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Midland Appraisal Associates
349 W. Commercial St. Suite 2290
East Rochester, NY 14445

585-381-5425

Jaruary 27,2021

Town ofCanandaigua
5440 State Route 5&20
Canandaigua, NY 14424

Property -

Borrower -
FileNo. -
Case No. -

4351 Tichenor Poinl Drive
Canandaigua, NY 14424

Client: Town of Canandaigua
G21004
ATD #210004

Dear Mr. Finch:

In accordance with your request, I have prepared an appraisal ofthe real property located at 4351
Tichenor Point Drive, Canandaigua, NY.

The purpose ofthe appraisal is to provide an opinion ofthe market value ofthe property described in the

body ofthis report.

Enclosed, please find the report which describes certain data gathered during our investigation ofthe
property. Thernethodsofapproachandreasoninginthevaluationofthevariousphysicalandeconomic
factors ofthe subject property are contained in this repot.

An inspection ofthe property and a study ofpertinent factors, including valuation trends and an analysis
ofneighborhood data, led the appraiser to the conclusion that the rnarket value, as of 0 I /l 0 ,2021 is :

The opinion ofvalue expressed in this
report.

It has been a pleasure to assist you.
know.

Respectfu lly submitted,

Midland Appraisal Associates

s5,32s,000

report is contingent upon the Limiting Conditions attached to this

IfI may be olfurther service to you in the future, please let tne

NY Ccrtification #450000032 1 0



A't'D #210004

eorcwer Client: Town of Canandaigua censusr€ct 506.01 laapneference p[$[ ff(${Q
PrcpertyAddress 4351 Tichenor Point Drive
crty Canandaigua coung ontario srate NY zpane 14424
LesalDescription Tax Map #126.016-0001-001.100: Cunent owner: Silver Springs Associates: @
sate p.ice $,_!4LSl5J00J0qlauof Sale N/A LoanTem N/A yre. Prcpedy Rjshls Appraised lXlFee f ]Leasehold f ]DeuinimisPuD

Aclual Real Estate Td6 $ 3?741 TrueTaxes (yr.) Loan dlarg6 to be paid by seller $ N/A othersalesconcesions N/A
Lende/client Torm of Canandaiorra Add'ess 5440 State Route 5&20. Canandaigua. fIY 14424

Jarnes A. LcGrett lnstruclions to App€iser Estirnate Market Valueoccupant Oumer O,/acant LandL fupraiser

L@ation f__] urun [l srru,'t "n f] aurat

Builtup ffi overzs% lzsxtotsx I unaerzsz

GrovrthRate Eruttyo"u. En"p'o ffiseaoy [so*
Propertyvatues ffi lncreasing f-l suu" ! o""t'ning

oerund/suppty ffi sho,tug" f] tn edun* f oversuppty

ftra&etingTim ffi unaerauos. fl a+rum. I overouos.

Presentlanduse 55 %1Fanl'ly So/ozqeam 0 %Apts. 5't"cnnao 5 %commercial

0 o/o lndustdal I J % vacant 15 x Asricultural Land
craneeinpresentLali," [*t.,,,"ry -E.'rilii-----EJl*"gtr*(')

Predominant Occupancy

Single Family Price Range

Single FamilyAge

(') Frcm Vacant Land ro SF Residential
lxl o**---[ r"",, - 2 "r;"*

$ 90.000 to$ 7,500,000 Predominanrvalue$ 950,000
1 vrs.to200 _ va. PrdominantAse 45 ym.

Commenls including those factors, favo€ble or unfavorable, affecting marketability (e.9. public parks, schoo

Employrent Stability

Convenien@ to Eruloyment

Convenien@ to Shopping

Convenience lo Sch@ls

Adequacy of Public Transportation

R@reaiional Facilities

Adequacyof Lltiliti6

Property Compatibility

Proleclion Ircm Delrim€nlal Conditions

Poli@ and Fire Prcteclion

Genecl Appearance of Properlies

Appeal to ltlarket
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1..1r./ rv/in lh. a,h,nd in,rkct Pr^nertie. ,lohe C, I rke hrve hcen in slrons dcnrrnd the thc

rcnd should continrre in the future due to seneral market dvnamics for lakeftoilt DroDefies in thc Finecr Lak€s ofNYS. There were no unusual lactors obscryed.

Dimensions Sce attachcd Survey map for Site details

other (sp@ify) Split into lwo lakelront parcels roushly (200y2.08A <South> & 198'/2.01\ <Nonl>) 

-
Olher {Describe) ropo Terraced from road, level from private drive to shoreline

siz" 4.08 acres / 398.23'oflake frontage/Very desirable parcel
snup" Irregular/See enclosed tax map ofsite details
Mew Street.private roadwav.houses.Canandaieua Lake:Panoramic & Exceptional

Drainase ABp!4r! a!!€quate (Creck notcd @ S propefiy-llne)
ts the popeny t*ted in a HUD td"nrin"d sp".'r[lm H-.d il"?__ 

*t]- 
* tr;

4.08acres/398.23' s f lcomerLot

ffil confom toToning legulatrolsZoning Classifi€lion

Highestand best use:

Public

Gas

San. Sewer

Commenls (favorable or unfavorable including any apparenl advece easements, encrcachments or olher adveme conditions) !!!!:\-[g94"q!94E. 360598 0025C.

I frool the 3 holncs to the N for anv chnnqcs. IlxccDtional sitcleed resrriclion A) thc NW nortion of site (tennis court area) thai would necd

than, the subjet propedy, a plus (+) adjustment is made, thus indeasing the indicaled value oflhe subject.

ITEIlI Subiect I COMPARAELE NO, 1 CON1PAMBLE NO 2 COT/PAMBLE NO, 3

35 I 'fichcnor Point Llrivc

lanandaioua NY I4424

1439 West Lake Blvd.
lanandaipua. NY I 4424

467 West Lake Blvd & 3467 Cnt Rd l6

lanandaima.NY 14424

>735 Scncca Point Road
\1"^l^c lrTV I d( I ?

S!bi. 2 97 miles N 96 miles N 5.99 rniles S

Sales Price $ s 2.300,000
s 10.40?

$ 2,550.000
s 13.351

3.3 50.00(
Un t Price s 16.34
Data Source n MLS #1 307688 VILS. Rcaltor. Asscssor' t4LS. Realtor. Assessor VLS Realtor A

Date ofSale and

TimeAdjuslment

DESCRIPTION
+OS DESCRTPTToN i 

^.i 
[):"., DESCRIPToN i 

^,1 
lJ:

10/2021 Insn l/O5/?0?0 Clsd )D1DO)O C.l<d \'7 /1 4l?017 Clscl

Lrk. NW Sidc

SileMew lxccolional Verv Good 5%o +500/FI i./crv (iood 5ol" +67 5lFF
Site Area r00Y2.08A S & 19872.0A )) 1'I t Lk Ffo/1 6A 91 'l .v Ftq/6 3 A 5?.5lFt 205IvIkFiq/?04

Olher loathorrse 6 Shore a
Other rJon e

Other lviqtino T)ure '.lo Imnrovcmcnts No acli rJo Tnrnrovements No adi NIn odi

Sales or Financing
Cancessions

{ssLuning Cash Sal<
rr Markel Financino

lash Sale
!o Conce

lash Sale lash Sale

Net Adi. fiotal) )(l etus I uinus $ 500.0( X pr*l I u.,s $ 150.0C lcr* | Minus $

lndi€ted Unit Value
ofSubject

Gross 4-87n
NI^i/Qol^ ( lOQnTnf

Gross 9.0%
\T^r1lo./^ $ l?{nlOf

Gross 0.0olo
Ne1 007" $ 16.341.0f

Crmmenls on luarket Dala: An extensive search of the Canandai eua Lake market the past I 0+ years along with a review of lake sal cs in qcneral along other Finser
I i-ii^-r^-" ^a'.-.L-i --- A^- rl^ a----r.i,-,- I aLa 

-.-LAr 
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LLAfr^nt h,r..l< with 16r'ohlv r00 +-.ll^kc fr6nt^oe

commentsandcondilionsofAppmisal: !_!ghest&bestuseconclusionwasbasedoffoftherecentlandsalesalongWestLakeBlvd. Whiletheexistinqsiteasone

:cononrics olsalc Sitcs rvurc valrrgl on a ner firmt frril basis anrl lrkc\ ink) c{)nsi(lention the silc , s alons rvith oualitv of lakc llu)tatc. A(liu ofvalue

\fql0 qO7 IrIr16 ql6 141flits'Ihe .iled ,r q I ? {00/FF lc(< ,n csrim^rc.l ..ct oaS50 n00 for the ,rcum..l Ior

F.nal Reconciliarion: Sales Comparison Approach was used in arriving at an estimate of rnarket value for the two hypothetical
alrcfronl narccls MarLet valrre rqqrrmeq thrt the tom of Canandaiqra rvorld nemif & annrove hrsed rrnon crrrent zonino
"egulations. A frfther subdivision of thc sitc u,ould lirnit thc market anDeal and utilitv lf thc Dror)cItv,

App€ise(s)

Signature

Nare

state NIY
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ATD #2 1 0004
File No G21004

DEI'INITION OF MARKET VALUE: 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, knowledgeably

and assuming the price is not affected by undue stimulus. lmplicit in this definition is the consummation of a sale

as of a specified date and lhe passing of title from seller to buyer under conditions whereby: (1) buyer and seller

are typically motivated; (2) both parties are well informed or well advised, and each acting in what he considers his

own best interest; (3) a reasonable time is allowed for exposure in the open ma*et; (4) payment is made in terms

of cash in U.S. dollars or in terms of financial arangements comparable thereto; and (5) the price represents the

normal consideration for the property sold unaffected by special or creative flnancing or sales concessions'granted

by anyone associated with the sale.

*Adjustments to the comparables must be made for special or creative financing or sales concessions. No adjustments

are necessary for those costs which are normally paid by sellers as a result of tradition or law in a mad<et area;

these costs are readily identifiable since the seller pays these costs in virtually all sales transactions. Special or

creative financing adjustments can be made to the comparable property by comparisons to flnancing terms offered

by a third party institutional lender that is not already involved in the property or transaction. Any adjustment

should not be calculated on a mechanical dollar for dollar cost of the financing or concessions but the dollar

amount of any adjustment should approximate the markefs reaction to the financing or concessions based on the

appraiseas judgment.

STATEMENT OF LIMITING CONDITIONS AND APPRAISER'S CERTIFICATION

CONTINGDNT AND LINIITING CONDITIONS:
is subject to the following conditions:

The appraiser's certification that appears in the appraisal report

1. The appraiser will not be responsible for matters of a legal nature that affect either the property being appraised

or the title to it. The appraiser assumes that the title is good and marketable and, therefore, will not render any

opinions about the title. The property is appraised on the basis of it being under responsible ownership.

2. The appraiser has provided a sketch in the appraisal report to show approximate dimensions of the improvements

and the sketch is included only to assist the reader of the report in visualizing the property and understanding the

appraiser's determinaton of its size.

3. The appraiser has examined the available flood maps that are provided by the Federal Emergency Management

Agency (or other data sources) and has noted in the appraisal report whether the subject site is located in an

identified Special Flood Hazard Area. Because the appraiser is not a surueyor, he or she makes no guarantees,

express or implied, regarding this determination.

4. The appraiser will not give testimony or appear in cou( because he or she made an appraisal of the property in

question, unless speciflc arrangements to do so have been made beforehand-

5. The appraiser has estimated the value of the land in the cost approach at its highest and best use and the

improvements at their contributory value. The separate valuations of the land and improvements must not be

used in conjunction with any other appraisal and are invalid if they are so used.

6. The appraiser has noted in the appraisal report any adverse conditions (such as, needed repairs, depreciation, the

presence of hazardous wastes, toxic substances, etc.) observed during the inspection of the subject property or that

he or she became aware of during the normal research involved in performing the appraisal. Unless otheMise slated

in the appraisal repoft, the appraiser has no knowledge of any hidden or unapparent conditions of the property or

adverse environmental conditions (including the presence of hazardous wastes, toxic substances, etc.) that would

make the property more or less valuable, and has assumed that theae are no such conditions and makes no

guarantees or warranties, express or implied, regarding the condition of the property. The appraiser will not be

responsible for any such conditions that do exist or for any engineering or testing that might be required to discover

whether such conditions exist. Because the appraiser is not an expert in the field of environmental hazards, the

appraisat report must not be considered as an environmental assessment of the property.

7, The appraiser obtained the information, estimates, and opinions that were expressed in the appraisal report from

sources that he or she considers to be reliable and believes them to be true and correct. The appraiser does not

assume responsibility for the accuracy of such items that were furnished by other parties.

8. The appraiser will not disclose the contents of the appraisal report except as provided for in the Uniform

Standards of Professional Appraisal Practice.

9. The appraiser has based his or her appraisal report and valuation conclusion for an appraisal that is subject to

satisfactory completion, repairs, or alterations on the assumption that completion of the improvements will be

performed in a workmanlike manner.

10. The appraiser must provide his or her prior written consent before the lender/client specifled in the appraisal

report can distribute the appraisal report (including conclusions about the property value, the appraiser's identity

and professional designations, and references to any professional appraisal organizations or the firm with which the

appraiser is associated) to anyone other than the borrower; the mortgagee or its successors and assigns; the mortgage

insurer: consultants; professional appraisal organizations; any state or federally approved flnancial institutioni or any

department, agency, or instrumentality of the United States or any state or the District of Columbia; except that

the lender/client may distribute the property description section of the report only to data collection or reporting

service(s) without having to obtain the appraiser's prior written consent. The appraiser's written consent and

approval must also bo obtained before the appraisal can be conveyed by anyone to the public through advertising,
public relations, news, sales, or other media-

Freddie Mac Form 439 6-93 Page I of 2 Fannie Mae Form 10048 6-93



ATD #210004
File No. G21004

APPRAISER'S CERTIFICATION: The Appraiser certiJles and agrees that:

1. I have researched the subject market area and have selected a minimum of three recent sales of properties most

similar and proximate to the subject property for consideration in the sales comparison analysis and have made a

dollar adjustment when appropriate to reflect the market reaction to those items of signiflcant variation. lf a

significant item in a comparable property is superior to, or more favorable than, the subiect property, I have made

a negative adjustment to reduce the adjusted sales price of the comparable and, iI a signiflcant item in a comparable

property is inferior to, or less favorable than the subject property, I have made a positive adiustment to increase the

adjusted sales price of the comparable.

2. I have taken into consideration the factors that have an impact on value in my development of the estimate of

market value in the appraisal report. I have not knowingly withheld any significant information from the appraisal

report and I believe, to the best of my knowledge, that all statements and information in the appraisal report are

true and correct.

3. I stated in the appraisal report only my own personal, unbiased, and professional analysis, opinions, and

conclusions, which are subject only to the contingent and limiting conditions specifled in this form.

4. I have no present or prospective interest in the property that is the subject to this report, and I have no present

_or prospective personal interest or bias with respect to the participants in the transaction. I did not base, either

partially or completely, my analysis and/or the estimate of market value in the appraisal report on the race, color,

religion, sex, handicap, familial status, or national origin of either the prospective owners or occupants of the subject

property or of the present owners or occupants of the properties in the vicinity of the subject property.

5. I have no present or contemplated future interest in the subject property, and neither my current or future

employment nor my compensation for performing this appraisal is contingent on the appraised value of the property.

6. I was not required to report a predetermined value or direction in value that favors the cause of the client or

any related party, the amount of the value estimate, the attainment of a specific result, or the occurrence of a

subsequent event in order to receive my compensation and/or employment for performing the appraisal. I did not

base the appraisal report on a requested minimum valuation, a specific valuation, or the need to approve a speciflc

mortgage loan.

7. I performed this appraisal in conformity with the Uniform Standards of Professional Appraisal Practice that were

adopted and promulgated by the Appraisal Standards Board of The Appraisal Foundation and that were in place as

of the effective date of this appraisal, with the exception of the departure provision of those Standards, which does

not apply. I acknowledge that an estimate of a reasonable time for exposure in the open market is a condition in

the definition of market value and the estimate ldeveloped is consistent with the marketing time noted in the

neighborhood section of this report, unless I have otheruise stated in the reconciliation section.

8. I have personally inspected the interior and exterior areas of the subject property and the exterior of all properties

listed as comparables in the appraisal report. I further certify that I have noted any apparent or known adverse

conditions in the subject improvements, on the subject site, or on any site within the immediate vicinity of the

subject property of which I am aware and have made adjustments for these adverse conditions in my analysis of

the property value to the extent that I had market evidence to support them. I have also commented about the

effect of the adverse conditions on the marketabilaty of the subject property.

9. I personally prepared all conclusions and opinions about the real estate that were set forth in the appraisal report.

lf I relied on significant professional assistance from any individual or individuals in the performance of the

appraisal or the preparation of the appraisal report, I have named such individual(s) and disclosed the specific tasks

performed by them in the reconciliation section of this appraisal repo(. I certify that any individual so named is

qualified to perform the tasks. I have not authorlzed anyone to make a change to any item in the report: therefore,

if an unauthorized change is made to the appraisal report, I will take no responsibility for it.

SUPtrRVISORY APPRAISER'S CERTIFICATION: tf a supervisory appraiser signed the appraisat repo(, he or she

ce.tifies and agrees that: I directly supervise the appraiser who prepared the appraisal report, have reviewed the appraisal

report, agree with the statements and conclusions of the appraiser, agree to be bound by the appraiser's certiflcations

numbered 4 through 7 above, and am taking full responsibility for the appraisal and the appraisal report.

ADDRESS OF PROPERTY APPRAISED: 435 1 Tichenor Point Drive. Canandaigua. NY 14424

SUPERYISORY APPRAISER (only if required):

Signalure: Signature:

Name:Name: .lamcs A. LeGrett
Date Signed:Datesisned: 0l 127 12021

state certification #: 450000032 i 0 state certification #:

or Stale License #:

State: NY
Expiration Date of Certification or License: \l/1812021 Expiration Date of Cerlification or Licensei

f oio f l oio t tot tnspect Property

or State License #:

State:

Pago 2 of 2

Midland Appraisal Associates

Freddie Mac Form 439 6-93 Fannie Mae Fonil 10048 6-93



ATD #2 I 0004

FRONT VIEW OF
SUBJECT PROPERTY

REAR VIEW OF
SUBJECT PROPERTY

STREET SCENE OF
SUBJECT PROPERTY

Midland Appraisai Associates

PHOTOGRAPH ADDENDUM
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SITE AREA

CREEK @ SOUTII LINE

Midland Appraisal Associatos

PHOTOGRAPH ADDENDUM
eorowerorowner Client: TownofCanandaigua
ProoertvAddress 4i5I Tichenor Point Drive
cirv ConcrAqiatc counlv Ontarin State NY ztpcole 14424

Client Tnrm of Crnandristta

SLIED
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COTTAGE

ALT C]OTTAGE VIEW

SITE AREA

\litllrrrrd Appruisul Ass.t iulcs

F le No.

PHOTOGRAPH ADDENDUM
Borrowerorowner Clicnf 'lom ofCanandaioua
ProoedvAddress 4i5I Tichcnor Point Drive
cirv Cqnqnrlqiora counrv Ontqrin State NY ztp Cole 14424
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SHOR,ELINE

AI,T SHORI.]LINE

AI,T SITF, ARF,A

Midland Appraisal Associates

PHOTOGRAPH ADDENDUM
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ROAT LIOUSts

INTF]TT IOII I]OAT ] IOI ISIi]

VIEW SIIORELINE

Vlidland Appraisal Associatcs

PHOTOGRAPH ADDENDUM
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SOUTIIERN VIEWS

ALT SOLII'I]BIiN VIEWS

NATTJT{A,L I}F],ACI I

Miclland Appraisal Assooiatcs

PHOTOGRAPH ADDENDUM
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TENNIS COURTS

TICITIJNOI{ POINT

PRIVATE ROADWAY

M idland Appraisal Associatcs

PHOTOGRAPH ADDENDUM
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zpcoae 14424

COMPARABLE #1

3439 West Lake Blvd.
Canandaigua, NY 14424

Price $2,300,000
Unit Price 10,407
Date 11/05/2020 Clsd

Site Ardal'Lv Lk Ftg/l.6A

Unitvaluelnd. S10,907.00

COMPARABLE #2

3467 West Lake Blvd & 3467
Canandaigua, NY 14424

Price $2,550,000
Unit Pricc 13,351

Date 12123/2020 Clsd

Site Area 191'Lv Ftg/6.3A

Unitvaluclnd. S13,501.00

COMPARABLE #3

5735 Seneca Point Road
Naples, NY 14512

Price $3,350,000
Unit Price t6,341
Date 0711412011 Clsd

Site A305'Lv Lk Ftgl2.04L

Unit valuc Ind. $ 1 6,34 1 .00

Midland Appraisal Associates

Rd 16

File No.

PHOTOGRAPH ADDENDUM
Borrowerorowner Clicnt'['orw ofCanandaiqrra

211{ 1 Tirhennr Pnirrf T)rirro

Cl ent Tnrrm nf aanandaiqrra
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l\litllrrntl Appr aisal Associrlcs

File No.

SITE PLAN
R^r.^\,ar^rn,npr ilianf' Tnum nfCnnrn,leiorre

ProoedvAddress 415 I Tichcnor Point f)tivo
cirv C.arandaiqv countv Ontario State NY ztp code 74424

Tn.'- nf 1-onanrlainrra
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