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1.0 EXISTING CONDITIONS: THE BUILT ENVIRONMENT

C.T. Male completed reconnaissance of the Site and surrounding area on May 20, 2021. This
entailed a walk-through of the Stone Lodge and undeveloped portions of the Site, as well as
walk-through and drive-through of the surrounding area. Physical observations documented
throughout this report were made by C.T. Male on May 20, 2021, unless otherwise stated.

1.1 Site Description and Site Access

The Site is located at 132 W. Grand Street in the Village of Palatine Bridge, Montgomery
County, New York. The £12 acre property is situated off the north side of W. Grand Street in a
village setting, and is surrounded primarily by single-family residences along W. Grand Street
and Glen Avenue, and undeveloped and agricultural land to the north. Approximately one acre
of the Site along W. Grand Street is considered the “developed area” of the Site, consisting of
the on-Site buildings and the associated yard spaces, and the remaining 11 acres of the Site to
the north of the developed area is vacant wooded land. The wooded land is dominated by
dense deciduous shrubs and brush understory vegetation interspersed with young to mature
deciduous and evergreen tree species.
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Photo 1. Site Overview — Facing NE

W. Grand Street is a two-lane New York State highway (NY-5), and serves as the main
throughfare through Palatine Bridge. Through the Village core, W. Grand Street contains
concrete sidewalks on each side and concrete curbing. The west-bound sidewalks end two
properties to the west of the Site in the vicinity of the Palatine Town Hall, though those are
slated to be extended west to the Price Chopper plaza. The east-bound sidewalks extend
beyond Bridge Street (NY-10). Primary vehicular access to the Site from W. Grand Street is
gained from a gravel driveway at the southeast corner of the property frontage, which extends
into an unpaved, informal parking area on the Site. Secondary vehicular access to the Site is
located at the northwest corner of the property frontage, where there is a smaller gravel
driveway that extends from W. Grand Street along the northern property boundary, and then
splits into the adjoining property to the west. Pedestrian access exists from a sidewalk that
extends from the front porch of the Stone Lodge, and from the driveways, which connect to the
sidewalk along W. Grand Street. In summary, there are two curb cuts existing from the Site
onto W. Grand Street located at opposite corners of the frontage, and pedestrian access from
the Site building to the public sidewalk.
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Photo 2: W. Grand Street in Palatine Bridge
Facing NW

1.2 Regional Setting and Transportation

The Site is approximately 1.2 miles from Exit 29 of the New York State Thruway (Interstate 90)
in Canajoharie. An average of 26,000 cars and trucks per day travel this route between the
Herkimer/Montgomery County line and Exit 29, while 23,600 vehicles per day travel between
Exit 29 and the Exit 28 interchange in Fultonville to the east. A pedestrian-friendly bridge
connects the Village of Palatine Bridge to the Church Street (NY-10) commercial corridor in the
Village of Canajoharie. Traffic counts on NY-10 between Erie Boulevard in downtown
Canajoharie and W. Grand Street in Palatine Bridge average about 8,200 per day.

NY-5 is a State highway that extends across New York from Albany to the Pennsylvania line in
Chautauqua County. Within the Mohawk Valley, NY-5 runs parallel to Interstate 90 on the north
side of the Mohawk River and connects population centers including Amsterdam, Fonda,
Fultonville, Palatine Bridge, Canajoharie, Fort Plain, Nelliston, St. Johnsville, Little Falls,
Herkimer, Mohawk, Ilion, Frankfort and into the Utica/Rome area. This section of NY-5 is
designated as a New York State Scenic Byway known as the “Revolutionary Trail”. According to
estimates from the New York State Department of Transportation (NYSDOT), an average of
5,660 vehicles travel the 2.7 mile stretch along NY-5 and past the Site between River Street
(NY-80) in Nelliston and Lafayette Street (NY-10) in Palatine Bridge every day.
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1.3 Site Buildings

Stone Lodge

The Site contains a two-story residential structure that is known as the Stone Lodge, which is a
limestone mansion that was constructed in 1886. The Stone Lodge is set-back approximately
100 feet from the sidewalk along W. Grand Street, and is prominently featured along the Site
frontage. The exterior footprint of the building is £3,200 square feet. A wrap porch if featured
on the south (front) and southeast sides of the building that is £380 square feet, and contains
steps onto the porch at each of its sides.

The first-floor of the Stone Lodge is +£2,280 square feet and contains a foyer and center hall
staircase, two large open rooms, two bathrooms, and a kitchen at the rear of the property.
There are two staircases in the center of the buildings — front and rear. The second story of the
Stone Lodge is £2,240 square feet, and contains nine main rooms (bedrooms/offices), closets,
hallways, and two bathrooms. The building also contains a large, open, unfinished attic space
that is £2,250 square feet. The rear stairwell provides access to the attic.

-5-
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Photo 6. Stone Lodge Rear — Facing SW
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Photo 9: Stone Lodge Interior — Facing N

The building is constructed on a stone foundation with a full, unfinished, open, gravel-floor
basement. The basement contains utility connection via a utility tunnel, an old natural gas-fired
boiler, and two cisterns. The basement is accessed from the building interior by the rear
stairwell. Exterior access to the basement is provide at the north and east sides of the building
by sunken doors and stairwells. The basement is £2,250 square feet, including the cisterns.

Barn

The Site also contains a £1,800 square foot barn that is located along the property line to the
northwest of the Stone Lodge. The barn is in close proximity (nearly abutting) a building on the
adjoining property at 136 W. Grand Street. The barn appeared to be dilapidated and
unmaintained. A former utility pole is located next to the Barn.
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Photo 10: Barn — Facing W

1.4 Site and Area Utilities

Water

The Stone Lodge is served by the Village of Palatine Bridge municipal water system (Palatine
Bridge Water Works). The Site and the adjoining properties along W. Grand Street are served
by a four-inch line located beneath W. Grand Street. An eight-inch line extends northward
beneath Glen Avenue and then tees and extends in an east-west direction on the adjoining
undeveloped property to the north of the site. This eight-inch line extends east in this alignment
beyond Center Street, and west to Stanley Road, where is loops back into the four-inch line
beneath W. Grand Street. The adjoining properties generally have access to the municipal water
supply. A scanned copy of the area municipal water line map that was provided by the Village of
Palatine Bridge is included in Appendix A.
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Sewer

The Stone Lodge is connected to municipal sewer and is located within Montgomery County
Sewer District No. 1. The building sewer line runs in the stone utility tunnel that exits out of the
southeast corner of the building. The building service is connected into a six-inch force main
beneath W. Grand Street. The public sewer extends up Glen Avenue to the east of the Site, and
up Stanley Road to the west of the Site. The adjoining properties generally have access to
municipal sewer service, though additional lines would be needed to service undeveloped
properties to the north. A scanned copy of the area municipal sewer line map that was provided
by the Village of Palatine Bridge is included in Appendix A.

Heating

The Stone Lodge is connected to natural gas service that is provided by National Grid. Natural
gas is also available to properties in the Site vicinity, though current connections to
undeveloped properties are unlikely. The Stone Lodge is heated by a radiated hot water system
with in-room radiators and a boiler in the basement that was observed to be in poor condition
and is reportedly not operational.

Electric

The Stone Lodge is connected to electrical service that is provided by National Grid. Two (2)
100-amp service panels were observed in the basement. The panels and the associated wiring
were observed to be in poor condition. Knob and tube wiring was observed in the attic. The
adjoining properties have access to National Grid electric service.

Internet Service

The Site and the Village have access to high-speed internet service through Spectrum.

1.5 Historic Preservation

Based on a search of Cultural Resource Information System (CRIS), which is maintained by the
New York State Office of Parks, Recreation, and Historic Preservation (NYSOPRHP), the Stone
Lodge is listed on National Register of Historic Places under the name “The Victorian
Restaurant” (USN 05749.000043) within the National Register Listed Palatine Bridge Historic
District (NR 19NR00029). This listing provides access to historic preservation tax credits, but
also requires work at the property and in the boundaries of the Historic District to be
coordinated with NYSOPRHP.
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1.6 Site and Area Contamination

A search of databases maintained by the New York State Department of Environmental
Conservation (NYSDEC) including spills, remediation sites, and petroleum/chemical bulk storage
facilities did not reveal any such incidents or records on or in the immediate vicinity of the Site.

In addition, a report titled Report of Findings for HUD Environmental Standards Review &
Thermal/Explosive Hazards Assessment, prepared by HSE Consulting, dated March 11, 2019
also reviewed similar records for such on-site and off-site environmental hazards including
government and historical records such as city directories, historical aerial photos and
topographic maps, and Sanborn Fire Insurance Maps (no coverage reported). This report
concluded that “the project site is believed to be free of hazardous materials, contamination,
toxic chemicals and gases, and radioactive substances which could affect the health and safety
of occupants or users or confiict with the intended utilization of the property”.

Finally, a site reconnaissance completed by C.T. Male on May 20, 2021 did not reveal evidence
of tanks, suspect piping, drums, spills, or other waste disposal features that are indicators of
potential site contamination. The historical use of the Site and the surrounding properties is
residential and agricultural, which is not traditionally associated with contamination of soil and
groundwater with hazardous substances or petroleum products.

Photo 11: Surrounding Residential Use — Facing SW
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1.7 Site and Area Zoning

The Village of Palatine Bridge uses a Euclidian zoning code that was most recently adopted in
2018. The Site is located in the Commercial district (C-1). With the exception of three adjacent
properties along W. Grand Street, the nearby properties in this area of the Village — on both
sides of W. Grand Street — are zoned Residential-1 (R-1). The zoning code also has specific bulk
and dimensional requirements based on the use within each zone. The Village of Palatine Bridge
has a Planning Board that manages site plan review and a Zoning Board of Appeals that handles
typical zoning variances and special use permits (jointly with the Planning Board). The C-1
zoning district allows for a wide-range of commercial, residential, and light-industrial uses by-
right and by issuance of a special use permit. Copy of the zoning map and the bulk and
dimensional requirements table were provided by the Village of Palatine Bridge, and are
included in Appendix A.

The C-1 district permits the following uses:

Table 1: Permitted C-1 Uses

Uses Permitted

Uses permitted in any residence district Existing awellings

Retalil store or shop Personal service shop

Launderette or dry cleaning plant Bank

Restaurant Motel, hotel

Bowling alley Funeral home

Public utility substation or structure Wholesale storage or warehouse

Printing, letter press shop or publishing plant gig/gé rt;_/fevision or household appliance sales
Automobile, boat, farm implement, mobile Fuel, feed, lumber, seed, fertilizer,

home, or trailer sales rental with indoor construction or building materials sales or
services only storage

Cabinet, electrical, heating, plumbing or air Gasoline station, public garage

conditioning shop

Veterinary, animal hospital, kennels Wholesale business

Professional office Shopping center

Child daycare center Fraternal order or social club or lodge
Outdoor theatre Motor vehicle sales or service

Bakery or confectionery Light manufacturing

Transportation services, auto/truck rental

-11-
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The R-1 district permits the following uses:

Table 2: Permitted R-1 Uses

Uses Permitted

One-family dwelling except mobile home
unless farm

Family or group family daycare home as
accessory use

Two or three family awelling by conversion

Farm and accessory buildings & uses

Community park or playground

Public building, library

Public or private school, college

Customary accessory use or building

Church, parish house, convent

Outdoor Furnace as accessory use

Private or public golf clubs or grounds

Mobile home as part of farm operation as
accessory use only

Uses permitted by the Board of Appeals as Special Permit Uses

Accessory awelling unit
(not mobile home)

Nursing home, hospital, assisted living facility,
senior housing

Public utility station or structure

Customary home occupation

Bed and breakfast establishment

Pleasure horses

Small wind energy facility

The R-2 district permits the following uses:

Table 3: Permitted R-2 Uses

Uses Permitted

R-1 uses

Two-tamily dwelling

Multiple-family dwelling

Townhouses, condominium

Uses permitted by the Board of Appeals as Special Permit Uses

Accessory awelling unit
(not mobile home)

Nursing home, hospital, assisted living facility,
senior housing

Public utility station or structure

Funeral home

Motel and related restaurant

Bed and breakfast establishment

Pleasure horses

-12-
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1.8 Adjoining Properties and Special Districts

While several non-residential uses are in the vicinity of the Site (Johnstone Florist, former
Palatine Garage, Palatine Town Offices), the general nature of the immediate site vicinity is
village residential. Notably, the adjoining land to the north-northeast-northwest of the Site is
undeveloped wooded land and pasture, which extends outside the Village boundary. This
adjoining land cover is congruent with the wooded 11-acres of the Site.

In addition, neither the Site nor the adjoining properties in the Village of Palatine Bridge are
located in @ New York State Agricultural District, and with the exception of the Montgomery
County Sewer District No.1, the site is not with a special taxing district. Table 4 below notes
the details of the adjoining properties.

Table 4: Adjoining Properties

Direction Address Land Use/Description Zoning
_ Single Family Residence i
W-SW 136 W. Grand St. Florist, Greenhouses (Johnstone Florist) Cl
W-SW 142 W. Grand St. Single Family Residence R-1
SW 152 W. Grand St Single Family Residence R-1
SW 154 W. Grand St Single Family Residence R-1
W 10 Eastside Dr. Single Family Residence R-1
N-NE Lafayette St Agriculture, pasture, fields, wooded land R-1
E-NE Glen Ave Pasture, fields, wooded land R-1
E-SE 13 Glen Ave Single Family Residence R-1
E-SE 11 Glen Ave Single Family Residence R-1
E-SE 124 W. Grand St Single Family Residence C-1
137 W Grand St. . . .

S (across W. Grand St.) Single Family Residence R-1
139 W. Grand St. . . .

SW (across W. Grand St.) Single Family Residence R-1
123 W. Grand St. . . .

SE (across W. Grand St.) Single Family Residence R-1

-13-
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Map 3: Adjoining Land Uses

1.9 Constraints of the Built Environment

Condition of the Site Buildings: A report provided to C.T. Male titled Critical Conditions Report,
prepared by Lacey Thaler Reilly Wilton Architecture & Preservation, LLP, dated July 2019
reviewed the condition of the Stone Lodge and highlighted critical repair and maintenance
priorities. These priorities included the following: Main Chimney and South Bay Window
Restoration; Porch Roof Replacement; Restoration of Remaining Chimneys; Rear Kitchen
Addition Demolition; Stone Masonry Restoration; Exterior Window Restoration; and Building
Systems. Considering that the rear kitchen addition demolition has occurred since the issuance
of the 2019 Critical Conditions Report, the remaining cost estimate to complete the additional
items totals approximately $305,500. Note that these tasks are critical conditions to improve the
integrity of the structure, and do not include interior renovations or updates. The Critical
Conditions Report more finely details the condition of the Stone Lodge than this report, and
should be used to the maximum extent possible when considering renovation plans as a
component of the concepts presented in Section 4.0 of this report. Floor plans and building
elevations from the 2019 Critical Conditions Report are included in Appendix B.

-14-
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Photo 12: Braced Chimney and Co//a psed Porch Roof — Facing S

Photo 13: Damage to Bay Window — Facing SW
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2.0 EXISTING CONDITIONS: THE NATURAL ENVIRONMENT

2.1 Site and Area Topography

The developed area of the Site is a relatively flat graded building site with a slight slope down to
the south, and is mapped at approximately 375 feet above mean sea level (amsl). The
undeveloped portion of the Site slopes down gradually from north to south toward W. Grand
Street and the Mohawk River basin beyond. This portion of the Site slopes from approximately
395 amsl at the northern property boundary to approximately 375 amsl at the Stone Lodge,
which is an average slope that is less than five percent. A U.S. Geological Survey (USGS)
topographic map clipping is included in Appendix C.

The land to the north of the Site dips down slightly into an east-west linear depression, then
rises in elevation to the north. This linear depression is likely the location of the 8-inch municipal
water line. The land to the south of the Site slopes down to the Mohawk River, which is located
approximately 0.25 miles to the south of W. Grand Street. From the Site, W. Grand Street
slopes down gradually in both directions, which makes the Site a relatively high-point along this
stretch of roadway.

2.2 Site and Area Hydrology

No surface waters such as ponds, streams, or ditches were observed or are mapped on the Site.
A small pond and what appeared to be an intermittent stream were observed on the adjoining
property to the north of the Site. This stream appeared to run in an east-west direction parallel
to the northern property boundary, and did not encroach on the Site.

No wetlands were observed on the Site, and no NYSDEC or National Wetland Inventory (NWI)
wetlands are mapped on the Site. Wetland areas were observed to the north of the Site in the
vicinity of the small pond and intermittent stream corridor that were previously discussed. No
wetlands are mapped on adjoining properties. Output from the NYSDEC Environmental
Resources Mapper showing hydrologic features on and near the Site is included in Appendix C.

The Site is not located within a flood plain. The Site is mapped in Zone X “Area of Minimal Flood
Hazard” on the FEMA Flood Insurance Rate Map (FIRM) that covers the Site. The closest flood
plain is mapped south of the Site on the land adjoining the Mohawk River, in the vicinity of the
railroad that runs along the north bank of the river. A FEMA FIRM is included in Appendix C.

2.3 Site Geology

According to the U.S. Department of Agriculture (USDA) Web Soil Service, soils on the Site are
mapped as Farmington-Rock outcrop association, moderately steep (FBD). These soils consist of

-18-
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Farmington and similar silt loam soil over unweathered bedrock. The Farmington soils are
described as somewhat excessively drained and are not considered hydric soils. The typical
profile of FBD unit soils is listed as 10 to 20 inches of silt loam to lithic bedrock, with outcrops of
unweathered bedrock. This soil type is not considered Prime Farmland or Farmland of Statewide
Importance. Bedrock beneath the Site is mapped as limestone and dolostone of the
Beekmantown Group rocks of the Mohawk Valley. A USDA soils map is included in Appendix C.

This mapping is consistent with observations made by C.T. Male, and also by anecdotal report
from Mr. Lance Jacksland, who owns the undeveloped and agricultural properties abutting the
Site to the north-northeast. Mr. Jacksland is familiar with the Site and reported that shallow
bedrock is present beneath the entirety of the Site. He reported that the undeveloped portion of
the site has not been historically developed or plowed due to the presence of shallow bedrock
and outcrops. He also stated that when the 8-inch water line was installed on his property to
the north of the Site, extensive blasting and rock removal had to occur to install the water line
to a sufficient depth. In addition, C.T. Male observed several outcrops on the northern portion
of the property, as well as extensive stone walls around the perimeter of the Site, which is also
indicative of a rocky subsurface.

Photo 15: Stone Wall and Outcrops at the Northern Site Boundary — Facing SE
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2.4 Threatened & Endangered Species

C.T. Male consulted with the NYSDEC Natural Heritage Program (NHP) and the U.S. Fish and
Wildlife Service (USFWS) on the potential presence of threatened and endangered species, rare
or state-listed animals or plants, critical habitats, and significant natural communities on the
Site. The NYSDEC NHP reported that a winter hibernaculum of Northern long-eared bat (NLEB),
which is a State and Federal threatened species, is located within four miles of the Site. Since
these bats may travel five miles or more from their hibernaculum, is was the NYSDEC NHP's
opinion that the Site may contains these species. Similarly, the USFWS included NLEB on the
official species list for the Site. The NYSDEC NHP indicated no records of rare or state-listed
animals or plants, or significant natural communities at the Site, and the USFWS did not list any
critical habitats on the Site. Correspondence from the NYSDEC NHP and the USFWS is included
in Appendix C.

Regarding the NLEB, the main impact of concern for a Site in the vicinity of a winter
hibernaculum is the removal of potential roost trees outside of hibernation season. Based on the
existing wooded cover of the Site, potential roost trees are likely to be present at the Site.
Additional investigation would be needed to determine the extent of such habitat on the Site. If
tree clearing/cutting were to occur on the Site, it would likely be limited to the winter season
(November 1 through March 31) to limit disruption of potentially roosting bats.

Photo 16: Northern Long-Eared Bat Photo 17: Potential Bat Roost Trees — Facing NW
P =

Source: USFWS
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2.5 Constraints of the Natural Environment

Site Geology: According to soil maps, field observations, and information from Mr. Lance
Jacksland, who is a neighbor that is familiar with the Site, shallow bedrock (two-feet below
ground surface or less) is likely to be present beneath the Site. This condition would constrain
traditional development of the undeveloped portions of the Site due to the added cost for
blasting and rock removal to install typical infrastructure such as water, sewer, gas, and electric
lines, as well as stormwater management features. It would also increase the cost of removing
soil and rock for building foundations that are needed be set at a certain depth below ground.
Such a premium price for standard site preparation would increase the cost of the end product,
whether it is a new commercial or a residential building.

Potential Presence of the NLEB: Additional investigation would be needed to determine the
extent of potential roost trees for the NLEB. It is likely that tree cutting/clearing on the Site
would need to be limited to the winter months, which is a manageable constraint.

2.6 Summary of Strengths of the Natural Environment

Site does not contain surface water or wetlands.
Site is not located in a flood plain and is not subject to flooding.

Site does not contain steep slopes and is relatively flat or gently sloping.

Site is not known to contain a significant natural community or a critical habitat.

Site is not known to contain rare plants.

Site is not within a Critical Environmental Area (CEA).
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3.0 MARKET ANALYSIS

A market area is typically the geographic area from which most of the residents of a proposed
housing development or customers of a potential commercial establishment are expected to
originate. Based on discussion with the GMVLB, we have defined a market area for the subject
property for the purpose of this analysis. It is comprised of four towns along the Mohawk River
in western Montgomery County: Canajoharie, Minden, Palatine, and St. Johnsville.

3.1 Demographic Characteristics

The demographic and socioeconomic composition of a community is among the most important
factors to consider in identifying the types of land uses appropriate for a particular site. Table 5
below presents the population trends in the defined Market Area. Data is provided for
Montgomery County, the Mohawk Valley region (defined as the counties of Fulton, Herkimer,
Montgomery, Oneida, Otsego, and Schoharie), and New York State for comparison.

TABLE 5. POPULATION TRENDS

Montgomery | Mohawk Valley
Market Area County Region New York State
2000 Census 13,634 49,708 497,935 18,976,457
2010 Census 13,898 50,219 500,155 19,378,102
Net Change +264 +511 +2,220 +401,645
% Change 1.9% 1.0% 0.4% 2.1%
2020 estimate 13,570 49,670 496,027 19,825,692
Net Change -328 -549 -4,128 +447,590
% Change -2.4% -1.1% -0.8% 2.3%
2025 projection 13,225 48,623 486,382 19,899,059
Net Change -345 -1,047 -9,645 +73,367
% Change -2.5% -2.1% -1.9% 0.4%

Source: U.S. Census Bureau, ESRI (estimates and projections), and E.M. Pemrick and Company.

According to the most recent (2020) estimates from ESRI, the Market Area has a population of
13,570. Although it experienced a modest population increase of 1.9% between 2000 to 2010,
the Market Area lost 2.4% of its residents during the subsequent decade. The rate of decline
was more than twice that of Montgomery County overall. In the next few years, the Market Area
is expected to continue losing population; by 2025, the area will have approximately 400 fewer
residents than it did in 2000.

Long-term projections produced by the Cornell Program on Applied Demographics suggest a
continued erosion of the Montgomery County (and Mohawk Valley) population base over the
next two decades. By 2040, the County’s population is expected to fall to 44,222.
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The Census Bureau defines a household as all persons who occupy a housing unit. The
occupants may bea single family, one person living alone, two or more persons living together,
or any other group of individuals who share living arrangements outside of an institutional
setting, such as a nursing home. Changes in household formation are one of the key drivers of
the demand for housing.

With an estimated 5,289 households, the Market Area accounts for roughly one in four
households in Montgomery County (Table 6). As with population, the household count in the
Market Area increased during the first decade of the 21t century, but this growth was not
sustained. Short-term projections suggest that the Market Area will continue to experience a net
loss in the number of households.

TABLE 6. HOUSEHOLD TRENDS

Montgomery Mohawk Valley
Market Area County Region New York State
2000 Census 5,248 20,038 193,434 7,056,860
2010 Census 5,421 20,272 199,964 7,317,755
Net Change +173 +234 +6,530 +260,895
% Change 3.3% 1.2% 3.4% 3.7%
2020 estimate 5,289 20,011 198,795 7,522,434
Net Change -132 -261 -1,169 +204,679
% Change -2.4% -1.3% -0.6% 2.8%
2025 projection 5,154 19,570 194,822 7,558,777
Net Change -135 -441 -3,973 +36,343
% Change -2.6% -2.2% -2.0% 0.5%

Source: U.S. Census Bureau, ESRI (estimates and projections), and E.M. Pemrick and Company.
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In general, these demographic trends are consistent with those experienced throughout much
of upstate New York, particularly in rural counties. Among the contributing factors is the
out-migration of residents, especially young adults, to other U.S. states in search of job
opportunities, newer housing, and lower taxes.

Compounding the issue is the aging of the population base. As shown in Table 7, the median
age of residents in the Market Area (and Montgomery County) is 41.9 years, older than the
statewide median of 39.3. The age distribution also tends to skew higher than the state. More
than 20% of Market Area residents are aged 65 and older, compared to 17.1% of residents
statewide. Conversely, the Market Area has a smaller share of young adults ages 25 to 34.

TABLE 7. DISTRIBUTION OF POPULATION BY AGE, 2020 ESTIMATES

Montgomery Mohawk Valley

Market Area County Region New York State
0to 19 23.7% 23.0% 22.1% 23.2%
20to 24 5.7% 5.4% 6.5% 6.7%
25to 34 13.0% 13.3% 12.5% 14.4%
35to 44 11.0% 11.6% 11.2% 12.7%
45 to 54 12.4% 12.3% 12.6% 12.6%
55 to 64 14.1% 14.3% 14.8% 13.3%
65 to 74 11.4% 11.6% 11.6% 9.8%
74 and older 8.7% 8.5% 8.7% 7.3%
Median age 41.9 41.9 42.8 39.3

Source: ESRI and E.M. Pemrick and Company.

Household income is an important indicator of purchasing power and personal wealth. Income
levelsimpact the ability of residents to pay for housing, contribute to the tax base, and support
the local economy. Based on 2020 estimates, the median income of households in the Market
Area is $46,056 (Table 8). The median household income in the Mohawk Valley region is higher
at $53,357, but still under the statewide median of $68,828.

TABLE 8. MEDIAN HOUSEHOLD INCOME

Montgomery Mohawk Valley
Market Area County Region New York State
2020 estimate $46,056 $47,619 $53,357 $68,828
2025 projection $50,758 $51,000 $55,948 $75,239
Net Change +54,702 +53,381 +52,591 +56,411
% Change 10.2% 7.1% 4.9% 9.3%

Source: ESRI and E.M. Pemrick and Company.

Households in the Market Area have incomes that are low relative to the state, as well as the
Mohawk Valley region overall. As illustrated in Figure 1, nearly 40% of Market Area households
earn less than $35,000 per year; a total of 53% have annual incomes of less than $50,000. On
the opposite end of the income spectrum, just 15.4% of Market Area households earn at least
$100,000 annually, compared to35% of households statewide.
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Figure 1: Households By Income (2020 Estimates)
MARKET AREA 28.1% 10.7% | 14.2% 19.8% 11.8% 9.2% 6.2%
MONTGOMERY COUNTY 27.2% 10.7% 19.4% 11.1% 11.1% 6.7%
MOHAWK VALLEY REGION 22.5% 10.3% | 13.4% 19.5% 12.7% 13.2%  8.4%
NYS 19.9% 7.6% | 10.3% [ L LS 11.9% 15.9% 19.3%
[1Less than $25,000 [1$25,000 to $34,999 [ $35,000 to $49,999
m $50,000 to $74,999 m $75,000 to $99,999 M $100,000 to $149,999
m $150,000 or more

Source: ESRI

To summarize, demographics in the Market Area are characterized by a lack of population and
household growth, a relatively high median age, and lower income levels compared to both the
Mohawk Valley region and the state. More than 95% of Market Area residents are white and
non-Hispanic, a segment of the population that is not projected to experience long-term growth.

3.2 Employment Trends and Characteristics

Figure 2 depicts annual average employment levels in Montgomery County over the last 15
years. Total employment increased from 18,947 in 2004 to 19,247 in 2019, a net gain of 300
jobs or 1.6%?!. There has not been much sustained growth, however. Employment levels fell
during the recession of 2008-09 and continued to decline for several years. As a result, the
County experienced unemployment rates of more than 10% between 2010 and 2012. The
number of jobs did not return to pre-recession levels until 2016. It is likely that 2020 figures will
show a decline in employment due to the impact of the COVID-19 pandemic.

1 Annual average employment for 2020 is not yet available from the NYS Department of Labor.
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Figure 2: Annual Average Employment (Montgomery County)
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Source: NYS Department of Labor, Quarterly Census of Employment and Wages.

Table 9 presents employment by industry sector in Montgomery County. Accounting for a
quarter of the total employment, health care and social assistance employs nearly 4,300 people,
making it the largest private industry sector in Montgomery County. The sector includes
outpatient health care services, hospitals, and nursing and residential care facilities, as well as
various organizations that provide social services to the County’s residents. Growth in this sector
reflects the County’s aging population.

TABLE 9. EMPLOYMENT BY INDUSTRY, MONTGOMERY COUNTY, Q3 2020

Number Percent
Health Care and Social Assistance 4,276 25.0%
Retail Trade 2,649 15.5%
Manufacturing 2,504 14.7%
Local, State, and Federal Government* 2,066 12.1%
Transportation and Warehousing 1,722 10.1%
Accommodation and Food Services 822 4.8%
Construction 656 3.8%
Personal and Repair Services 536 3.1%
Wholesale Trade 418 2.4%
Administrative and Waste Services 264 1.5%
Finance and Insurance 239 1.4%
Agriculture, Forestry, Fishing and Hunting 235 1.4%
Professional, Scientific, & Technical Services 190 1.1%
Information 144 0.8%
Management of Companies and Enterprises 107 0.6%
All Other Industries 254 1.5%
Total, All Industries 17,084 100.0%

-26-



E.M.
Pemrick
Company
Economic Planning &

C.T. MALE ASSOCIATES

Retail trade represents 15.5% of the County’s employment. Retail jobs were lost during the
second quarter of 2020 due to the COVID-19 pandemic, but as of the third quarter,
employment levels were nearly the same as they were in 2019.

Manufacturing remains a significant part of Montgomery County’s economy, despite a steep
decline in employment over the last several decades. It accounts for nearly 15% of total
employment, a much greater share than either the region (9.2%) or the state (4.8%). Key
manufacturing industries in the County include food products, metals and aluminum, printing,
and wood products. Although Beech-Nut relocated to the eastern end of the County in 2011,
manufacturers Richardson Brands and W. W. Custom Clad continue to operate in Canajoharie.

In recent years, the logistics and distribution industry cluster has played an increasingly
important role in Montgomery County. Transportation, warehousing, and wholesaling companies
have been attracted to the County’s strategic location, interstate highway access, and
developable sites. Target, Dollar General, and Amazon are among the businesses that have
established distribution centers and warehouses near Exit 27 of the New York State Thruway in
Amsterdam. The industry cluster has been in an expansion mode nationwide due to growth in
online sales.

3.3 Existing Business Mix

Using records from a proprietary database and desktop research, an inventory of businesses by
industry sector was compiled for the Villages of Palatine Bridge, Nelliston, and Canajoharie. The
list is not necessarily exhaustive, but provides an indication of the business mix within a short
distance of the subject property.

With 35 establishments, retailers account for the largest share of the businesses in the three
villages (Figure 3). They include large chain stores, gas stations and convenience stores,
automotive dealerships, auto parts retailers, antique and gift shops, art galleries, a motorcycle
dealership, a tobacconist, a shoestore, a supermarket, a meat market, and a hardware store.

The former Stone Lodge property is about halfway between two neighborhood shopping
centers: Dutchtown Plaza to the east and Price Chopper Plaza to the west. Built in 1970,
Dutchtown Plaza is currently anchored by Big Lots; other tenants include Tractor Supply,
Subway, McDonald’s, and the U.S. Post Office. Dollar General and Dutchtown Ace Hardware
previously occupied space in the plaza until relocating to their own freestanding buildings further
west on Route 5. Dutchtown Plaza has a vacancy rate of 45%, with 41,000 square feet of space
available for lease. The site is highly visible from the New York State Thruway and has over 400
parking spaces. A busy Stewart’s Shop with a Sunoco gas station and a Walgreen’s are located
on each side of the plaza’s main entrance on Route 5.
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Price Chopper Plaza, also known as Palatine Plaza, is a 60,000-square foot shopping center
developed in1999. In addition to the supermarket, the plaza’s tenants include Empower Federal
Credit Union, H&R Block, Key Bank, Verizon, Rent-A-Center, New China Restaurant, and Auto
Zone. A Napa Auto Parts store lies opposite the plaza on Route 5.

Figure 3. Business Establishments by Industry
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14 businesses in the three villages offer personal and repair services and include automotive
repair and body shops, hair salons, funeral homes, a car wash, and a pet groomer. Half of these
establishments are in Palatine Bridge.

Accommodations and food services make up the third largest group of businesses. Dining
options in Palatine Bridge are limited to fast food and quick-service restaurants. Lodging is
offered by the Palatine Bridge Motel, a small, family-owned motel at 203 W. Grand Street. Built
around 1950, the motel has 13 units, some of which are apparently used as short-term rental
housing. There is another motel in Palatine Bridge, but it has received uniformly negative
reviews on travel sites and was not included in the inventory. Cited for multiple code violations,
that motel is listed for sale with an asking price of $639,900, and its future as a viable business
is uncertain.
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The financial services sector is represented in the three villages by three banks and a credit
union, insurance agencies, and a financial consulting firm. Van Meter and Van Meter LLC, the
consulting firm, has offices in The Old Schoolhouse, a historic structure that the company’s
principals purchased and rehabilitated about two years ago. It is the only office building in
Palatine Bridge.

There are few establishments in the professional, scientific, and technical services industry, and
health care providers are relatively limited in number. A key employer in Palatine Bridge is
Palatine Nursing Home and Rehabilitation Center. Located on Lafayette Street at the edge of
village, the Center has 70 beds and has been in business for more than 50 years.

3.4 Development Activity

Recent or proposed development projects in the Market Area are briefly described below. The
information has been gathered from development applications, meeting minutes, news articles,
and interviews.

o Retail investment in Palatine Bridge: In the last few years, Tractor Supply Company
opened a store at Dutchtown Plaza, Dollar General relocated to a new building at 174 West
Grand Street, and Auto Zone established a location at the Price Chopper Plaza on State
Route 5. According to its company website, Tractor Supply stores are “primarily located in
rural areas and the outlying suburbs of major cities where agriculture is a significant factor
in the local economy"; target customers “live a rural lifestyle” and spend an average of $760
annually at Tractor Supply. Auto Zone selects new locations based on population,
demographics, customer buying trends, commercial businesses, the strength of competitive
stores, and the market’s “vehicle profile.” Auto Zone identifies “our kind of vehicles” as those
at least seven years old and no longer under the original manufacturers’ warranties,
requiring more maintenance and repair than newer vehicles.

e New businesses in Canajoharie: The newest retailer in downtown Canajoharie is
Exclusive Design Co., a gift shop that opened at 29 Church Street in April 2021. Other
downtown businesses that have opened in the last year or so include Ragotzkie Imports and
Catering, a “scratch restaurant and butcher,” at 38 West Main Street, and the Shoe Rack, at
4 Church Street. Additionally, an insurance agency plans to establish an office in the village
and a new café may be opening.

e Microbrewery in Nelliston: A microbrewery, reportedly the first in Montgomery County,
is scheduled to open on East Main Street in Nelliston in 2021. The business, which is called
Eisenadler Brauhaus, will have a tasting room on-site.
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