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No.  10-05          Date Issued:   October 26, 2010 
      Supersedes:  New 
 
Subject:  Annual Board of Directors Evaluation 
 
Statutory Citation:  Public Authorities Law sections 2800(1)(a)(15) and 
2800(2)(a)(15) and Section 2824(7) 
 
Provision:  The 2009 Public Authorities Reform Act requires that the board of 
every state and local public authority conduct an annual evaluation of its 
performance.  Board member comments are protected from disclosure under 
Article 6 of Public Officers Law, but the results of the assessment are to be 
provided to the ABO. 
 
Authorities Budget Office Policy Guidance:  Board members must be 
committed to the highest standards of corporate governance.  The board must 
hold itself accountable to the mission of the authority and the public interest.  
This annual assessment is a reminder to each board member of his or her duties, 
why those responsibilities are important, and whether they are performing those 
duties appropriately.  The evaluation provides an opportunity for board members 
to measure their individual and collective effectiveness, determine if they are 
following their own policies and procedures, identify areas for board 
improvement, and to compare how their evaluation of the board’s performance 
compares to that of other board members. This annual evaluation can be a 
learning tool to educate board members and build a well functioning board.   
 
The Authorities Budget Office recommends that each board member annually 
perform his/her own evaluation of the whole board.  The evaluation should be 
conducted confidentially with the results compiled by the governance committee.  
Furthermore, the ABO consulted with the Committee on Open Government, 
which advised that a board discussion of its performance “would constitute a 
matter made confidential, by state law that, therefore, could be conducted in 
private.”  
 
To the extent that the results of this evaluation demonstrate the need for the 
board to improve its performance, amend its practices or procedures, or clarify its 
expectations of board members, the board is expected to implement suitable 
corrective actions immediately.  
 
The Authorities Budget Office has developed the following model board 
evaluation tool that can be adopted by public authorities to meet the needs of 
their boards of directors. This document should be completed by each board 
member. 

 



Confidential Evaluation of Board Performance 
 

 
Criteria 

 
Agree 

Somewhat 
Agree 

Somewhat 
Disagree 

 
Disagree 

Board members have a shared understanding 
of the mission and purpose of the Authority. 

    

The policies, practices and decisions of the 
Board are always consistent with this mission. 

    

Board members comprehend their role and 
fiduciary responsibilities and hold themselves 
and each other to these principles. 

    

The Board has adopted policies, by-laws, and 
practices for the effective governance, 
management and operations of the Authority 
and reviews these annually. 

    

The Board sets clear and measurable 
performance goals for the Authority that 
contribute to accomplishing its mission. 

    

The decisions made by Board members are 
arrived at through independent judgment and 
deliberation, free of political influence, pressure 
or self-interest. 

    

Individual Board members communicate 
effectively with executive staff so as to be well 
informed on the status of all important issues.  

    

Board members are knowledgeable about the 
Authority’s programs, financial statements, 
reporting requirements, and other transactions.  

    

The Board meets to review and approve all 
documents and reports prior to public release 
and is confident that the information being 
presented is accurate and complete. 

    

The Board knows the statutory obligations of 
the Authority and if the Authority is in 
compliance with state law. 

    

Board and committee meetings facilitate open, 
deliberate and thorough discussion, and the 
active participation of members.  

    

Board members have sufficient opportunity to 
research, discuss, question and prepare before 
decisions are made and votes taken. 

    

Individual Board members feel empowered to 
delay votes, defer agenda items, or table 
actions if they feel additional information or 
discussion is required. 

    

The Board exercises appropriate oversight of 
the CEO and other executive staff, including 
setting performance expectations and 
reviewing performance annually. 

    

The Board has identified the areas of most risk 
to the Authority and works with management to 
implement risk mitigation strategies before 
problems occur.  

    

Board members demonstrate leadership and 
vision and work respectfully with each other. 

    

 
 
Date Completed: ________________________________________ 

  



The member responses to the Board Evaluation questionnaire should be 
aggregated and the results submitted to the ABO via email (Subject: 
CONFIDENTIAL Results of Board of Directors Evaluation) within 90 days of the 
close of the authority’s fiscal year.  The board evaluation is required annually 
beginning with fiscal years ending on or after September 30, 2010. 
 
A model summary reporting form has been provided, below, that should be 
revised to reflect the evaluation tool adopted by your public authority.  Enter in 
each cell the number of board members who answered the question with that 
response. 
 
Results should be sent to:  info@abo.ny.gov 
 
 
 

mailto:info@abo.ny.gov


Summary Results of Confidential Evaluation of Board Performance 
 

 
Criteria 

 
Agree 

Somewhat 
Agree 

Somewhat 
Disagree 

 
Disagree 

Board members have a shared understanding 
of the mission and purpose of the Authority. 

 
# 

 
# 

 
# 

 
# 

The policies, practices and decisions of the 
Board are always consistent with this mission. 

    

Board members comprehend their role and 
fiduciary responsibilities and hold themselves 
and each other to these principles. 

    

The Board has adopted policies, by-laws, and 
practices for the effective governance, 
management and operations of the Authority 
and reviews these annually. 

    

The Board sets clear and measurable 
performance goals for the Authority that 
contribute to accomplishing its mission. 

    

The decisions made by Board members are 
arrived at through independent judgment and 
deliberation, free of political influence or self-
interest. 

    

Individual Board members communicate 
effectively with executive staff so as to be well 
informed on the status of all important issues. 

    

Board members are knowledgeable about the 
Authority’s programs, financial statements, 
reporting requirements, and other transactions. 

    

The Board meets to review and approve all 
documents and reports prior to public release 
and is confident that the information being 
presented is accurate and complete. 

    

The Board knows the statutory obligations of 
the Authority and if the Authority is in 
compliance with state law. 

    

Board and committee meetings facilitate open, 
deliberate and thorough discussion, and the 
active participation of members. 

    

Board members have sufficient opportunity to 
research, discuss, question and prepare before 
decisions are made and votes taken. 

    

Individual Board members feel empowered to 
delay votes, defer agenda items, or table 
actions if they feel additional information or 
discussion is required. 

    

The Board exercises appropriate oversight of 
the CEO and other executive staff, including 
setting performance expectations and 
reviewing performance annually. 

    

The Board has identified the areas of most risk 
to the Authority and works with management to 
implement risk mitigation strategies before 
problems occur.  

    

Board members demonstrate leadership and 
vision and work respectfully with each other. 

    

 
 
Name of Authority: ______________________________________ 
 
Date Completed:    ______________________________________  



            

                                   
 
 
  

 

 

GREATER MOHAWK VALLEY LAND BANK - GMVLB 
Minutes from: Thursday, November 2, 2017 @ 5:00 PM  

 
In Attendance:             
Karl Gustafson – Chairman, Mark Domenico - Director, Margaret Kennedy – Director,  
Brian Thomas -  Secretary, Tolga Morawski - Interim Executive Director, Judy Pangman (teleconference) – 
Director, Joe Marino – Treasurer, Christina Brown - Community Advisory Board Representative, Robert 
Albrecht – Community Outreach Coordinator, Heidi Sourwine (teleconference) - AmeriCorps, David 
Dardzinski – Little Falls Main Street First,  Derrick Crossman – Cornell Rust to Green & Janine Thompson – 
MVEDD 
 

************* 
 

Karl Gustafson called the meeting to order @ 5:11 pm.   
 

Karl then proceeded with the introductions of all those present at the meeting. 
 

Adopt Meeting Agenda: motion to accept the agenda as presented was made by Brian Thomas, seconded 
by Meg Kennedy and so moved. 
 

 The documents provided for the meeting were; 

 Agenda 

 Minutes from GMVLB meeting held Thursday, September 7, 2017, rev.1 

 Minutes from GMVLB meeting held Thursday, October 5, 2017, rev.1 

 Resolution approving$587.26 in closing costs for 330 N. Prospect St, Herkimer from Chase 
Bank 

 SWOT Analysis Worksheet 

 Report on 60 W. Main St. from John Mazzarella III 

 Report on 60 W. Main St. from David Dardzinski 

 Report on 60 W. Main St. from Paul Phalen 

 Brown & Brown Workers’ Compensation Insurance declinations 

 AmTrust North America Workers’ Compensation Supplemental Quote 

 GMVLB Quickbooks statement of activity 

 MVEDD monthly bill for October 

 Monthly Report from Bob Albrecht 

 Monthly Report from Heidi Sourwine - AmeriCorps member 

 GMVLB list of Board meetings through December 2018 
 

Karl then welcomed the new director from Otsego County - Judy Pangman 
 

Review & Vote on Minutes from the September 7, 2017 meeting; motion to accept was made by Brian 
Thomas, seconded by Meg Kennedy and so moved. 
 

Review & Vote on Minutes from the October 5, 2017 meeting; motion to accept was made by Joe Marino, 
seconded by Mark Domenico and so moved. 
 

 
 
 

GREATER MOHAWK VALLEY LAND BANK 
26 West Main Street, PO Box 69, Mohawk, NY 13407-0069 

Phone: 315-866-4671       Web:  www.gmvlb.org       Email: info@gmvlb.org 
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Mention of Electronic votes since previous meeting; Tolga stated that a Resolution approving $587.26 in 
closing costs for 330 North Prospect Street, Herkimer from Chase Bank was approved by a motion from 
Joseph Marino, seconded by Mark Domenico and passed unanimously on October 23, 2017. 
 

Old Business: 

 Required ABO training for BOD members – Meg & Joe still need to complete the training and this has 
to be done by the end of December.  Mark still needs to send certification email from NYS. 

 Videoconferencing update – Tolga mentioned ZOOM.us – affordable and reasonable, Tolga will have a 
report next month with estimates. 

 Strategic Planning visioning workshop – Tolga is working with Ryan Weitz on email survey to build 
upon the 9/23 workshop.  Tolga asked for everyone to please complete the SWOT Analysis Worksheet 
that was handed out and return them to him by November 20th.  Ryan Weitz to present to the Board at 
the December 7th GMVLB Board Meeting. 

 Report of Committees: 

 Finance & Audit Committee: Joe Marino, Steve Wilson, along with the Executive Board 

 It was mentioned that there was an expense of $18,190 spent on the Wagner House project 
from the land bank's start-up funds from LISC ($150k).  Tolga was looking to see if we could 
make a motion to see if LISC could reimburse us out of our project funds ($1.642 million) instead 
to properly account for and segregate capacity building and work on properties.  Karl Gustafson 
made a motion to approach LISC to use project funds to reimburse GMVLB for the $18,190.00; 
Joe Marino made the motion, seconded by Mark Domenico, and so carried. 

 Joe mentioned that we need to have sufficient capital to work with in order to move forward 
with the Land Bank.  Tolga mentioned that LISC requires pre-requisite items that we have to do 
prior to us getting any project funds.  Like insurance coverages.  Bob & Joe have been in contact 
with Adirondack Bank in discussion of a possible Line-Of-Credit.  This would give the LB working 
capital to work with then when a project or whatever is done and submitted to LISC, we would 
get reimbursed.  Adirondack Bank stated that for a Line-Of-Credit, we would need a signed 
agreement from LISC reflecting our project award and available funds.  Karl asked if there was 
someone above LISC that we can go to as Helene is being overly conservative.  That would be 
the Attorney General's office.  There were initially several people on his team working with Land 
Banks, but they have recently moved on to other positions outside the Attorney General's office 
so currently we are unsure who under Schneiderman is overseeing this.  The question was then 
asked if there was a list of what is outstanding that could be provided by LISC. 

 $21,000 General Liability insurance policy 

 Workers Compensation 

 generic proposals for our projects 
     Karl asked if a matrix could be made up so that quarterly this could be provided to Helene so 

that when she asks for revisions it would be easy to provide her the information.  There is a LISC 
call on Monday the 6th @ 4:00 pm.  Joe stated that we should contact the Attorney General’s 
office as they are being represented by LISC and we are not getting anything. 

 Forecasting – not comfortable using an employee who is not hired yet (i.e. Project Manager 
candidate), have no money to pay an employee and do these proposals for projects – they need 
to get money for payroll which leads to needing a Line-Of-Credit in order to move forward. 

 For the phone call with LISC the #1 priority will be the conversation about freeing up our $1.64 
million dollars that has been awarded to us.  Suggestion was made to have Joe on the call in 
case there are financial questions brought up and he would be the best to answer them. 

 Joe mentioned that we should have overdraft insurance for non-sufficient funds so that we 
don’t run into any charges.  Tolga will check with bill.com to see if they have anything like this. 
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 Workers Compensation Insurance – Jim Grooms’ email shows that he has gone out to 7 to 8 
different carries for quotes.  A motion was made to approve and pay when money was available 
$966.76 down payment on a total of $2,460.  Motion made by Meg Kennedy, seconded by Brian 
Thomas and so carried. 

 MVEDD’s bill for October and future months – Joe mentioned that he would like a breakdown of 
the actual hours that Janine puts in for the LB and a detail of the monthly expense of MVEDD to 
be able to properly account for rend vs. utilities, etc..  Tolga will get the breakdown of the 
expenses to Joe and Janine will work on the breakdown of her hours charged. 

 Hiring & Search Committee: Tolga would like to move this to the Executive Session.  Would like to 
make an offer on the Administrative Assistant and that there are 2 finalists for the Project Manager 
position to discuss.  The Hiring & Search Committee will meet again and will come back to the board 
with a recommendation at the December board meeting.  For the Executive Director position – the 
Hiring & Search Committee will need to come up with the process for the interviews for this 
position and bring forth a recommendation by the December meeting.  Tolga made it clear he 
cannot help with that search. 

 Space Committee: Looking at pursuing the property at 60 West Main Street, Little Falls as both an 
exercise in improving the response time of the GMVLB and to build a proposal for LISC or other 
partners to support.  Appraisal – Tolga is waiting on a right up from the appraiser, Len Berdan.  He 
has gathered and shared 3 reports with cost estimates and is working with Sam Russo on a revision 
to the business sustainability plan prior to going to LISC. 

 Policy & Procedures Committee: Chris mentioned that the Bylaws change to add the Citizen 
Advisory Board (CAB) as a non-voting seat as this was approved at the October 5th meeting.  Once 
the Bylaws are revised they need to be posted on the website.  The outstanding 2-3 board policies 
will need to be voted on at the December meeting.  The latest copy of the Land Bank Act had a 
recent amendment.  We are now exempt from any taxes, clerk fees, etc.  Immediate tax exemption 
(i.e. without "lag year") once we acquire a property is on the list of proposed additions to the law 
for 2018. 

 Directors’ terms are staggered.  Need to get a letter out to each FGU for their 
appointments for Joe, Mark & Kurt (looking into whether Otsego would need one as 
Judy was just appointed to file expiring 1-year term of Craig Gelbsman) as they are a 
one-year term and that expires in January. 

 Executive Board officers will be voted on at the Annual Organization meeting in May 

 Project Selection Review Committee: Tolga is looking for a motion approving the clean-out of 613 
Columbia Street at a cost not to exceed $5,300.  Brian briefly described the work that it would take 
for the cleanout.  Urban Renewal in Utica was showing the building next Wednesday, 11/8 to 
contractors for additional bids.  A motion was made to authorize Tolga to enter in a contract for 
clean-out of 613 Columbia St., Utica at a cost not to exceed $5,300, motion made by Brian Thomas, 
seconded by Meg Kennedy and so carried.  Karl then asked how we are planning on paying for this; 
Tolga mentioned trying to line up projects to submit to LISC for approval. 

 Mark asked when will the LB actually take possession of a property given to it – Tolga stated that 
this happens once a deed is recorded at the County Clerk’s office. 

 Once the Donation letter template is complete it will go to the lawyer for review.  Then it will go 
to the policy & procedure committee. Currently Bob Albrecht, Mike Brown and Mark Domenico 
are discussing final revisions. 

 Herkimer County:  there are 7 County properties in process of transfer to land bank.  The Chase 
CCRP closing re 330 North Prospect in Herkimer is completed and we are just waiting for the 
deed, which would be the eighth property in the county. 
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 Montgomery County: Tolga mentioned the Car Wash in Fort Plain.  Currently the land bank has 
interest for site assembly.  Will have to go back to the committee for vote re. purchase and then 
a recommendation can be made at the December meeting.  The Town of Mohawk Property 
(outside of Fonda, North on Rt. 334):  we received a donation offer from Wells Fargo, offering 
the property with $10K in cash; we are awaiting contractor evaluation/write-up of the property. 

 Otsego County: City of Oneonta Properties/Project, working with the City on report re ~8 
properties for consideration.  Will work with Judy on narrowing them down. 

 City of Rome: update re 3 properties (rehabs) and a landlocked lot (Mike) 

 Schoharie County:  report on progress of the local project committee headed by Peter Jones.  
Working on tax issues for property in the Town of Wright.  Discuss that other properties are 
working their way through their pipeline. 

 City of Utica: updates on three properties we are working towards: Two Bank/REO Properties; 
1163 Mohawk St, 1128 Hammond Ave.  Hoping to work with Code Enforcement on violations to 
apply pressure as the buildings are in bad shape and in danger to the public.  Discussed third 
property, 13 Columbia St. earlier in the meeting. 

 Written Reports – were provided from Bob  & Heidi 

 Bob met with Adirondack Bank on establishing a Line-Of-Credit and exploring a commercial 
mortgage for potential purchase of office building in Little Falls.  He met with Worthy Partners in 
the City of Rome to discuss required insurance coverage for BOD D&O, liability, volunteers, etc.  
Also discussed rates to the LB to shovel, mow, etc. and establishing an MOU between their 
organization and the Land Bank. 

 Heidi gave an update on the projects she has been working on this month. 
 

New Business: 

 Board self-evaluations for December meeting – Heidi & Ryan discussed strategic planning meeting and 
Ryan will send a sample for the December meeting and Brian mentioned he would get the form they 
use in Utica. 

 Mark owes an outline on how to incentivize reinvestment of property sales revenues back into projects 
in the originating  FGU’s.  Mark will work to formalize this ahead of the next board meeting. 

 Tolga mentioned concerns about the attendance of some of the board members and looking at trying 
to avoid having absences and if meeting must be missed advanced notice is preferred to plan for a 
quorum. 

 The next meeting will be Thursday, December 7th at 1:00 pm.  And a handout was provided with a 
schedule of board meetings for 2018. 

 

 Motion to adjourn to Executive Session @ 6:20 pm was made by Meg Kennedy, seconded by Brian 
Thomas, so carried 

 

 Enter Executive Session @ 6:20 pm 

 Motion to adjourn Executive Session @         pm was made by                , seconded by                  , so 
carried. 

 
 
Respectively submitted by Janine Thompson 



APPRAISAL  REPORT
56 and 60 West Main Street

City of Little Falls
Herkimer County, New York State

SBL #114.68-3-21 and #114.68-3-22 
 
 

 
Effective Date of Valuation: October 18,  2017

Client/Intended User: Greater Mohawk Valley Land Bank, Inc.

Leonard B. Berdan, MAI
State Certified General Appraiser

Lic. No. 46008902

L. B. BERDAN & CO., INC.
P.O. BOX 68

5060 STATE ROUTE 30
SCHOHARIE, NEW YORK



L. B. Berdan & Co., Inc.
5060 State Route 30, Suite 1, P.O. Box 68

Schoharie, New York 12157
Telephone:  518-295-7708

Fax:   518-295-7459
E-mail: lberdan@midtel.net

Leonard B. Berdan, MAI                                                                                    Real Estate Appraisals,
           - President -                                                                                          Counseling and Research 

                             November 29, 2017 

Karl Gustafson, Board Chair
Greater Mohawk Valley Land Bank, Inc.
26 West Main Street, PO Box 69
Mohawk, NY 13407-0069
Via e-mail

Re: Appraisal Report
  56 and 60 West Main Street

City of Little Falls
Herkimer County, New York State
SBL #114.68-3-21 and 114.68-3-22 

 
Dear Mr. Gustafson:

Pursuant to your request,  I have made an inspection of the above-captioned property and
have made a study of conditions affecting its value.  I do not have any present or prospective interest
in this property.  This report is for collateral valuation purposes.

This report has been prepared subject  to the Code of Ethics and Standards of Professional
Practice of the Appraisal Institute. This report summarizes my findings.

By reason of this investigation and by virtue of my experience, it is my opinion that the
market supports a value of: $70,000  (SEVENTY THOUSAND  DOLLARS) as of October 18,
2017, the effective date of valuation.

The property was inspected and the report prepared by Leonard B. Berdan, MAI.  Your
attention is directed to the attached report which summarizes the basis of this opinion of value.

 
   

Very truly yours,
L. B. Berdan & Co., Inc.

Leonard B. Berdan, MAI
State Certified General Appraiser
No. 46008902
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CERTIFICATE
Certification:
The undersigned does hereby certify that to the best of my knowledge and belief:

l. I have made a personal inspection of the property that is the subject of this report.
2    I have no present or prospective interest in the real estate that is the subject of this appraisal 

   report, and I have no personal interest or bias with respect to the parties involved.
3.    To the best of my knowledge and belief the statements of fact contained in this appraisal report, 

  upon which the analysis, opinions and conclusions expressed herein are based, are true and   
  correct.

4.   My compensation is not contingent upon the reporting of a predetermined value or direction 
    in value that favors the cause of the client, the amount of the value estimate, the attainment 
   of a stipulated result, or the occurrence of a subsequent event.

5.   This appraisal report sets forth all of the limiting conditions (imposed by the terms of my      
   assignment or by the undersigned) affecting the analysis, opinions and conclusions contained 
   in this report.

6.    This appraisal report has been made in conformity with and is subject to the requirements of 
  the Code of Professional Ethics and Standards of Professional Appraisal Practice of the         
  Appraisal Institute.

7.    The analysis, conclusions, and opinions concerning real estate that are set forth in this appraisal 
   report was prepared by me.  No one provided significant real property appraisal assistance to 
   the person signing this certification.

8.    As of the date of this report, I have not completed the requirements of the continuing education 
    program of the Appraisal Institute.

9.    This appraisal is not based on requested minimum valuation, specific valuation, or the approval 
   of a loan.

10.    I certify that the use of this report is subject to the requirements of the Appraisal Institute      
         relating  to review by its duly authorized representatives.
11.    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.                                             

12.    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.

                                                                                   

                                                     

                                                      
                                             Leonard  B. Berdan, MAI

N.Y.S. Certified General Appraiser
No. 46008902
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IDENTIFICATION OF THE SUBJECT PROPERTY
The subject consists of the fee simple interest in a property located at street addresses 56  and

60 West Main Street, City of Little Falls, Herkimer County, New York State.  The property is the
combination of an urban row building (street address 56 West Main Street), and an adjoining vacant
lot (street address 60 West Main Street also known as 60-66 West Main Street).  These two adjoining
properties are under single ownership, reputed to be AFM Real Estate Holdings, LLC. These two
properties will be appraised herein as a single entity consistent with their ownership and use.  The
building at 56 West Main Street has a vacant ground floor commercial space, formerly occupied by
a liquor store.  The second floor and the third floor are vacant, have not been occupied for many
decades and in  very poor condition.   No legal description was provided by the client.  Assessor’s
records indicate the subject deed description is found in deed book 1339 page 423 filed in the
Herkimer County Clerk’s office on November 13, 2009.  The assessors records indicate the property
sold in 2009 for $35,000 from Brian Marhaver.  There have been no sales of the property within the
last five years.  The property is on the market with an asking price of $150,000 listed with Empire
Homes & Commercial.  The fee simple title to the property is appraised herein.   The subject’s tax
map numbers are Section Block and Lot (SBL#) #114.68-3-21 (56 West Main Street with building)
and 114.68-3-22 ( 60-66 West Main Street, vacant land).  

Subject Photo, 10/18/2017

PURPOSE OF THE APPRAISAL
The purpose of the appraisal is to provide an opinion of the fair market value of the fee simple

title to the subject real property, as of October 18, 2017, the last date of inspection.   The appraisal
report is prepared to assist the client with evaluating this asset for possible purchase.   The report is
prepared for the Greater Mohawk Valley Land Bank, Inc  the client.  The intended user is the client. 
This report is not intended to be used or relied upon by any other person or entity.  

                                                                                                                     L. B. Berdan & Co., Inc.4



SCOPE OF THE APPRAISAL
The appraiser was contacted by Tolga Morawski, of the Greater Mohawk Valley Land Bank, Inc,

to prepare this appraisal. The intended use of this report is to assist the client with evaluating this
asset for possible purchase.  The property was inspected on October 18, 2017, and the appraiser was
accompanied by the listing agent. The building was measured and photographed.  No survey was
available; the tax map is relied upon herein for property size and approximate boundaries.   The
client has requested the property be appraised  “as is”.  The Sales Comparison Approach is the only
reliable valuation method for this type of property and is relied upon herein. The Income Approach
is not applicable.  The Cost Approach is not reliable.  This report summarizes my findings; more
complete data and analysis is retained in my files. The date of the completion of this report is
November 26, 2017.

The City of Little Falls and nearby urban areas were researched for comparable sales.   Sufficient
sales were found, analyzed and utilized herein to arrive at a credible opinion of market value.  The
most pertinent information regarding this assignment are presented in this report in a summarized
fashion. 
MARKETING PERIOD

The value arrived at herein is predicated upon a marketing period of eighteen months or less. 
This is the typical marketing period for this type of property in this location as per discussions with
area real estate brokers.  An exposure period of 18 months is assumed herein.
DEFINITIONS OF VALUE, INTEREST APPRAISED, AND OTHER PERTINENT TERMS

The definition of market value taken from the Uniform Standards of Professional Appraisal
Practice of the Appraisal Foundation, as defined by regulations of the Office of the Comptroller of
the Currency and as adopted by FIRREA, is as follows:

“The most probable price which a property should bring in a competitive and
open market under all conditions requisite to a fair sale, the buyer and seller, each
acting prudently and knowledgeably, and assuming the price is not affected by undue
stimulus.  Implicit in this definition is the consummation of a sale as of a specified
date and the passing of title from seller to buyer under conditions whereby:

1. Buyer and seller are typically motivated;
2. Both parties are well informed or well advised, and acting in what they consider their

best interests;
3. A reasonable time is allowed for exposure in the open market;
4. Payment is made in terms of cash in United States dollars or in terms of financial

arrangements comparable thereto; and
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.”

SPECIAL ASSUMPTIONS
This report assumes there are no environmental problems on the property. 

LOCATION,  MARKET SUMMARY AND TRENDS
The subject is situated in Herkimer County, City of Little Falls, on the north side of the

Mohawk River and south of the Adirondack Mountains in central upstate New York.
Upstate New York west of the Hudson River Valley continues to lose population as per
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recent  census projections.  Manufacturing jobs continue to decline and high taxes are cited as
reasons for out migration in 2015 - 2017.   Upstate New York west of Albany continues to
experience general economic malaise.  The Canajoharie Beechnut food processing plant closed seven
years ago, having been replaced by a new plant in Amsterdam.  The Remmington Gun Company
plant in Illion, Herkimer County,  laid  off  workers a few years ago.  These factors highlight the
continuing decline of manufacturing jobs in the central Mohawk Valley.  However, Amsterdam is
becoming a distribution hub and Dollar General just announced it is constructing a new regional
distribution center that will employ upwards of 450.  A large state supported computer components
manufacturing facility in Utica has had a rocky start and has not met expectations.  

  The subject is located in the mid Mohawk Valley in Herkimer County.  Herkimer County
had 64,427 people in 2000, down 2.1% from 65,809 in 1990.  It had 64,471 people in 2010 and
64,508 in 2012.  This is a stable “no-growth” county.  This area is located roughly 60 miles west of
Albany and about ten miles east of Utica.  Herkimer County straddles the Mohawk River and is in
the western part of the Mohawk Valley.  It extends northwards into the Adrirondack Mountains and
southerly into the Susquehanna plateau.  This part of the Mohawk Valley has seen considerable loss
of manufacturing jobs and population over the last fifty years and remains depressed economically. 
It had an unemployment rate of 5.1% in June 2017.  Herkimer County is about 200 miles from New
York City.

Agriculture remains a large part of the economy of the southern towns and the central
Mohawk Valley towns including the Town of Newport with dairy farming predominating.  There
are many hobby farms and some horse farms in the county.  Otsego County is to the south,
Montgomery County to the east and Oneida County to the west.  

The subject is located in the  central part of Herkimer County in the City of Little Falls. The
City of Little Falls is a small city about fifteen miles east of the City of Utica.  Little Falls is a small
city, with a 2010 population of 5,188 down 4.1% from 5,188 in 2000.  The city has been
continuously losing population from a high of 13,029 in 1920.  It has about 2,400 households.  It is
situated on the north side of the Mohawk River in a very tight valley.  There is a major rail line and
the Barge Canal providing transportation links.  The New York State Thruway, I-90, is situated about
two miles south of the city.  The city has seen a contraction of its commercial central business
district over the last several decades despite a major urban renewal effort about forty years ago.  The
city has retained a small commercial base including some banks, a drugstore and a supermarket.   

West Main Street is two lanes, one-way going west, with parking and sidewalks on either
side.  It has moderate traffic and is connected to State Route 5.  The subject is about two blocks from
the center of the city.  There are some vacant ground floor commercial spaces and many vacant upper
level  apartments.  There are some vacant lots where buildings have been demolished.  Store fronts
are occupied by antique stores, pizza restaurants, used clothing and small owner run shops.  Ground
level commercial spaces evidence considerable vacancies.  Upper level commercial spaces are
mostly vacant and upper level apartments in older buildings are also considerably vacant, although
on-going apartment renovations are evident in the Fall of 2017.   
Market Analysis:  The market for the subject type of property, a 120+ year old multi story mixed use 
multi-tenant building with limited renovation appeal, in a secondary commercial location in Little
Falls is relatively stable with supply and demand in balance in 2016 - 2017.   There is considerable
vacant space on Main Street Little Falls despite urban renewal efforts several decades ago. Such
buildings, with usable ground floor space and some renovation appeal, in this market typically sell
for $8 per square foot to $25 per square foot.   This price range has been fairly stable for the last five
years but local commercial brokers report a shortage of available listings and some upwards pressure
on prices in mid 2017.  Such buildings appeal to investors and to owner occupants, and they have
at least some renovation appeal.  Many such buildings are owned as part of a property portfolio or
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assembled for demolition and redevelopment or parking.  Some buildings have partial renovations
and then put on the market.  Some buildings have deteriorated beyond economically feasible
renovation and are taken by the city-county government for back taxes. There is considerable
economic obsolescence noted at this secondary commercial location, especially for older commercial
properties. 

SUBJECT DESCRIPTION 

SITE: The subject site consists of two adjoining parcels, with a total size of 111 feet on the street 
X 114' deep and is located on the northerly side of West Main Street.  It has a total size of 12,654+/-
square feet or 0.29 acres.  It is level along the street but there is a steep rise about thirty feet in from
the sidewalk the rear two thirds of the site extending up a steep hillside to the rear.  The subject
building covers much of the eastern part of the land on the 56 West Main Street portion and the
western 81 feet wide portion is vacant land including a level parking lot about 81' X 30' deep, with
room for seven to eight cars, where former buildings appear to have been demolished.  It is a fairly
typical city lot for Main Street and has all city services, water, sewer, gas and electric.  Access to the
parking lot is from two curb cuts to the street.   There is a crumbling old stone retaining wall at the
rear of the parking area and a steep brush and tree covered hillside extending to the rear property
line.

The site is zoned “Commercial 1" by the City of Little Falls.  The current use appears to
conform to the zoning.   The reader is referred to the zoning code and legal counsel for all zoning
code issues. The property is not in a FEMA flood zone.  There are city sidewalks curbs and lighting
in front of the site.  Street parking is available on both sides of West Main Street.   West Main Street
is one way to the west.  The subject tax map follows.      
IMPROVEMENTS SUMMARY  

The subject is improved with a three story brick mixed use building situated on the eastern
part of the site.  It appears to be a circa 1880 to 1900 urban row style building that has had some first
floor commercial space upgrades and some front facade changes over the last several decades.   It
has ground floor commercial space and is designed for apartments on the second and third floors. 
It has brick exterior walls and some siding and an interior wood frame.  There is a very small 
basement in front and the first floor is at street grade. The structure has a stone foundation.  It is built
into a hillside and the second and third floors appear to be deeper than the first floor.   The building
is approximately thirty feet wide along the street.  It is approximately fifty feet deep on the first floor
with 1,440+/- square feet and about sixty feet deep on the second and third floors for 1,800+/- square
feet on each of the second and third floors.  It has  a total of approximately 5,100 square feet of gross
building area with about 4,320 usable.  It is accessed by street level doors opening to the sidewalk
including a central stairway to the second floor.   There is a small basement housing a hot air furnace
and hot water heater.  This basement is not finished and the condition of the furnace and hot water
heater could not be ascertained. 

The ground floor has a small display window on one side and double patio doors on the other
side.  There are some replacement windows in the front second and third floors and original old
windows in the rear in generally poor condition.  The roof could not be accessed or inspected.  There
is evidence of roof leaks.  A roof inspection by a qualified inspector is recommended.  The front of
the building has some bay windows improving the interior lighting of front rooms.  

A structural inspection is recommended.  This appraisal assumes there are no major structural
problems with the building.  

The first floor has two store fronts that have been combined into a single rental unit with a
double door connection.   It is vacant and had been last occupied by a liquor business. It has some
carpeting and some vinyl til flooring, a suspended gas fired hot air furnace, panel walls, drop in
suspended ceiling and is in fair condition.  It has a small rear lavatory.
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Access to the upper floors is via a central  front stairway that is very worn.   The stairway
walls have cracked lath and plaster.  Floors 2 and 3 are vacant and have not been used for many
years.    There are some replacement windows in front but otherwise these two floors have very old
and distressed lath and plaster walls and ceilings, old exposed wiring and evidence of animal
infestation.  The structural integrity of the second and third floors could not be ascertained.  These
floors need a total gutting and renovation to be habitable.    

Overall, the subject building is in poor to fair  condition with a serviceable ground floor space
for commercial uses, and room for the renovation of two apartments on the second and third floors. 
 The third floor space is less desirable for apartment rentals than the second floor.  There is potential
to renovate the upper vacant spaces but bringing that space up to code may not be economically
feasible.  The building evidences considerable physical depreciation and has incurable functional
obsolescence due to its design and layout.  A structural inspection, including the roof, by a qualified
engineer is needed to ascertain if there are any major structural issues and is recommended if the
client so desires.

Subject Tax Map

8                                                                                                                                    L. B. Berdan & Co., Inc.



Subject Photos Taken 10/18/2017 by L. Berdan
Front

West side of building and parking lot
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 Interior Ground floor   West side

Interior, Ground Floor   East side
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Stairs to second floor

2nd Floor East Side  Apartment Front Room

11                                                                                                                                    L. B. Berdan & Co., Inc.



2nd  Floor

Second floor
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Third floor

Third floor
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west side of subject building
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HIGHEST AND BEST USE SUMMARY
The subject is improved with a three story masonry mixed use building with a first floor

commercial space that is barely usable and two floors needing total gutted and renovating to be
usable as apartments, and adjacent parking.  It is unlikely that the property would qualify for
conventional bank financing in its current condition.  It is in an older central business district that
has a mix of commercial occupants and appears to have stabilized.  Apartment rentals tend to be
stable.  Both commercial space and apartment space in this neighborhood evidence above average
vacancies but there appears to be some renewed interest in the neighborhood.  The subject is zoned
for commercial and apartment uses.  The subject building occupies about a third of the site and there
is very good on-site parking.   There is apparent demand for this type of property as evidenced by
similar sales in the central business district.  Properties with unfinished spaces tend to sell at a
discount.  There is a large commercial Laundromat a block from the subject, which along with the
subject on-site parking, makes the subject building upper floors attractive for apartment renovation. 
However, no renovation cost estimate is available to ascertain the economic viability of renovating
the upper floors.  Current building codes can be prohibitively expensive for such renovation efforts. 

After weighing all factors, legal, physical, economic and demand the subject’s Highest and
Best Use is its current commercial use on the ground floor of the building  and some residential
apartment renovation appeal for the upper two floors.   The land, as if vacant, has a highest and best
use as interim parking with some future commercial and apartment development potential.   
 ASSESSMENT

The subject is assessed as two tax maps SBL #114.68-3-21 and 114.68-3-22 in the City of
Little Falls.  Parcel 21, 56 West Main Street, is assessed for $10,000 with a “full market value” of
$50,000.  Parcel 22. 60-66 West Main Street, is assessed for $3,000- with a “full market value” of 
 $15,000.   The total “full market value” of the two assessments is $65,000.  The properties appear
equitably assessed.   The assessments are given here only as a matter of public record.    
APPRAISAL PROBLEM

The subject consists of a mixed use building with a recently occupied but now vacant first
floor commercial space, two upper floors that had been apartments and some commercial storage
space on the second and a third floor in poor condition.  There is adjoining on-site parking.  The
property is at the western end of the central business district of Little Falls.   There are sufficient
sales of similar properties in the subject neighborhood, within six blocks, and a very similar property
in nearby Herkimer  to support a credible value estimate.  The subject building has a barely habitable
ground floor commercial space and needs considerable work on the upper two floors, and is not
capable of generating a steady investment quality income stream.  This type of  property, needing
a total renovation, only appeals to investors with renovation experience.  Due to the  unstable rental
income, unknown renovation costs, and there is no reliable income and expense history for the
building, any attempt to estimate fit up costs to achieve a steady income stream from this property
would be entirely speculative.  The Income Approach has no reliability and is not applicable as a
value indicator. The subject improvements evidence considerable depreciation and obsolescence due
to layout, design and location along with physical depreciation due to age, wear and tear.  Any
attempt to estimate total obsolescence/depreciation would be very speculative  and the Cost
Approach is not utilized herein.  It has no reliability.   

The opinion of value arrived at herein will rely upon a sales comparison analysis.   There
have been several sales of  quite similar properties in Little Falls  and adjoining Village of Herkimer
to provide credible support for the final opinion of value.   
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VALUATION SUMMARY
The Sales Comparison Approach is based upon the principal of substitution, that a

knowledgeable buyer will pay no more for a property than the cost to acquire a reasonably similar
substitute property.  The subject consists of a three story older masonry building on a city lot in the
central business district.  Sales of such properties are utilized and consideration is given for
differences in location, land, building size, condition, and other major value factors.  The following
sales of similar properties  are analyzed and compared to the property on a dollars per square foot
basis with adjustments made for differences in value factors.   Analysis of these properties on a
dollars per square foot basis shows the most market consistency.   These sales and adjustments are
summarized below.  These are arms length sales of fee simple title with typical financing and no
unusual conditions unless noted.  Each property was inspected from the exterior by the appraiser and
public records reviewed and MLS reports to ascertain sale terms and property descriptions.  These
are closed transactions.  The market for such properties of this type in this area  has been relatively
stable and flat from 2013 to early 2017.  There has been little or no measurable change in values of
this type of real estate during this time period.

The subject has 5,100+/- square feet of gross building area in overall fair to poor condition. 
It is entirely vacant and only the first floor is in any condition to be rented.  The upper two floors are
in need of total renovation.  The property includes good on-site parking.    
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Sale #1 642 East Main Street, Little Falls, Herkimer County, tax map 114.68-6-62 and 64 a rear
parking area., a two story  brick building on a 0.12 acre lot on the north side of East Main Street, just
west of North William Street, sold 3/8/2017 for $31,000.  It sold from SBM Holdings LLC.  It is a
circa 1830 building that has a wrap around porch and is situated on a hill side.   It is free standing
and has 4,700+/- square feet of gross building area and sold for $6.60 per square foot.  It is brick and
has old double hung windows and the roof is in poor condition.  It had had a fraternal club with old
kitchen and rest rooms on the first floor and a large meeting rooms on the second floor.  It was in
overall fair to poor condition when sold and is being renovated.  It has a small yard and some on-site
parking. 
Analysis:   This sale, at $6.60 per square foot, has a similar location at the edge of the central
business district.  It has less land with minimal on-site parking (+3.00).  The building is similar in
size but is overall inferior in condition needing a total renovation (+2.50).  However, the building
has a better layout than the subject with only two floors (-1.00).  A third floor apartment is more
difficult to rent.  This sale is brick construction, similar in age and overall similar quality
construction.  A net adjustment of +$4.50 indicates a subject value of $11.10 per square foot.   

Sale #1 Photo,
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Sale #2 562 - 564 East Main Street, Little Falls, Herkimer County, tax map 114.68-6-45, a three
story masonry mixed use building, cicra 1880, sold 9/12/2014 for $54,000.  It sold to Nick 
Todaro and is now occupied by a carpet store.   It has a 36' X 122' lot that backs up into a hillside. 
It has 5,168+/- square feet and sold for $10.45 per square foot.   It is an attached row type building
It has a covered sidewalk and street parking.  It has a usable ground floor with worn commercial
space and the two upper floors were apartments but are vacant and in need of renovation.  It is in
overall fair condition.  There is no on-site parking.  

Analysis:   This sale, at $10.45 per square foot, has a similar central business district location but has
less land and no on-site parking (+3.00).  The building is similar in size and the second floor and
third floors need renovations overall similar in quality and condition.  This building has a similar
three story layout.  A net adjustment of +3.00 indicates a subject value of $13.45 per square foot. 
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Sale #3 550 East Main Street, City of Little Falls, tax map 114.68-6-43, a three story brick mixed
use building sold 11/5/2015 for $80,000.  It has 6,600+/- square feet and sold for $12.12 per square
foot.  It is on the north side of the street and has a covered portico over the sidewalk.  The lot is 20'
X 120' and extends into a hillside.  It is just east of North Second Street. It has no on-site parking. 
 It has a tavern on the ground floor and apartments above.  It was in fair condition.   It has had
renovations and is back on the market listed for $163,900 in July 2017.  
Analysis: This sale, at $12.12 per square foot, has a similar location in Little Falls but has less land
and no parking on-site (+3.00).  The building is similar in size but in better condition needing less
work (-2.00).  However, the building has a narrow shape hindering its layout desirability (+2.25). 
A net adjustment of +$3.25 indicates a subject value of $15.37 per square foot.  
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Sale #4.  218 South Main Street, Herkimer, tax map 120.25-4-49, sold 7/23/2014 for $45,000.  It has
a 2,644+/- square foot two story masonry row type building and sold to Anatolly Osaulenko.  It is
on a 25' X 203' interior lot and has no on-site parking.  It is located two blocks off West State Street,
State Route 5, at the edge of the central business district.  It has a small ground floor store front now
occupied by a deli and two small apartments on the second floor.  It is in overall average condition
and sold for $17.02 per square foot. It is the southerly part of a circa 1900 building.    
Analysis:   This sale, at $17.02 per square foot, has an overall similar location at the edge of the
central business district in a similar Herkimer County community.  This sale has much less land and
no-onsite parking (+4.00).  The building is much smaller than the subject building and smaller
buildings tend to sell for more per square foot reflecting the economics of size (-2.50).  This building
is in better condition with all three units usable while the subject upper two floors are in poor
condition (-5.00).  This building is two stories (-1.00).  A net adjustment of -$4.50 indicates a subject
value of $12.52 per square foot.    
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Analysis:

Sale #  Subject                  #1 #2 #3 #4

Address 44 W. Main
Little Falls

642 E. Main
Little Falls 

562-564 E. Main
Little Falls

550 E. Main
Little Falls

218 S. Main St.
Herkimer

Price - $31,000. $54,000. $80,000. $45,000.

Price per Sq. Ft. - $6.60 $10.45 $12.12 $17.02

Date 10/2017 3/2017 12/2014 11/2015 7/2014

Location CBD* CBD CBD CBD CBD

Land/Parking V. Good, On site Avg. Street Avg. Street Avg. Street Avg. Street

Building Size, Sq. Ft. 5,100 4,700 5,168 4,400 2,644

Type 3 Story  Mixed
Use, Masonry

2 Story Masonry 3 Story  Mixed
Use Masonry

3 Story  Mixed
Use

2 Story Mixed Use,
Masonry

Condition  1st floor Fair
Upper 2 floors poor

Inferior Superior Superior Superior

Other - - - - -

* Central Business District
The primary consistency between these sales is in location, type and price per square foot and

overall price.  There are sufficient sales for a quantitative analysis.  The market is paying $6 per
square foot to $17 per square foot for a two to three story mixed use building on a main street in the
CBD.  Buildings that have good parking tend to sell towards the upper end of the range while
buildings in poorer condition or poorer parking tend to sell towards the lower end.   A subject value
within this range is reasonable.  On a whole to whole basis these four sales range from $31,000 to
$80,000 and a subject value within this range is reasonable.  Sales #1, #2 and #3 are the most similar
in size.   After weighing all four sales it is my opinion the market supports a subject value of $13.50
per square foot. 

$13.50 X 5,100 = $68,850 rounded to $70,000 
Value via sales comparison approach . . . . $70,000.

Also considered is sale #5, 44 and 48-54 West Main Street, City of Little Falls, Herkimer County,
adjacent to the subject, sold in September 2017 for $165,000.  It is a full three stories, brick and has
good parking.  It is an urban row building and had vacant ground floor commercial space and a small
laundry room.  The second floor had two habitable and recently renovated apartments and an un
finished apartment and the third floor had unfinished apartment areas.  It is tax map 114.68-3-19 and
20.  It sold to an owner occupant who renovated the ground floor for a spa type business.  It sold for
$19.19 per square foot overall.   It is much superior to the subject in condition and is much larger
but has similar parking and overall very similar location.   It is overall quite superior to the subject
and sets the upper limit of value for the subject.  This sale is further support for the subject value of
$13.50 per square foot.    
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Sale #5

   

RECONCILIATION AND FINAL VALUE 
The approaches to value have been pursued in previous sections of this report.  Individual

findings indicate a range of values as follows:

Cost Approach Not applicable

Sales Comparison Approach $70,000.

Income Approach Not applicable

The appraiser  is seeking a value as defined in the Purpose of the Appraisal.  Having arrived
at indications of value, the problem is to correlate these estimates into one value conclusion for the
subject property.

When a building is new or nearly new and is the highest and best use of the site, the Cost
Approach produces a significant indication of value.  The limitation to the usefulness or applicability
of the Cost Approach is the fact that there must be heavy reliance upon estimated accrued
depreciation and an accurate land value.  The subject building  evidences considerable  depreciation
and obsolescence which is difficult to accurately measure.  There is no method to accurately measure
depreciation from all causes for this type of improvement.  This approach has no reliability for this
property and is not relied upon by typical market participants. 

The principle of substitution is the underlying theory of the Sales Comparison Approach
which implies that a value tends to be set at the cost of acquiring an equally desirable substitute
property assuming no costly delay is encountered in making the substitution.  Of many sales
researched four sales  are considered.   This approach is a reliable value indicator and is given weight
as used herein.
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In the Income Approach, the appraiser translates rental income into a value estimate.  The
subject has no rental income history and is not capable of generating reliable investment quality 
rental income.   This approach has no reliability and is not used herein.  

After considering all aspects the Sales Comparison Approach is the only credible valuation
method and relies upon three sales.  

Weighing all factors it is my opinion the market supports a final opinion of value of:
$70,000 as of October 18, 2017, the effective date of valuation.  

This opinion of value pertains to the fee simple interest and reflects the “as is” condition of
the real property.  

Location Map
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STATEMENT OF LIMITING CONDITIONS
     In the making of this appraisal the following underlying assumptions and conditions have been made by
L. B. Berdan & Co., Inc., the client, and any other party using this report:
 

l.  That this report represents the independent judgment of the appraisers and is not to be construed in
any way as a recommendation that any specific action be undertaken by other parties.  

2.   That this assignment will be made according to the regulations of the Appraisal Institute and the
appraisers' liability is limited to the performance of this assignment, with damages limited to the
amount of the fee collected.

3.  All values rendered within this report assume marketing times of twelve months or less unless
otherwise indicated.

4.  The legal description furnished us is assumed to be correct.  We take no responsibility for matters
legal in character nor do we render any opinion as to the title, which is assumed to be good.  All
existing liens and encumbrances have been disregarded and the property is appraised as though free
and clear under responsible ownership and competent management.

5.  The sketch in this report is included to assist the reader in visualizing the property.  We have made
no survey of the property and assume no responsibility in connection with such matters.

6.  We believe the information which was furnished to us by others to be reliable, but we assume no
responsibility for its accuracy.

7.  Disclosure of the contents of this appraisal report is governed by the By-Laws and Regulations of
the Appraisal Institute.

8.  Neither all nor any part of the contents of this report(especially any conclusions as to value, the
identity of the appraiser or the firm with which he is connected, or any reference to the Appraisal
Institute) shall be disseminated to the public through any other public means of communication
without prior consent and approval of the undersigned.

9.  We are not required to give testimony or to appear in court by reason of this appraisal, with reference
to the property in question, unless arrangements have been previously made thereof.

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

11. The appraiser assumes that there will be no hidden or unapparent conditions of the property, subsoil
or structural which would render it more or less valuable than otherwise comparable property.  This
appraiser assumes no responsibility for such conditions or for engineering which might be required
to discover such conditions.  It is assumed that underground improvements along with utilities are
in place and connected.

12. Unless otherwise stated in this report, the existence of hazardous substances, including without
limitation asbestos, polychlorinated biphenyls, petroleum leakage, or agricultural chemicals, which
may or may not be present on the property, or other environmental conditions, were not called to the
attention of 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 such substances or conditions.  If the presence
of such substances, such as asbestos, urea formaldehyde, foam insulation, or other hazardous
substances or environmental conditions, may affect the value of the property, the value estimated
is predicated on the assumption that there is no such condition on or in the property or in such
proximity thereto that it would cause a loss in value.  No responsibility is assumed for any such
conditions, nor for any expertise or engineering knowledge required to discover them.  The client
is urged to retain an expert in the field of environmental impacts upon real estate if so desired.
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STATEMENT OF LIMITING CONDITIONS (cont'd)

13. The opinion of value is effective as of the date stated in the Appraisal.  Changes since that date in
external and market factors or in the property itself can significantly affect property value.

14. If the Appraisal is submitted to a lender or investor with the prior approval of L. B. Berdan & Co.,
Inc., such party should consider the Appraisal as one factor, together with its independent investment
considerations and underwriting criteria, in its overall investment decision.

15. The forecasts of income and expenses are not predictions of the future.  Rather, they are the
Appraiser's best estimates of current market thinking on future income and expenses.  The Appraiser
and L. B. Berdan & Co., Inc. make no warranty or representation that these forecasts will
materialize.  The real estate market is constantly fluctuating and changing.  It is not the Appraisers'
task to predict or in any way warrant the conditions of a future real estate market; the Appraisers can
only reflect what the investment community, as of the date of the Appraisal, envisions for the future
in terms of rental rates, expenses, supply, and demand.

16. Liability of L. B. Berdan & Co., Inc. and its employees or subcontractors is limited to the fee
collected for preparation of the appraisal.  There is no accountability, liability, or privity to any third
party.

17. The Americans with Disabilities Act (ADA) became effective January 26, 1992.  I (we) have not
made a specific compliance survey and analysis of this property to determine whether or not it is in
conformity with the various detailed requirements of the ADA.  It is possible that a compliance
survey of the property together with a detailed analysis of the requirements of the ADA could reveal
that the property is not in compliance with one or more of the requirements of the act.  If so, this fact
could have a negative effect upon the value of the property.  Since I (we) have no direct evidence
relating to this issue, I (we) did not consider possible noncompliance with the requirements of ADA
in estimating the value of the property.

18. While reasonable care was exercised in the measurement of the subject property, final square footage
figures should be considered an approximation only and are not guaranteed.  LIMITATIONS OF
INSPECTIONS - The appraiser assumes the purchaser/owner is aware that (l) this appraisal on the
subject property does not serve as a warranty on the condition of the subject property; (2) it is the
responsibility of the purchaser/owner to examine the property carefully and to take all necessary
precautions before signing a purchase contract.

19. This appraisal assignment is not based on a requested minimum valuation, a specific 
valuation, or the approval of a loan.
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Windy Hill Restorations LLC 
Palatine Bridge, N.Y.  13428 

Richard Strunk (518) 424-9272 
windyhillrestorations.com 

 
Proposal for Cleanout of 613 Columbia St, Utica, NY 

 
Greater Mohawk Valley Land Bank, Inc      Jan 4, 2018 
26 West Main St 
PO Box 69 
Mohawk NY 13407 
 
Introduction 
 The structure had been previously used as an auction facility and flea market.  There is a 
large quantity of stored items located throughout the 3floors.  This includes clothing, toys, paper 
goods, furniture, shelving units and other misc household items stored on tables, shelves and 
boxes on the floor.  Due to the sheer quantity of the materials present they will need to be 
removed before the asbestos abatement is conducted.   Also, after discussion with a potential 
demolition contractor, he requested that the stored materials be removed prior to the demolition 
to keep them from being scattered throughout the neighborhood.   
 Demolishing the structure with the stored items present precludes having the masonry 
ground up and used for clean fill.  Removing the stored items first will enable a good percentage 
of these items to be recycled or reused. The stored materials also will interfere with salvage 
operations.  This will enable us to keep a large quantity of material (both stored and building 
components) out of the landfill.   
 
 

Scope of Work 
 
Remove all stored materials from all floors and cellar level.   
Materials will be sorted out into usable items and recyclable items, minimizing landfill  
Usable items will be retained by WHR or distributed free to the community 
 
The following building components will be removed:  
Doors 
Staircase components 
Ceiling tin 
Lighting  fixtures 
Wainscot 
Fire Escape structure 
Accessible beams and floor joists from upper level* 
*Nothing will be removed that affect the structural integrity of the building 
 These items will be removed without disturbing any asbestos containing materials as delineated 
on the asbestos report.   
 



General Provisions of Proposal 
WHR will supply valid certificates of insurance prior to commencement of work  
Rooms will be raked clean of debris 
Area outside of structure will be kept clean every day after work 
Proposal includes any landfill fees 
 
 
Schedule 
Immediately, January 2017 
 
 

Cost of Project 
 
 On Dec 29th WHR made an onsite visit and noticed the front sidewalk had been removed 
and the area had been excavated.  This will make access to the front of the building more 
difficult and time consuming to load dumpsters and vehicles.  Due to this there is an increased 
cost of the proposal. 
 
 
 
Calculated original cost:    $7300 
New cost with current site conditions   $8150 
Reduction for access to salvageable materials $2000* 
*Note: This reduction in cost is based on being able to remove the listed materials, especially the 
tin ceiling and the wainscot.  If this is not possible the reduction in cost will be prorated.  
 
 
 
Net Cost: $6150 
 
 
Payments 
A deposit of $3000 is required prior to starting work, balance upon completion 
 
 
Signatures on this proposal constitute the acceptance of the Scope of Work and Price by all 
parties involved.   

                
 
                                   . 

       for Land Bank         Date 
 

  
                                                                           . 

Richard Strunk                               Date 



Approved Date: 01/03/2018 Approved Amount: $483.30

Greater Mohawk Valley Land Bank: 12/01/2017

Reapprove Invoice

Property
Id

Loan Borrower Address City State
Effective
Date

Expiration
Date

Cancellation
Date

Billing Status Coverage
Coverage
Amount

Base
Premium

Liability
Premium

Taxes Fees Gross
Net
Total

Payments Refunds
Total
Due

Approved
Amount

181032 330

Greater
Mohawk
Valley
Land
Bank,

330 N
Prospect
Street

Herkimer NY 11/28/2017 11/28/2018 Monthly Active Hazard $77,300.00 $657.05 $300.00 $36.08 $0.00 $993.13 $92.51 $0.00 $0.00 $92.51 $92.51

182001 459

Greater
Mohawk
Valley
Land
Bank,

459 E
Main
Street

West
Winfield NY 11/28/2017 11/28/2018 Monthly Active Hazard $56,200.00 $477.70 $300.00 $29.32 $0.00 $807.02 $75.18 $0.00 $0.00 $75.18 $75.18

182003 135

Greater
Mohawk
Valley
Land
Bank,

135 N.
Main
Street

Herkimer NY 11/28/2017 11/28/2018 Monthly Active Hazard $10,000.00 $195.00 $540.00 $27.71 $0.00 $762.71 $71.05 $0.00 $0.00 $71.05 $71.05

181030 503

Greater
Mohawk
Valley
Land
Bank,

503
Clapson
Circle

West
Winfield NY 11/28/2017 11/28/2018 Monthly Active Hazard $43,200.00 $367.20 $300.00 $25.15 $0.00 $692.35 $64.50 $0.00 $0.00 $64.50 $64.50

181023 156

Greater
Mohawk
Valley
Land
Bank,

156
Main
Road

Herkimer NY 12/01/2017 12/01/2018 Monthly Active Hazard $42,000.00 $357.00 $300.00 $24.77 $0.00 $681.77 $57.90 $0.00 $0.00 $57.90 $57.90

182000 20-22

Greater
Mohawk
Valley
Land
Bank,

20-22
West
Avenue

Ilion NY 12/01/2017 12/01/2018 Monthly Active Hazard $36,200.00 $307.70 $300.00 $22.91 $0.00 $630.61 $53.55 $0.00 $0.00 $53.55 $53.55

181022 76-78

Greater
Mohawk
Valley
Land
Bank,

76-78
Furnace
Street

Little
Falls NY 12/01/2017 12/01/2018 Monthly Active Hazard $12,500.00 $106.25 $300.00 $15.32 $0.00 $421.57 $35.80 $0.00 $0.00 $35.80 $35.80

181020 32

Greater
Mohawk
Valley
Land
Bank,

32
Furnace
Street

Little
Falls NY 12/01/2017 12/01/2018 Monthly Active Hazard $8,500.00 $72.25 $300.00 $14.03 $0.00 $386.28 $32.81 $0.00 $0.00 $32.81 $32.81

181025 20-22

Greater
Mohawk
Valley
Land
Bank,

20-22
West
Avenue

Llion NY 12/01/2017 12/01/2018 12/01/2017 Monthly Canceled Hazard $36,200.00 $307.70 $300.00 $22.91 $0.00 $630.61 $0.00 $0.00 $0.00 $0.00 $0.00

181028 20-22

Greater
Mohawk
Valley
Land
Bank,

20-22
West
Avenue

Llion NY 12/01/2017 12/01/2018 12/01/2017 Monthly Canceled Hazard $36,200.00 $307.70 $300.00 $22.91 $0.00 $630.61 $0.00 $0.00 $0.00 $0.00 $0.00

181029 135

Greater
Mohawk
Valley
Land
Bank,

135 N.
Main
Street

West
Winfield NY 11/28/2017 11/28/2018 11/28/2017 Monthly Canceled Hazard $10,000.00 $195.00 $540.00 $27.71 $0.00 $762.71 $0.00 $0.00 $0.00 $0.00 $0.00

181031 459

Greater
Mohawk
Valley
Land
Bank,

459 E
Main
Street

Herkimer NY 11/28/2017 11/28/2018 11/28/2017 Monthly Canceled Hazard $56,200.00 $477.70 $300.00 $29.32 $0.00 $807.02 $0.00 $0.00 $0.00 $0.00 $0.00

$483.30 $0.00 $0.00 $483.30 $483.30

Customer Portal Letters Properties Invoices Reports Info Tolga MorawskiLog Out
Change Password

--Change Branch--

MortgageHazard.com - https://mortgagehazard.com/Branches/InvoiceDetail?InvoiceId=1...

1 of 1 1/3/18, 11:41 AM



 
 
 

 
 

 

Individual Property Invoice December 2017 
 

 

 

 
If adjustments need to be made to this invoice, please contact us at 888.685.8442.

Greater Mohawk Valley Land Bank
Greater Mohawk Valley Land Bank
Attn: Tolga Morawski
26 Main St.
P.O. Box 69
Mohawk, NY 13407

Mail To:
Lee & Mason Financial Services, Inc.
P.O. Box 270
Northville, NY 12134

Invoice #: 131582
Hazard Policy #: E149293
Liability Policy #: E149294

Property Type: Residential Vacant
Borrower: Greater Mohawk Valley Land Bank,
Loan #: 330
Billing: Monthly
Term: 11/28/2017 to 11/28/2018
Insured Value: $77,300.00

Property Information:

330 N Prospect Street

Herkimer, NY 13350

Premium Gross Amount Already Paid Net Due

Hazard & Liability Premium $92.51 $0.00 $92.51

Flood Premium $0.00 $0.00 $0.00

Total Premium $92.51

Refund Gross Amount Already

Refunded

Net Due

Hazard & Liability Refund $0.00 $0.00 $0.00

Flood Refund $0.00 $0.00 $0.00

Total Refund $0.00

Total Net Due: $92.51

1 - 9 1/3/2018 11:58:28 AM



 
 
 

 
 

 

Individual Property Invoice December 2017 
 

 

 

 
If adjustments need to be made to this invoice, please contact us at 888.685.8442.

Greater Mohawk Valley Land Bank
Greater Mohawk Valley Land Bank
Attn: Tolga Morawski
26 Main St.
P.O. Box 69
Mohawk, NY 13407

Mail To:
Lee & Mason Financial Services, Inc.
P.O. Box 270
Northville, NY 12134

Invoice #: 131582
Hazard Policy #: E149293
Liability Policy #: E149294

Property Type: Residential Vacant
Borrower: Greater Mohawk Valley Land Bank,
Loan #: 459
Billing: Monthly
Term: 11/28/2017 to 11/28/2018
Insured Value: $56,200.00

Property Information:

459 E Main Street

West Winfield, NY 13350

Premium Gross Amount Already Paid Net Due

Hazard & Liability Premium $75.18 $0.00 $75.18

Flood Premium $0.00 $0.00 $0.00

Total Premium $75.18

Refund Gross Amount Already

Refunded

Net Due

Hazard & Liability Refund $0.00 $0.00 $0.00

Flood Refund $0.00 $0.00 $0.00

Total Refund $0.00

Total Net Due: $75.18

2 - 9 1/3/2018 11:58:28 AM



 
 
 

 
 

 

Individual Property Invoice December 2017 
 

 

 

 
If adjustments need to be made to this invoice, please contact us at 888.685.8442.

Greater Mohawk Valley Land Bank
Greater Mohawk Valley Land Bank
Attn: Tolga Morawski
26 Main St.
P.O. Box 69
Mohawk, NY 13407

Mail To:
Lee & Mason Financial Services, Inc.
P.O. Box 270
Northville, NY 12134

Invoice #: 131582
Hazard Policy #: E149293
Liability Policy #: E149294

Property Type: Commercial Vacant
Borrower: Greater Mohawk Valley Land Bank,
Loan #: 135
Billing: Monthly
Term: 11/28/2017 to 11/28/2018
Insured Value: $10,000.00

Property Information:

135 N. Main Street

Herkimer, NY 13491

Premium Gross Amount Already Paid Net Due

Hazard & Liability Premium $71.05 $0.00 $71.05

Flood Premium $0.00 $0.00 $0.00

Total Premium $71.05

Refund Gross Amount Already

Refunded

Net Due

Hazard & Liability Refund $0.00 $0.00 $0.00

Flood Refund $0.00 $0.00 $0.00

Total Refund $0.00

Total Net Due: $71.05

3 - 9 1/3/2018 11:58:28 AM



 
 
 

 
 

 

Individual Property Invoice December 2017 
 

 

 

 
If adjustments need to be made to this invoice, please contact us at 888.685.8442.

Greater Mohawk Valley Land Bank
Greater Mohawk Valley Land Bank
Attn: Tolga Morawski
26 Main St.
P.O. Box 69
Mohawk, NY 13407

Mail To:
Lee & Mason Financial Services, Inc.
P.O. Box 270
Northville, NY 12134

Invoice #: 131582
Hazard Policy #: E149293
Liability Policy #: E149294

Property Type: Residential Occupied
Borrower: Greater Mohawk Valley Land Bank,
Loan #: 503
Billing: Monthly
Term: 11/28/2017 to 11/28/2018
Insured Value: $43,200.00

Property Information:

503 Clapson Circle

West Winfield, NY 13491

Premium Gross Amount Already Paid Net Due

Hazard & Liability Premium $64.50 $0.00 $64.50

Flood Premium $0.00 $0.00 $0.00

Total Premium $64.50

Refund Gross Amount Already

Refunded

Net Due

Hazard & Liability Refund $0.00 $0.00 $0.00

Flood Refund $0.00 $0.00 $0.00

Total Refund $0.00

Total Net Due: $64.50

4 - 9 1/3/2018 11:58:28 AM



 
 
 

 
 

 

Individual Property Invoice December 2017 
 

 

 

 
If adjustments need to be made to this invoice, please contact us at 888.685.8442.

Greater Mohawk Valley Land Bank
Greater Mohawk Valley Land Bank
Attn: Tolga Morawski
26 Main St.
P.O. Box 69
Mohawk, NY 13407

Mail To:
Lee & Mason Financial Services, Inc.
P.O. Box 270
Northville, NY 12134

Invoice #: 131582
Hazard Policy #: E149293
Liability Policy #: E149294

Property Type: Residential Vacant
Borrower: Greater Mohawk Valley Land Bank,
Loan #: 156
Billing: Monthly
Term: 12/01/2017 to 12/01/2018
Insured Value: $42,000.00

Property Information:

156 Main Road

Herkimer, NY 13365

Premium Gross Amount Already Paid Net Due

Hazard & Liability Premium $57.90 $0.00 $57.90

Flood Premium $0.00 $0.00 $0.00

Total Premium $57.90

Refund Gross Amount Already

Refunded

Net Due

Hazard & Liability Refund $0.00 $0.00 $0.00

Flood Refund $0.00 $0.00 $0.00

Total Refund $0.00

Total Net Due: $57.90

5 - 9 1/3/2018 11:58:28 AM



 
 
 

 
 

 

Individual Property Invoice December 2017 
 

 

 

 
If adjustments need to be made to this invoice, please contact us at 888.685.8442.

Greater Mohawk Valley Land Bank
Greater Mohawk Valley Land Bank
Attn: Tolga Morawski
26 Main St.
P.O. Box 69
Mohawk, NY 13407

Mail To:
Lee & Mason Financial Services, Inc.
P.O. Box 270
Northville, NY 12134

Invoice #: 131582
Hazard Policy #: E149293
Liability Policy #: E149294

Property Type: Residential Vacant
Borrower: Greater Mohawk Valley Land Bank,
Loan #: 20-22
Billing: Monthly
Term: 12/01/2017 to 12/01/2018
Insured Value: $36,200.00

Property Information:

20-22 West Avenue

Ilion, NY 13350

Premium Gross Amount Already Paid Net Due

Hazard & Liability Premium $53.55 $0.00 $53.55

Flood Premium $0.00 $0.00 $0.00

Total Premium $53.55

Refund Gross Amount Already

Refunded

Net Due

Hazard & Liability Refund $0.00 $0.00 $0.00

Flood Refund $0.00 $0.00 $0.00

Total Refund $0.00

Total Net Due: $53.55

6 - 9 1/3/2018 11:58:28 AM



 
 
 

 
 

 

Individual Property Invoice December 2017 
 

 

 

 
If adjustments need to be made to this invoice, please contact us at 888.685.8442.

Greater Mohawk Valley Land Bank
Greater Mohawk Valley Land Bank
Attn: Tolga Morawski
26 Main St.
P.O. Box 69
Mohawk, NY 13407

Mail To:
Lee & Mason Financial Services, Inc.
P.O. Box 270
Northville, NY 12134

Invoice #: 131582
Hazard Policy #: E149293
Liability Policy #: E149294

Property Type: Residential Vacant
Borrower: Greater Mohawk Valley Land Bank,
Loan #: 76-78
Billing: Monthly
Term: 12/01/2017 to 12/01/2018
Insured Value: $12,500.00

Property Information:

76-78 Furnace Street

Little Falls, NY 13365

Premium Gross Amount Already Paid Net Due

Hazard & Liability Premium $35.80 $0.00 $35.80

Flood Premium $0.00 $0.00 $0.00

Total Premium $35.80

Refund Gross Amount Already

Refunded

Net Due

Hazard & Liability Refund $0.00 $0.00 $0.00

Flood Refund $0.00 $0.00 $0.00

Total Refund $0.00

Total Net Due: $35.80

7 - 9 1/3/2018 11:58:28 AM



 
 
 

 
 

 

Individual Property Invoice December 2017 
 

 

 

 
If adjustments need to be made to this invoice, please contact us at 888.685.8442.

Greater Mohawk Valley Land Bank
Greater Mohawk Valley Land Bank
Attn: Tolga Morawski
26 Main St.
P.O. Box 69
Mohawk, NY 13407

Mail To:
Lee & Mason Financial Services, Inc.
P.O. Box 270
Northville, NY 12134

Invoice #: 131582
Hazard Policy #: E149293
Liability Policy #: E149294

Property Type: Residential Vacant
Borrower: Greater Mohawk Valley Land Bank,
Loan #: 32
Billing: Monthly
Term: 12/01/2017 to 12/01/2018
Insured Value: $8,500.00

Property Information:

32 Furnace Street

Little Falls, NY 13365

Premium Gross Amount Already Paid Net Due

Hazard & Liability Premium $32.81 $0.00 $32.81

Flood Premium $0.00 $0.00 $0.00

Total Premium $32.81

Refund Gross Amount Already

Refunded

Net Due

Hazard & Liability Refund $0.00 $0.00 $0.00

Flood Refund $0.00 $0.00 $0.00

Total Refund $0.00

Total Net Due: $32.81

8 - 9 1/3/2018 11:58:28 AM



 
 
 

 
 
 

Invoice Due Date: January 20th, 2018 

 

 

Branch Summary Invoice December 2017 
 

 

 

 
Please remit this invoice with the premium check. 

If adjustments need to be made to this invoice, please contact us at 888.685.8442.

Greater Mohawk Valley Land Bank
Greater Mohawk Valley Land Bank
Attn: Tolga Morawski
26 Main St.
P.O. Box 69
Mohawk, NY 13407

Mail To:
Lee & Mason Financial Services, Inc.
P.O. Box 270
Northville, NY 12134

Invoice #: 131582
Hazard Policy #: E149293
Liability Policy #: E149294

Premium Gross Amount Already Paid Net Due

Hazard & Liability Premium $483.30 $0.00 $483.30

Flood Premium $0.00 $0.00 $0.00

Total Premium $483.30

Refund Gross Amount Already

Refunded

Net Due

Hazard & Liability Refund $0.00 $0.00 $0.00

Flood Refund $0.00 $0.00 $0.00

Total Refund $0.00

Total Net Due: $483.30

9 - 9 1/3/2018 11:58:28 AM



GMVLB	Board	Meetings	through	December	2018	
Meetings	fall	on	the	first	Thursday	of	each	month.	

	
2017	
September	7,	2017	at	5pm	
October	5,	2017	at	1pm	
November	2,	2017	at	5pm	
December	7,	2017	at	1pm	
	
2018	
January	4,	2018	at	5pm	
February	1,	2018	at	1pm	
March	1,	2018	at	5pm	
April	5th,	2018	at	1pm	
May	3,	2018	at	5pm	
June	7,	2018	at	1pm	
July	5,	2018	at	5pm	
August	2,	2018	at	1pm	
September	6,	2018	at	5pm	
October	4,	2018	at	1pm	
November	1,	2018	at	5pm	
December	6,	2018	at	1pm	
	
It	has	been	suggested	to	use	the	Thursday	before	(4th	Thursday)	to	schedule	
committee	meetings.				
	



The Proper Care and Feeding of an REO 
Claims associated with REO properties are often complicated and sometimes denied due 
to the inability of an insurance adjuster to validate, with confidence, a true date of loss.  In 
effort to improve the outcomes of such claims, our carries have stated that documentation 
and due diligence are key factors. 

Based on the guidelines and expectations of national mortgage loan servicers and 
property preservation firms, the following guidelines demonstrate proper due diligence for 
REO properties. 

Occupancy Checks:  

 Occupancy checks should be performed weekly 
 Photo documentation (including date on photo) including proof of address, evidence of 

occupancy and exterior condition should be included with the weekly occupancy report. 

Vacancy Notification:  

 Within 24 hrs. of determination of vacancy, the property should be secured and rekeyed. 
 Within 24 hrs. of determination of vacancy, full photo report (including dates on photos) 

should be provided to asset manager or loan servicing representative.  Photo report to 
include: 

 Exterior: front, rear, 2 sides, out buildings including detached garage 
 Interior: minimum 2 pictures of each room (from 2 different angles), minimum 4 pictures of 

basement (if applicable) 
 Full damage documentation interior and exterior:  broken drywall; evidence of leaks; 

missing or broken pipes; broken windows/doors; broken steps or missing steps and/or 
handrails; cracks in walls, ceilings or floors; missing aluminum siding, gutters, wood; etc. 

 We find quite often the property preservation first vacancy report is focused on them 
documenting the work they need to do (such as cleaning, trash out, etc.) and they do not 
understand the importance of taking the time and photographs necessary to give you a 
full accounting of the condition of the property overall.  They should be photographing up 
close the furnace, hot water heater, copper plumbing, exterior AC units, and other major 
mechanicals. 

 Winterization: all properties should be winterized between October 1 and March 31. In the 
states of AK, CT, IA, IL, IN, MA, ME, MI, MN, MT, ND, NE, NH, NY, OH , PA, RI, SD, VT, 
and WI, winterizations should be completed any month of the year.  In these states, 
Winterization should occur within 48 hours between October 1 and March 31. 



Winterizations should include shutting off the source of water either at the curb or at the 
main interior water supply if it is not possible to shut it off at the curb. Winterization also 
includes a complete draining of all plumbing and heating systems. For properties where 
water services and utilities are shared with other units, such as condominiums, the utilities 
should be maintained. The water service should also be maintained if needed for wet 
winterizations. A winterization report should be provided to you for future reference 
including dated photographs showing the work completed. 

 Sump pumps:  When there is an existing sump pump used to keep basements or crawl 
spaces dry, the electricity must remain on to ensure that the property is not damaged by 
flooding. Check to make sure that the sump pump works. If the sump pump is inoperable, 
the servicer should submit a bid to replace it.  Even if your policy contains some coverage 
for water back up, the policy will require electricity be maintained to the sump pump for 
such coverage to apply. 
  

Property Inspections: 

Ongoing property inspections should be completed every 2-3 weeks once the property is 
vacant and secure. The property inspection should include photo documentation 
(including dates on photos) that demonstrates that the property remains secure.  Photos of 
any damage not known or documented with the vacancy notification must be brought to 
the asset manager’s attention 

 



Invoice Date: January 5, 2018 Invoice  #  0012

Date event work performed  expense 

11/01-11/30/17 Janine Thompson hours 4 wks, @ 4 hrs/wk 427.36$                 

11/01-11/30/17 share of MVEDD monthly expenses 485.98$                 

913.34$               

Due Upon Receipt

Make all checks payable to: MVEDD

Greater Mohawk Valley Land Bank (GMVLB) Month ending:   12/31/17

Mohawk Valley Economic Development District, Inc.
 26 West Main Street, PO Box 69, Mohawk, NY 13407-0069

    Phone: 315.866.4671, Email: info@mvedd.org

Serving Counties of: Fulton, Herkimer, Montgomery, Oneida, Otsego, Schoharie



Invoice Date: January 5, 2018 Invoice  #  0011

Date event work performed  expense 

11/01-11/30/17 Janine Thompson hours
3 wks, @ 4 hrs/wk, plus 2 hrs 

11/02/17 (minus wk of 11/20)
373.94$                 

11/01-11/30/17 share of MVEDD monthly expenses 485.98$                 

859.92$               

Due Upon Receipt

Make all checks payable to: MVEDD

Greater Mohawk Valley Land Bank (GMVLB) Month ending:   11/30/17

Mohawk Valley Economic Development District, Inc.
 26 West Main Street, PO Box 69, Mohawk, NY 13407-0069

    Phone: 315.866.4671, Email: info@mvedd.org

Serving Counties of: Fulton, Herkimer, Montgomery, Oneida, Otsego, Schoharie



 

 

Mortgage holder 
 
[date] 
 
[holder’s address] 
 
It has come to our attention that you are the owner of [address of property], a vacant or 
abandoned or distressed property. 
 
The Greater Mohawk Valley Land Bank in concert with local public officials and [property’s 
FGU] are committed to eliminating blight in its many variations.  
 
As you know, once in our hands, the land bank assumes responsibility for the property and will 
evaluate it for rehab or prompt demolition, both of which have significant costs incurred by 
your property. 
 
GMVLB is committed to using all available tools to accomplish this. Our message to the 
community is that the status quo need no longer be accepted. The Greater Mohawk Valley 
Land Bank would be interested in a conversation with you about how to best manage your 
property for the good of the entire community. 
 
(contact info) 
 



 

 

Homeowner 
 
 
 
 
 
 
 
[date] 
 
Dear. : 
 
Your property at [address] has come to the attention of the Greater Mohawk Valley Land Bank 
(GMVLB). 
 
GMVLB works to eliminate blight in  Greater Mohawk Valley communities by acquiring, 
improving, and redistributing vacant and abandoned properties by returning them to 
productive use or by way of demolition to foster economic and community development. 
 
We understand that homes often fall into disrepair and blight through no direct fault of the 
owner, usually through circumstances that may seem overwhelming. Over time, the problems 
only grow larger and resolution of the problems seems even more difficult.  
 
The Greater Mohawk Valley Land Bank could be interested in acquiring your property to 
remediate or demolish this vacant or distressed property.  
 
A donation of property to GMVLB often gives the property and the property owner a fresh start 
and relief from the financial burden of distressed property and the accompanying tax debt. 
 
We recommend that property owners meet with a tax consultant to explore any possible 
benefits a donation of a property like this to the Greater Mohawk Valley Land Bank may have. 
 
If you are interested in discussing the specifics of your property, please contact us in any one 
of these ways: 
 
Mail address 
 
Email address 
 
Telephone 
 
Sincerely, 
 
Tolga Morawski 
Interim Executive Director 
Greater Mohawk Valley Land Bank 



 

 

Speculator 
 
The property at [address] which you are listed as the owner has been brought to our attention. 
The Greater Mohawk Valley Land Bank has researched that property and determined that it is 
vacant and in violation of several uniform building codes of the State of New York and the 
municipality. These violations may include these: 
1. 
2. 
3. 
 
The Greater Mohawk Valley Land Bank (GMVLB) in concert with [local municipality] [and the 
County of  [member fgu] are dedicated to eliminating blight and its many harms in 
[municipality’s] neighborhoods.  
 
Blighted properties reduce the value of all other properties on the block, destabilize 
neighborhoods, and attract crime. Further, blighted properties drive away potential new 
residents and businesses and reduce investment in the community, thereby driving up 
everyone’s taxes. They are often a drain on community services such as fire protection, codes 
inspection, and enforcement by police. Blighted properties are a lose-lose proposition. 
 
GMVLB is determined to use all available tools to help you correct conditions at this distressed 
property. 
 
GMVLB can recommend firms which will contract with you to bring the property up to code 
and to maintain a satisfactory condition of your property. 
 
Many distressed properties are tax delinquent. The Greater Mohawk Valley Land Bank will 
work with you to eliminate all tax debt on any property that is donated to the land bank. That is 
one way to eliminate the financial burden currently being carried by you.  
 
Once in GMVLB’s possession, the land bank assumes complete responsibility for the property 
and will evaluate it for potential rehabilitation, stabilization, or demolition with maximum 
recycling of building materials. 
 
While GMVLB is dedicated to eliminating the problem of blighted residential properties for the 
welfare of the community, we are also trying to create a win-win situation for the property 
owner as well, and we would be pleased to have a conversation with you about your blighted 
property. 
 
Our message to you and the community is clear: The status quo is not longer acceptable. New 
tools and avenues to eliminate already blight have been developed. GMVLB as a full partner 
with your municipality’s code enforcement regimen will be use all available resources to 
manage properties like yours for the welfare of all. 



Greater Mohawk Valley Land Bank Strategic Planning 

Visioning Workshop SWOT Analysis 
September 23, 2017


Facilitated by: Ryan Weitz


Attendees: Kurt Ackerman, Christine Brown, Tolga Morawski, Bob Albrecht, Heidi Sourwine, 
Cabryn Gurdo, Jim Bintz, Emily Brockenbrough, Sebastian Choe, David Dardzinski, Jeff Leon, 
Andrew Salimian, Charlie Straney, Bob Wilson, and Judy Wolf


Strengths 
- Political experience and access to county legislators through board members.

- Novelty of a “new kind of system.”

- Ability to cross historic boundaries (broader regional view, able to present a broader vision)

- Vehicle for larger collaboration

- Ability to handle liabilities that municipalities may not be able to

- Knowledge sharing on strategies and projects between staff and partners 

- Different experience sets (private, non-profit, corporate, government, etc.)

- Funding is in place for start-up

- NY Land Bank Association is available for outreach and assistance

- GVMLB is the right size to interact successfully with banks and financial institutions

- Zombie Law via DFS

- Scope of LB registers with transplants and investment 

- Ability to gamer support through staff- Bob, Tolga, and Heidi’s talents

- Positivity in vision, optimism

- LB is able to address root causes, as opposed to symptoms

- Strength in numbers

- Passion

- Fits into existing conversations happening in our localities

- Diversity

- Interesting and challenging project

- Gets media attention and social media attention


Weaknesses 
- Turnover (staff and volunteers) makes building institutional knowledge difficult

- Not enough time to establish best practices and research 

- Bureaucracy and process of working for board of directors, local governments, NYS, etc. is 

unlike developing with private investment.  (It is a slow process.)

- Only as good as worthy partners/ local initiative (must have buy-in)

- Lack of intimacy with partners and participating communities

- Cannot keep up with requests for help and projects

- Information sharing (code violations, tax deadbeats, speculators, crime, fire, etc.)

- Familiarity with land banking is limited (hiring, etc.)

- Meetings (not enough hours in the day)

- Too many problems to solve all at once

- Limited funding

- Capacity and staff time

- Reliance on volunteers and in-kind help

- Limited access to private properties

- Prioritization of projects is difficult

- Lack of control over zoning and planning

- Vastness of catchment area

- Office space




Opportunities 
- Recognition that a coalition is needed

- Precedents of examples and learning from outside successes

- Supportive legislative bodies

- Information sharing

- External funding beyond government

- Marketing and publicity to rouse support (opportunity to raise awareness on what the land 

bank does)

- Technology (property management)

- Code enforcement has failed everywhere (opportunity to present alternatives and 

community-based solutions)

- Existing online resources to share and spread info (digital towpath)

- Exploit the zombie law and put pressure on blighted property owners

- Support municipal planning

- Incubator of pilot projects (due to size, develop best practices, a lab to share)

- Facilitating outside investment

- Preferred source list (contractors, etc.)

- Economy of size

- School boards and 5/50 resolutions

- Relationships with the real estate market

- Deconstruction (value of materials, resources)

- Workforce development and apprenticeships 

- Solidarity in community partnerships (not competition)

- Going beyond county lines 

- Refining tax action practices

- Spreading best practices

- Board and committees bringing stakeholders together

- Economic development district: industry focused and working in the same region as GMVLB 

(potential investment and support if we meet their goals of shared services)

- Work with banks on receiving properties

- Relieving local governments of pressures handling delinquent properties


Threats 
- Municipal politics and worthy partners relations

- Election turnover

- Public perception/lack of knowledge

- Public opinion of projects (managing expectations in communities to keep their interest)

- Natural hazards and resistance to green solutions

- Staff and volunteer burnout, dropout and changes

- Long-term funding

- Inconsistent property management among FGUs

- Coordination with an evolving structure

- Lack of collaboration

- Varying code enforcement (funding, judges)

- Defensible decision making

- Coordination/capacity of property development

- Grant restrictions

- Not-for-profit partner reliability and capacity

- Liability

- Scope creep

- Getting started and showing progress



GREATER MOHAWK VALLEY LAND BANK 
STRATEGIC PLAN STAKEHOLDER WORKSHOP 

SATURDAY, SEPTEMBER 23, 2017, 9:00 A.M. TO 12:00 P.M. 

TRAVELODGE, 20 ALBANY STREET, LITTLE FALLS, NY 13365 

VALUES EXERCISE  

Choose 3–5 values listed below or your own addition and write a sentence for each describing 

how this value guides the GMVLB and helps the organization achieve its Vision and Mission. 

A c c e s s i b i l i t y  •  A c c o u n t a b i l i t y  •  A c h i e v e m e n t  •  C i v i l i t y  •  C o m m i t m e n t  

C o m m u n i c a t i o n  •  C o m m u n i t y  •  C o m p e t e n c e  •  C o n s i s t e n c y  

C o n t i n u o u s  I m p r o v e m e n t  •  C r e a t i v i t y  •  D i v e r s i t y  •  E f f i c i e n c y  •  E m p o w e r m e n t  

E n g a g e m e n t  •  E q u i t y  •  E t h i c a l  •  E x c e l l e n c e  •  F a i r n e s s  •  F i s c a l  R e s p o n s i b i l i t y  

F l e x i b i l i t y  •  G r o w t h  •  H o n e s t y  •  I n n o v a t i o n  •  I n s p i r i n g  •  I n t e g r i t y  

L e a d e r s h i p  •  O p t i m i s m  •  P a r t n e r s h i p  •  Q u a l i t y  •  R e s p e c t  •  R e s p o n s i b i l i t y  

S a f e t y  •  S u s t a i n a b i l i t y  •  T e a m w o r k  •  T r a n s p a r e n c y  

 

Value:  –  

  

Value:  –  

  

Value:  –  

  

Value:  –  

  

Value:  –  

  

Print Name:   



SWOT Analysis Worksheet

© Copyright Mind Tools Ltd, 2006-2015. 
Please feel free to copy this sheet for your own use and to share with friends, co-workers or team members, just as long as you do not change it in any way.

 • For instructions on using SWOT Analysis, visit www.mindtools.com/rs/SWOT.

Strengths
What do you do well?
What unique resources can you draw on?
What do others see as your strengths?

Weaknesses
What could you improve?
Where do you have fewer resources than others?
What are others likely to see as weaknesses?

Opportunities
What opportunities are open to you?
What trends could you take advantage of?
How can you turn your strengths into opportunities?

Threats
What threats could harm you?
What is your competition doing?
What threats do your weaknesses expose you to?

http://www.mindtools.com/
http://www.mindtools.com/rs/SWOT
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