
LAKE GEORGE PARK COMMISSION
PROJECT SYNOPSIS

May 28, 2019Meeting Date
Applicant
Peter Voll

ParcelFacility
Private Lakefront

Application #
5226-6-19  DM   MINOR

Location
9064 Lakeshore Drive

Lakefront
       115 feet
1 straight, T, L, U dock
& 1 mooring

Date Received
04/02/2019

Comment period ends
04/18/2019

SEQR type
Type II, not subject to SEQRA

The applicant, Peter Voll, seeks to extend an existing 40' long pier to 140'.  Variances are required for encroachment into the 20'
sideline setback as well as offshore distance relative to the mean high water mark. 

The subject property is located between Hague Brook and the Hague town beach.  The applicant has owned the property for over
thirty years, and indicates that operation of a vessel from the dock has become very difficult  due to uniquely shallow water
conditions.

Permits are not required from the Town, APA, or DEC.  The Town, as a neighbor to the property, is supportive of the application as
represented by Zoning Officer.

No public comments have been received.

Background

Modify an existing wharf to result in a 140' long, 4' wide, straight stake supported wharf and install an un-canopied boat lift in
accordance with plans attached

Regulatory Determinations
SEQRA:
The application represents a Type II action, and not additional environmental review is required by SEQRA.

VARIANCE
The Commission must determine if the documentation presented is sufficient to prove unnecessary hardship as set forth in Section
645-8.3 Standard:

(a)  No variance shall be granted under this Subpart unless the applicant shall establish by substantial, credible evidence
unnecessary hardship. 

(b)  In order to establish unnecessary hardship, an applicant must demonstrate: 

(1) unique and peculiar conditions to the applicant's particular situation which impose a substantial technological, financial or
safety burden upon the applicant or the public;

(2) that because of such uniqueness, there is no reasonable possibility that the applicant's property or, if no property is involved,
the continuation of the application's business, enterprise, use or activity will bring a reasonable return following conformity with the
regulations of the Commission;

Hague43.05-1-50
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(3) that the proposed activity will have no adverse impact on the public health, safety or welfare, the environment or the
resources of the Park; and

(4) that the granting of a variance will not alter the essential character of the area in which the proposed use or activity is
located, and will not lead to congestion in the Park.  

If the variance documentation is deemed sufficient to prove unnecessary hardship the Commission must then make findings under
provision 6NYCRR 646.1.6(a):

FINDINGS FOR MARINAS, DOCKS, MOORINGS APPLS
The Commission must make findings under provision 6NYCRR 646-1.6(a):

"Prior to granting any permit relative to a dock, wharf, mooring or marina, the Commission shall ascertain the probable effect of the
proposed facility and the operation thereof on the health, safety and welfare of the public and on the resources of the Park.  The
Commission shall also ascertain the impact of the proposed facility upon the congestion of Lake George and the probable visual,
cultural and audible effects of the proposed facility on the neighborhood in which the facility is proposed and on the Park.  Where
the Commission determines that the facility will have an undue impact upon the health, safety, or welfare of the public or the
resources of the park, lead to overcrowding or congestion, or cause undue visual, cultural or audible impacts on the neighborhood
or the Park, a permit shall be denied."

May 15, 2019Date prepared
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New York State Department of Environmental Conservation 

Division of Regulatory Affairs 
P.0. Box 220, Hudson Street 
Warrensburg, New York 12885 
Telephone: (518) 623-3671 or 668-5441 

April 21, 1987 

Peter J. Voll 
146 Robin Road 
Glastonbury, 
Ct. 06033 

Re: DEC #50-86-0427 

Dear Mr. Voll: 

Enclosed is your permit which was issued in accordance 
with the applicable provisions of Environmental Conservation 
Law. Please review the general and special conditions that are 
intended to minimize the environmental disturbances associated 
with your project. 

Please note that it is the responsibility of the permittee and 
his agents to comply with all permit conditions. Further, the 
permit is valid only for the activity expressly authorized. Work 
beyond the scope of the permit shall be considered as work without 
a permit. Any failure to comply with these terms may be treated as 
a violation of Environmental Conservation Law. Questions regarding 
the terms of the permit should be directed to Michael P. White 
of our Regional Office (telephone (518) 623-3671). 

Should your plans change, please contact this office to 
determine if modifications of the permit are required. 

Thank you for your interest in environmental conservation. 

Sincerely yours, 

Michael P. White 
Alternate Regional 
Permit Administrator 

MPW: n 
Enclosure 
cc: ECO J. Timko 

FR G. Stec 

Henry G. Williams 

Commissioner 
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95-20*6 12 86)-2 5c NEW YORK STATE DEPARTMENT Of ENVIRONMENTAL CONSERVATION 

DEC PERMIT NUMBER 

50-86-0427 

FACILITY PROGRAM NUMBERHI 

EFFECTIVE DATE 

April 21, 1987 

PERMIT 
Under the Environmental Conservation Law 

Article 15, Title 5, 
Protection of Water 

Article 15, Title 1 5. 
Water Supply 

Article 1 5, Title 15: 
Water Transport 

Article 15, Title 1 5. 
Long Island Wells 

Article 15, Title 27: 
Wild, Scenic and 
Recreational Rivers 

6NYCRR 608 
Water Quality Certification 

Article 17, Titles 7, 8: 
SPDES 

Article 19 
Air Pollution Control 

Article 23. Title 27. 
Mined Land Reclamation 

Article 24: 
Freshwater Wetlands 

Article 25: 
Tidal Wetlands 

EXPIRATION DATE(s) 

April 30, 1988 

Article 27, Title 7: 
Solid Waste Management 

Article 27, Title 9: 
Hazardous Waste Management 

Article 34: 
Coastal Erosion Management 

Article 36: 
Floodplain Management 

Articles 1, 3, 17, 19, 27, 37; 
6NYCRR 380: Radiation Control 

53 Article 9 ew, R —Renewal: 
N 
ivi — Modification 

C —Construction. O —Operation, (If Applicable) 

PERMIT ISSUED TO 

Peter J. Voll 
ADDRESS OF PERMITTEE 

 146 Robin Road, Glastonbury, Ct. 06033 
AGENT FOR PERMITTEE CONTACT PERSON TELEPHONE NUMBER 

NAME AND ADDRESS OF FACILITY (It different from Permittee) 

LOCATION OF PROjECT 

Mouth of Hague Brook 

COUNTY 

Warren 

TowN/£j5$${jfc8§£ 

Hague 

UTM COORDINATES 

DESCRIPTION OF PROIECT.FACILITY 

Oonstruct 4' X 40* stake supported pier as depicted on the attached project sketch. 

GENERAL CONDITIONS 

By acceptance of this permit, the permittee agrees that the permit is contingent upon strict compli- 

ance with the ECL, all applicable regulations and the conditions specified herein or attached hereto. 

1 The permtuee shall file m the office of the appropriate regional permit administrator, or other office designated m the special conditions, a notice of intention to commence 
work at least 48 hours in advance or the time of commencement and shall also notify him/her promptlv .n writing of the completion of the work 

2 The permitted work shall be subiect to inspection bv an authorized representative of the Department of Environmental Conservation which mav order the work suspended if 
the public interest so requires 

3 The permittee has accepted expressly, bv the execution of the application, the full legal responsibility for all damages direct or indirect, of whatever nature, and bv whomever 
suffered arising out of the proiect described herein and has agreed to indemnify and save harmless the State from suits actions, damages and costs of every name and descrip- 
tion resulting from the said proiect 

4 The Department reserves the right to moditv suspend or revoke this permit at anv time after due nonce and u 'eouested. hold a hearing when’ 
a) the scope of the proiect is exceeded or a violation of anv condition of the permit or provisions or the ECL and pertinent regulations are found or 
b) the permit was obtained bv misrepresentation or failure to disclose relevem facts, or 
c) newly discovered information or signmcant physical changes are discovered since the permit was issued 

5 The permittee is responsible for keeping the permit active bv submitting a renewal application, including anv forms fees or supolemental information which may be required 
bv the Department, no later than 30 davs (130 davs for SPDES or Solid or Kazarduous Waste Management permits) prior to the expiration date 

6 This permit shall not be construed as conveying to the applicant anv right to trespass upon the lands or interfere with the riparian rights of others in order to perform the 
permitted work or as authorizing the impairment of any rights, title or interest in real or personal property held or vested m a person not a party to the permit 

7 The permittee is responsible for obtaining any other permits, approvals, lands, easements and rights-of wav which mav oe required tor this proiect 

8 Issuance of this permit bv the Department does not. unless expressly provided for. modify, supersede or rescind an order on consent or determination bv the Commissioner 
issued heretofore bv the Department or any of the terms, conditions, or requirements contained m such order or determination 

9 Anv moditication of this permit granted Dv the Department must be m writing and attached hereto 

Michael P. White 

PERMIT ISSUANCE DATE 

April 21. 1987 

ADDRESS 

Box 220, Warrensburg, NY 12885 

Page 1 of 



SKCIAI CONDITIONS 

.... 9 , lake George Recreational Zone Regulations ) 
For Article ■— i ■ * 

10. All scrap or unused construction materials shall be removed from the ioe and/or 
waters of lake George. 

11. Disturbance to the bed and banks of Lake George shall be kept to the minimum 
level necessary to oorplete the project. 

12. That the State of New York shall in no case be liable for any damage or injury 
to the structure or work herein authorized which may be caused by or result 
fran future operations undertaken by the State for the conservation or improve- 
ment of navigation, or frcm other purposes, and no claim or right to compensation 
shall accure frcm any such damage. 

13- All necessary precautions shall be taken to preclude contamination of any 
wetland or waterway by suspended solids, sediments, fuels, solvents, lubricants, 
epoxy coatings, paints, concrete, leachate or any other environmentally 
deleterious materials associated with the project. 

14. All activities authorized by this permit must be in strict conformance with the 
approved plans sutmitted by the applicant or his agent as part of the permit 
application. 

cc: BCD F. Schlamp 

DEC PERMIT NUMBER 

50-86-0427 
PROCRAM/FACILUY NUMBER Page —2 of 2 
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STATE OF NEW YORK 
LAKE GEORGE PARK COMMISSION 

P.O. BOX 749 
LAKE GEORGE, NEW YORK 12845 

(518)668-9347 

Official Use Only 
Town: 
Parcel IDtf:   
Fee Paid: ~?0~ 
Date Paid: S]i3\S2f 
Approval: ^^ 

APPLICATION FOR THE REGISTRATION OF BOATS, 
DOCKS AND MOORINGS ON LAKE GEORGE 

PLEASE PRINT 

PART A—General Information 

1.   Name of Dock Owners 
Last Lasi First     -r 

\V\0\L\L\   i   i   i   i   i   i   i   i   \f\<aAf\e\r\   ivH   lJu/i/Vi'n  \C\ 
2.   Owner is a/an Individual   ,& Association    □ Corporation    □ Partnership   D 

Ml 

I      I     I     I     I 

3.    Name of Property Owners (if different) 
Last 

I      I      I      I      I      I      I      I I      I 
First 

I      I      1      I      I 
Ml 

I      I      I      I      I      I      I      I      I      I      I 
4.   Permanent Mailing Address 

No. Street 

I      I     I     I      I      I      I      I I /i^i   \tf\e\r\/\r\4'\4\ei   \L\a.\^\e\  
City State Zip 

\$\k\&\l \b\</\r\r>\e,\   I   I   I   I   I   i   \\f\T\   1   \0\S'\cf\S\Z\ 

5. Winter Phone 
Area Code 

\%\b\Z\€i\%\5\i\i\o&\ 

Summer Phone 
Area Code 

15'K I*-1*^1    I    I    I   I    I 
PART B—Dock and Mooring Registration 

6.   LGPC Wharf Registration Number(s) or DEC Permit Number(s): 

1.    Docks and Moorings are: 
(See instructions) 

^E    Residential - Number of docks and moorings =    (j\   x $25- = 

D   Association - Number of dock and mooring slips = X $25. = 

□   Commercial - Amount of total linear dock footage X $2.50 = 

Annual :ee 

II G II 

lUlJ 
:ee 

MAY 2 3 iooq 

XB-3€0RGE PARK COMMISSION 

Number of moorings X $50.00= ' 

PART C—Boat Registration 
BOAT INFORMATION (see instructions) 

8. 9. 10. 11. 12. 13. 

Official 
Use 
Only 

Make/Model Color 
NYS 

MV Reg. # Length 
Overnight 
Yes/No 

Annual 
Boat 
Fee 

LGPC 
Boat ID# 

Boat n 6G&L/ /7' M? %zo 130 
Boat HZ 

r 
$ 

14. Total Annual Boat Fees $ 

16.    Boats are berthed at a: 

17.    I certify that to th 

Residence   JSl   Dock Owner Name: 

15. Total Annual Fees: $ /Cs  

Commercial Facility   □    Facility Name: 

information provided on this application is correct. 

Applicant's Signature 

Please remit the Total Annual Fee by check or money order payable to The Lake George Park Commission, P.O. Box 749, Lake George, New 
York 12845 no later than June 1,1988. 

v,- 

\ 

Joe
Text Box
1988 Fee File
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STERLING APPRAISAL COMPANY 
233 Lake Ave #204 
Saratoga Springs, NY 12866 

www.sterlingappraisalcompany.com 
sterling@sterlingappraisalcompany.com 

Phone: 518-683-4706 
 
 

 
May 15, 2019 
 
Lake George Park Commission 
74 Fort George Rd 
Lake George, NY 
12845 
 

Re: Restricted Appraisal Report 
Mr. Peter J. Voll 
9064 Lakeshore Dr, Hague,  
Warren County, NY, 12836 
Tax Map ID#: 43.5-1-50 (0.12 acres) 

 
Dear Park Commissioners: 
 
At the request of Mr. Peter J. Voll, the owner of record for 9064 Lakeshore Drive, Hague, 
New York, I have prepared a report, for the above referenced property, which may be 
briefly described as follows:  
 
The subject property also known as 9064 Lakeshore Drive, is a single-family residence.  
The property fronts the western shore of Lake George containing approximately 136 feet 
of shoreline according to Warren County tax map panel number 43.05 dated April 11, 
2016. The subject is a 1,260 square foot colonial home containing five bedrooms and two 
full bathrooms. At the rear there is an attached two-car garage. The tax map indicated that 
the shoreline is approximately 136 feet. Currently there is a stake dock, the dimensions of 
which are 4 feet wide by 40 feet long, approximately. 
 
The property history, according to the owner, indicates that the existing 40-foot dock was 
capable of docking recreational motor boats without hitting the bottom surface area at the 
dock. Due to the buildup sediment deposits, the mean water height from the shoreline has 
decreased, preventing the owner from being able to dock his boat, thus rendering the 
dock functionally obsolete from its original intended use at the time of purchase.  
 
The Lake George waterfront home market consists of two market segments. These 
segments include homes with docks specifically intended to be used for the docking of 
boats and homes without boat docks. This report will show that Mr. Voll’s investment 
will lose a significant portion of its value as a result of not being able to replace or 
reproduce the current dock with a dock capable of securing boats in the water as intended 
with the original purchase.  
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Scope of Work 
According to the Uniform Standards of Professional Appraisal Practice, it is the 
appraiser’s responsibility to develop and report a scope of work that results in credible 
results that are appropriate for the appraisal problem and intended user(s). Therefore, the 
appraiser must identify and consider: 
 
       ● the client and intended users; 
       ● the intended use of the report;        
       ● the type and definition of value;        
       ● the effective date of value; 
       ● assignment conditions; 
       ● typical client expectations; and       
       ● typical appraisal work by peers for similar assignments. 
 
This report is prepared for Mr. Peter Voll and the Lake George Park Commission. The 
problem to be solved is to estimate the potential material damages o the subject property. 
The intended use is for Lake George Park Commission permit application. This appraisal 
is intended for the use of Lake George Park Commission and Mr. Peter Voll. 
 

SCOPE OF WORK 

Report Type: This is a Restricted Appraisal Report as defined by 
Uniform Standards of Professional Appraisal 
Practice under Standards Rule 2-2(b). This format 
provides for only basic property identification, 
appraisal statements and value conclusion(s). The 
appraisal may only be used by the client for the 
intended use. The rationale for how the appraiser 
arrived at the opinions and conclusions set forth in 
the report may not be understood properly without 
additional information in the appraiser’s work file.   
 

Property Identification:  The subject has been identified by the assessors' 
parcel number. 
 

Inspection:  An interior and exterior inspection of the subject 
property has been made, and photographs taken.  
 

Market Area and Analysis of 
Market Conditions: 
 

An analysis of market conditions has been made. The 
appraiser maintains and has access to comprehensive 
databases for this market area and has reviewed the 
market for sales and listings relevant to this analysis. 
 

 



Sterling Commercial Appraisals, LLC  3 

Criteria for Comparable Property Selection and Summary of Findings 
Research was conducted to establish the correlation, if any, in the difference in value 
between properties on Lake George whose waterfront homes that contained docks and 
properties whose waterfronts do not contain docks.  
 
Within the past 36-month period from 2016 to 2019 there were approximately 440 Lake 
George sale transactions through the Southern Adirondack Association of Realtors and 
the greater Capitol Association of Realtors. The property types include property with 
direct frontage on Lake George and those with deeded access via right of ways, 
easements and associations. The sale prices varied from $26,000 for time shares to 
$5,500,000 for a residential large estate. 
 
Based on the description of the subject property as described above, the criteria for 
comparable data selection was very specific. The subject is not a new construction. The 
criteria therefore did not include sales of newly constructed home or proposed 
construction. Each home has direct access to the waterfront. Homes with deeded access 
were not selected. Homes were selected within the town of Hague or from competing 
markets such as Ticonderoga and Putnam. The subject’s gross living area is 
approximately 1,260 square feet in size. No homes over 2,000 squares were selected. The 
subject has a stake dock. Homes with stake docks or a similar design were selected. 
Homes with boat houses or covered docks were not selected for this analysis. 
 
Given the specific selection parameters stated above, eight purchases best fit the selection 
criteria for comparability to the subject property. Four homes contained a dock and four 
homes did not contain a dock. The sale information for each property is exhibited below 
in a tabular format. One table will show information for homes without docks and one 
table will show information for homes with docks. Each table contains header 
information identifying the property characteristics. This information includes the 
address, the size of the home, the size of the shoreline, the sale date, the sale price, and 
the price per square foot. All of the sales were verified, and each transaction was arm’s 
length in nature. 
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Exhibit Table 1: Direct waterfront homes with that do not contain docks 
 

 
 
The table above shows four sales of homes each labeled Sale #1 through Sale #4.  
The subject’s gross living area is approximately 1,260 square feet. The gross living area 
for each sales range from 1,100 square feet to 1,892 square feet in size. The subject has a 
shoreline of approximately 136 feet.  The shorelines for each of the sales are 35 feet, 100 
feet, 100 feet, and 225 feet, respectively. The subject’s gross living area is approximately 
1,260 square feet. The subject’s home size and waterfront size are within the ranges 
shown in the table above. The subject is not a new construction. The sales above are also 
not new construction. The sale prices for the homes listed above range from $450,000 to 
$1,125,000. The table below provides a statistical summary. 
 
Exhibit Table 2: Statistical Summary for properties without docks 

 

 
 

The minimum sales price per square foot was $450,000. The maximum sales price was 
$1,125,000. The median sales price was $555,000. The mean sales price was $474,000.  
 
The minimum sales price per square foot was $321. The maximum sales price per square 
foot was $595. The median sales price per square foot was $490. The mean sales price 
per square foot was $474. 
 
 
 
 

Address Gross Living Area Waterfront Dock Sale Date Sale Price Price per SF Arm's Length

Sale #1 353 Baldwin Rd, Ticonderoga 1,404 35 feet No 4/12/18 $450,000 $321 Yes

Sale #2 36 Jenkins Point Dr, Hague 1,170 100 feet No 11/14/17 $550,000 $470 Yes

Sale #3 2334 Black Point Rd, Putnam 1,100 100 feet No 6/30/17 $560,000 $509 Yes

Sale #4 8910 Lakeshore Dr, Hague 1,892 225 feet No 6/10/16 $1,125,000 $595 Yes

Properties without docks

Sale Price Price per SF

Minimum Price $450,000 $321

Maximum Price $1,125,000 $595

Median Price $555,000 $490

Mean Price $671,250 $474
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Exhibit Table 3: Direct waterfront homes with that do contain docks 
 

 
 
The table above shows four sales of homes each labeled Sale #5 through Sale #8. 
The subject’s gross living area is approximately 1,260 square feet. The gross living area 
for each sales range from 892 square feet to 1,632 square feet in size. The subject has a 
shoreline of approximately 136 feet.  The shorelines for each of the sales are 104 feet, 
100 feet, 93 feet, and 72 feet, respectively. The subject’s home size and waterfront size 
are within the ranges shown in the table above. The subject is not a new construction. The 
sales above are also not new construction. The sale prices for the homes listed above 
range from $670,000 to $829,000. The table below provides a statistical summary. 
 
Exhibit Table 4: Statistical Summary for properties with docks 
 

 
 

The minimum sales price per square foot was $670,000. The maximum sales price was 
$829,000. The median sales price was $712,500. The mean sales price was $731,000.  
 
The minimum sales price per square foot was $480. The maximum sales price per square 
foot was $760. The median sales price per square foot was $630. The mean sales price 
per square foot was $625. 
 
 
 

Address Gross Living Area Waterfront Dock Sale Date Sale Price Price per SF Arm's Length

Sale #5 22 Pudding Lane, Hague 892 104 feet Yes 12/7/18 $670,000 $751 Yes

Sale #6 39 Pine Cove Rd, Hague 888 100 feet Yes 10/5/17 $675,000 $760 Yes

Sale #7 3 Forest Bay South, Hague 1,564 93 feet Yes 3/28/16 $750,000 $480 Yes

Sale #8 7796 Lakeshore Dr, Hague 1,632 72 feet Yes 6/6/18 $829,000 $508 Yes

Properties with docks

Sale Price Price per SF

Minimum Price $670,000 $480

Maximum Price $829,000 $760

Median Price $712,500 $630

Mean Price $731,000 $625
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Material Impact on Investment 
Exhibit Table 5: Statistical Summary showing price difference between properties 
without docks and properties with docks. 
 
The indicated median sale price for a home without boating amenities is $490 per square 
foot. The indicated median sale price for a home with boating amenities is $630 per 
square foot. The material difference shows a loss in value of 22% for median sales 
values.  
 
The indicated mean sale price for a home without boating amenities is $474 per square 
foot. The indicated mean sale price for a home with boating amenities is $625 per square 
foot. The material difference shows a loss in value of 24% for mean sales values. 
 
 

 
 
 
The data within indicates that there is a direct relationship in home values among 
comparable homes with boating amenities versus homes without boating amenities.  
 

No Dock with Dock

Loss in 

Value
Minimum Price per Square Foot $321 $480 33%

Maximum Price per Square Foot $595 $760 22%

Median Price per Square Foot $490 $630 22%

Mean Price per Square Foot $474 $625 24%
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Exhibit Table 6: Indicated Value 
 

 
 
 

The selected price per square foot value for the subject property with a boating amenity 
(dock) is $630 per square foot or $795,000 rounded. The selected price per square foot 
value for the subject property without a boating amenity (dock) is $490 per square foot or 
$620,000 rounded. The estimated loss approximately is $175,000 

Conclusion   
The data clearly indicates that Mr. Voll will suffer a significant loss to his original 
investment without the proposed improvement to his property. 
 
 

 
  
Eric A. Sterling Jr. 
Certified General Real Estate Appraiser 
New York State Unique ID #46-48388 
Date Signed:  May 15, 2018 
 
 
 
 
 

Subject GLA (square feet) 1260

Median Price without dock $490

Median Price with dock $630

Indicated Median Price without dock $617,400

Indicated Median Price with dock $793,800

Indicated Loss 22%

Indicated Loss in Dollar Amount $176,400
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Limiting Conditions and Assumptions 
Acceptance of and/or use of this report constitutes acceptance of the following limiting 
conditions and assumptions; these can only be modified by written documents executed 
by both parties. 
 
This appraisal is to be used only for the purpose stated herein.  While distribution of this 
appraisal in its entirety is at the discretion of the client, individual sections shall not be 
distributed; this report is intended to be used in whole and not in part. 
 
No part of this appraisal, its value estimates or the identity of the firm or the appraiser(s) 
may be communicated to the public through advertising, public relations, media sales, or 
other media. 
 
All files, work papers and documents developed in connection with this assignment are 
the property of Sterling Commercial Appraisals, LLC. Information, estimates and 
opinions are verified where possible, but cannot be guaranteed. Plans provided are 
intended to assist the client in visualizing the property; no other use of these plans is 
intended or permitted. 
 
No hidden or unapparent conditions of the property, subsoil or structure, which would 
make the property more or less valuable, were discovered by the appraiser(s) or made 
known to the appraiser(s). No responsibility is assumed for such conditions or 
engineering necessary to discover them.  Unless otherwise stated, this appraisal assumes 
there is no existence of hazardous materials or conditions, in any form, on or near the 
subject property. 
 
Unless otherwise stated in this report, the existence of hazardous substances, including 
without limitation asbestos, polychlorinated biphenyl, petroleum leakage, or agricultural 
chemicals, which may or may not be present on the property, was not called to the 
attention of the appraiser nor did the appraiser become aware of such during the 
appraiser’s inspection. The appraiser has no knowledge of the existence of such materials 
on or in the property unless otherwise stated. The appraiser, however, is not qualified to 
test for such substances. The presence of such hazardous substances may affect the value 
of the property. The value opinion developed herein is predicated on the assumption that 
no such hazardous substances exist on or in the property or in such proximity thereto, 
which would cause a loss in value. No responsibility is assumed for any such hazardous 
substances, nor for any expertise or knowledge required to discover them.  
 
Unless stated herein, the property is assumed to be outside of areas where flood hazard 
insurance is mandatory.  Maps used by public and private agencies to determine these 
areas are limited with respect to accuracy.  Due diligence has been exercised in 
interpreting these maps, but no responsibility is assumed for misinterpretation. 
 
Good title, free of liens, encumbrances and special assessments is assumed. No 
responsibility is assumed for matters of a legal nature.  
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Necessary licenses, permits, consents, legislative or administrative authority from any 
local, state or Federal government or private entity are assumed to be in place or 
reasonably obtainable. 
 
It is assumed there are no zoning violations, encroachments, easements or other 
restrictions which would affect the subject property, unless otherwise stated. 
 
The appraiser(s) are not required to give testimony in Court in connection with this 
appraisal.  If the appraisers are subpoenaed pursuant to a court order, the client agrees to 
pay the appraiser(s) Sterling Commercial Appraisals, LLC’s regular per diem rate plus 
expenses. 
 
Appraisals are based on the data available at the time the assignment is completed.  
Amendments/modifications to appraisals based on new information made available after 
the appraisal was completed will be made, as soon as reasonably possible, for an 
additional fee.  
 
Americans with Disabilities Act (ADA) of 1990A civil rights act passed by Congress 
guaranteeing individuals with disabilities equal opportunity in public accommodations, 
employment, transportation, government services, and telecommunications. Statutory 
deadlines become effective on various dates between 1990 and 1997. Sterling 
Commercial Appraisals, LLC has not made a determination regarding the subject’s ADA 
compliance or non-compliance. Non-compliance could have a negative impact on 

value, however this has not been considered or analyzed in this appraisal.  
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Certification Statement 
I certify that, to the best of my knowledge and belief: 
 
• The statements of fact contained in this report are true and correct. 
 
• The reported analyses, opinions, and conclusions are limited only by the reported 
assumptions and limiting conditions and are my personal, impartial, and unbiased 
professional analyses, opinions, and conclusions. 
 
• I have no present or prospective interest in the property that is the subject of this 
report and no personal interest with respect to the parties involved. 
 
• I have performed no services, as an appraiser or in any other capacity, regarding 
the property that is the subject of this report within the three-year period immediately 
preceding acceptance of this assignment. 
 
• I have no bias with respect to the property that is the subject of this report or to 
the parties involved with this assignment. 
 
• My engagement in this assignment was not contingent upon developing or 
reporting predetermined results. 
 
• My compensation for completing this assignment is not contingent upon the 
development or reporting of a predetermined value or direction in value that favors the 
cause of the client, the amount of the value opinion, the attainment of a stipulated result, 
or the occurrence of a subsequent event directly related to the intended use of this 
appraisal. 
 
• My analyses, opinions, and conclusions were developed, and this report has been 
prepared, in conformity with the Uniform Standards of Professional Appraisal Practice. 
 
• Eric A. Sterling Jr. has made a personal inspection of the property that is the 
subject of this report. 
 
• No one provided significant real property appraisal assistance to the person 
signing this certification. 
 
• The reported analyses, opinions, and conclusions were developed, and this report 
has been prepared, in conformity with the Code of Professional Ethics and Standards of 
Professional Appraisal Practice of the Appraisal Institute. 
 
• The use of this report is subject to the requirements of the Appraisal Institute 
relating to review by its duly authorized representatives. 
 
• As of the date of this report, I have completed the Standards and Ethics Education 
Requirements for Candidates of the Appraisal Institute. 
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Eric A. Sterling Jr. 
Certified General Real Estate Appraiser 
New York State Unique ID #46-48388 
Date Signed:  May 15, 2018 
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Subject Pictures 
 

 
Front View 

 
 

 
Dock - 40 foot 

 
 

 
 
 



Sterling Commercial Appraisals, LLC  14 

 
 

Survey 
 
 
 



Sterling Commercial Appraisals, LLC  15 

 

 
 

Aerial Map 
 

  



Sterling Commercial Appraisals, LLC  16 

 
 

Tax Map  



Sterling Commercial Appraisals, LLC  17 

 

Qualifications  

Eric Sterling is a New York State certified and registered commercial appraiser. He has 
been appraising all types of commercial, industrial, institutional, and residential 
properties for the past 20 years. His geographical experience is very broad covering dense 
markets such as New York City, Westchester & Long Island to the wilderness areas of 
the Adirondacks.  

Mr. Sterling currently performs appraisals for banks, law firms and private individuals. 
Mr. Sterling's formal commercial appraisal training has been with the Appraisal Institute 
and New York University.  

Current list of appraisals performed for:  

NBT Bank 
US Bank 
Adirondack Trust 
Bartlett, Pontiff, Stewart & Rhodes PC (Law Firm)  
Nolan & Heller, LLC (Law Firm) 
John Winn, Esq. 
Lake George Park Commison 

 
 
  



Sterling Commercial Appraisals, LLC  18 

Appraisals performed for: 
 
    * Lending Purposes 
    * Matrimonial (including contests) 
    * Tax Purposes 
    * Planning / Exchanges 
    * Offers / Listings 
    * Bankruptcy 
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Types of Property Appraisals Performed: 
 
Green Appraisals 

Green Commercial Properties 
    * Office 
    * Medical 
    * Retail 
    * Residential 

 
Green Institutional Properties 
   * Schools 

     * Places of Worship 
 
Land Appraisals 
    * Commercial Land 
    * Industrial Land 
    * Residential Land 
    * Wetlands 
 
Residential / Hospitality Appraisals 
    * Multi-Family Residences 
    * Low-Income Housing Projects 
    * Senior Housing 
    * Subdivisions 
    * Apartment Buildings 
    * Condominiums 
    * Mobile Home Parks 
    * Hotels / Motels 
    * Bed & Breakfast 
 
Institutional Appraisals 
    * Schools 
    * Churches, Synagogues, Temples 
    * Fellowship Halls 
 
Medical / Office Appraisals 
    * Office Parks 
    * Medical Centers 
    * Medical Office 
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Food /  Retail Store Appraisals 
    * Neighborhood Shopping Centers 
    * Restaurants 
    * Diners 
    * Boutiques 
    * Convenience Stores 
    * Mini-mart w/ Fuel Service Station 
    * Mixed-use 
 
Automobile Service Appraisals 
    * Auto Repair Shops 
    * Truck Repair 
    * Parking Garages 
    * Automobile Dealerships 
    * Car washes 
 
Industrial 
    * Manufacturing / Factory 
    * Warehouses 
    * Industrial Garages 
 
Recreational Appraisals 
   * Marinas / Boathouses 
    * Camping Facilities 
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REAL ESTATE APPRAISAL EDUCATION 

  
Community Real Estate School 

Introduction to Real Estate Appraisal (R-1)    1998 
Valuation Principles and Procedures (R-2)    1998 
Ethics and Standards       1998 

  
Realty Institute New York City 

  Environmental and Fair Housing Issues    2000 
  

Appraisal Institute  
 Basic Income Capitalization (G-1)     2003 

  General Applications (G-2)      2003 
  Advanced Income Capitalization     2004 
  Uniform Standards of Professional Appraisal Practice  2009 
  Valuing Commercial Green Building     2009 
  Narrative Report Writing      2011  
 
 New York University 
  Income Property Valuations (G3)     2005 
 
PROFESSIONAL AFFILIATIONS 

 

Eric A. Sterling Jr. is an Associate Member of the Appraisal Institute  
and a candidate for the MAI designation – Associate Member # 404778 
 
REALTY BOARDS 

Greater Capital Association of Realtors (GCAR)    Member 
Commercial Industrial Real Estate Brokers, Inc. (CIREB)   Member 
Southern Adirondack Association of Realtors (WCAR)   Member 
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Glossary 
This glossary contains the definitions of common words and phrases, used throughout the 
appraisal industry, as applied within this document. Please refer to the publications listed 
in the Works Cited section below for more information. 
 
Works Cited: 

▪ Appraisal Institute. The Appraisal of Real Estate. 13th ed. Chicago: Appraisal 
Institute, 2008. Print. 

▪ Appraisal Institute. The Dictionary of Real Estate Appraisal. 5th ed. 2010. Print. 
 
1. appraisal; a retrospective estimate 

based on an analysis of past events 
assuming a competitive and open 
market. (Dictionary, 5th Edition) 

 
External Obsolescence 

An element of depreciation; a diminution 
in value caused by negative externalities 
and generally incurable on the part of the 
owner, landlord, tenant. (Dictionary, 5th 
Edition) 
 
Extraordinary Assumption 

An assumption, directly related to a 
specific assignment, which, if found to be 
false, could alter the appraiser’s opinions 
or conclusions. Extraordinary 
assumptions presume as fact otherwise 
uncertain information about physical, 
legal, or economic characteristics of the 
subject property; or about conditions 
external to the property such as market 
conditions or trends; or about the 
integrity of data used in an analysis. 
(USPAP, 2010-2011 ed.) (Dictionary, 5th 
Edition)  
 
Fee Simple Estate 

Absolute ownership unencumbered by 
any other interest or estate, subject only 
to the limitations imposed by the 
governmental powers of taxation, 
eminent domain, police power, and 
escheat. (Dictionary, 5th Edition) 
 
 

Functional Obsolescence 

The impairment of functional capacity of 
a property according to market tastes and 
standards. (Dictionary, 5th Edition) 
 
Functional Utility 

The ability of a property or building to be 
useful and o perform the function for 
which it is intended according to current 
market tastes and standards; the 
efficiency of a building’s use in terms of 
architectural style, design and layout, 
traffic patterns, and the size and type of 
rooms. (The Appraisal of Real Estate, 
13th Edition) 
 
Gross Building Area (GBA) 

Total floor area of a building, excluding 
unenclosed areas, measured from the 
exterior of the walls of the above-grade 
area. This includes mezzanines and 
basements if and when typically included 
in the region. (Dictionary, 5th Edition) 
 

Gross Leasable Area (GLA)  
Total floor area designed for the 
occupancy and exclusive use of tenants, 
including basements and mezzanines; 
measured from the center of joint 
partitioning to the outside wall surfaces. 
(Dictionary, 5th Edition) 
 
Highest & Best Use 

The reasonably probable and legal use of 
vacant land or an improved property that 
is physically possible, appropriately 



Sterling Commercial Appraisals, LLC  23 

supported, financially feasible, and that 
results in the highest value. The four 
criteria the highest and best use must 
meet are legal permissibility, physical 
possibility, financial feasibility, and 
maximum productivity. Alternatively, 
the probable use of land or improved 
property—specific with respect to the 
user and timing of the use—that is 
adequately supported and results in the 
highest present value. (Dictionary, 5th 
Edition) 
 
Hypothetical Condition 

That which is contrary to what exists but 
is supposed for the purpose of analysis. 
Hypothetical conditions assume 
conditions contrary to known facts about 
physical, legal, or economic 
characteristics of the subject property; or 
about conditions external to the property, 
such as market conditions or trends; or 
about the integrity of data used in an 
analysis. (Dictionary, 5th Edition) 
 
Leased Fee Interest 

A freehold (ownership interest) where the 
possessory interest has been granted to 
another party by creation of a contractual 
landlord-tenant relationship (i.e., a lease). 
(Dictionary, 5th Edition) 
 
Market Area 

The area associated with a subject 
property that contains its direct 
competition. (Dictionary, 5th Edition) 
 
 
Market Value 

The major focus of most real property 
appraisal assignments. Both economic 
and legal definitions of market value have 
been developed and refined.  
1. The most widely accepted 

components of market value are 
incorporated in the following 

definition: The most probable price 
that the specified property interest 
should sell for in a competitive market 
after a reasonable exposure time, as of 
a specified date, in cash, or in terms 
equivalent to cash, under all 
conditions requisite to a fair sale, with 
the buyer and seller each acting 
prudently, knowledgeably, for self-
interest, and assuming that neither is 
under duress. 

2. Market value is described in the 
Uniform Standards of Professional 
Appraisal Practice (USPAP) as 
follows: A type of value, stated as an 
opinion, that presumes the transfer of 
a property (i.e., a right of ownership 
or a bundle of such rights), as of a 
certain date, under specific conditions 
set forth in the definition of the term 
identified by the appraiser as 
applicable in an appraisal. (USPAP, 
2010-2011 ed.) USPAP also requires 
that certain items be included in every 
appraisal report. Among these items, 
the following are directly related to 
the definition of market value: 
• Identification of the specific 

property rights to be appraised. 
• Statement of the effective date of 

the value opinion. 
• Specification as to whether cash, 

terms equivalent to cash, or other 
precisely described financing 
terms are assumed as the basis of 
the appraisal. 

• If the appraisal is conditioned 
upon financing or other terms, 
specification as to whether the 
financing or terms are at, below, 
or above market interest rates 
and/or contain unusual conditions 
or incentives. The terms of 
above—or below—market 
interest rates and/or other special 
incentives must be clearly set 
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forth; their contribution to, or 
negative influence on, value must 
be described and estimated; and 
the market data supporting the 
opinion of value must be 
described and explained. 

3. The following definition of market 
value is used by agencies that regulate 
federally insured financial institutions 
in the United States: The most 
probable price that a property should 
bring in a competitive and open 
market under all conditions requisite 
to a fair sale, the buyer and the seller 
each acting prudently and 
knowledgeably, and assuming the 
price is not affected by undue 
stimulus. Implicit in this definition is 
the consummation of a sale as of a 
specified date and the passing of title 
from seller to buyer under conditions 
whereby: 
• Buyer and seller are typically 

motivated; 
• Both parties are well informed or 

well advised, and acting in what 
they consider their best interests; 

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

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

• 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. (12 C.F.R. Part 34.42(g); 
55 Federal Register 34696, 
August 24, 1990, as amended at 
57 Federal Register 12202, April 
9, 1992; 59 Federal Register 
29499, June 7, 1994) 

4. The International Valuation 
Standards Council defines market 

value for the purpose of international 
standards as follows: The estimated 
amount for which a property should 
exchange on the date of valuation 
between a willing buyer and a willing 
seller in an arm’s-length transaction 
after proper marketing wherein the 
parties had each acted 
knowledgeably, prudently, and 
without compulsion. (International 
Valuation Standards, 8th ed., 2007)  

5. Market value is the amount in cash, or 
on terms reasonably equivalent to 
cash, for which in all probability the 
property would have sold on the 
effective date of the appraisal, after a 
reasonable exposure of time on the 
open competitive market, from a 
willing and reasonably 
knowledgeable seller to a willing and 
reasonably knowledgeable buyer, 
with neither acting under any 
compulsion to buy or sell, giving due 
consideration to all available 
economic uses of the property at the 
time of the appraisal. (Uniform 
Standards for Federal Land 
Acquisitions) (Dictionary, 5th 
Edition) 

 
Marketing Time 

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 the appraisal. 
Marketing time differs from exposure 
time, which is always presumed to 
precede the effective date of an appraisal. 
(Advisory Opinion 7 of the 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 
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marketing time). (Dictionary, 5th 
Edition) 
 
Obsolescence  
One cause of depreciation; an impairment 
of desirability and usefulness caused by 
new inventions, changes in design, 
improved processes for production, or 
external factors that make a property less 
desirable and valuable for a continued 
use; may be either functional or external. 
(Dictionary, 5th Edition) 
 
 
Replacement Cost 

The estimated cost to construct, at current 
prices as of the effective appraisal date, a 
substitute for the building being 
appraised, using modern materials and 
current standards, design, and layout. 
(Dictionary, 5th Edition) 
 
Scope of Work 

The type and extent of research and 
analyses in an assignment. (Dictionary, 
5th Edition) 
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Joe Thouin

From: Korn, Devan F (APA) <Devan.Korn@apa.ny.gov>
Sent: Thursday, April 18, 2019 9:40 AM
To: Joe Thouin
Subject: RE: NAR Voll

Thanks Joe.  Based on information available to the Agency, wetlands are not likely present in the 
vicinity of the proposal and the project will not involve wetlands.  However, if the applicant believes 
the area within, or adjacent to the footprint of the proposed dock is vegetated a site visit will be 
necessary.  The site visit would need to occur during the vegetative growing season. 
 
Devan Korn 
Environmental Program Specialist 1 
 
NYS Adirondack Park Agency 
PO Box 99 
1133 NYS Route 86 
Ray Brook, NY  12977 
 
(518) 891-4050 | Fax: (518) 891-3938 | devan.korn@apa.ny.gov 
www.apa.ny.gov 
 
CONFIDENTIALITY NOTICE:  This email, including any attachments, may be confidential, privileged 
or otherwise legally protected.  It is intended only for the addressee(s).  If you are not the intended 
recipient, you are prohibited from disseminating, copying or otherwise using this email or its 
attachments.  If you have received this email in error, please notify the sender immediately by reply 
email and delete the email from your system. 
 
From: Joe Thouin <Joe@lgpc.state.ny.us>  
Sent: Friday, April 12, 2019 9:12 AM 
To: Korn, Devan F (APA) <Devan.Korn@apa.ny.gov> 
Subject: RE: NAR Voll 
 

ATTENTION: This email came from an external source. Do not open attachments or click on links from unknown senders or 

unexpected emails. 
No worries, thank you for the feedback.  I’ll look forward to hearing from you. 
 
Best regards, 
Joe 
 

Joe Thouin  
Environmental Analyst 

Lake George Park Commission 
PO Box 749, 75 Fort George Rd, Lake George, NY 12845 
(518) 668-9347 | fax (518) 668-5001 |  joe@lgpc.state.ny.us 
www.lgpc.ny.gov 
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