the New York Legislature. This bill, which was passed March 25, 1909,
authorized the City of Buffalo to build equip and run a hospital for the treatment of in-
patient tuberculosis (TB). On December 18 1909, after an extensive search for a
proper setting, the Buffalo City Council, on the recommendation of Dr. Pryor, chose
the hillside location in Perrysburg where J.N. Adam Memorial Hospital is located.
Mayor James Nobel Adam, for whom the hospital is named, purchased the 293-acre
site and donated it to the city. At the time of purchase there was one small building
on the property; “Tipperary,” the original “sanitarium”.

Tipperary was started around 1903, in a shack. Bula M. Lincoln (an aunt after whom
Bula Palcic was named) was the first patient. The closest treatment center for TB
was in Ray Brook, now Gowanda, New York, quite a distance from “Iroquois, New
York”, better known as the Tomas Indian School. Ms. Lincoln’s father was the
Superintendent of that institution and it seemed that Bula couldn’t get well due to the
distance from her family. They brought her home to experience the “sunshine cure”
or fresh-air cure under the direct supervision of Dr. Lake from Gowanda and Dr.
Pryor from Buffalo. This new type of cure was of Swiss origin and was proving to be
successful.

With the rise in cases of TB, Dr. Pryor’s friend James Noble Adam, Mayor of Buffalo
was very much aware of the need for an institution close to Buffalo. With cures
occurring at Tipperary and the lands perfect for the pure lake breezes it seemed only
logical that Buffalo might choose the Perrysburg site. As it seems to be in any
instances, then and now, the council could not decide where to locate the already
funded institution. Mayor Adam bought the land, and gave it to the City. A $160,000
contract was issued on October 13 1910 to cover the initial cost of the buildings and
equipment. Upon completion of the original buildings, the total cost was slightly in
excess of $300,000.

The formal opening of J.N. Adam Memorial Hospital took place on November 12,
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1912. The facility, which had a capacity of 140 patients, had two wings one on each
side of the administration area. (Over the years, further construction added
extensions on each wing as well as numerous additional buildings. These added
areas increased the capacity to nearly 420 beds.) A fully modernized kitchen and
resplendent dining room were in the rear area of the administration unit. The dining
room, like the rest of the structure, was built to provide superlative patient care in as
majestic an atmosphere as possible. This was necessary to ward off the boredom
that accompanied the slow treatment of tuberculosis. The dining room was just one
of the rooms built to allow sunshine to cure all.

For the enhancement of the dining room Mayor Adam bought and donated to the
hospital the beautiful circular dome window from the Temple of Music Auditorium, at
the 1901 Pan-American Exposition in Buffalo. It was under this dome [purportedly -
but not verified] that President McKinley was shot, while attending the Exposition.
This bit of notoriety however, does not detract from the window’s beauty, and it
remains today as the most visible part of the extremely attractive dining area. This
room has perfect acoustics in addition to perfect lighting.

Heat was provided for the buildings using a steam system. A new power plant was
built in 1923, which served the facility until 1960. At that time, new boilers were
installed and gas replaced coal as the main fuel. The hospital has always had an
abundant water supply. The original reservoir had a capacity of one-half-million
gallons of water. During 1923 and 1924, a one million gallon reservoir was built,
bringing the total capacity to 1.5 million gallons. It if became necessary, the ten
working wells on the grounds could produce twice as much water as the hospital
could use.

J.N. Adam Memorial Hospital was a tuberculosis treatment center from its inception
in 1912 until 1960. For its first 36 years, it was owed and operated by the City of
Buffalo. During that time it has just two directors, Dr. Clarence Hyde served from
1912-1921. His former assistant, Dr. Horace LoGrasso replaced him and served
until his retirement in 1948. In that year the hospital was turned over to the State and
became one of the seven State-operated tuberculosis centers. It continued in this
capacity until June 1960.

At that time, it closed down, only to reopen as a State mental hygiene facility in
September of the same year. It functioned as part of Gowanda State Hospital until
1962, when it became a division of West Seneca State School. Originally, plans had
called for the hospital to be closed permanently when West Seneca opened.
However, the large number of potential patients necessitated that it remain open. In
1972, JN Adam Memorial Hospital became an independent facility in the New York
State Department of Mental Hygiene and served under the title J.N. Adam
Developmental Center. The institution is now closed as a debate over ownership
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between New York State and the City of Buffalo continues.
-- Submitted to the 2008 Cattaraugus County Bicentennial History book by Charles Stewart

However, other very important facts and issues complicate the circumstances concerning
the subject Property. First and foremost, the J.N. Adam Hospital complex has been
ERRONEOUSLY *® reported as “...being listed on the New York State Register of Historic
Places in 1985.” This statement is untrue, and designation has not occurred, as
discussed below. Therefore, at this point in time, the subject Property as it currently stands
factually - is nothing more than a formerly grand, and potentially historical complex, but one
that has been allowed to deteriorate, decay and become a dangerous eyesore - a collection
of derelict structures, and an environmental and public safety hazard to the community.

National Register of Historic Places

According to the National Park Service’s website https://www.nps.gov/nr/, “The National
Register of Historic Places is the official list of the Nation's historic places worthy of
preservation. Authorized by the National Historic Preservation Act of 1966, the National Park
Service's National Register of Historic Places is part of a national program to coordinate and
support public and private efforts to identify, evaluate, and protect America's historic and
archeological resources.”

We searched for the subject Property on this site. There were a number of Cattaraugus
County historical sites. However, the subject J.N. Adam is not among them. Further
searching revealed the following information from Cattaraugus County. “Cattaraugus
County’s rich and diverse history is still evident in some existing structures and districts.
Thirty-five of these historic buildings and districts deemed worthy of preservation are
currently listed in the New York State and National Registers of Historic Places. These sites
include homes, government and commercial buildings, schools, churches, cemeteries, and

8 In order to verify its historical listing, we contacted New York State Parks, Recreation & Historic
Preservation - Division for Historic Preservation, which is the agency that is responsible for historic
designations within New York State. The State Council of Parks Recreation and Historic Preservation
consists of the Commissioner of State Parks, Recreation and Historic Preservation, the Commissioner
of Environmental Conservation, Chairs of the eleven Regional Parks Commissions (including a
representative of the Palisades Interstate Park Commission), and Chair of the State Board of Historic
Preservation. There are Regional Commissions that are charged with acting as a central advisory body
on all matters affecting parks, recreation and historic preservation within their respective regions, with
particular focus on the operations of the State Parks and Historic Sites.

In particular, we spoke with Ms. Jennifer Walkowski, the Historic Preservation Specialist in the National
Register Unit — Western NY Region [jennifer.walkowski@parks.ny.gov; PH 518-268-2137], whose
specific responsibilities include historic properties within Cattaraugus County and other Western New
York areas. According to Ms. Walkowski, the subject IN Adam has NOT been designated as an historic
property, either in the New York State Registry or on the National Register of Historic Places. Ms.
Walkowski stated “this property (and this nomination) was reviewed by our State Review Board back in
the 1980s. However it was never forwarded for listing to the New York State or National Registers of
Historic Places. It remains eligible for both Registers. However, if there ever were interest in having this
nomination forwarded for listing, we [the Division for Historic Preservation] would need a new
nomination prepared. | have attached a scanned copy of the old draft nomination, for your review.”
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several historic districts.” Following is a listing of these properties in the State and National
Registers. JN ADAM IS NOT INCLUDED IN THIS LIST, which was compiled in December

2015.

Callaraugus Counly Comprehensive Plan Vision 2025
Cattaraugus County Locations Listed on the
National Register of Historic Places
Name on the Register Municipality I_Date

Listed
1 Bank of Gowanda Gowanda 2001
2 Beardsley-Oliver House Olean 2008
3 Bedford Corners Historic District Portville 2003
4 Bryant Hill Cemetery Ellicottville 2003
5 Cattaraugus Commercial Historic District Cattaraugus 2014
6 Conklin Mountain House Olean 1998
7 East Otto Union School East Otto 2004
8 Ellicottville Historic District Ellicottville 1991
9 Ellicottville Town Hall Ellicottville 1973
10 First Congregational Church of Otta Otto 1999
11 Gladden Windmill Napoli 1973
12 Gowanda Villa