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2509 Browncroft Blvd., Rochester, New York 14625 (585) 381-5600, Fax: (585) 381-5696

Robert G. Pogel, SRPA
Craig P. Schubmehl, NYS Cert-
Stephen V. Ferrara, SRA

February 4, 2011

Robert W. Burgdorf, Esq.
Nixon Peabody LLP

1100 Clinton Square
Rochester, New York 14604

RE: PROPOSED CELL TOWER
433 COOPER ROAD
TOWN OF IRONDEQUOIT

Dear Mr. Burgdorf:

At your request, I have prepared a report analyzing the market reactions of buyers and sellers in
the marketplace regarding properties located in close proximity to communication towers. I am
professionally designated and state certified real estate appraiser, and my field of expertise
relates to property valuation. I have specific experience with zoning matters regarding the
placement of communication towers at several sites around the county. A question that
typically arises is whether construction of a tower will have a deirimental effect on the

surrounding property values.

Transmission towers are either monopoles or open lattice towers. The monopole simply
consists of a steel pole anchored in a concrete base that is sufficient if the height of the tower
does not greatly exceed 150 feet. Open lattice towers may be free-standing or guy wire
supported. The guy wire supported towers may exceed 400 feet in height and are supported by

steel guy wires.

The subject property consists of a 3.45-acre site located at the southwest comer of Cooper Road
and Winona Boulevard. The land is curren’dy improved with a 16,000 square foot fire station
that was constructed in 1991 after demolition of the former building, Additional improvements
consist of an existing fire department communications tower that is 82 feet in height.

The first step involves making an inspection of the subject neighborhood. A neighborhood is
defined as “A group of compiememary land uses; a congruous grouping of inhabitants,
buildings, or business enterprises.”’, and a market area is defined as “The area associated with a

subject property that contains ifs drre@"c eompaatlon

! The Diciionary of Real Estate Appraisal, Fifth Edition, Appraisal Institute, Chicago, IL, 2010
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Robert W. Burgdorf, Esq. February 4, 2011

The northern and western boundaries of the subject neighborhood follow St. Paul Boulevard to
its intersection with Cooper Road. The southern boundary is more or less undefined, extending
several blocks south of Winona Boulevard. Likewise, the east boundary of the neighborhood is
also somewhat undefined as it extends easterly toward List Avenue.

Within the immediate neighborhood are some pre-existing commercial uses including Ted’s
Cooper Road Barber Shop at 451 Cooper Road at the northwest comner of Winona Boulevard,
the Genrich Garden Center at 375 Cooper Road, and a gas station/repair garage at 3392 St. Paul
Boulevard. The St. Paul Fire District is located at 433 Cooper Road at the southwest corner of

Winona Boulevard.

The neighborhood contains a wide mix of housing stock including homes constructed between
the early 1930s through the late 1940s. The most recent residential development in the
neighborhood is the Oldenburg Farms subdivision located off Placid Place. Generally, property
values in the neighborhood range from homes selling under $90,000 to homes that may sell in
excess of $160,000. The upper end of the value range would be represented by homes along

Brentfield Circle with sales in excess of $200,000.

As part of my analysis, I have examined sales located within close proximity to existing
communication towers in several locations within the greater Rochester area. The appraiser has
examined four sites in which the sale prices of homes located within view of cell towers have
been compared with sales of properties in the same neighborhoods without a view of the cell
tower. A wide cross section of sales has been analyzed. Within any particular subdivision, the
obtrusiveness of the cell tower can vary fiom one property to another. With some sales, the cell
tower may be within full view of the front while other properties may have a view only from
the rear or side. Each of the sites will be described and a schedule indicating the sales and a

sales location map will be included.

Axn analysis of numerous sales within the four sites does not support any credible evidence that
there is any appreciable diminution in value resulting from the location of the cell tower. A
wide cross section of sales was examined as part of this analysis,

- Very truly yours,
POGEL, SCHUBMEHL & FERRARA I1LC

X

Robert G. Pogel, SRPA N
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Site No. 1
Irondequoit Town Hall/Oakcrest Village Subdivision

The first site involves a neighborhood near a guyed cell tower located on the Irondequoit Town
Hall property adjacent to the Department of Public Works garage at 25 Kings Highway. The cell
tower has a height of 115 feet and was built in 1996. Properties located within the Oakcrest
Village Subdivision along Eastgate Drive and Westgate Drive are within view of the cell tower.
Sales 1 through 9 inclusive on that schedule involved homes that have a view of the cell tower.
Sales 10 through 16 inclusive are located a short distance west but within the same subdivision.

Those sales do not have a view of the cell tower.

A review of the sales does not appear to indicate any significant difference in the overall sale
price per square foot of gross building area. The average sale price of the five Colonial-style
dwellings and one Cape Cod-style dwelling is $84.32 per square foot involving sales within
view of the cell tower, and $81.03 per square foot for six sales that do not have a view of the
tower. The slightly higher difference in the average sale price per square foot regarding those
bomes within close proximity is most likely attributed to the fact that the lots are slightly larger
along Eastgate and Westgate, even though they do have a view of the cell tower. Thus, the
analysis does mnot indicate any appreciable difference in property values between the sales

regardless of proximity to the cell tower.
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Irondeguoit Town Hall
1280 Titus Avenue (115° Cell Tower)

View fror 4C Eastgate



Site No. 2
1766 Latta Road, Town of Greece
North Greece Fire District

The second site that has been analyzed is within a subdivision located adjacent to property
owned by the Greece Fire District at 1766 Latta Road built in 1998. The Latta Road site is
improved with a fire station as well as a 130-foot monopole cell tower. In addition, the Greece
Police Department occupies a site at 400 Island Cottage Road which is approximately 1,000 feet
northwest of the northwest comer of the subdivision. The parcel includes a cell tower occupied

by Crown Atlantic, built in 2000,

Within the adjoining subdivision, the appraiser has included a schedule indicating 25 sales that
have transpired. The highest priced sales within the subdivision include sales along Shorecliff
Drive within close proximity to the fire station. The view of the cell tower on the fire district
parcel and the tower on the police department parcel varies depending on the location of the
various sale properties. The majority of the properties within the subdivision have some view of

the cell tower.,

Sales identified as numbers 17, 18, 19, 22, 23 and 24 involve properties located along Summit
Hill and Lyncourt Park without a view of the cell towers. The average sale price of the six sales
computes to $76.68 per square foot. Other sales, identified as Sales 2,3,4,5,6,13, 15, 16, 20,
and 25, involve properties that have a limited view of one of the cell towers. The average sale
price of the eight sales is $76.63. Sales identified as 1, 7, 8, 12, 14 and 21 all involve properties
with a view of the cell towers. The average sale price of these seven properties computes to
$76.95 per square foot. The remaining sales along Shorecliff Drive, identified as Sales 9, 10 and
I1 were all built at a later date within full view of the cell towers. These sale prices have not

been tracked due to the age of the dwellings.

After analyzing numerous sales within generally close proximity to the two cell towers, the
analysis does not indicate any appreciable difference in property values.

10
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1766 Latta Road (130° Cell Tower)
400 lsland Cottage Road
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View from 671 Shorecliff Drive
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1766 Latta Road (136° Cell Tower)
400 Island C@i@ags Road

View from 578 Shorecliff Drive
Greece Police Department
400 Island Cotiage Road
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